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

Further response to the Officer’s report on Application ref: PL/2024/02891/PPFL
Greswolde House, 197 Station Road, Knowle

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed
the Officer’s Report in respect of this application.

The Officer’s report contains a number of inaccuracies and conclusions that the Forum
disagrees with and considers could be misleading to Members when considering this
application. We ask that this additional response is made available to Members.

In summary these relate to:

e Over-reliance on the ‘fallback’ position

e Lack of clarity over the highways officer’s comments re the suitability of the access

e Unacceptable comparisons re access arrangements and character of the area

e Compliance with the Neighbourhood Plan and Residential Backland Development
Guidelines.

Before we expand on these points, it appears that the Forum has been relegated to the
status of “other consultee”. The Forum would remind the Council that it is a statutory
consultee (Town and Country Planning Act 1990, Schedule 1 8A(1) and (1B)) and that the
Neighbourhood Plan is part of the development plan.

The report is unpaginated but references are made to page numbers to explain our
comments.

The fallback position:

The report seems to accept that, because there is a lawful office use (with attendant access,
parking, deliveries and refuse collection), the circumstances surrounding the traffic
generated by the proposed residential use will be no worse (see pages 12, 19 and 25).
However, the calculations relating to office usage in the Transport Assessment / TRICS data
are purely theoretical. They do not represent the usage by the previous office occupier.
Intensive office use by an alternative office occupier is not a realistic proposition and is not a
credible fallback position for comparison purposes.

Highway officer’s comments and suitability of the bridleway for access:

It should be noted that the comments of the highway’s officer are based on an assumed
widening of the access bridleway from 4.1m to 4.5m (pages 15-16). However, this cannot be
achieved - a point made clear by officers at the bottom of page 16. The hedgerows will be
maintained so the width will stay at 4.1m, insufficient for the passage of two vehicles. There
is the constant probability that the drivers of vehicles visiting the site will have to reverse out
into Station Road to give way to on-coming vehicles. This will be an unacceptable danger as
well as harmful to the free flow of traffic. The comments of the highway’s officer have not
been updated to reflect the amended plans and the consequent danger.
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The planning assessment also needs to take into account the changed circumstances
consequent upon the KN2 development. Although the surfacing and lighting of the
bridleway is due to be improved, the pedestrian usage will markedly increase. The
bridleway is already used extensively by walkers; by children using the sports pitches; by
occupiers of the Middlefield Spring development; by users of the Oasis (Mind) Garden; and
to gain access to the rear of 195 and 197 Station Road. In the future, use will multiply as
mothers and children use the bridleway to gain access to the proposed nursery school and
the two-form entry primary school. Access to the new or remodelled Arden Academy is also
likely to significantly increase use of the bridleway. The bridleway will also be the only link
to Station Road for the occupiers of some 700 houses in the various proposed housing
schemes.

The busiest time for use of the bridleway by mothers and young children will be in the
morning peak hour when the number of vehicles entering and leaving the site will be at a
maximum. The conflict between car users and vulnerable pedestrians will be totally
unacceptable.

Unacceptable comparisons re access and layout/design:

The Gannaway development further along Station Road is referenced as a similar backland
development. It is not comparable. There is an implication in the officer’s report that the
development is served by a ‘long 34m driveway’. This is misleading. The principal access is
via a cul-de-sac with a conventional hammer head, seemingly to adoptable standards. In
addition, the access is not located opposite a busy junction and the 3 storey houses are of
considerably larger scale.

Similarly, the size and layout of the proposed terrace of houses in the proposed
development is in no way comparable to the grain of housing in the Purnells Way
development. Terraced housing is not present on that development and it is of considerably
lower density.

Compliance with the Development Plan and Residential Backland Design Guidelines

In light of the above, the Forum disagrees that the design and layout of this scheme respects
the local distinctiveness and character of the area. It does not comply with Policies D1 and
VC1 of the Neighbourhood Plan.

If the hedgerows along the bridleway are to be retained, Policy NE 1 will be complied with.
However, if approved, a condition should be added to ensure the protection of the
hedgerows (which are shown within the red line of the application). This is essential to
maintaining the character of the bridleway and ensuring compliance with the
Neighbourhood Plan.

The access does not satisfy the Residential Backland Design Guidelines. Its use by the
proposed number of houses at this busy section of Station Road opposite Purnells Way will
not be safe.
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In planning terms, there is a clear opportunity to seek a less intensive development with
fewer vehicular movements. The Forum asks Members to refuse this application or at
least defer it to enable the opportunity of a less intensive development to be achieved.

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

Dated: 13t September 2025



