
 
 
 
 
 
 
 

Proposal: New first floor extension on the rear flat roof and 
replacement staircase extension and internal alteration to 
existing part first floor. 
 
 

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: 

 

 

 
10 letters of objection received 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS 

 
 
EXECUTIVE SUMMARY 
 
This application seeks full planning permission for alterations to the existing two 
storey and single storey flat roof projections to the rear of 1701 High Street, Knowle, 
a Grade II listed building. The application includes a small side extension that 
houses a new staircase and a number of internal alterations. 
 
This application follows on from a previously approved application 
PL/2012/02365/FULL (and PL/2012/02325/LBW) which granted consent in 2013 for 
a similar scheme, although the design of the roof has changed since the 2013 
application and there is now the addition of the small side extension housing a 
staircase. The internal alterations have also changed. The consent granted in 2013 
was never implemented. 
 
A separate application seeking listed building consent for the proposed works 
(PL/2021/01476/LBC) has also been submitted and is currently awaiting 
determination. However, the low level of objections received to that application (4) 
has not triggered the requirement for determination by the Committee. As such it will 
be determined under delegated powers once a decision on the planning application 
has been made by Members. 
 

APPLICATION REFERENCE: PL/2021/01475/PPFL 
 
Site Address: 1701 High Street Knowle Solihull B93 0LN   

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


The principle of this commercial development is policy compliant, a bakery school 
and additional restaurant accommodation in an established commercial area would 
help encourage the retention of a small enterprise in an urban/rural area. The 
principle of development is acceptable and in compliance with Policy P3 of the 
Solihull local Plan. 
 
This report will demonstrate that the design and layout of the proposal on this site 
protects and enhances the amenity of existing and potential occupiers of houses,, 
businesses and other uses; the design and layout of this proposed extension 
respects and enhances the local character of the area; and that the application 
acknowledges the importance of a heritage asset and the historic environment, 
character and distinctiveness of the Knowle Conservation Area, and therefore 
accords with Policies P14, P15 and P16 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 development therefore 
benefits from the presumption in favour of sustainable development and the planning 
balance is firmly in favour of this proposal. 
 
MAIN ISSUES 
The main issues in this application are: 
 

 Impact of the proposed addition upon the special interest of a listed building. 
 

 Impact upon the special character of Knowle Conservation Area. 
 

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

 The effect of the proposal on highway safety, parking provision and the free 
flow of the road network. 
 

 Other material considerations; 
o Drainage 
o CIL contributions 
o Other matters; 
o Public sector equality duty; and 
o Human rights 

 
 
Statutory Consultees The following Statutory Consultee responses have been 
received: 
 
Lead Local Flood Authority & Drainage – No objection  
 
 



Non Statutory Consultees The following Non-Statutory Consultee responses have 
been received: 
 
SMBC Highways – No objection 
 
SMBC Heritage - No objection subject to conditions 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
10 responses were received. 
 
All correspondence has been reviewed and the main issues raised are summarised 
below (Planning Committee Members have access to all third party correspondence 
received): 
 
Highways  
 

 Vehicle access and parking provision 

 Emergency vehicle access 

 Shared parking – lack of space to manoeuvre vehicles 
 
Drainage 
 

 Building’s proximity to sewer and drains 
 
Neighbour Amenity 
 

 Loss of light 

 Loss of outlook 
 
Other matters 
 

 Drawings not showing adequate detail/details missing or inaccurate 

 No provision in case of fire (lack of fire escape) 
 

PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
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. 

 
Solihull Local Plan 
 
Policy P8 managing Demand for Travel and Reducing Congestion advises that all 
development proposals should have regard to transport efficiency and highway 
safety. 
 
Policy 14 Amenity “The Council will seek to protect and enhance the amenity of 
existing and potential occupiers of houses, businesses and other uses in considering 
proposals for new development, and will permit development only if it respects the 
amenity of existing and proposed occupiers”. 
 
Policy P15 Securing Design Quality “All development proposals will be expected to 
achieve good quality, inclusive and sustainable design, which conserves and 
enhances local character, distinctiveness and streetscape quality and ensures that 
the scale, massing, density, layout, materials and landscape of the development 
respect the surrounding natural, built and historic environment.”  



 
Policy P16 Conservation of Heritage Assets and Local Distinctiveness 
“…development will be expected to preserve or enhance heritage assets as 
appropriate to their significance, conserve local character and distinctiveness and 
create or sustain a sense of place.”  
 
Knowle, Dorridge and Bentley Heath Neighbourhood Plan 
 
Policy VC2: Conservation Areas “New development shall seek to conserve and 
enhance the conservation areas and their heritage assets. Building design, signage, 
advertising and street furniture shall be in keeping with the character of the area.”  
 
Policy VC3: Heritage Assets “Designated heritage assets including listed buildings, 
conservation areas and archaeological features must be protected, conserved and 
enhanced in accordance with national and local planning guidance and policies.”  
 
Policy D1: Character and Appearance: “Planning applications for a new 
development, including extensions, shall demonstrate that it would be of a high 
standard of design and preserves or enhances the character and appearance of the 
Area.”  
 
Policy D2: Design in Conservation Areas: “In the Knowle Conservation Area, 
development proposals must have regard to the Knowle Conservation Area 
Appraisal 2007. Building design, shop fronts, signage and advertising shall be in 
keeping with the scale, location and appearance of existing buildings and signage.”  
 
 

Impact upon the special interest of the designated heritage asset 
 
No.1701 High Street is a grade ll listed building situated within the Knowle 
Conservation Area. The building currently operates as a popular bakery and 
tearoom/bistro. The application site is adjacent to several listed buildings including 
the grade l listed parish church and the grade ll* Guild House. The conservation area 
and the listed buildings are designated heritage assets.  
 
Heritage assets have a degree of significance that merits consideration in planning 
decisions because of their heritage interest when effected by physical change to 
their fabric or by development within their setting. Setting is the surroundings in 
which a heritage asset is experienced. Elements of a setting may make a positive or 
negative contribution to the significance of a heritage asset. 
 
The application proposes alterations to the existing two-storey and single storey rear 
extensions at no.1701 High Street situated within the courtyard to the rear.  
 
The proposed new extensions would modify the flat roofed, post-war buildings that 
link to the historic/listed building. These post-war additions hold little architectural or 
historic value. The courtyard is used for car parking. The existing building and 
courtyard have a negative impact on the character and appearance of the 
Conservation Area and on the setting and significance of the adjacent listed 
buildings. 



 
The proposed paired gables to the rear elevation facing the church hall would 
contain tall windows to reflect those in the church hall and provide interesting new 
views towards the church and other historic buildings. This would be a modern 
building which pays full regard to its context and the established use that it seeks to 
support. 
 
The scale; form and details of the proposed development are an appropriate design 
response that presents an opportunity to enhance the character and appearance of 
the conservation area and the setting and significance of the adjacent listed 
buildings. The NPPF advises “Local planning authorities should look for opportunities 
for new development within Conservation Areas and World Heritage Sites, and 
within the setting of heritage assets, to enhance or better reveal their significance. 
Proposals that preserve those elements of the setting that make a positive 
contribution to the asset (or which better reveal its significance) should be treated 
favourably.” (Para. 206 MHCLG 2021.)  
 
In addition to the above, consideration must be given to the fact that a very similar 
scheme was submitted and approved in 2013. The overall foot print of the building 
does not change aside from a small two storey side extension on the elevation facing 
the alley. This extension houses a staircase and was not part of the 2013 
application. Apart from this, the only other changes are to the design of the roofs, 
which in the 2013 application featured a dual pitch roof and a flat roof with a number 
of gable features on the side and rear elevations. In this application the design of the 
roof, while similar, takes advantage of cat-slide roof features which have the effect of 
reducing the overall mass and bulk of the extensions.  
 
In conclusion, the overall design of the rear extensions to no.1701 High Street 
Knowle are seen as an improvement over the 2013 application and the existing post-
war flat roofed rear extensions. Therefore, the proposal accords with Policies P15 
and P16 of the Solihull Local Plan, as well as Policies VC2, VC3, D1 and D2 of the 
Knowle, Dorridge and Bentley Heath Neighbourhood Plan. Significant weight should 
be attributed to this. 
 
The Council’s Conservation Officer has been consulted and raises no objection to 
the proposal, nor to the related application for listed building consent, subjection to 
conditions. 
 

Impact upon the special architectural and historic interest of the Knowle 
Conservation Area. 
 
The gap between nos. 1701 and 1703 High Street affords glimpses of the church 
tower. The view from High Street through the courtyard is highlighted as significant in 
the Knowle CA appraisal (SMBC 2007).  
 
The first floor extensions would be seen from the road through the narrow gap 
between nos.1701 and 1703 High Street. A new pitched roof above the two-storey 
flat roofed post-war addition would enhance the view of that element from the High 
Street. Beyond that the deep cat-side roof slope of the main addition would reduce 
the bulk of the first floor accommodation to a significant degree. 



 
As pointed out above, the current flat roofed, post-war extensions have little 
architectural, historical or design value and contribute little to the character of the 
area. The existing building and courtyard have a negative impact on the character 
and appearance of the Conservation Area and on the setting and significance of the 
adjacent listed buildings. The proposed scheme can only be seen as an 
improvement over the existing buildings. 
 
The scale; form and details of the proposed development are an appropriate design 
response that presents an opportunity to enhance the character and appearance of 
the conservation area and the setting and significance of the adjacent listed 
buildings. The NPPF advises “Local planning authorities should look for opportunities 
for new development within Conservation Areas and World Heritage Sites, and 
within the setting of heritage assets, to enhance or better reveal their significance. 
Proposals that preserve those elements of the setting that make a positive 
contribution to the asset (or which better reveal its significance) should be treated 
favourably.” (Para. 206 MHCLG 2021.)  
 
The successful bakery draws many customers and the proposed bakery school and 
restaurant accommodation ought to add to the appeal of the business and therefore 
to Knowle as a local centre. 
 
Given the above, it is considered that the proposal accords with Policy P16 of the 
Solihull Local Plan as well as VC2, VC3, D1 and D2 of the Knowle, Dorridge and 
Bentley Heath Neighbourhood Plan. Significant weight should be attributed to this. 
 
The Council’s Conservation Officer has been consulted and raises no objection to 
the proposal, subjection to conditions. 
 
The effect of the proposal on the amenities of the occupiers of the neighbouring 
properties 
 
The area surrounding no.1701 High Street, Knowle is largely commercial in 
character and there are relatively few residential neighbours whose amenity could be 
affected by the construction of a two storey rear extension at no.1701 High Street. 
There may be residential accommodation above some of the businesses in and 
around the High Street. However, these are sufficient distance from the application 
site as to negate any harmful impact in terms of neighbouring amenity. The flat 
above no.1701 (no.1699 High Street) is one residential property that is impacted by 
this proposal and the resident of no.1699 has raised an objection on grounds of loss 
of light, loss of outlook and the lack of provision of a fire escape. 
 
The rear window of no.1699, which serves a kitchen, currently looks out over a flat 
roof and has an unobstructed view of the buildings and car park behind nos.1699 
and 1701 High Street. There may also be a view of the church from this kitchen 
window. However, loss of view(s) is not material planning consideration. If approved 
this view will be obstructed by the first floor extension built above the existing flat 
roofed post-war extension to the rear of no.1701 High Street, save for a small area of 
open flat roof that is to remain. Officers consider that there may be some loss of light 
to this window if the proposal is approved. However, given that this window serves a 



kitchen which is a non habitable room, and having regard to the extent of the 
extensions approved by virtue of the 2013 scheme, the impact on loss of light is 
considered acceptable. 
 
Given the above, officers consider that the proposal is acceptable in terms of 
neighbour amenity and therefore accords with policy P14 of the Solihull Local Plan. 
This should be attributed neutral weight. 
 
 
The effect of the proposal on highway safety, parking provision and the free flow of 
the road network. 
 
Many of the objections to this application focus on the shared car park at the rear of 
no.1701 High Street and the access to this car park. The objections mention that 
manoeuvring in the car park is difficult and the proposed side extension on the 
elevation facing the alleyway that accesses this car park will cause a ‘pinch point’ 
which will unduly affect the ability for vehicles to access and manoeuvre in the car 
park. The objections also mention that emergency vehicle will not be able to access 
the car park if the proposal goes ahead. 
 
The Council’s Highway Engineer has been consulted and comments: 
 
“The development proposals include the construction of a first floor extension to the 
rear of the existing building, which will accommodate a bakery school and restaurant. 
According to the Design and Access Statement, the application site does not 
currently provide car parking for customers, and it is not proposed to provide car 
parking for the existing and proposed uses. It is expected that customers will make 
use of the public car parks available within the vicinity of the application site, or make 
use of sustainable modes of transport (walking, cycling, and public transport) when 
travelling to/from the site.  
 
The development proposals also include the construction of a replacement staircase 
on the side elevation of the building. The existing staircase creates a minor pinch-
point along the access road which reduces the width of the access road to 
approximately 3.5m wide. According to Drawing Number 4635-PL10 (Proposed 
Ground Floor Plan) the proposed staircase will extend the pinch-point along the 
access road however, a minimum width of approximately 3.6m will be retained, 
which is still wide enough for vehicles to travel along.  
 
The Highway Authority is satisfied that the development proposals should not have a 
severe impact on public highway safety, or on the operation of the local highway 
network.” 
 
The Council’s Highway Engineer has raised no objections to the proposal and the 
proposal is considered compliant with policy P8 of the Solihull Local Plan. Neutral 
weight should be attributed to this. 
 
Other material considerations 
 

 Drainage  



 
Policy P11 of the SLP advises that new development will not normally be permitted 
within areas at risk of flooding.  
 
The Council’s Drainage Engineers have considered the proposal and raise no 
objection. The proposal is therefore compliant with Policy P11, and neutral weight 
should be attributed to this. 
 
Objections 
 
The issues which have been raised in objections which have not already been 
addressed in the preceding sections will be addressed below. 
 
Fire escapes are a consideration for Building Control, not Planning. This will be 
addressed as and when the applicant applies for Building Control Approval. 
 
The Knowle Society mentioned in their objection that there may be some possible 
discrepancies with the submitted drawings. This has been checked and amended 
drawings were submitted. 
 
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 as it 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 application, 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 to grant permission is considered a proportionate response to the 
submitted application based on the considerations set out in this report. 
 
 
CONCLUSION 
 



No flooding or drainage related concerns have been raised by SMBC Drainage. The 
proposal is therefore considered to comply with The Local Plan’s (2013) Policy P11. 
Neutral weight should be given to this matter in the planning balance. 
 
The siting and relationship of the proposal in relation to neighbouring properties 
would not result in an unacceptable impact on neighbour amenity and therefore the 
development is in accordance Policy P14 of the Solihull Local Plan (2013). This 
carries neutral weight in the assessment and determination of this application. 
 
The proposed scheme is of good quality design which respects the local character, 
distinctiveness and streetscape quality. The scale; form and details of the proposed 
development are an appropriate design response that presents an opportunity to 
enhance the character and appearance of the conservation area and the setting and 
significance of the adjacent listed buildings. The proposal is therefore compliant the 
Local Plan’s (2013) Policy P15 and P16 and policies VC2, VC3, D1 and D2 of the 
KDBH Neighbourhood Plan. Significant weight should be given to this matter in the 
planning balance. 
 
The proposal is recommended for approval subject to the conditions as listed below. 
 
 
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. Compliance with approved plans (CS00) 
2. Statutory time limit (CS05) 
3. Heritage 

 
a. The following details must be submitted to and approved in writing by 

the Local Planning Authority showing:  
 

(a) all external elevation materials including bricks, brick slips, tiles 
and rainwater goods;  

(b) 1:10 drawings of all external window; door and curtain wall 
frames; 1:2 drawings of frame sections and confirmation of the 
depth of all door and window reveals;  

(c) 1:2 drawings of eaves; verge and sill details;  
(d) rooflight details.  

 
b. Thereafter the development shall be carried out in accordance with the 

approved details.  
 

4. (CN15) - Before the development hereby approved is brought into use a 
ventilation system, incorporating grease and odour filtration and/or 
suppression shall be installed in accordance with a scheme to be submitted to 
and approved by the Local Planning Authority. The installation shall be 
subject to testing to demonstrate it is capable of reducing odours to an 

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


acceptable level; the methodology for such testing shall form part of the 
agreed scheme. If as a result of the testing process the equipment does not 
reduce odours to an acceptable level then upgrading of the system shall take 
place in accordance with details to be submitted to and approved by the Local 
Planning Authority. Thereafter the system shall be used and maintained in 
accordance with the approved scheme. 
 

a. To protect the neighbourhood from dust, fumes or odour emissions in 
accordance with policy P14 of the Solihull Local Plan 2013. 

 
b. Note: The scheme should specify in detail the provisions made to 

control grease and odour. Plans showing internal layout of ducting etc. 
will not be required except where they are relevant to grease and odour 
control equipment. 

 
5. (CN16) - Before the development hereby approved is brought into use any air 

conditioning, electrical or mechanical ventilation scheme must be installed 
and thereafter used and maintained in accordance with a scheme to be 
submitted and approved in writing by the Local Planning Authority. 
 

a. To protect the neighbourhood from dust, fumes, odour or noise 
emissions in accordance with policy P14 of the Solihull Local Plan 
2013. 

 
b. Note: The scheme should specify in detail the provisions made to 

control noise and odour. Plans showing internal layout of ducting etc. 
will not be required except where they are relevant to noise and odour 
control equipment. 

 
6. (CN17) The first floor bakery school/ restaurant hereby permitted shall not be 

open to customers between 00.00 and 07.00 hours.  
 

a. To minimise the effect of the proposal on the neighbourhood in the 
interests of the character of the site and amenities of the area in 
accordance with policy P14 and P15 of the Solihull Local Plan 2013. 

 
 
 

 
 
   
 
 
 
 


