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

PL/2025/01903/PPOL - Land at Blue Lake Road, Dorridge

Knowle Dorridge and Bentley Heath (KDBH) Forum: Additional
response in relation to comments of the Highways Officer 315 July
2026

Introduction

The Forum’s Planning Team has reviewed the latest comments by SMBC'’s
Highways Department relating to the above application, which concludes
the department has no objection to the application subject to conditions
and specified S106 contributions. The Forum is profoundly concerned by
the comments, so much so an immediate response is necessary.

The Forum understands the intense pressure that the Council is under
from the government and developers to provide additional housing. That
should not mean that the fundamental need to ensure adequate
infrastructure improvements, in this case, transportation infrastructure, is
put at potentially severe risk. The Council has publicly stated that new
housing development should be subject to an ‘Infrastructure First’
approach. This approach has not been applied by the Highways Officer in
assessing this application; it is more of an ‘Infrastructure Last” approach
in respect of highways and transportation improvements.

The Forum’s main concerns regarding this response are that:

e The Forum'’s previous detailed comments (as a statutory consultee)
have not been fully addressed by the Highways Officer. It is not
clear if he has even been made aware of them.

e Matters previously raised by the Highways Officer have not been
adequately answered. His own analysis seems flawed.

The Forum'’s detailed comments are explained below. It is essential that
these are addressed before this application is considered by the Planning
Committee.

Matters not addressed:

The Forum'’s original representation raised issues relating to the
sustainability of the site including shortcomings in the Transport
Assessment. It also identified shortcomings in respect of impacts on local
road infrastructure, such as the lack of improvements to junctions at
Grove Road / Station Road / Widney Road and Grove Road / Warwick
Road.

None of the following have been addressed:
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The need to take into account other commitments and proposed
developments in KDBH. This is a major failure as explained further
below.
The sustainability credentials of the site (genuine choice of travel
modes and acceptable walking/cycling distances). The Forum and
others have challenged this but the matter is not addressed in the
officer’s response.
Infrastructure provision including:
o A proper assessment of the impact on Knowle High Street
o The need for junction improvements particularly at Grove
Road/Station Road Junction, Blue Lake Road and Norton
Green Lane and Grove Road/Warwick Road
o Parking demands in terms of impact on village centres and
Dorridge station
o Improvements to pedestrian and cycle routes particularly
along Knowle Wood Road and Blue Lake Road
o Public transport improvements including Sustainable Mobility
Facility. No clarification or commitment to a Sustainable
Mobility Facility is provided. Note that TFTWM’s response
welcomes a ‘Demand response bus service provision’ which is
no longer proposed.

The Highways Officer previously concluded that:

'it is not considered realistic to assume more sustainable travel
habits will simply occur without significant improvements to create
meaningful for mode shift’.

‘Without addressing the critical safety issues at all of the proposed
active travel access points, the proposals currently do not ensure
safe and suitable access for all users.’,

'‘These matters are intrinsic to the vision-led approach to transport
expected within the NPPF which are clear about the need to avoid
predict and provide and prioritise active modes. It is considered
that the environment surrounding the site does not currently do
this, and so to assume more sustainable travel habits will simply
occur is not considered reasonable.’

Taking each of these matters in turn, as addressed in the latest
comments:

Meaningful opportunities for mode shift: the recently submitted
Public Transport Strategy Bus Stops and Tracking indicates how a single
decker bus could travel along Clyde Road. It is important to note that this
is not a proposed solution. It seeks only to demonstrate that such a route
could be feasible. It is described as a potential route which needs to be
‘verified at future stages of design with accurate base data’. There is
absolutely no commitment to improved bus provision other than a
modest payment from the developer for an as yet unproven



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

potential bus scheme. That does not equate to a meaningful
opportunity for mode shift.

Critical safety issues: the Officer's comments welcome the off-site
sustainable transport measures such as footway enhancements and bus
stops along Clyde Road. However, the Officer acknowledges that the
footway enhancements on Knowle Wood Road and Blue Lake Road fail to
achieve recommended requirements. These improvements are
acknowledged by the Officer to be focussed on minor improvements to
overcome critical safety issues. Despite this, the conclusion is that they
‘do not fall below the level which would result in unacceptable safety
impacts.” This is hardly a ringing endorsement of the ‘infrastructure first’
approach, especially when considered with the wider transport concerns
related to this application.

Committed Developments

This is a major issue raised by the Forum. The need to take into account other
developments is critical. It is addressed in the Officer's comments but in a totally
unacceptable manner.

Transport planners follow professional guidance and only take into account
“committed developments” in assessing highway impacts.

Committed developments include allocated sites and schemes where planning
permission has been granted. Following the withdrawal of the Submission Local
Plan, there are no undeveloped allocations in the KDBH area. As such, the
definition does not include schemes such as Blue Lake Road, Golden End Farms
and Widney Manor Road - their added impact would not be taken into account.

This is plainly ridiculous. At present these proposals may not be regarded as
commitments; but in a week's time (say), if planning permission were granted,
they would suddenly become commitments - but would not have been taken into
account in any cumulative assessment.

As a simple example, Golden End Farms, Blue Lake Road and Widney Manor Rd
all have an impact on the junction of Lady Byron Lane with Warwick Road. The
junction will be over capacity. Improvements will be needed but necessary
improvements will not take place because the impact on the junction has not
been properly assessed through a cumulative impact assessment. Other
junctions are also impacted, particularly along Station Road and Knowle High St.
In addition, it is noted that TfWM has raised issues around the impact of the Blue
Lake Road scheme in relation to potential impacts on the A41 and A34 junctions
and nearby M42 junctions. National Highways has raised this issue in respect of
the Widney Manor Road scheme.It seems illogical that similar comments have
not been made in respect of all the current applications, in view of the proposed
scale of development in and around KDBH. These points still need to be
addressed.
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The Officer’s comments on cumulative development rely in part on a contribution
towards the delivery of schemes identified in the IDP for the Knowle area, based
on the Knowle Transport Study; but those measures are in themselves are out of
date (the study assumed development of 600 houses on the Arden Triangle site
which now has outline planning approval or pending for 845 houses). There
also has been no update to take into account a near doubling of development
now anticipated in the KDBH area, with yet more houses proposed at Hockley
Heath which will also add pressure onto the area’s roads.

The proposed contribution towards the Knowle Highway Improvement Package
of £646,571 is therefore based on an entirely incorrect premise. Later schemes
should not be contributing to previously necessary improvement works. It is
simply not known what additional mitigation measures will be necessary to
accommodate the additional traffic arising from these later applications. It is
therefore not yet known what a fair contribution to such works would be.

The Forum understands that an updated study is underway but its extent and
brief are not known. It needs to incorporate the whole of KDBH and it must
inform decision taking on both the Local Plan and on the current raft of major
planning applications in the area. Failure to do so will be a complete disregard of
the ‘Infrastructure first” commitment of the Council.

Conclusion

The Forum challenged the sustainability credentials of the site. The Forum
stated that the proposed Sustainable Mobility Facility needed to be provided but
this has not been addressed in the comments.

Further assessment of, and commitment to, the provision of necessary
infrastructure requirements is required before this application is considered by
the Planning Committee. Without this, the application fails to satisfy the ‘Golden
Rules’ and cannot be regarded as ‘not inappropriate’ development in the Green
Belt.

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

Dated: 14t August 2026



