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

PL/2026/00193/PPFL

Land West of Warwick Road Knowle Solihull

Full planning application for the erection of 25 dwellings (Use Class C3), together with
associated vehicular access off Warwick Road, pedestrian links, parking, landscaping,
ecological enhancements, SuDS, pumping station, substation, public open space, all
other associated works and infrastructure, and the demolition of the existing dwellings at
1928 Oak Farm.

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has
reviewed the documents accompanying this application and comments as follows:

Introduction:

This application relates to the last parcel of land comprising the KN2 former ‘Arden
Triangle’ draft allocation in the withdrawn Solihull Local Plan. The three other parcels
now benefit from planning permission either in full or outline for up to 820 dwellings. The
Council’s adopted ‘lllustrative land Use masterplan’ for the KN 2 site, approved on 12th
December 2024 showed this application site as residential supported by green
infrastructure. The principle of residential use in this location has therefore been
established.

At its meeting on the 12t December, the Cabinet took note of the representations of the
Forum that a clear, comprehensive and phased masterplan covering wider site issues
than simply land use was essential, as previously required by the Council. It was
resolved that:

‘the principal areas for the development of new homes and supporting infrastructure, the
details of which (including access arrangements, green and blue infrastructure and
matters of general design) will be subject to further considerations to support
comprehensive and sustainable delivery through the planning process.’

This has not happened. It is clear that the four developers continue to work largely in
isolation with no detailed masterplan to coordinate the design and layout of development
or the delivery of necessary infrastructure. This is a failure of planning to deliver a
comprehensive, well designed and phased development.

The current application demonstrates this failure, as explained below.

Summary:

e The Forum does not agree that the scheme delivers strong placemaking or
meaningful connectivity. Many of the shortcomings of the scheme stem from the
absence of a comprehensive KN2-wide masterplan and coordinated infrastructure
delivery strategy with the other Arden Triangle developers.

e The proposed footpath and cycle network is fundamentally inadequate, leaving
the site effectively isolated from the wider Arden Triangle. There are no direct or
safe pedestrian or cycle routes to key destinations.
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e The sustainability claims around public transport are overstated;

e The site must contribute its fair share to wider KN2 transport mitigation, the
Travel Plan needs to be far more robust, as the proposed measures offer little
prospect of meaningful behavioural change.

e The Forum did not endorse the proposed housing mix as part of the consultation
- the mix does not comply with Neighbourhood Plan Policy H3.

e Overall, the proposed development fails to play the part it should in contributing
to the wider Arden Triangle development.

Detailed comments:

In the Planning Statement, the applicant states that ‘Place making is central to the
masterplan, with strong connectivity designed to link the site to the adjoining parcels
and the existing settlement ...... .Safe and convenient pedestrian and cycle routes will
provide access to local services and transport connections.. (para 5.3.2).

The Forum disagrees with these statements.

Footpath Connections:

The main weakness is the footpath connections. The inclusion of a link in the southwest
corner is to be commended although it doesn’t connect to a footpath in the Kler
masterplan; and there is no connection to the main bulk of the Arden Triangle
development that lies to the north and west.

So, to get to the new primary school (for example), children living in Plot 16 would have
to walk east along the spine road; exit the site via the main vehicular exit or footpath
exit onto Warwick Road; cross over Warwick Road at the new refuge (not a zebra
crossing or light controlled); walk up the eastern side of Warwick Road; cross over again
and enter the Arden Triangle via the Kler development; and filter through the Kler
development towards the primary school site. This would be dangerous and completely
unacceptable.

In our response to the initial consultation, the Forum said:

It would be much better if, from the northern boundary of the site, there was a north-
south link to the cul-de-sac illustrated on Kler’s Masterplan 2. Off that, there should be
a link to the west, running along the northern edge of the Local Wildlife Site, and picking
up the proposed “"Eastern boardwalk to be used by cyclists, pedestrians & wheelchair
users”.

This hasn’t happened. The site remains isolated from the wider Arden Triangle
development - please see the extract from the plan on p24 of Kler LWS Strategy below.
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To enable connectivity with the wider Arden Triangle area, there should be a
footpath and cycle track link from the northern boundary of the site, connecting
to the cul-de-sac illustrated on Kler’'s masterplan. This would allow a link to
the west, running along the northern edge of the Local Wildlife Site, and
picking up the proposed “Eastern boardwalk to be used by cyclists, pedestrians
& wheelchair users”.

In co-operation with the designers of the Kler development, there should be a
demonstration of the footpath and cycle track connectivity beyond the site to
the north and west.

There should also be a footpath link along the eastern frontage of the site
linking into the footpath along the linear open space adjacent to the Warwick
Road shown on the Kler masterplan. This should be provided in lieu of the
proposed pedestrian crossing on the Warwick Road.

Cycle Connections:

The cycle connections are similarly unacceptable. At present, there is no clear cycle
route proposed through the Arden Triangle site. Whilst an active travel cycle route is
shown in Figure 1 of the Transport Statement, this is not shown on the KN2 land use
masterplan and it has yet to be shown on detailed plans. It is assumed that the
proposed south west link into the adjoining site would also provide a link to the cycle
path but that would be a circuitous route into Knowle. The cycle route along the Warwick
Road into Knowle as proposed through the Inspired Villages scheme does not start until
the top of Stripes Hill. Cycling along the Warwick Road from this development into
Knowle or via Grove Road into Dorridge would, on both routes, be on busy roads and
involve inclines. Neither route is considered to be an attractive option.

The footpath link in the southwestern corner of the site should be upgraded to
full cycle path standard. In co-operation with the designers of the Kler
development, there should be a demonstration of the footpath and cycle track
connectivity beyond the site to the south.

It should be noted that the reference to the use of towpaths to the east and south of the
site by cyclists is unlikely as there is no convenient access to the towpaths from this site
(para 3.2.8 of the TS).
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Bus connectivity:

In common with the adjoining Kler scheme, the sustainability credentials of this site are
grossly exaggerated. The bus service is very poor, as evidenced from the timetable set
out in the Transport Statement. There is also no direct bus service to Dorridge Station.

There needs to be an agreed improvement to bus services along the Warwick
Rd to provide at least a half hourly service, ideally every 15 mins. That should
be a requirement of the whole development (back to the masterplan failure
again). This site should provide a financial contribution towards that. Simply
providing bus infrastructure (bus stops and shelters) will not make a significant
difference without a frequent service.

Transport improvements:

Whilst the Forum accepts that development here is a foregone conclusion, this site must
make the necessary contributions to the improvement of bus services and traffic
impacts. The site cannot be considered in isolation from the overall transport impacts
and must contribute its ‘fair share’ to mitigate them.

In addition to the improvements that the Forum has proposed in this response, a far
more proactive Travel Plan is needed. The measures proposed - a welcome pack,
encouragement to join a car club and some modest discounts with partners - do not
offer a realistic prospect of change in long term behaviour.

Housing mix:

The applicants state in the Statement of Community Involvement, that the Forum were
consulted prior to the public consultation and that the Forum supported the proposed
density and housing mix.

For the record, the Forum was only consulted the day before the consultation was
due to go live. This is the response of the Forum to the public consultation in respect of
the consultation exercise was:

'The public consultation process is seriously flawed. The Forum, despite being advised
that the consultation was "“live”, still had problems in finding the consultation. The
general public are likely to be largely ignorant of the consultation. More particularly, the
period allowed for responding, approximately one week, is wholly inadequate.’

The proposed density was supported, however no comment was made on the housing
mix. The proposed housing mix has now been reviewed and it does not accord with
Policy H3 of the Neighbourhood Plan. The number of 4 and 5 bedroom houses is 52%.
The policy seeks 34%. This might be acceptable if viewed in the context of the overall
KN2 development mix which will offer a substantial number of smaller house types.

Green Infrastructure:

The location of green infrastructure to the north of the layout is supported as that will
adjoin the green space on the adjoining land to the north. However, some of the
affordable housing to the west of the proposed layout will back onto the central green
space which forms part of the central east- west green link formed largely by the Local
Wildlife Site on the Kler development. It is noted that a 1.3m open fence to the rear of
the affordable housing is intended to maintain a sense of openness to the open space.
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However, that means there would be no privacy to those rear gardens and the likelihood
would be the erection of 6ft close boarded fencing. The proposed fencing is not a suitable
design solution. The relationship of those houses to the open space needs to be
revisited.

Clarity is required regarding the maintenance of the proposed green space and its
relationship to the main central green space of the adjoining site. Once again, this
should have been a matter dealt with through a detailed KN2 wide masterplan and
implementation of an infrastructure delivery plan.

Conclusion

This application does not connect well with the wider Arden Triangle proposals. It
remains a largely isolated proposal which should be better connected to the wider site to
enable as safe and convenient links to new schools and to facilities in Knowle and
Dorridge. It is incumbent on the Council, as Local Planning Authority, to deliver the wider
safe, sustainable and well- designed development that has been promoted to the local
community. This proposed development must play its full part in contributing to that
wider development; the Forum concludes that this application does not do so.

KDBH Forum Planning Team
on behalf of Nigel Moore, Chair.

Dated: 25 February 2026



