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

PL//2025/00155/PPOL

Land West of Warwick Road, Knowle, Solihull - Taylor Wimpey

Outline planning application, with all matters reserved (except for access into the site) for
the erection of up to 200 dwellings including land for landscaping and new vehicular and
pedestrian access from Warwick Road (KN2 / Arden Triangle Site)

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed
the documents accompanying this application and comments on this application below.

EXECUTIVE SUMMARY

The Forum has following key issues and points — further detail on these matters are set out
in this response:

e The absence of a concept masterplan still needs to be addressed.

e Safety measures are needed on Warwick Road together with mitigation works in High
Street and elsewhere.

e Access to the primary school and Academy site is unresolved.

e The landscaping proposals are unacceptable and do not reflect existing tree cover.

e Inthe absence of the ecological report, the impact on ecology cannot be assessed.

e The layout in unacceptable and has not been informed by an adequate assessment of
constrains.

e Of the existing trees, 121 out of 188 would be lost.

e The proposals do not accord with Neighbourhood Plan Policies H1, NE1 and ECF2.

e Careful consideration to planning conditions is needed. The standard ‘plans’
condition must be amended to avoid an approval in ‘general accordance’ with plans
that include unacceptable landscaping and layout information.

DETAILED RESPONSE
Key Plans

It is noted that the Agent’s covering letter dated 16 January 2025 identifies the following
application plans:

e Site Location Plan

e Parameter Plan

e Constraints and Opportunities Plan

e |llustrative Masterplan

e Site Access from Warwick Road — Geometry and Visibility Splays
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e Site Access from Warwick Road — Swept Path Analysis (Fire)
e Site Access from Warwick Road — Swept Path Analysis (Refuse)

Concept masterplan

This is the third planning application for the KN2/Arden Triangle site and yet there is still no
agreed concept masterplan (only an illustrative land use masterplan).

Issues such as movement through and between the respective ownerships and in the wider
area, green and blue infrastructure, and matters of general design have not been agreed.
There is no statement of overall requirements for the Arden Triangle site, no site analysis,
no robust assessment of constraints and opportunities, and no agreed design principles.

This piecemeal approach represents a major failure to plan properly for the future of the
area and should be addressed before irreversible negative consequences become apparent.

Access into the Site

The Forum has no comments to make on the details shown on the various plans of the
access from Warwick Road. However, it is noted that Warwick Road at this point is a single
carriageway road with fast-moving traffic. Without mitigation, the safety and free flow of

traffic using Warwick Road and the new junction will be compromised.

This link off Warwick Road must be subject to speed restrictions, with a right-turn lane off
Warwick Road for south-bound traffic and addressed in a condition or planning obligation

Cumulative Traffic Effects

Works to mitigate the cumulative traffic effects (High Street and elsewhere), must be
addressed in a condition or planning obligation.

Appearance

The Forum has considered the illustrative material relating to appearance (none of which is
to be the subject of approval at this stage). Subject to the imposition of standard
conditions, the Forum has no comments to make.

Landscaping

Indicative landscaping is shown on three of the plans for which approval is sought.

In diagrammatic form, the Parameter Plan shows Public Open Space (presumably
landscaped) at points around the periphery of the site. Although this plan has been

approved by Cabinet, its status is as a KN2-wide illustrative land use masterplan with details
including green and blue infrastructure to be subject to further consideration. In no way
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does it show adequate or appropriate landscaping; this should be made clear through the
imposition of conditions.

Landscaping is also shown on the Constraints and Opportunities Plan. This includes
peripheral trees (to be retained) and a large Central Open Space. However, despite the title,
this plan has not been informed by the situation on the ground.

The Ecological Appraisal (Design and Access Statement, page 22) shows several blocks of
woodland trees that would be candidates for inclusion in a landscaping scheme. More
particularly, the Tree Retention Plan (Arboricultural Assessment) details some 188 trees and
groups of trees including those subject to a Tree Preservation Order. The vast majority of
these would be lost (see below). However, it is to be expected that these trees would form
the basis of landscaping proposals for the site. The Constraints and Opportunities Plan does
not show adequate or appropriate landscaping. This should be made clear through the
imposition of conditions.

Finally, indicative landscaping is shown on the lllustrative Masterplan. However, comparison
with the Tree Retention Plan shows that, of the 188 existing trees and groups of trees, 121
would be lost including 13 trees the subject of a Tree Preservation Order. As stated above, it
is to be expected that these trees would form the basis of landscaping proposals for the site.
The lllustrative Masterplan does not show adequate or appropriate landscaping. This should
be made clear through the imposition of conditions.

Layout

An indicative layout (for which approval is sought) is shown on the lllustrative Masterplan.
The Forum has a number of concerns and observations:

e The layout has been informed by the Constraints and Opportunities Plan. However,
this plan does not show obvious constraints (such as existing trees, topography and
ponds). As such, the layout is flawed.

e Contrary to Neighbourhood Plan Policy H1, there is no concept of masterplan or
design brief including design coding that has been prepared (in consultation with the
Neighbourhood Forum.

e The ecological assessment is missing from the application portal. It is not possible to
assess any ecological constraints.

e Inthe absence of reference to topography, it is not possible to assess how the layout
will respond to the changes in level across the site (or how problems such as those

experienced at Middlefield Spring would be avoided).

e Development in accordance with the indicative layout would lead to the
unacceptable loss of trees and groups of trees that should be retained.
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Scale

The information supporting the application talks of a landscape-led approach (e.g.
Design and Access Statement, Key Principles, page 6). However, the opposite is true.

There is no obvious reason why the main pond complex (priority habitat) has not
been incorporated into the layout or the drainage of the site.

The layout does not feature vehicular access to the primary school site. Given the
absence of acceptable arrangements under the Kler Group proposals, the scheme is
not acceptable.

There is no clarity over access arrangements to the Academy land.

Movement by cyclists needs resolution. With large numbers of students using the
bridleway, the implied joint use (Transport Assessment, Section 4.8) by cyclists would
not be acceptable.

The layout, as proposed, would not accord with Neighbourhood Plan Policies: NE1
(Trees, Hedgerows and Woodland) or ECF2 (Formal Education — Location of New
Schools).

The Forum notes the intention for density to be higher on the northwest boundary and
lower to the east to protect the rural edge in line with the Neighbourhood Plan. Blocks
would be 2.5 stories in height reducing to 2 storeys.

The Forum is supportive of this approach, but the imposition of appropriate conditions are
required to give effect to this intention.

Conditions, Obligations and Agreements

In the light of the above discussion, conditions, obligations or agreements addressing the
following matters would be needed:

Speed restrictions on Warwick Road adjacent to and on the approach to the
application site.

For south-bound traffic, a right-turn lane to give access into the site.

Insofar as landscaping and layout are concerned, non-approval of the Parameter
Plan, Constraints and Opportunities Plan and the Illustrative Masterplan.

A requirement that access to the primary school and to the Academy land will be
addressed in the scheme layout.
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e A requirement that the landscaping proposals will seek to maximise retention of
existing trees.

e A condition addressing storey heights.

e Steps to ensure that, along with the other developers in the KN2/Arden Triangle
consortium, the cumulative traffic effects of the development are fully mitigated.

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

Dated: 25 February 2025
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