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Dear Mr Palmer, 
 

PLANNING APPLICATIONS 2011/1555, 2011/1556, 2011/1557 
ST JOHN’S CLOSE, KNOWLE 

 
 

I wish to make the following further observations on the above application.  We recognise the 
changes made to the original scheme as a result of the feedback made by ourselves and others.  
In light of the approval of the Sainsbury store in Dorridge we have real concerns that the retail 
offering in Knowle could be adversely affected due to the counter attraction of such a large 
store close by.  In its potential impact on Knowle it can be compared to an ‘out-of-town’ 
supermarket, especially as its parking provision will, we are assured, be better than the 
congested parking in Knowle.  The presence of a modest sized Waitrose store in Knowle 
would help to maintain Knowle as a local centre with its flourishing retail provision. 
 
However we have significant concerns about this particular application. 
 
PARKING 
I have already (letter of 13 November) commented on the car parking figures described in the 
application documents and merely wish to repeat that the proposed provision is totally 
inadequate.  I am particularly concerned that the statement made by Kimberley claiming an 
increase of 93 spaces is incorrect as it does not take into account the complete situation.  If we 
are to benefit from a new foodstore, the parking situation needs to be greatly improved. 
 
 



TRAFFIC 
The road through St John’s Close takes two way traffic of cars and lorries delivering to the 
High Street shops and there is no proposal in the application to alter that.  This means that 
cars parked at right angles to the road will either have to reverse in or reverse out, causing an 
obstruction to traffic and risk of conflict with traffic which is allowed to travel at up to 
30mph.  Where this right angle parking would be near the store, it is obvious that some people 
would be returning to their cars with quantities of shopping to load into the boot of their car.  
If they had driven straight in (as most people do) they would have to wheel their trolley along 
the road and stand in the roadway while loading their cars before returning the trolley, again 
along the road.  Parents with young children would also be putting the child in the car, all the 
time blocking the roadway.  This is a reasonable operation in a car park where traffic is 
moving very slowly, but would be very hazardous even if the road were subject to some form 
of traffic calming.  The proposed end-on parking proposed in application 2011/1556 is on a 
section of the road where no traffic calming is proposed.  Even the section nearest to the store 
is only described as a table-top with tarmac surfacing, surely nowhere effective enough to 
control traffic speeds as much as would be required. 
 
The effect of removing the access between St John’s Close and the Red Lion car park will 
mean that users of the car park will have to use the access onto the High Street, opposite the 
junction with the Kenilworth Rd.  This is a hazardous site which has not been considered in 
the Transportation Assessment.  If this access were being proposed as part of a new 
development I am sure it would never be allowed without major modification. 
 
Both these aspects are subject to the provisions of UDP Policy T14 (Traffic Calming) and in 
our view the proposals as a whole do not meet its requirements in that they do not “ … 
incorporate or fund measures in appropriate developments to promote road safety and 
environmental improvements.”  [They also do not met the similar requirements in policy P8 
of the Solihull Draft local Plan.]  In particular the end-on parking and the increased use of the 
High Street entrance/exit to the Red Lion car park actually increase dangers to road users and 
pedestrians. 
 
While the application mentions the provision of cycle racks there are no proposals to improve 
the safety of cyclists or provide improved access, contrary to UDP Policy T16 (Cycling). 
 
S5.80 of the Transportation Assessment states that ‘Waitrose are happy to enter into an 
agreement for their service vehicles to approach .(sic) depart using only Warwick Road to the 
south.  There would be no use of the High Street through the centre of the village by service 
vehicles associated with the development.’  This agreement, applying both to Waitrose’ own 
vehicles and their external suppliers, should be legally binding and signed prior to any 
approval of the scheme.  This would minimise the damage caused by HGVs to listed 
buildings in the High Street. 
 
Appendix F of the Transportation Assessment shows the theoretical swept paths of 16.5m 
articulated HGVs arriving at and leaving the delivery area of the store via the Warwick 
Road/Station Road junction.  Even in these theoretical examples it is clear that the vehicles 
will, at the very least, require use of all of the available width of the lane they are using.  In 
fact the one showing the arrival of such a vehicle clearly shows it having to use hatched areas 
of roadway, crossing the centre line on Station Road and demolishing the bollard at the end of 
the bus lane. These diagrams demonstrate that, to have a feasible and practical scheme, some 
changes to the layout of the roads at this junction will be required. 



 
Appendix G of the Transportation Assessment shows the theoretical swept paths of 10.5m 
rigid HGVs arriving at and leaving the delivery area for existing High Street shops.  The 
arrival plots both show the HGVs encroaching upon the car park roadway and in one case 
reversing into the unadopted access road at the rear of the High Street shops.  This is at 
present used for car parking and such use by HGVs would remove at least two spaces, further 
reducing the parking allocation, which has already been shown to be totally insufficient.  Both 
plots of HGVs leaving the delivery area show vehicles crossing the centre line of the roadway 
in St John’s Close, taking almost the entire width of the carriageway.  This also applies in 
Appendix H to a rigid HGV servicing the Village Hall. 
 
It is not clear whether or not these theoretical swept paths include the 0.5m safety clearance 
expected on either side of the vehicle.  These deficiencies show that the scheme does not meet 
the aim of UDP Policy T2 (Access to New Developments). 
 
Access to the store delivery area off Station Road requires the delivery vehicles to enter the 
site and perhaps park up between a residential property (26 Station Rd) and a building 
recognised in the Conservation Area Assessment as a ‘positive building’ (the former off-
licence).  Enforceable measures need to be agreed for the future environmental protection of 
residents and other users of these properties in accordance with UDP Policies ENV15 (Air 
Pollution) and ENV18 (Noise). 
 
The Transportation Assessment considers the impact of the increased traffic on various 
junctions in the vicinity of St John’s Close but does not include traffic from Longdon Rd, one 
of the main feeders of residential traffic into St John’s Close.  The study of the St John’s 
Close/High Street junction states that the increased traffic “will not have any material effect 
on this junction under the worst case traffic flows.”  However it ignores the effect of the 
pedestrian crossing, despite showing that the “average” traffic queue would be 1.94 vehicles.  
If this is the average, then at many times the queue must be significantly greater, causing 
vehicles to stop both sides of the crossing.  It also does not consider the impact of the 
operation of the crossing on traffic flows. 
 
The only two vehicle exits out of St John’s Close both have restricted visibility, that onto 
Lodge Road due to the electricity sub-station and the bend in the road, allied to the junction 
with Longdon Rd, and that onto Station Rd due to parked cars.  A left turn out of this latter 
junction is also restricted due to the narrow road width and vehicles parked opposite outside 
Guests garage. 
 
While the statement (para 5.14) that “A new foodstore generates negligible true ‘new’ trips” 
might be true this doesn’t mean that the change in pattern is not significant.  The existing trips 
to stores outside Knowle are diffuse, being from where people live and going away from 
Knowle using many different routes.  If they switch to using the proposed store they would be 
focussed on St John’s Close, with obvious impacts.  They cannot have it both ways, saying 
that the store will prevent trips away from Knowle yet saying that they will have no or little 
local impact. 
 
The statement (para 6.4) that “Dorridge Station is an easy walk” is plainly made by someone 
not having walked it.  I have many times and it’s quite a stretch, and I speak as a regular 
walker.  Figure 4 shows it to be over 2km away in a direct line and it would be totally 
unrealistic to expect people to walk this with any significant amount of shopping. 



 
The Society is working with SMBC Officers on proposals to reduce the impact from traffic in 
Knowle, particularly on the High Street, and this proposal would go against this initiative, due 
to the expected increase in traffic attracted to the store. 
 
LIGHT POLLUTION (UDP Policy C9) & ENERGY CONSERVATION (UDP Policy 
ENV22) 
The plans as submitted say nothing about area lighting of the car parks and roadways, nor of 
the store itself.  This area of Knowle currently benefits from low levels of lighting as befits a 
residential area and green space.  The application should have included details of a lighting 
plan for the public areas and for those aspects of the store that would cast light into the public 
areas.  These plans should have taken into account the current nature of the area and been 
designed to maintain its ambience.  Without such plans we are at a significant disadvantage in 
commenting on the proposal and could be faced with a fully inappropriate design. 
 
IMPACT ON THE CONSERVATION AREA 
As probably the largest CA in Solihull and one which is very visible to people passing 
through, the Knowle CA could well be said to be the most important in Solihull.  For this 
reason alone it should be well protected.  We are well aware that the area of the proposal is 
described in the CA Assessment as an area of enhancement but do not accept that this 
proposal as a whole is actually an enhancement.  We have therefore retained a Conservation 
Consultant (Mel Morris Dip. Arch. Cons, IHBC, MRTPI) to give us her assessment of the 
impact of the proposal on the Conservation Area.  Her report is attached, but I summarise 
here. 
 

♦ The Heritage Statement states that the store is “largely concealed from the 
Conservation Area” but overlooks the fact that the store is actually within the 
Conservation Area. 

♦ There are three critical views affecting the CA upon which the development will 
have a negative impact:- 

o From the High Street adjacent to the Red Lion; 
o From St John’s Close through the gap between the bungalows towards 

the high Street; 
o From Station Road between no 22 (former Wine Shop) & 26 Station 

Rd. 
♦ The height of the store building, specifically the storage section is probably the 

greatest in the CA and will not, as the applicant states “be concealed behind 
neighbouring buildings”. 

♦ The massing, design and materials used for the store building are not sympathetic 
to the CA. 

♦ The detailed design of the car park construction is not well enough specified and 
needs to reflect the local village character. 

♦ The redistribution of the car parking creates a new flow against the historic grain 
of the settlement pattern. 

♦ Negative impact by the removal of historic medieval plots and boundaries 
including important hedges, a primary negative characteristic identified in the CA 
Appraisal.  The importance of preserving historic plot sizes was a key 
recommendation. (See App 1 of her report) 



♦ The proposed brick walls also do not reflect the local village character and those 
behind the bungalows are an unsympathetic treatment for the boundary of the 
Conservation Area. 

♦ There should be a direct link between the store entrance and Station Rd to prevent 
further divorce of the shops on Station Rd from the rest of the retail area. 

 
LANDSCAPING 
A member of the Society who has significant experience in horticulture, especially in 
landscaping has reviewed the tree survey and the indicative planting scheme.  He felt the 
report from Ian Keen Ltd was well balanced but had the following comments:- 
 

♦ Tree 8:- The condition of this tree is not as bad as the report states. 
♦ Hedge 10:- The quality of this hedge is quite good.  
♦ Tree 19:- This tree could be kept. 
♦ Tree 31:- This tree is poor and could be removed. 
♦ Trees 61, 62, and 63 are not within the site but in the garden of 26 Station Road. 
♦ The report does not cover the area where the store is going to be built. He could 

not gain access to this area (the site of the old bowling green) and he can't 
comment upon this area (which is within the conservation area). 

♦ He considers that the plan for planting new trees and shrubs is satisfactory but 
suggests that Ceanothus should not be included as they often die in a cold winter. 
He suggests Caryopteris and Ceratostigma as alternatives. 

 
We request that the Council’s tree officer reviews these particular trees and the applicant 
reconsiders the use of Ceanothus. 
 
OTHER ISSUES 
♦ Details of the various design elements in and around the car parking areas should be 

specified.  These include the means of demarcating the individual parking spaces, bollards 
and planters, notice boards and signage. 

♦ Details of the proposals for traffic calming should be specified, as should the need for any 
parking restrictions around the proposed end-on parking areas and proposals for speed 
restrictions as part of the traffic calming. 

♦ Any proposals for traffic calming and any other management should be coordinated with 
plans for the treatment of traffic in the whole of central Knowle.  Ideally they should be in 
line with Local Transport Note 1/11 October 2011 – “Shared Space” published by the 
Department of Transport. 

 
 
ANCILLARY IMPROVEMENTS 
While some ancillary improvements to the surrounding area have been proposed, there are 
others which should have been included as they relate to the scheme as a whole. 
♦ Footpaths on the green - Rather than just add one short stretch of footpath leading to the 

store, the scheme should include resurfacing of the existing footpaths and the provision of 
one leading towards the existing shopping precinct [in the name of improving pedestrian 
access – UDP Policy ENV2 (vii)]. 

♦ Footpath from Lodge Road – this should be resurfaced from the Scout Hut to St John’s 
Close [in the name of improving pedestrian access – UDP Policy ENV2 (vii)]. 



♦ The walls in the car park and the accessible walls of the store should be of a material or 
surface treatment that minimises the opportunity for graffiti [minimising the potential for 
crime and anti-social behaviour UDP Policy ENV2 (viii)]. 

♦ The detailed design of the extended car park at Lodge Croft should be reviewed to 
minimise the potential for crime and anti-social behaviour [UDP Policy ENV2 (viii)].  
This should not include excessive additional lighting.  The current access to Station Road 
properties should be retained or improved.  Access to, and the security of, the allotments 
should be retained or improved and a sustainable drainage system installed [UDP Policy 
ENV2 (viii) & UDP Proposal ENV17/1 Sustainable Drainage Systems]. 

 
 
We believe that there are sufficient difficulties with the current application which, if not 
addressed, must lead to rejection of the application.  Many of these difficulties stem from the 
size of the store together with its planned location.  The overall size of the store building has 
been reduced by 23.5% from the earlier application but the retail area, which is the factor 
attracting shoppers and therefore car parking requirements, only by 7%. 
 
In the event of any responses by the applicant to the points we have raised in this note or 
regarding the earlier one about car parking I would request that we are notified and have an 
opportunity to comment further.  I make the same request regarding any significant responses 
or changes to the proposals resulting from any comments made by the Council or its statutory 
consultees.  This application is a very significant one for the residents of Knowle and, in the 
light of the Localism Act we wish to be fully consulted. 
 
Best regards, 
 
LT Jones 
 
Leighton Jones 
Chairman, 
Knowle Society Planning Committee 
 
Cc 
Ms Julia Sykes, SMBC 
Councillor Rebeiro 
Councillor Potts 
Councillor Holl-Allen 
Philip Pearce, Kimberley Developments Ltd. 


