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

Consultation response to:
PLANNING APPLICATION PL/2026/01509/VAR
Stripes Hill House, Knowle, Solihull

Variation of conditions No. 2 (approved plans), 22 (roofing membranes), 23(ecological appraisal), 27
(ventilation system), 28 (approved plans) and 32(cycle and pedestrian path) following planning
approval PL/2023/00222/MAJFDW dated 13.11.2025 for hybrid planning application for the
construction of an integrated retirement community of up to 170 extra care units (use class c2) with
ancillary communal and care facilities and green space consisting of: (a) Full planning application for
approximately 48 extra care units including the village centre (Use class c2), means of access,
landscaping, open space and all other associated works and infrastructure; and (b) Outline planning
application (all matters reserved except access) for up to approximately 122 extra care units with
ancillary community space, gardens, green space, landscaping and all other associated works
including demolition of stripes hill house and infrastructure. Namely: amendments to the design of
the village centre building to remove the apartments from being above and repositioning the village
centre to the eastern boundary.

Response

The Knowle Dorridge and Bentley Heath Neighbourhood Forum (The Forum) was consulted by
Claremont Planning in April and June this year regarding proposed revisions to the approved
scheme. The Forum made clear in correspondence (see attached) its strong objections to the
proposed revisions. The Forum is once again disappointed that our comments have largely been
rejected by the applicants.

Our objections are set out in detail in the attached correspondence which we ask to be considered,
together with this response.

In summary, our key points are:

1. In principle, the Forum has no objection to reconfiguring the village centre building and
extra care units into smaller blocks to separate more of the extra care units from the village
centre building.

2. Strong objection to the revised block footprints and design. These are now mainly
rectangular blocks lacking in the shape, interest and articulation of the approved blocks.

3. Strong objection to the revised elevational treatment of all buildings. Combined with the
change to a predominantly rectangular shape, the approved elevations are essentially
stripped of the interesting architectural design features that were highlighted in the
previous Design and Access Statement as reflecting the local vernacular. It now appears that
the revised Design and Access Statement is referencing the same design features but coming
up with a very different elevational treatment. The changes are vastly inferior to the
approved scheme. No justification is given for such a radically inferior design.

4. Strong objection to the location and orientation of the village centre, energy building and
laundry building backing on to the Warwick Road frontage. The rear of these buildings are
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bland, functional and uninspiring in appearance and are positioned on a major gateway into
Knowle village centre and the Conservation Area. They should be moved further from the
frontage and their rear and side elevations improved.

5. The village centre and ancillary buildings will be visible in the street scene, particularly in the
winter months, and the loss of a substantial part of the existing hedgerow to accommodate
these buildings is unacceptable. The following detailed points on visibility and screening are
made in the light of the additional technical submissions:

e The Tree Removal Plan in the Arboricultural Statement confirms the extent of tree
and hedgerow loss adjacent to the Warwick Road in the vicinity of the village centre,
laundry room and energy centre which is necessary to accommodate these buildings.

e The street scene views and photographs in the Design and Access Statement
Addendum 1 showing the impact of landscaping along the Warwick Road do not
show a winter scene; the trees are still shown in leaf.

e The exact position of the red line boundary should be clarified along the Warwick Rd
frontage in the vicinity of the village centre and ancillary buildings. It appears that
part of the hedgerow along that part of the frontage may be outside the red line.
There are currently two fence lines with a ditch in between and the hedgerow has
gaps in this location. It is imperative that the proposals for clearance, retention and
additional planting in the vicinity of these buildings are clearly shown and
understood. The Forum asks for additional information in this regard.

e The Visuals shown in the Design and Access Statement Addendum 4 include a view
from the footpath on Warwick Road looking across ‘the Orchard’ towards the
development. The 2 storey predominantly blank brick wall of Block 3 will be a
prominent and intrusive feature in this relatively open view of the development (see
visual 4.9.3). This should be improved.

The Forum objects to these proposed revisions and asks that they are rejected on the grounds that
they fail to comply with Policies NE1 Trees Hedgerows and Woodland and Policy D1: Character and
Appearance of the Knowle, Dorridge and Bentley Heath Neighbourhood Plan.

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

Dated: 4t September 2026
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APPENDIX: Extracted Correspondence with Claremount Planning to June 2026



Gillian Griggs <gill.griggskdbh@gmail.com> Mon 20
Apr, 13:55
to James, Katherine, Gary, Andrew, Nigel, Sue

Good afternoon Kathy,

You will have seen from some of the email exchanges that the Forum's Planning
Team is very unhappy and disappointed with the proposed amendments to the
approved Phase 1 scheme at Stripes Hill. The explanations for the changes offered
in your email fall well short of justifying such extensive revisions. Frankly, this looks
like a cost saving exercise dressed up as ‘customer preferences’.

As regards the reduction in size of the apartments, this would be contrary to our
understanding of what local 'downsizers' want. The survey work undertaken during
the preparation of the Neighbourhood Plan indicated that residents looking to
downsize wanted the convenience of apartment living but with more space than is
typically on offer. Reducing the floorspace would be contrary to this.

With regard to the Village Centre building, the Forum would have no objection to
reducing the height and scale of the Village Centre building. We would welcome it in
principle although we would wish to understand the implications for the mix and
community facilities. However, its proposed location, orientation and design, together
with the revised location of the energy buildings, would not create an acceptable
frontage to the Warwick Road, particularly on a major gateway into the historic High
St of Knowle.

The proposed revisions to the elevational treatment of all the blocks and Village
Centre building are vastly inferior to what is approved. The proposed elevations
denude the buildings of nearly all the architectural features and details that were
previously included to reflect the character and appearance of this part of Knowle in
such close proximity to the Conservation Area. Such a poor standard of design
would not comply with Policy D1 of the Neighbourhood Plan.

The Forum will strongly object to these proposed changes to the approved scheme.

You have suggested a meeting so you can explain the changes and revised design
approach. However, previous experience of meetings with your team has not been
met with any positive response to our considered comments. Regrettably, therefore,
unless your clients are willing to listen and take our comments on board we would
not wish to waste your time or ours.

Please let me know how you intend to proceed. In the meantime, please keep us
updated of any further details you wish to share with us.

Regards
Gill



KKatherine erine Else <kelse@claremontplanning.com> Wed 3
Jun, 11:17

to me, Gary, Andrew, Nigel, Sue
Good morning Gill,

Following your feedback in April | wanted to provide an update on the proposed
design changes to the Inspired Villages development at Stripes Hill. Although we
were disappointed to learn that the Forum is not able to meet, we do hope that you
can support the relocation and reduced scale of the village centre and related
reduced visible form.

It is the intention to replicate the approved community facilities in the Village Centre,
with swimming pool retained within the proposal.

Please see attached the Warwick Road streetscene with the relocated Village Centre
in position and the equivalent visuals that were done for the approved development
that shows the consented buildings along the Warwick Road frontage and at the site
access. This shows that the rearrangement of built form will help to provide a more
open entrance to the development that will in turn provide less built form alongside
the Warwick Road frontage, particularly adjacent to the side entrance. The size of
the energy centre building is still being refined, with potential for its form to be
reduced. In addition the streetscene does show the proposed revised Village Centre
design will be lower and of less visual substance than the consented cottages at
Blocks 6 & 7 that are visible from Warwick Road, whilst built form located off the
spine road has been reduced (block 5) and others repositioned with reduced visibility
(block 04) as it will be located further within the site.

The scheme designers are reviewing the elevational treatment and materiality given
your previous feedback, with the intention of using the same high quality building
materials that were previously proposed whilst seeking to reflect the character of
Knowle.

Regards

Kathy

Katherine Else MRTPI, BSc Hons, Dip TP
Managing Director

Tel: 0121 803 7903
Mob: 07779112641



to Katherine, Gary, Andrew, Nigel, Sue

Dear Kathy,

Thank you for the additional information. We have reviewed it in the light of our previous

comments and wish to make the following response.
1. Reduction in size of apartments. No explanation is offered for this. Does this
affect all apartments in Phase 1 or just some? As stated previously, this is contrary to
our understanding of what people seeking to downsize are looking for.
2.Village Centre. We note that you are proposing to replicate the approved Village
Centre facilities although reference is only made to the swimming pool. As this is an
extra care development, the provision of community facilities, including the elements
of care, is an important part of the centre. We also asked for information on the
implications of the reduction in size and scale of the Centre for the mix of
accommodation in Phase 1 bearing in mind that presumably it no longer
accommodates the number of 1 and 2 bedroom apartments that were provided on
the first and second floors. We would appreciate some clarity on this.
3. Revisions to the design of Village Centre and other blocks. We note that your
designers are still working on the energy centre and the elevational treatment of the
blocks to address our previous concerns. At present the elevations do not appear to
have changed much from the previous changes but we will reserve further comment
until we see the details.
4. Street scene. We appreciate the work that has gone into preparing the additional
street scene and cross sections. | have looked closely at the Warwick Road
frontage on site which does currently provide a good screen as the trees and
hedgerow are in full leaf although there are gaps towards the southern end of phase
1. However, | note from the Warwick Road Streetscene Key Plan and the FCR Tree
Removal Plan (10967-T-02) that a substantial part of the tree group currently fronting
Warwick Road at the location of the proposed Village Centre and energy centre is to
be removed, leaving only a narrow group to be retained along the frontage. It is not
clear from the plans which trees are to be retained and protected in that vicinity. At
present the plans do not show any mature trees retained in that location which does
not correspond to the street scene. Confirmation is required regarding the depth of
retained trees and hedgerows as this is crucial to the visibility of the proposed rear
elevation of the Village Centre and the energy centre. The latter appears to be very
close to the retained, narrower tree group. In addition, a winter streetscene should
be provided. It is assumed you have this information as one of the trees fronting the
Warwick Road is shown not in leaf when it currently is. The visibility of the rear
elevation of the Village Centre and the other blocks will be much more visible during
the winter months. It is imperative that the rear of any buildings that back on to the
Warwick Road are of an acceptable design incorporating interesting features.
5.  We wish to understand the process you intend to pursue to seek approval.
Given the extent of the revisions to the layout and design, we would expect that a
fresh application for Phase 1 would be forthcoming. Please would you clarify how you
intend to proceed and the timescale.

Once we are in receipt of the additional information, we will review our position and it
may be appropriate then to have a Teams call or site visit to clarify our respective views.

Kind regards,



Gill Griggs
On behalf of the KDBH Forum Planning Team



