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PL/2026/01543/PPOL Outline planning applicaJon for new dwelling in rear 
garden. 

11 Broadfern Road Knowle Solihull B93 9DE 

 

The Knowle Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed 
this applica?on and OBJECTS on the grounds that it does not comply with Solihull MBC’s 
Residen?al Backland Development SPD 2021 (SPD).  It therefore also fails to comply with the 
design, amenity and access policies in the Solihull Local Plan (Policies P14, P15 and P7) and 
with relevant maRers of Policies H1, D1, and NE 1 of the Knowle, Dorridge and Bentley 
Heath Neighbourhood Plan (Neighbourhood Plan).  

The SPD sets out specific design criteria and planning considera?ons to ensure that backland 
development respects local character and amenity and provides safe access. 

Character and context: the proposed development is a substan?al detached house on a very 
small plot.  It results in an unacceptably small garden, contrary to the SPD requirement that 
a house should not cover more than a third of its plot. The development is piecemeal and 
fails to reflect the paRern of development, which is one of substan?al houses in large plots. 
The proposed house is not subservient to the frontage development and appears cramped 
and discordant with its neighbours.  

Privacy and amenity: the proposed two storey house has hardly any private amenity space. 
It will inevitably overlook adjoining gardens and rear windows leading to loss of privacy of 
neighbouring houses.  This is contrary to the SPD and also DM Policy L2d ii of the NPPF 2026.  

Trees and landscaping: the SPD and Policy NE1 of the Neighbourhood Plan seek the 
protec?on and reten?on of valuable landscape features including mature trees. The 
proposed development would result in the loss of 4-5m high mature hedgerows and 4 trees 
within the site. It is acknowledged that the trees within the site are not of great value 
although they do contribute to the green infrastructure of the site. Of greater concern is the 
incursion into the tree roots of trees 8 and 9 and the finding of the Arboricultural Report 
that T8, a large oak, is likely to come under threat of removal as it will cause overshadowing.  
Given the small size of the plot and the inadequate garden space, the threat to the oak tree 
is unacceptable. 

The size of the house in rela?on to the plot means that the only landscaping proposed is a 
small area of grass, a pa?o and a ?ny ‘flower bed’ at the front. This does not comply with the 
SPD requirement for a variety of vegeta?on.  

Access and highways:  it is noted that the access already serves the rear of 11 Broadfern Rd 
as well as a number of garages to the rear of houses fron?ng Warwick Road. However, the 
introduc?on of living accommoda?on necessitates safe pedestrian and vehicular access as 
well as the servicing of the dwelling by refuse vehicles and emergency services.  
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 The exis?ng access is totally unsuitable. 

• It is very narrow, being only just wide enough for a single car and is poorly surfaced.  
• There is no turning area along its length. The manoeuvring room for the two 

proposed car spaces would be difficult.    
• Refuse and emergency vehicles could not use the access and it would not be 

appropriate to service from the Warwick Road as the walk/carry distances would be 
too great. The Warwick Road is busy along this stretch of road and visibility entering 
and leaving the site is limited. Addi?onal use of the access would be unsafe. 

• It is not suitable as a main pedestrian entrance. It is not lit and the surface is uneven. 
• It is not suitable for construc?on vehicles. 

This applica?on fails to sa?sfy the key design principles and planning considera?ons set out 
in the SPD and related relevant Local Plan and Neighbourhood Plan design, landscape and 
access policies. 

NPPF decision making policy DP3: Key principles for well- designed places states that 
substan?al weight should be given to compliance with relevant development plan policies 
when assessing the design quality of proposals (DP3. 3).  Accordingly, as this is a totally 
inappropriate development that does not comply with relevant development plan policies, 
planning permission should be refused.  

 

KDBH Forum Planning Team 

Dated: 11th  September 2026 

  


