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Spatial Planning 
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West Midlands 
B91 9QT 
 
For the attention of J Hallam Esq  
 
 
Dear Sirs, 

 
 

Proposed Residential Development, Hall Farm, Kenilworth Road, Knowle, Solihull -  
Planning Application number 2012/356 
 
I write as the new Chairman of the Knowle Society’s Planning Committee in respect of the 
above planning application.   
 
I apologise if this letter is received outside your consultation period but nonetheless, 
following a recent meeting of our Planning Committee, I have been asked to write bringing 
our concerns in respect of this application due to the site being located in the Green Belt. 
 
I note the Design and Access Statement makes scant reference to the Solihull UDP save for 
that under Clauses 3.2, 3.14 and 3.24 of that Statement.  These policies of course, are still 
current during the transitional period leading up to the new Local Plan following the recent 
issue of the NPPF.   
 
Much greater emphasis however, is made by the Applicant to Government policies of PPS1 
(Clauses 3.1, 4.2 and 4.3), PPG2 (3.2), PPS 3 (3.14), PPS 7(3.19) and PPG13 (3.20) in this 
respect.  It is however, unfortunate that in March this year the NPFF was published replacing 
all the previously current PPG’s and PPS’s.  Whilst noting this present situation, I have 
nonetheless responded to those now superseded Government policies for convenience even 
though they have been replaced by the NPFF.  However, where believed relevant I have also 
referred to the NPFF in this letter.    
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The application relies very much on the interpretation of these national policies insofar as the 
scheme meets their requirements and thus the scheme should be approved.  However, with the 
current Local plan of 2006 remaining in force which is post-2004 and thus it prevails over the 
NPFF, despite any degree of conflict, we feel local policies are indeed relevant and in our 
opinion in some instances more so, but before I go on to make comment thereto, I have first 
addressed the Applicant’s points made to Government policies. 
 
Although the scheme may well be ‘sustainable’ under PPS 1 because it will comply to the 
Code for Sustainable Homes Level 4, not only do other facets of ‘sustainability’ need to be 
addressed but also its ‘eco’ benefits before any scheme can be argued to be ‘sustainable’.  I 
am aware that it is the intent of the Government to see all new residential schemes reach 
CfSH Level 3 now and this is intended to be upgraded to Level 4 in the short/medium term.  
The relevancy of the CfSH to this application therefore, is questioned.   The extension of the 
public footpath to Knowle will provide the opportunity for scheme residents to walk or cycle 
to the Village but the three-quarters of a mile (1.3km) being up hill (initially just from the site 
entrance) to the junction of High Street with Kenilworth Road will, we suggest, be too far for 
easy access to the village for shopping or other day-to-day purposes save by car.  Bus routes 
between Knowle and Kenilworth are too few and far between to provide a viable alternative 
to car usage.  These two points are such as they do not demonstrate a ‘sustainable’ 
development from the point of view of PPS 1 nor indeed, the NPFF.     
 
Re-use of existing buildings (PPG 2) in the Green Belt is indeed acceptable so long as they do 
not have a materially greater impact on the openness of the Green Belt but re-using the 
existing buildings for the alternative use of residential properties will, by definition, be in 
conflict with the Green Belt.  Residential use has a different impact to that of agriculture on a 
location.  Traffic movements arising from residential developments for example, will have a 
far greater impact than that created by the buildings original use for agriculture.  As for 
‘openness’, whether ‘vastly improved’ or not, the area of buildings may be reduced but the 
new scheme as a whole will occupy a similar site area to that of the existing buildings.  Also, 
from the point of view of the open field close to the road, it will be occupied by a ‘stand 
alone’ cottage without any perceived agricultural use whatsoever.  Again therefore, the 
improvement to ‘openness’ of the subject site is we suggest, arguable and thus not in accord 
with both PPG 2 and the NPFF. 
 
The draft Local Plan now issued does indeed identify sufficient land being required for the 
three five-year periods up to 2028 relevant to the draft.  The suggestion that PPS 3 is relevant 
for just the proposed 13 dwellings of this application is considered questionable.  Clause 3.14 
refers to an Appeal decision of a far greater number of dwellings that would indeed, have 
relevance to this Policy. 
 
Turning now to PPS 7, farm diversification does provide opportunities to lengthen the ‘life’ of 
traditional farm buildings but the Applicant has already argued in Clause 1.4 that whilst some 
of the existing buildings are intended to provide just six dwellings, the bulk of the existing 
buildings, being ‘more modern’ and ‘somewhat tatty’, are to be demolished in any event as 
part of this proposal.  
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Whilst it is unfortunate that a viable employment use cannot be found to meet what was the 
preferred use of the site ten years ago, is this sufficient reason, based on a potential lesser use 
of cars arising from residential use from that of an employment development for access/egress 
to the subject site, to permit such residential use now?  We believe not.  Although agricultural 
use is clearly at an end, conversely a residential use of the site will increase traffic use from 
current levels in any event.    
 
Whilst the subject site is indeed ‘close’ to Knowle (PPG 13), we have already suggested that 
we cannot see how a three-quarters of a mile distance between them be overcome by any day-
to-day use of anything other than a car.  This aspect of ‘sustainability’ is therefore not proven 
in accord with both PPG 13 and the NPFF.    
 
The basis of this application is for a change of use from agricultural buildings/use to one of a 
residential use.  Therefore we argue that the Council’s own Policies E2 and E3 are not 
relevant as they refer to business land and/or office development respectively rather than 
residential use. 
 
In addition, the very location of the subject site being in the Green Belt precludes relevance to 
Policies T1 and T2.  Car parking is being provided as part of the application but does not 
Policy T13 refer to non-residential developments?   
 
Presumably if approved there would be a condition attached to the Consent requiring a site 
investigation to ensure compliance with ENV 16 as there does not appear to be any such 
evidence included in the application.  It is however, accepted that the application would in 
itself, be seen to be relevant to ENV 19. 
 
Turning now to Policy C2, we can find no evidence of there being any ‘very special 
circumstance’, as listed to support the application for residential development in the Green 
Belt.  Indeed, we believe if approved, the application would have a significantly greater 
impact on the openness of the Green Belt.  For example, the inclusion of the isolated cottage, 
by its very presence of its proposed location in a currently open field immediately adjacent to 
Kenilworth Road, can do nothing but reduce the existing openness of this particular location.  
The NPPF maintains the test of openness as a key test and whether or not PPS 2 (now 
superceded), Policy C2 or the NPPF are considered, we argue that the proposed scheme is 
contrary to all relevant policies.  We also question the relevance of Policy C6 as the 
application is for residential use and does not include any reference to the application being a 
‘farm-based’ diversification.  Whilst Policy C8 refers to the protection of the landscape 
quality, the subject site does include agricultural buildings which have been developed over 
time for such use.  Whether or not the application for residential use is such as to be sufficient 
to outweigh the loss of agricultural land in order to comply with this policy, we argue that in 
the past it appears that this has not been the case and we consider this application has not 
changed this situation. 
 
Accordingly, we ask your Planning Committee to consider our concerns in their deliberations 
of this application to which we are recommending it should be refused.   
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However, in the event your Committee were to decide otherwise, we would ask that 
consideration be given by the Committee for the inclusion of a condition whereby 40% of the 
dwellings being provided are to be made available as affordable housing. 
 
If you feel it necessary to discuss any aspect of this letter, please advise accordingly. 
 
Yours faithfully 
 
 
 
A J Marston 
 
 
 
Andrew Marston 
Chairman of the 
Planning Committee  
The Knowle Society. 


