Knowle, Dorridge and Bentley Heath (KDBH) Neighbourhood Forum CIO

PL/2024/02891/PPFL: Demolition of office buildings and erection of 7 no. dwellings.
Greswolde House, 197A Station Road, Knowle, Solihull, B93 OPU

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed the
documents accompanying this application and wishes to object for the reasons explained below.

It is acknowledged that this is a brownfield site within the built- up area and, as such, there is a
presumption in favour of sustainable development. The key issue in relation to this application is the
safety of the access, the impact of its proposed widening and the implications for highway safety. The
design of the houses is also an issue.

Access:

The access is narrow and forms part of a historic bridleway which is well used by walkers including
children using the school sports pitches. Its usage has increased in recent years since the construction
of the Middlefield Spring development. The accessway serves the rear of houses 195 and 197 as well
as the Oasis (formerly Mind) garden and the offices at the rear. It is bounded by hedgerows which
create the rural character of the bridleway. It is understood that the bridleway is owned by the
Council although the precise boundary in relation to the adjoining hedgerows and the right of the
applicant to widen the access needs to be clarified.

The safety of the access for pedestrian users is a major concern. Although the premises have been in
office use for many years, that use has not generated significant vehicular traffic. We recognise that,
in theory, an office use could generate more traffic than the proposed residential development.
However, we are not aware of any interest in reusing the site for such purposes. We do not consider
that an intensive office use represents a realistic fallback position and any related arguments
comparing traffic generation are purely academic. We do not accept the claim that the proposed
residential use will generate less traffic.

The access along the bridleway is already sub- standard and fails to meet the visibility splay
requirements set out in the Residential Backland Development Guidelines. Even if the proposals to
widen the access could slightly improve the entrance off Station Road, it would still not be possible for
a vehicle to turn into the lane when another vehicle was exiting. They would either block Station Road
or block the pavement while they were waiting creating a safety hazard. This would be likely to
happen more often with a housing development as movements are more varied than office uses. The
access is also opposite the junction of Station Road and Purnells Way. Station Road is a busy main
road and both Station Road and Purnells Way are bus routes. Additional obstructions in this vicinity
should therefore be avoided. (It should be noted that the bus route map in the Transport Statement is
incorrect as it does not show the bus route along Purnells Way).

It is not clear from the plans how the access is to be widened to 4.5m and if it is feasible. It would
presumably necessitate the removal of large sections of hedgerow; however, this is not shown on the
plans. Removal of large sections of hedgerow would adversely affect the character of the lane.
Moreover, if long sections of fencing are to abut the lane then a tunnel effect would be created,
contrary to the provisions of Solihull’s  Backland Residential Development Guidelines’ SPD.
Information is required on the treatment of the access, including replacement planting, and how such
treatment would be maintained to ensure the 4.5m width is retained.

The proposed residential use will need to be served by refuse lorries, emergency vehicles and
construction traffic. Bin collection from Station Road would not be acceptable and would be well
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outside the maximum bin pull distance. Bin storage areas on the access would also not be acceptable
on a public pathway. It would be dangerous if refuse vehicles attempted to use the pathway,
particularly if such vehicles attempted to reverse up the bridleway to reach the bins. The proposed
increase in the number of household bins will generate more bin collections adding to
pedestrian/vehicular conflict and safety issues. Further detail on how the premises are to be served by
large vehicles is required.

The Council is promoting the redevelopment of Arden Academy together with a new primary school
and over 800 new dwellings. The dwellings would be accessed by vehicles from the Warwick Road.
However, the new schools and large parts of the new housing will generate a significant increase in
pedestrian use of the bridleway. This is expected to greatly increase the number of schoolchildren of
all ages using this access as a convenient route to the new/relocated schools. It is also anticipated
that there will be a considerable increase in the number of parents trying to drop off children near the
access. Station Road and the top of Purnells Way are already severely congested and dangerous at
peak school times and any further increase in traffic of this nature will exacerbate the danger. Whilst
the latter is beyond the remit of the applicant, the Council, as owner of the access and bridleway, has
a duty to ensure that its use is safe taking all relevant information into account.

Design

The NPPF and the Neighbourhood Plan both promote the need for good design. The proposed blocks
are bland in appearance. The Forum would seek improvements to the design to create more
architectural interest in the elevation of the long block. This could easily be addressed by introducing
small set backs in part of the front elevation and /or detailing such as dormers. The design of the
recent development of the former Johnson’s garage site on Station Road is to be commended in this
respect.

Conclusion

The proposed access to the 7 houses is not acceptable. Insufficient details have been submitted to
demonstrate that the access will be safe for pedestrians. The Forum considers that the proposals do
not accord with the Council’s own SPD on Residential Backland Development. Until such time as it can
be demonstrated that the access will be safe for users, the Forum must object to the proposals.
Matters of landscaping and design also need to be addressed.

KDBH Forum Planning Team

Dated: 6 January 2025
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