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

STRIPES HILL APPLICATION

ADDITIONAL REPRESENTATIONS OF KDBH NEIGHBOURHOOD FORUM

Introduction

Having read the officer’s report, the Forum wishes to make the following
additional representations. These representations reflect the provisions of the
Knowle, Dorridge and Bentley Heath Neighbourhood Plan and, in turn, the views
of local residents.

As a matter of record, the Forum disputes the conclusions of the report on both
the need for extra care accommodation in KDBH and on Green Belt matters.
The Council will wish to take a view on these topics. Be that as it may, the
Forum wants to stress the importance of conditions relating to building heights
and strengthened landscaping along the Warwick Road.

The Need for Extra Care Accommodation

As an element of the KDBH Housing Needs Assessment Update 2023, the Forum
specifically commissioned consultants to investigate policy with regard to
purpose built accommodation for the elderly in KDBH. Drawing on the findings,
the Forum prepared the document “Supplementary Note on Extra Care Need”.
This was submitted by way of representations regarding the Inspired Villages
application on 29 November 2023. There is no evidence that this document has
been taken into account.

The applicant states that there is a Borough-wide requirement for 687 units
which will rise to 933 units by 2040. Given that the population of KDBH is 9.1%
of that for Solihull, this translates to a demand for 63 units in 2020 and 85 in
2040. The existing and committed supply within the KDBH catchment is 170
units. There is no need for further extra care provision within KDBH. There is
already over-provision. The need is in north Solihull. In the KDBH area, need
within the housing with care sector is for affordable provision, not the model
proposed by the applicants.

Grey Belt

The applicant’s interpretation of grey belt relies on the definition of previously
developed land. It is important to remember that this definition specifically says
it should not be assumed that the whole of the curtilage should be developed.
Reference to aerial photographs of the site illustrate this point. Only part of the
site can be regarded as previously developed.

On the contribution that this site makes to Green Belt purposes, the Forum does
not agree with conclusions in the committee report. The applicant (and the
committee report) reference the 2016 study by Atkins (intended as a preliminary
study); but the later 2018 work by GL Hearn records that this parcel makes a
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principal contribution to Green Belt purposes. The Forum agrees. The rear of
the gardens in Milverton Road form a firm and well-defined Green Belt boundary.
Any development beyond would clearly represent urban sprawl, the spread of
the built-up area.

For the development to be regarded as ‘not inappropriate’ (grey belt), there
would have to be a demonstrable unmet need for the type of development
proposed (NPPF, Para 155b). As indicated above, there is no need for further
extra care housing in KDBH.

Very Special Circumstances

The applicant relies on the need for this care accommodation as the overriding
very special circumstance. Demonstrable unmet need is also one of the Golden
Rules. However, as there is no need for the development, this cannot be
regarded as a very special circumstance.

Other matters claimed do not amount to very special circumstances. To add up
considerations that are “not particularly unusual” (in the words of the report)
does not make them very special. To take just one individual example,
economic benefits would accrue to the development whether it took place on this
site or elsewhere; whether it was within the Green Belt or not. The
circumstances are not very special.

Building Heights

The Forum has consistently stressed the need for a sensitive transition between
development at the Arden Triangle and the open countryside beyond. This has
policy expression in the Neighbourhood Plan.

Neighbourhood Plan Policy H1 (Housing on Allocated and Larger Sites) states,
“Housing... shall address the matters set out below and amplified in the following
text”.

The following text states, “Particular care must be taken to respond to local
topography...”; also, “"Any development on the edge of the built settlements
should respect the low landscape capacity and include a sensitive transition
between the built environment and the open countryside or Green Belt to avoid
the appearance of overdevelopment...”.

Policy D1: Character and Appearance echoes the latter point. In assessing the
acceptability of the design of development, one of the criteria states, “"where on
the edge of the built up area, achieve a sensitive transition between the built
environment and the open countryside.”

The rationale is set out in the evidence base document “Knowle, Dorridge and
Bentley Heath Neighbourhood Plan, Heritage and Character Assessment, October
2017", Section 6.2 (Recommendations for Policy).

The Neighbourhood Forum later commission the study “Potential Solihull Local
Plan Housing Allocations: Arden Road Triangle, Site Specific Landscape and
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Visual Appraisal”, December 2020. This included the following conclusion and
recommendation (Para 3.4.8):

To account for landscape and visual considerations and the Green Belt
context ensuring any development is contained and does not lead to
further encroachment, development would need to be phased in an
easterly direction, with higher density development closer to the existing
settlement edge and any development further east being of a
progressively lower density [emphasis added].

With regard to the application proposals, the following points may be noted:

e Following discussions with the applicant’s agent, it was understood that
adjustments would be made to the density transition (building heights).
However, no such adjustments have been made.

e The Building Height Parameter Plan is not showing an appropriate
transition in building heights west to east across the site. Development
with a ridge height of up to 12m is illustrated close to Warwick Road on
elevated ground.

e The Building Height Parameter Plan shows buildings of up to four storeys
in height extending into the centre of the site ‘taking advantage of the
slope’ rather than appropriately stepping down the slope.

e By failing to achieve a sensitive transition and respond to local
topography, the proposals do not accord with Neighbourhood Plan Policies
H1 and D1.

¢ Although the Building Height Parameter Plan relates to that part of the site
where such details are reserved, the applicant would be entitled to rely on
the illustrative material unless explicitly excluded.

Landscaping

The Site Specific Landscape and Visual Appraisal report also states amongst the
conclusion and recommendations (Para 3.4.3), “The retention of and
supplementation of additional landscaping is considered to be a key
consideration to ensuring a transitional rural character is retained along Warwick
Road and Grove Road”. The landscaping plans do not show the degree of
additional landscaping that would be necessary along the Warwick Road.

Other Concerns
The Forum has additional concerns:
e That highway improvements, necessary as a result of the totality of the

development at the Arden Triangle (including as a result of the Inspired
Villages scheme) will be guaranteed.
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e That the Section 106 contributions regarding primary health care will
indeed be spent for the benefit of the local community.

No doubt the Council will take steps to secure appropriate provision.
Representations

Notwithstanding the details shown on the Building Height Parameter Plan,
reduced building heights close to the Warwick Road should be required at the
reserved matters stage by a new condition. Reference in Condition 3 to the
Building Height Parameter Plan should be qualified.

Details of strengthened landscaping along the Warwick Road frontage should be
required at the reserved matters stage by a new condition. Reference in
Condition 3 to the landscape plans should be qualified.

Proposed Modifications

In Condition 3, after “shall be carried out in general accordance with the details
shown on the following documents”, insert “(except as required by Conditions X
and Y below)”.

Condition X

Notwithstanding the details shown on Drawing No 210159-3DR-XX-00-DR-A-
08501 P6 Proposed Building Height Parameter Plan, no building within 100m of
the Warwick Road highway boundary shall exceed a ridge level of 9m.

Condition Y

Notwithstanding the details shown on Drawings Nos 0001-P12 Illustrative
Landscape Masterplan and LP2320-FIR-00-ZZ-DR-L-008 Rev P10 Landscape
Softworks Plan, the details of the landscaping of the development (reserved
matter) shall include strengthened landscaping along that section of the site
adjacent to the boundary with Warwick Road sufficient to screen the
development from users of Warwick Road.

KDBH Forum Planning Team
on behalf of Roger Cook, Chair.

Dated: 1%t February 2025
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