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Land At Blue Lake Road Dorridge Solihull 

PL/2025/01903/PPOL Outline planning application (all matters reserved except access) for the 
erection of up to 350 dwellings, including 50% affordable housing, access from Blue Lake Road, 
Knowle Wood Road (vehicle, pedestrian and cycle) and Grove Road (pedestrian and cycle only); blue 
and green infrastructure including sustainable drainage; children's play area; ancillary structures; 
ground works; associated infrastructure and works and the demolition of the existing dwelling at 51 
Knowle Wood Road. 

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed the 
documents accompanying this application and objects to the proposals for the reasons explained 
below. 
 
Summary of response 

• In the absence of an up-to-date Local Plan, the Council must ensure that this application  
takes full account of other commitments and proposed developments in the KDBH area 
(KDBH).  The area is in danger of being overwhelmed by housing via ad hoc planning 
applications leading to an unacceptable piecemeal approach. A comprehensive approach is 
essential to protect the character of the area and its infrastructure. The applicants claim to 
have assessed impacts on a cumulative basis but these assessments are neither robust nor 
complete. 

• The sustainability credentials of this location are exaggerated having regard to the lack of 
public transport and unacceptable walking distances to buses and local amenities.  It does 
not meet national guidelines or the Solihull Local Plan policies on accessibility. The 
presumption in favour of sustainable development should be challenged.  

• The development does not meet the ‘Golden Rules’ in respect of necessary infrastructure 
provision. It is therefore inappropriate development in the Green Belt and should be subject 
to more rigorous scrutiny. 

• Densities of up to 45dph will lead to a development that is not of high quality design or 
reflect the prevailing character of the area.  The Forum is not satisfied that the illustrative 
layout demonstrates that 350 houses can be built in accordance with Neighbourhood Plan 
policies H1, VC1 and D1. Nor is the Forum satisfied that the development complies with the 
NPPF in respect of securing well designed places in light of the totally inappropriate density.  
The Density Parameter Plan should not be approved.  The density should be reduced and the 
total dwelling numbers reduced accordingly to ensure a development that is policy 
compliant. 

• The Density Parameter Plan and Green Infrastructure Plan should not be approved. 

In conclusion, the Forum objects to this application and seeks further detailed information and 
amendments to address the above shortcomings.   
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KDBH Response in full  
 
Context: the scale of proposed development in KDBH  

The Forum recognises that the Council is under extreme pressure to provide more housing following 
the recent Government changes to planning policy and that this will impact on existing Green Belt 
through the provision of more housing sites.  The Forum accepts that some further development is 
inevitable. The Forum’s chief concerns in this regard are: 

• The lack of a strategic framework for growth in the absence of an up- to- date Local Plan;  
• The consequent tsunami of opportunistic major planning proposals and applications within 

KDBH which threaten to overwhelm the character, qualities, infrastructure and environment 
of the area; 

• The need to establish a fair and proportionate approach to housing growth in and around 
KDBH to ensure that new development is sustainable, well designed and is characteristic of 
the area;  

• The need to ensure that housing growth makes provision for necessary infrastructure – and 
that the delivery of such is transparent and comprehensively planned for; and 

• The need to protect the historic centre of Knowle, its Conservation Area and the 
Conservation Area in Dorridge centre. 

With regard to the scale of housing growth in KDBH, the Forum welcomes the view expressed by 
Councillor Mackiewicz at the recent Housing Update Meeting (Knowle Society 2nd November) that it 
should be ‘fair and proportionate’.    

In KDBH, planning permission has already been granted or is at an advanced stage for 860 dwellings 
on the Arden Triangle alone. Proposals for another 1155 dwellings have been announced, leading to 
a potential 22% increase in KDBH. This concentration of new housing all around KDBH is not fair or 
proportionate.  

The Forum calls on the Council to fully consider the cumulative impacts of this scale of development 
on KDBH and to provide an appropriate growth figure for the Neighbourhood Plan area so that these 
opportunistic applications can be considered in their proper context. To date the Council has rejected 
the Forum’s requests to do so, leaving the area vulnerable to unplanned over-development.  

The Forum again asks the Council to address how it will ensure a fair and proportionate approach to 
development in KDBH will be achieved, bearing in mind the increased housing requirement in 
Solihull and the timetable for the Local Plan. 

Against this background, the Forum comments on this application in detail below.  

 
Does development at Blue Lake Road meet the new Green Belt policy and Golden Rules tests? 

The applicants assess the site positively against all the tests set out in paragraphs 155 and 156 of the 
NPPF relating to development in the Green Belt. The Forum does not accept that the application 
meets all the tests.  

As regards the definition of ‘grey belt’, we await the findings of the Green Belt Assessment currently 
being undertaken on behalf of the Council.  However, it seems likely that this site will be considered 
‘grey belt’ under the current definition.  
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The key areas where the Forum does not agree with the applicant’s assessment are in relation to: 

• the requirement for development to be in a sustainable location (para 155c); and 
• the provision of necessary improvements to local or national infrastructure (para 156 b) 

Is the site in a sustainable location? (para 155(c)): 

The sustainability credentials of this site have been exaggerated.  A close look at the Transport 
Assessment confirms the Forum’s concerns over the accessibility of the site.   

• The measurement of walking distances is taken from the closest point of the site to an 
amenity rather than from a central point within the site. This is misleading in that 
distances will be longer than those assessed.  It is noted that the areas of highest density 
are generally furthest away from amenities and public transport. 

• Even so, the distances recorded to local amenities in Table 3.4 show that the majority are 
already at the ‘preferred maximum’ recommended by the IHT (Institution of Highways 
and Transportation). They also fail to comply with the accessibility criteria in Policy P7 of 
the Solihull Local Plan.  

• The roads and pavements around the development in parts are only single footway and 
unlit. The pedestrian route from Knowle Wood Road towards Knowle involves crossing 
the carriageways at least 3 times. 

• Topography also needs to be taken into account. Knowle Wood Road towards Knowle is a 
steady uphill walk or cycle, likely to deter many. Dorridge Road is also on an upward 
incline into Dorridge.    

• Distances to the nearest bus stops at Dorridge Station and on Station Road, near the 
Grove Road roundabout, are almost 1km from the nearest site entrance. That is over 
twice the recommended distance of 400 m and a walking time of about 15 minutes each 
way. Distances from within the development will be longer resulting in walking times 
well in excess of 15mins.  When topography and the need to cross roads is taken into 
account, these routes are not acceptable and will not attract residents out of cars. 

• Although the rail connection from Dorridge Station is good, bus services in KDBH are 
limited and the routes are circuitous. The A7 and A8 services along Station Road (the 
nearest bus stops but still in excess of recommended walking distance) have just been 
upgraded to half hourly- an improvement but still not a frequent (15 minute) service as 
set out in Policy P7 of the Solihull Local Plan.  Other bus stops on the Warwick Road have 
an extremely poor service. 

• The applicants acknowledge that a bus route along Knowle Wood Road is not feasible. 
They propose exploring ‘the potential of a Sustainable Mobility Facility, for residents to 
access cycle hire and a ‘demand responsive bus facility’. The latter, if implemented, 
would only link to Dorridge Station (Para 5.4.2).  This recognises the lack of sustainability 
of the site in accessibility terms.  However, there is no commitment to improving public 
transport accessibility.  

The Forum concludes that this development proposal is not in a location that provides ‘a 
genuine choice of travel modes’ as required by para 110 of the NPPF.  As proposed, it is not 
capable of doing so and will rely on car travel. This is contrary to paragraph 110 of the NPPF 
and to Policy P7 of the Solihull Local Plan.  The sustainability of the site is exaggerated. 
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Are necessary improvements to local and national infrastructure provided for? (para 156(b)): 

An application must satisfy all three ‘Golden Rules’ of paragraph 156 of the NPPF in order to be 
regarded as ‘not inappropriate’ development in the Green Belt.  The Forum does not agree that 
all improvements necessitated by this development are being proposed to be carried out to the 
local infrastructure. 

Impacts on local road infrastructure arising from traffic congestion, pressure on junctions and 
car parking are major local concerns. As is clear from the sustainability assessment and from the 
applicant’s Traffic Assessment (TA), the location of the development will result predominantly on 
a reliance for car travel, with vehicular accesses on to Blue Lake Road and Knowle Wood Road. 
The cumulative effects of the development on the wider KDBH road network must be properly 
assessed. 

The TA assesses a number of scenarios which includes committed development and cumulative 
development. However, these only extend to developments with existing planning permission 
(the Arden Triangle) and to the Hampton Road site. No consideration is given to any other 
proposals including those at Widney Manor Road/Smiths Lane and Golden End Farms which are 
in the public domain and are to be subject to planning applications. These, together with others 
known to be in preparation, are reasonable future scenarios and the cumulative impacts should 
be assessed.  Without considering these, the TA underestimates the impact of cumulative 
scenarios on KDBH. 

The TA identifies only one junction that would be nearing capacity (Station Rd/Widney 
Road/Grove Road) but no improvements are deemed necessary. This does not sit well with the 
findings of the Knowle Transport Study (2017) which identified this, as well as others, as an ‘at 
risk’ junction in light of the Arden Triangle proposals. This development will add to existing and 
already identified pressures.  The extent of proposed mitigation for junction works is minimal 
with inadequate consideration as to how improvement works arising from wider cumulative 
impacts, for example, on Knowle High Street will be provided for.   A comprehensive update to 
the Knowle Transport Study is required covering all KDBH to assess all the potential impacts and 
propose a clear and comprehensive set of mitigation measures that all new developments must 
contribute to.  

The impact of additional demand for car parking in the village centres and at Dorridge Station 
has not been considered. Policies T2; Contributions to Additional Parking and Road 
Improvements and Policy T5 Road Infrastructure in the Neighbourhood Plan should be 
addressed. 

The proposed improvements to pedestrian and cycle routes on Grove Road, Dorridge Road and 
Knowle Wood Road are minimal and unlikely to have any impact on the appeal of these routes. 
The obvious desire line is along Temple Road, which, as a private road, has rightly not been 
assessed in the TA but will nevertheless be an issue for existing residents. Further improvement 
to pedestrian and cycling routes is necessary. 

The applicants acknowledge that public transport in the form of bus travel will not be improved, 
as referenced above.  Improvements are required, to include, as a minimum, a commitment to a 
Sustainable Mobility Facility. The Forum regards this as an essential and necessary infrastructure 
requirement. 
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Impacts on education and health need further assessment and clarity as to what will be 
provided, when and where.  Residents expect to know how financial contributions to  
improvements are calculated and how such sums will be translated into delivery.  The sum 
requested appears low in relation to the scale of housing proposed. 

A contribution to sports pitches is required by the Council. The Forum supports this but it 
appears that the basis of the calculation is out of date and there is no indication of where, when 
and how the sports provision will be made in KDBH.  

Drainage and sewerage capacity are further concerns. Existing systems are at capacity and the 
proposed development must not exacerbate existing problems.  The Forum requires further 
clarification concerning the adequacy of the proposed mitigation.   

Without greater clarity and confirmation of infrastructure provision, it cannot be said that this 
‘golden rule’ has been met. 

The Forum concludes that the proposal does not satisfy all the tests set out in paras 155 and 
156 of the NPPF, particularly with regard to the sustainability of the site and meeting the 
‘Golden Rules’.  It should be regarded as inappropriate development in the Green Belt and 
should be more rigorously examined against the ‘very special circumstances’ test. 

Have very special circumstances been demonstrated? 

The applicants offer ‘very special circumstances’ in the event that the Council does not consider 
the site to be grey belt. Those listed by the applicant in para 7.3 of the Planning Statement are, 
with the exception of the housing supply issues, not ‘very special’ at all. They simply comply with 
the usual requirements for new housing developments. The issue of a shortage of housing land 
supply is acknowledged to be an important consideration but reverts to the Forum’s concerns, 
expressed above, regarding an appropriate scale of development in KDBH; one that does not 
overwhelm its infrastructure or affect its prevailing character. 

Other matters: 

a) Housing layout, density and character  

The Forum acknowledges that the detail of these matters will be considered at the Reserved 
Matters stage if planning approval is granted in outline.  It is imperative, however, at the outline 
stage, to be satisfied that the numbers of houses proposed can be accommodated in a manner 
consistent with planning policies, particularly those in the Neighbourhood Plan. 

The Forum’s key objection in this regard is to the proposed density of development and the 
consequence of such densities for the layout and character of the area.  

The Forum is well aware of the need to make efficient use of land and of the Government’s 
desire to increase housing densities in order to achieve this.  Some uplift from existing low 
densities is inevitable.  This should not, however, be totally without regard to the prevailing 
character of the area. The NPPF states at para 132 that design polices should be developed with 
local communities and grounded in an understanding of an area’s characteristics. It refers to the 
role of Neighbourhood Planning in achieving this. 

The housing and design policies of the NP are grounded in an understanding of local design and 
characteristics (as evidenced by the ‘Heritage and Character Assessment’ and the 
‘Masterplanning/Design and Design Coding Study).  These were developed in response to the 
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poor design of recent developments where increased density, in the order of 38 dph, was a 
major factor in their poor layout and design. These developments are cramped with narrow 
roads, inadequate parking and minimal planting. Topography was ignored.  They were not well 
designed and they failed to reflect the prevailing character of the area.  Local experience of 
higher density developments has not been equated with good design. 

The applicant seeks approval to a Density Parameter Plan which establishes two levels of density. 
The area closest to existing housing would be at a density of 35 dph. Those further south and 
east would be up to 45 dph.  A density of 45 dph is higher than anywhere in KDBH and is also 
higher than densities proposed by the Council for development in KDBH in the now withdrawn 
Local Plan. It is more suitable for a central urban location - not on the edge of a low density area 
in a semi- rural location. It is contrary to design principles in the Forum’s masterplanning studies 
which advocate a sensitive transition between the built environment and open countryside to 
avoid the appearance of over development. 

Nowhere is the lack of a sensitive transition more apparent than in the most south easterly 
development parcel that extends down to Norton Green Lane. This is a relatively narrow lane 
with no pavements and only a few isolated large properties. It is overwhelmingly rural in 
character.  Yet the Density Parameter Plan still seeks approval to densities of 35 and 45 dph in 
this area with a totally inadequate buffer to Norton Green Lane. The Forum is of the view that 
this parcel should not be developed and should remain a green space forming part of a retained 
green buffer extending from the BNG area in the north east down to the junction with Blue Lake 
Road.   The Green Infrastructure Parameter Plan should be amended to remove this parcel and 
maintain the strong green corridor adjoining Norton Green Lane. 

A Building Heights Parameter Plan sits alongside the Density Parameter Plan.  Despite the 
proposed high density, the maximum building height is 2.5 storeys. This is welcomed but  
densities above 35 usually necessitate building to at least 3 storeys in height, often in apartment  
blocks or terraces. The illustrative masterplan submitted with the Design and Access Statement 
(p 86 and p120) appears to show a mix of predominantly small detached and semi- detached 
houses together with some apartment blocks. No indication of parking spaces is provided.  No 
indication of the relationship to the topography is indicated. 

In reviewing these plans, the Forum does not accept that: 

• A density of 45 dph  is acceptable in this location having regard to the site location on 
the edge of the urban area and to the prevailing local character, including that of KDBH 
as a whole.   

• 350 dwellings have been shown to be satisfactorily accommodated on the illustrative 
masterplan in a manner that will comply with Neighbourhood Plan policies H1 Housing 
on large sites, VC 1 Green Belt and Landscape, VC5 Green Streets and D1 Character and 
appearance. 

• sufficient information has been provided to demonstrate that a scheme of the size 
proposed can be developed at the proposed densities that is well designed and fits with 
the prevailing character of the area. 

The Forum wishes to see further information to show how the density areas will be developed, 
to include principles covering parking spaces, tree lined boulevards of primary streets and other 
matters as set out in Neighbourhood Plan Policies H1 and D1.  This should be accompanied by a 
Design Code setting out the design parameters and giving examples of how the various density 
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and character areas will address the NP policy requirements. It is essential to address this at the 
outline stage in order to demonstrate that what is proposed can be delivered.   

In the absence of such information, the Forum concludes that the density is too high and the 
layout is not Policy compliant.  A reduction in the number of houses is necessary to enable a 
density and layout that respects the prevailing character of the area.  

b) Housing mix 

Neighbourhood Plan Policy H3 provides a suitable housing mix for market housing but is not 
considered in the documentation. Whilst this may be a matter to be considered in detail at a 
Reserved Matters stage, a broad indication is relevant at the outline stage in order to 
demonstrate that the overall housing numbers can be accommodated on the site in a manner 
compatible with relevant NP policy and affordable housing mix requirements.  

c) Affordable housing 

The author of the Planning Statement has misunderstood Policy H2 of the Neighbourhood Plan. 
This does not set a requirement of 25% housing to be affordable. It requires 25% of all new 
affordable housing provided to be occupied by households with a strong connection to KDBH.  

Further clarification of the mix and quantum of affordable housing on site is requested. 

d) Infrastructure 

In addition to the comments above regarding the need for a comprehensive approach to 
infrastructure provision, Policy T5: Road Infrastructure  and Policy ECF4: New Housing 
Development and Investment in Community Facilities need to be addressed. 

 

Conclusion. 

The Forum objects to the application for the reasons set out in the summary and explained in 
detail above.  

There is a considerable amount of documentation to review and the Forum may wish to add 
further comments in due course. In the meantime, the Forum Planning Team is keen to engage 
with the Council and developer to discuss the matters raised in this response. 

 

KDBH Forum Planning Team  

on behalf of Nigel Moore, Chair. 

 

Dated: 17th November 2025 

 

 


