
 
 
 
 
 
 
 

Proposal: Demolition of an existing dwelling and erection of a 
replacement dwelling. 
 
 

Web link to Plans: Full details of the proposal and statutory consultee 
responses can be found by using the above planning 
application reference number at:  
 
https://publicaccess.solihull.gov.uk/online-applications/ 
 

 
 

Reason for 
Referral to 
Planning 
Committee: 

 
Called in by Councillor Mackiewicz and Councillor 
Meeson.  

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS 

 
 
EXECUTIVE SUMMARY 
 
This application seeks consent for the demolition of 5 Paddock Drive and 
replacement with a new detached dwelling.   During the lifetime of the application 
amended plans were submitted which reduced the size of the proposed new 
dwelling.  
 
The principle of this residential development is policy compliant, on a site currently in 
residential use (Use Class C3). The principle of development is acceptable and in 
compliance with Policy P5 of the Solihull Local Plan. The design and layout respects 
the local distinctiveness of the area and the proposal therefore accords with Policy 
P15 of the Solihull Local Plan and Policy D1 of the Knowle, Dorridge and Bentley 
Heath Neighbourhood Plan.  
 
In terms of ‘other material considerations’ pertinent to the determination of this 
application subject to conditions, your officers have concluded that the proposed 
development is acceptable in all other aspects.  
 
The proposal is therefore in accordance with the adopted development plan and 
guidance in the National Planning Policy Framework.  The development therefore 
benefits from the presumption in favour of sustainable development and the planning 
balance is firmly in favour of this proposal.  

APPLICATION REFERENCE: PL/2020/02960/MINFDW 
 
Site Address: 5 Paddock Drive Dorridge Solihull B93 8BZ   

https://publicaccess.solihull.gov.uk/online-applications/


 
MAIN ISSUES 
 
The main issues in this application are the effects of the development: 
 

 The effect of the proposal on the character and appearance of the 
surrounding area 
 

 The effect of the proposal on the amenities of the occupiers of neighbouring 
properties 
 

 Other material considerations 
 
- Highway Matters 
- Landscape 
- Ecology 
- Drainage 
- Other matters 
- Public Sector Equality Duty 
- Human Rights 

 

 Planning Balance 
 
CONSULTATION RESPONSES 
 
Statutory Consultees The following Statutory Consultee responses have been 
received: 
 
Lead Local Flood Authority – No objection subject to conditions 
 
Knowle, Dorridge and Bentley Heath Neighbourhood Forum – No observations 
 
Non Statutory Consultees The following Non-Statutory Consultee responses have 
been received: 
 
SMBC Ecology - No objection subject to condition 
 
SMBC Highways – No objection subject to condition 
 
SMBC Landscape - No objection subject to condition 
 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
6 responses were received from 4 separate properties. All correspondence has been 
reviewed and the main issues raised are summarised below (Planning Committee 
Members have access to all third party correspondence received): 



 
Scale & Design 
 

 Scale of new dwelling is overbearing when viewed from streetscene 

 Does not follow building lines at front or rear 

 Front projecting garage element will dominate the streetscene 

 Excessive rear projection close to boundary with no.6 

 Proposed use of render will be stark and more prominent  
 
Neighbour Amenity 
 

 Windows on side elevations will result in overlooking and loss of privacy 

 Excessive number of side facing windows compared to existing 

 Bay windows on rear will offer views over neighbouring gardens 

 Breach of 45-degreeline from front garage projection 

 Large chimney stack and rear projection would overshadow neighbouring 
gardens and windows 

 Extensions would impact on enjoyment of rear gardens of neighbouring 
properties 

 Loss of privacy to rear of site due to change in levels and sparse rear 
boundary 

 
 
Other issues 
 

 Plans do not show dimensions 

 Plans misrepresent neighbouring properties and proximity  

 Neighbouring properties only allowed to extend for single garage 

 Noise from opening and closing of garage doors 

 Concern over future increase in levels during building 

 Damage to rear hedgerow during construction 
 
PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
‘Where in making any determination under the planning acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the plan 
unless material considerations indicate otherwise’. 
 
The National Planning Policy Framework at paragraph 2 states that planning law 
requires that applications for planning permission be determined in accordance with 
the development plan, unless material considerations indicate otherwise. The 
National Planning Policy Framework must be taken into account in preparing the 
development plan, and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international obligations and 
statutory requirements. 
 
On the 13th May 2021 the Local Plan Review was submitted (via the Planning 
Inspectorate) to the Secretary of State for independent examination. 



 
This marks the next stage in the preparation and adoption of the plan. The advice in 
the NPPF at paragraph 48 states “Local planning authorities may give weight to 
relevant policies in emerging plans according to:  
 
a) the stage of preparation of the emerging plan (the more advanced its preparation, 
the greater the weight that may be given);  
b) the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and  
c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given)”.  
 
Greater weight, but not full weight, can therefore be given to the submitted plan, but 
this may still be dependent on the circumstances of each case and the potential 
relevance of individual policies.  In many cases there are policies in the new plan 
which are similar to policies in the adopted plan which seek the same objectives, 
although they may be expressed slightly differently. 
 
It is considered that relevant policies pertinent to this application have limited weight 
in the planning balance, and as a result do not alter the recommendation of approval 
reached in this report.  
 
This report also considers the proposal against the Development Plan (Solihull Local 
Plan), the relevant polices of the National Planning Policy Framework (“NPPF”) 
2021, the National Planning Practice Guidance. 
 
The effect of the proposal on the character and appearance of the surrounding area 
 
Policy P15 of the Solihull Local Plan, amongst other matters, seeks to ensure that 
proposals conserve and enhance local character. Policy P15 of the Local plan is 
consistent with policies set out in the Framework and full weight can be attributed to 
this Local Plan Policy.  
 
In addition to the Local Plan, the Neighbourhood Plan also forms part of the 
development plan. Policy D1 (Character and Appearance) of the NP, broadly 
speaking, is a policy which requires development to demonstrate that it would be of a 
high standard of design and preserves or enhances the character and appearance of 
the area. Policy D1 of the Neighbourhood Plan is consistent with the aims of Policy 
P15 of the Local Plan 
 
Concerns have been raised by local residents regarding the size and design of the 
new house being out of keeping with the streetscene and surrounding area. The 
immediate area is characterised by large detached dwellings with extensive rear 
gardens, the site does not lie within a conservation area and is not a heritage asset, 
and as such the principle of a replacement dwelling in this location is acceptable.  
 
This proposal seeks the demolition of the existing dwelling and replacement with a 
new detached dwelling. The existing property is a two storey gable ended property 
with a single storey garage attached to the side. The new dwelling would be two 



storey property, albeit with accommodation in the roof space, with a hipped roof 
design and a front projecting garage feature.  
 
Within the existing streetscene there is a variety of dwellings of different scales and 
architectural designs, a number of which have been extended and altered over the 
years, and as such there is no prevailing character to Paddock Drive. The proposed 
new dwelling would have a hipped roof, with front and rear projections, as well as 
incorporating design features such as chimney details, gables and bay window 
details to the rear, and would be set well back from the highway, akin to that of the 
neighbouring properties.  The front projection of the garage is a feature replicated off 
other properties within paddock Drive which have both single and two storey front 
projections.   
 
In terms of scale and massing the replacement dwelling would not be out of 
character with the area in terms of its footprint, or height. Whilst it is noted that the 
height would be greater than that of the existing property on site, there are no special 
local design characteristics identified in the Local Plan or neighbourhood plan which 
require development to be identical to its neighbours.  Furthermore in relation to the 
footprint of the building and gaps to neighbouring boundaries it is considered that 
sufficient space would be retained either side to retain an element of openness and it 
is noted that the gaps to the boundary are akin to others within the immediate area.  
 
Overall it is considered that the dwelling has been carefully designed to incorporate 
elements of nearby properties and in terms of the scale of the building there is a 
degree of uniformity with other properties along Paddock Drive which would mean 
the new building would not appear as over dominant or incongruous. It is therefore 
considered that the new dwelling would respond to the build character of the locality 
and local distinctiveness of the area and therefore would be in accordance with 
Policy P15 of the Local plan, Policy D1 of the Neighbourhood Plan and therefore 
neutral weight should be attached to this.  
 
The effect of the proposal on the amenities of the occupiers of neighbouring 
properties 
 
Policy P14 of the SLP seeks to protect the amenity of existing and potential 
occupiers of houses when considering new developments. Careful consideration 
must be made to amenity of both existing neighbours, as well as future occupiers of 
the proposed apartments. The policy is consistent with the NPPF and thus carries 
significant weight. 
 
In terms of impact on the neighbouring amenities, the overall footprint of the new 
dwelling is larger than that of the existing, coming closer to the boundaries at two 
storey height and also having additional front and rear projections. In order to break 
down the impact this has been assessed based on individual impact on the nearest 
neighbouring properties.  
 
The nearest properties to the application site are numbers 4 and 6 Paddock Drive.  
 

- Number 4 Paddock Drive 
 



Number 4 Paddock Drive sits to the west of the application site and is a property 
which has undergone extensions in the past. Looking at the rear of the site, and 
having regard to the tapered boundaries, the new dwelling would not project past the 
rear elevations of no.4 and as such there would be no loss of light or overbearing 
impact to rooms on the rear elevations of no. 4, or rear private amenity space.  
 
Turning to the front it is noted that the new dwelling would have a front projection 
which would project forward of the front elevation of no.4. it is however noted that 
there would be no breach of the 45-degree line to the front facing rooms of no.45 
and having regard to the relationship and separation distances, there would be no 
detrimental impact as a result of this. Furthermore it should be noted that no.4 has 
an existing front two storey projection and this is not an uncommon feature on 
paddock Drive.  
 
Concern has been raised with regards to overlooking from side facing windows on 
the new dwelling which would face the boundary with no.4. Five velux windows are 
proposed to the side elevation of the new dwelling however it is noted that these 
would be well within the roofspace and due to their nature and height above ground 
level would not cause overlooking to no.4.  Further concerns are cited in relation to 
side facing windows on the two storey rear projection, here it is noted that this would 
be located 19.4m away from the boundary with no.4 and having regard to this 
separation distance there are no concerns regarding overlooking and loss of privacy.  
A condition can reasonably be included to ensure no additional side facing windows 
could be placed on the dwelling without separate consent.  
 

- Number 6 Paddock Drive 
 

No.6 Paddock Drive sits to the east of no.5 and it is an existing detached dormer 
bungalow style dwelling.  It was noted on site that no.6 Paddock Drive has existing 
side facing windows which serve habitable rooms, and in some instances are the 
sole source of light to these rooms. Concerns have been raised with regards to loss 
of light to both these rooms, but also the private outdoor amenity space to the rear of 
no.6 which sits adjacent to the boundary with no.5 Paddock Drive.   

 
Following a site visit, amendments were requested and secure to reduce the 
projection of the two storey rear wing of the new dwelling, to remove the large 
chimney feature, reduce the height and increase separation to no.6.  

 
Whilst it is acknowledged that the rear of the new dwelling would project past the 
rear of no.6, it is considered that the footprint and orientation of the new dwelling is 
such that when looking at the path of sun throughout the day, there would be no 
detrimental loss of light to the side facing windows of no.6 Paddock Drive. Whilst the 
two storey wing to the rear of the new dwelling would project past the rear of no.6 
there would be no breach of the 45-degree line and the distance off the boundary 
would be 3m at the narrowest point, with a separation from the corner of no.6 to the 
new dwelling of 6m. As such, whilst it is considered that there would be change to 
the amenity of no.6 by virtue of the introduction of built form, it is not considered that 
there would be a detrimental loss of light through overshadowing, or overbearing 
impact.  

 



Side facing windows proposed along the boundary with no.6 serve non-habitable 
rooms and can reasonably be conditioned to be top opening and obscurely glazed to 
protect privacy in terms of overlooking. On this basis, and following the reductive 
amendments received, the proposal is considered to have no harmful effects on 
neighbour amenity to residents living at No.6. 

 
- Other properties front and rear of 5 Paddock Drive 
 

Concerns have been raised with regards to the impact of the new dwelling on 
properties to the front and rear of the application site. It is noted that the separation 
distance to the rear boundary would be 20m at the shortest garden length and 
increase up to 30m, and as such there are no concerns regarding loss of privacy 
through overlooking, or loss of light through overbearing impact.  Concerns over the 
rear hedgerow being sparse have also been noted, however again due to the 
separation between the existing and proposed properties this is not considered to 
have a detrimental impact on privacy and overbearing impact.   
 
In summary it is conserved that the proposed new dwelling would be appropriately 
proportioned and sited so as not to have an adverse effect on the living condition of 
the occupants of nearby dwellings / apartments or future occupiers of the 
development. In this regard, the development would accord with Policy P14 of the 
SLP, and neutral weight should therefore be attached to this material consideration. 
 
Other Material Considerations 
 

 Highway Matters 
  
Policy P8 of the Solihull Local Plan explains that development which results in a 
reduction in safety for any users of the highway will not be permitted. Policy P8 of the 
Local Plan is consistent with policies set out in the Framework and full weight can be 
attributed to this Local Plan Policy.  
 
Paragraph 109 of the Framework explains that development should only be 
prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or the residual cumulative impacts on the road network would be 
severe. 
 
This application seeks consent for a replacement dwelling with only a small alteration 
to the front driveway arrangement, and no additional access points created and as 
such there are no highways concerns raised.   
 
For the reasons set out above, there would be no conflict with the requirements of 
Local Plan Policy P8 or policies of the Framework.  
 
This should be accorded neutral weight in the planning balance 
 

 Landscape & Ecology 
 
Policy P10 of the Solihull Local Plan recognises the importance of a healthy natural 
environment in its own right. Policy P14 requires new development to safeguard 



important trees, hedgerows and woodlands. Policies P10 and P14 of the Local Plan 
are consistent with policies set out in the Framework and full weight can be attributed 
to these Local Plan Policies. 
 
Landscape architects have raised no objection to the proposal and note that the site 
proposals indicate that there would be no impact on the front gardens landscape and 
this is welcomed for retaining features important for the green infrastructure and 
wildlife benefits, as well as the character of the street frontage.  
 
A planning condition can be added to any planning approval to ensure tree 
protection measures and planting details for the rear of the site are to be submitted 
for future approval and implemented thereafter.  
 
The submitted bat survey found no evidence of roosting bats and concluded that the 
building has low potential to support crevice dwelling bats (no evidence of void 
dwelling bats was found), with a small number of potential roost features (PRFs) 
located at the base of the chimney. Best practice dictates that one nocturnal survey 
is undertaken to investigate further the potential for crevice dwelling bats. However, 
in this situation given that a thorough internal survey was possible and the small 
number of PRFs, SMBC Ecology have advised that demolition work can proceed 
under the supervision of a suitably qualified ecologist. This can be reasonably 
secured via condition.  
 
For the reasons set out above, there would be no conflict with the requirements of 
Local Plan Policies P10 and P11. 
 
This should be accorded neutral weight in the planning balance 
 

 Drainage 
 
Policy P11 of the Local Plan explains that all new developments shall incorporate 
sustainable drainage systems, unless it is shown to be impractical to do so. 
Policy P11 of the Local Plan is consistent with policies set out in the Framework and 
full weight can be attributed to these Local Plan Policy. 
 
The Lead Local Flood Authority has reviewed the application and are satisfied that 
the proposal would not give rise to flood risk or drainage issues that cannot be 
reasonably mitigated by condition. Consequently, the proposal would not have a 
detrimental effect in terms of flood risk. 
 
For the reasons set out above, there would be no conflict with the requirements of 
Local Plan Policy P11. 
 

 Public sector equality duty 
 
In determining this application, Members must have regard to the public sector 
equality duty (PSED) under s.149 of the Equalities Act. This means that the Council 
must have due regard to the need (in discharging its functions). 
 



The PSED must be considered as a relevant factor in making this decision but does 
not impose a duty to achieve the outcomes in s.149 is only one factor that needs to 
be considered, and may be balanced against other relevant factors. It is not 
considered that the recommendation to grant permission in this case will have a 
disproportionately adverse impact on a protected characteristic. 
 

 Human rights 
 
In determining this request for approval, Members should be aware of and take into 
account any implications that may arise from the Human Rights Act 1998. Under the 
Act, it is unlawful for a public authority to act in a manner that is incompatible with the 
European Convention on Human Rights.  
 
Members are referred specifically to Article 8 (right to respect for private and family 
life), Article 1 of the First Protocol (protection of property). It is not considered that 
the recommendation to grant permission in this case interferes with local residents' 
right to respect for their private and family life, home and correspondence. The 
recommendation for approval is considered a proportionate response to the 
submitted request based on the considerations set out in this report. 
 
CONCLUSION 
 
The principle of this residential development is policy compliant, replacing an existing 
residential unit with a new residential unit (Class C3) in an established accessible 
residential area, in compliance with Policy P5 of the Solihull Local Plan. The design 
and layout enhances the local character of the area and the proposal therefore fully 
accords with Policy P15 of the Solihull Local Plan.  
 
In terms of ‘other material considerations’ pertinent to the determination of this 
application, subject to conditions, your officers have concluded that the proposed 
development is acceptable in all other aspects.  
 
The proposal is therefore in accordance with the adopted development plan and 
guidance in the National Planning Policy Framework (the Framework). The 
development benefits from the presumption in favour of sustainable development 
and the planning balance is firmly in favour for this proposal.  
 
Therefore, for the reasons given above, and taking account of all other 
considerations, the application should be approved. 
 
RECOMMENDATION 
 
Approval is recommended subject to the following précis of conditions a full list of 
standard conditions is available using the following link: 
http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications: 
 
 
1. CS00 – compliance with plans  
 

http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications


 
2. CS05 – commencement with 3 years  

3. CS06 – materials to be submitted  

4. CD11 – no additional side facing windows  

5. CD15 – windows to side elevations to be obscurely glaze  
 
6. The development hereby permitted shall be undertaken in the presence of a 
qualified bat worker appointed by the applicant to supervise all destructive works to 
the roof of the building(s) and associated structures to be demolished/affected 
(including soffits).  All roofing material is to be removed carefully by 
hand.  Appropriate precautions must be taken in case bats are found, such as the 
erection of at least one bat box on a suitable tree or building.  Should evidence of 
bats be found during this operation, then work must cease immediately while Natural 
England are consulted for further advice. Any subsequent recommendations or 
remedial works will be implemented within the timescales agreed between the bat 
worker and the Local Authority Ecologist/Natural England. Notwithstanding any 
requirement for remedial work or otherwise, the qualified bat worker's report shall be 
submitted to the local planning authority within 1 month following completion of the 
supervised works to summarise the findings.  
Reason: To ensure that protected species are not harmed by the development 
 
7. No above-ground work shall commence until such a time as a scheme to manage 
the surface water runoff from the development has been submitted to and approved 
in writing by the Lead Local Flood Authority in conjunction with the Local Planning 
Authority, with no occupation until the scheme is operational. The submitted details 
shall include, as a minimum: 

 Drawings showing overall site concept design principles  
 Site layout plan, incorporating SuDS drainage design, site ground 

levels, finished floor levels, any integration with landscaping, 
earthworks or other features. 

 Surface Water Drainage Design including: 
 Confirmation of the lifetime of the development  
 Design storm period and intensity (1 in 1, 1 in 30 & 1 in 

100 year + allowance for climate change see EA advice 
Flood risk assessments: climate change allowances’),  

 Evidence of an assessment of the site conditions to 
include site investigation and test results to confirm 
infiltrations rates in accordance with BRE365 
methodology;   

 Confirmation of discharge rates and volumes (both pre 
and post development) 

 Confirmation of proposed discharge location. 
 Innovative and Multi-Functional SuDS Design that makes 

good use of the site space, supported by robust 
calculations and demonstrating full compliance with 
SMPC Policy P11 and DEFRA’s Non-statutory technical 
standards for sustainable drainage systems to 
accommodate the difference between the allowable 
discharge rate/s and all rainfall events up to the 100 year 
plus climate change critical event storm.  

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances


 Engineering details for all surface water drainage features 
 Temporary storage facilities, the methods employed to 

delay and control surface water discharged from the site, 
and the measures taken to prevent flooding and pollution 
of the receiving groundwater and/or surface waters, 
including watercourses, and details of finished floor levels 
in AOD; 

 Details of water quality controls, where applicable.  For 
example, demonstration that the final design provides 
appropriate treatment for water leaving the site 

 Surface Water Drainage adoption and maintenance strategy 
 On and off site extreme flood flow routing and proposed resilience 

measures that ensure the buildings and infrastructure are safe from 
flooding 

 Any works required off-site to ensure adequate discharge of surface 
water without causing flooding or pollution (which should include 
refurbishment of existing culverts and headwalls or removal of unused 
culverts where relevant); 

The scheme shall be implemented, maintained and managed in accordance with the 
approved details. 
 
8. No above-ground work shall commence until details of an appropriate 
management and maintenance plan for the sustainable drainage system for the 
lifetime of the development have been submitted which, as a minimum, shall include: 

a. The arrangements for adoption by an appropriate public body or statutory 
undertaker, management and maintenance by a Residents’ Management 
Company 

b. Arrangements concerning appropriate funding mechanisms for its on-going 
maintenance of all elements of the sustainable drainage system (including 
mechanical components) and will include elements such as: 

a. on-going inspections relating to performance and asset condition 
assessments 

b. operation costs for regular maintenance, remedial works and irregular 
maintenance caused by less sustainable limited life assets or any other 
arrangements to secure the operation of the surface water drainage 
scheme throughout its lifetime; 

c. Means of access for maintenance and easements where applicable. 

The scheme shall be implemented, maintained and managed in accordance with the 
approved details. 
 
9. CL03 - Barriers around trees to be retained 
10. CL04 – Hard and Soft Landscaping scheme to be submitted 
 
11. No development shall take place until a Demolition and Construction 
Management Plan has been submitted to and approved in writing by the Local 
Planning Authority and Local Highway Authority. The Plan shall be strictly adhered to 
and shall provide for: the anticipated movements of vehicles; the parking and 



loading/unloading of staff, visitor, and demolition/construction vehicles; the loading 
and unloading of plant and materials; hours of operation and deliveries/collections; 
the storage of plant and materials used in demolishing/constructing the development; 
a turning area within the site for demolition/construction vehicles; and, wheel 
washing facilities and other measures to prevent mud/debris being passed onto the 
public highway. 
In the interest of highway safety in accordance with Policy P8 of the Solihull Local 
Plan 2013. 


