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

PL/2025/00155/PPOL
Taylor Wimpey - Land West of Warwick Road

Response to the revised plans submitted

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed
the additional documents and comments are set out below and in summary as follows:

e Masterplan: there remains no master plan for the wider Arden Triangle site; the
piecemeal approach being followed is a major failure to properly plan for this
significant development site.

e Site Access and Highways Issues: the Forum has serious concerns over the safety of
the accesses to the site. The Forum is also concerned by the lack of clarity on the
nature and timing of mitigation works to the High Street and elsewhere in the wider
area.

e Access to Schools: there is no provision for pedestrian or vehicular access to the
nursery and primary school site or to the Arden Academy land. This is unacceptable,
given the absence/total inadequacy of any access arrangements under the Kler
permission (PL/2023/02294/PPOL).

e Landscape and trees: despite revisions (which are acknowledged), there is more that
should be done to ensure satisfactory green infrastructure. The loss of mature trees
and vegetation particularly in the centre of the site, along the bridlepath boundary
both to the west and southern boundaries of the site is still too great.

e Parameters plans/layout considerations: the density is not characteristic of the
area, and should be reducing to the south and east. The height of the development
should be included in the parameters. In addition to the lack of schools access, the
lack of connectivity/linkages with the other parts of Arden Triangle is unacceptable.

e Ecology: is it correct to dismiss the impact of the badgers’ sett on the land which is to
the ‘gifted’ to the Council?

e S106 Matters:

o Education: the submission that no contribution to primary school provision is
required is contrary to the Council’s strategy that the new primary school
within the Arden Triangle will serve that development. It also throws into
guestion how that new primary school will be delivered; also, whether the
traffic and transport calculations are correct, if children from the Taylor
Wimpey site are to travel to other schools.

o Health: the site should make an appropriate contribution to the necessary
infrastructure/facilities to serve the Arden Triangle development.

o Public Transport: there are inadequate public transport options.
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Detailed Comments:

Masterplan

The applicant’s agent states that a revised masterplan has been prepared. However, this
“masterplan” relates only to the application site. It does not extend to the wider area of the
Arden Triangle site. 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 development, 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.

It is already becoming clear that individual applications by the so-called ‘consortium’ of
developers is creating issues over the planning and delivery of key infrastructure
requirements arising from the overall scale of development proposed on the Arden Triangle
site.

Site access and highway issues

The main revisions are the introduction of a second access north of the existing to serve 4
dwellings and relocation of the main access 8 m to the south to protect key trees.

Although plans and analysis have been submitted to show the proposed accesses are safe,
the Forum remains of the view that inadequate consideration has been given to the speed
and volume of vehicles approaching the site from the north. Without a dedicated right-
hand lane into the site (as proposed by the Forum but rejected), this access will be
dangerous. Vehicles currently speed down Warwick Road (Stripes Hill) from Knowle and will
have a restricted view of vehicles stopped in the carriageway because of the bend in the
road.

The Forum also remain of the view that a pedestrian crossing in the vicinity of the bottom of
the hill, on the bend, will be dangerous.

In addition, there is still a lack of clarity concerning the nature and extent of mitigation
works that will be carried out in High Street and elsewhere, by whom those works will be
carried out and when.

Access to the Schools:
No provision has been made, under the revised plans, for pedestrian or vehicular access to

the nursery and primary school site or to the Arden Academy land. Given the absence of
acceptable arrangements under the Kler Group proposals, the scheme is not acceptable.
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Landscape and trees:

The main revisions are:
e retention of more trees around the periphery of the site. 58 out of 188 would now
be removed
e retention of the trees on the main access into the site
e enlargement of the balancing pond in the south east corner.

The revised plans are a considerable improvement and the Forum is pleased that a number
of its key concerns in this respect have been addressed. However, there is still more that
needs to be done to ensure a satisfactory green infrastructure is maintained that would be
in keeping with the character of the area.

It is evident from the revised tree retention plan, masterplan and parameters plans that the
central parts of the site are being cleared of vegetation to maximise the number of houses.
This involves the loss of several mature trees, especially a single mature oak near the centre
of the site, which should be retained. Similarly, too much vegetation is being lost along the
bridlepath boundary both to the west and southern boundaries of the site.

Parameters plans/layout considerations:

The Arboriculture and Green Infrastructure Plan confirms the removal of trees and
vegetation within the main area of development. The extent of tree loss is still too great (as
above).

The Land Use, Access and Connectivity Parameters Plan proposes 200 houses on 12.3 acres
which equates to a density of 41 dph. This is not characteristic of the area, particularly
given the topography and landscape character of this site.

Densities should be higher in the north west of the site reducing to the south and east.

On layout, there is better respect for the levels but careful design will be required at the
reserved matters stage (if approved in outline). One potential issue is in the top northeast
corner where the building would be stepping down the slope, rather than following the
contours.

No indication of the height of development is shown although we understand that the
maximum height will be two storeys. This should be included within the parameters.

Connectivity as indicated on the Land Use, Access and Connectivity Parameter Plan shows
that linkages with the surrounding areas are very poor. Quite apart from the absence of
connections with the school sites (see above), there is only one link to the large “Kler” site
to the southeast and only one link to the bridleway along the southwestern boundary of the
application site. Such lack of permeability within and between the various part of the Arden
Triangle is unacceptable.
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Ecology:

It is noted that a main badger sett lies within the northern part of the applicant’s
landholding. This is dismissed as not affecting the application. However, it begs the question
if that lies within the area to be ‘gifted’ to the Council and, if so, whether there are
implications for future development of Arden Academy.

S 106 matters:
Education

Of great concern is the applicant’s submission that no contribution will be necessary
towards primary school provision on the basis that there is sufficient surplus capacity within
the KDBH area.

It is stated that both Dorridge primary and Knowle are at capacity but, that there is surplus
capacity at Bentley Heath primary school. It is noted that the capacity at St George and
Teresa Catholic school has been included in the assessment. The implication of this is that
children from the Taylor Wimpey scheme should attend school at Bentley Heath as that is
where the capacity is.

This is completely at odds with the Council’s statements that all children from the Arden
Triangle development will attend a new primary school to be built on the Arden Triangle
site. This has implications for the Transport Assessments which make such an assumption.
However, if the Council accepts the Taylor Wimpey assessment then children will have to
travel further, most likely by car, to other schools, presumably mainly Bentley Heath,
resulting in inaccurate traffic and transport calculations.

This throws the whole Council strategy of providing a new primary school on the Arden
Triangle site into chaos. Residents have repeatedly been told that a new primary school will
be built to serve the Arden Triangle development within the site and it is shown on the
approved land use masterplan for the Arden Triangle.

The recent Kler permission includes land for the school and is the subject of a S106 payment
towards the provision of the primary school. If Taylor Wimpey are now saying that there is
no need to make a contribution it raises questions of will it still be delivered and how will it
be paid for?

It is unacceptable for one of the consortium of Arden Triangle developers to deviate from
the agreed understanding regarding the provision of the new primary school. This is
fundamental to the whole Arden Triangle site and these questions must be resolved
satisfactorily before this application is determined.
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Health:

It is noted that the applicant has not committed to the contribution required for the
improved provision of health services. The provision of necessary infrastructure/facilities to
serve the needs of the Arden Triangle development is essential and non-negotiable.

Public transport provision:

Both WM Travel and SMBC Highways raised concerns about access to public transport,
namely bus and train services. The applicants state that this matter has been addressed in
the TA Addendum. The Forum cannot see that this matter has been addressed. We reiterate
our previous concerns regarding the totally inadequate public transport options for this site
(and the wider Arden Triangle site). The proposed Travel Plan will not deliver any
meaningful or lasting means of securing greater public transport usage. This development
will be a largely car dependent.

Conclusion:

The Forum appreciates the efforts made by Taylor Wimpey to consult and act upon some of
the objections made to its layout. There is still more to do and we trust the Council will take
these further comments on board before the application is determined. This includes

resolving the S106 principles which raise matters of serious concern.

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

Dated: 17t September 2025



