
 
 
 
 
 
 
 

Proposal: Internal enlargement of the kitchen and conversion of garage 
into utility room and study. Replacement of the existing garage 
door to the front elevation with a new window. Single storey 
orangery-type extension to the centre of the house to replace 
an existing sunroom. Existing billiards room converted into a 
family lounge and extended into the existing garage beside it. 
The former garage reduced in size to accommodate the 
creation of a new garden access route from the front of the 
house to the rear. Demolition of an existing single storey 
enclosure that currently abuts the side wall. New French doors 
replacing the existing garage door and installed in the existing 
billiards room at rear. New window to front of converted 
garage. 
 
 

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: 

 

 

 
Applicant is a relative of a senior development officer at 
SMBC 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS  

 
 
EXECUTIVE SUMMARY 
 
This application seeks planning permission for the following works: 
 

 Internal enlargement of the kitchen and the conversion of the garage into 
utility room and study. As part of this the existing garage door to the front 
elevation would be replaced with a new window.  

 single storey orangery-type extension would be built to the centre of the 
house to replace an existing sunroom.  

 The existing billiards room would be converted into a family lounge and 
extended into the existing garage beside it. The former garage reduced in size 
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to accommodate the creation of a new garden access route from the front of 
the house to the rear.  

 Demolition of an existing single storey enclosure that currently abuts the side 
wall. New French doors replacing the existing garage door and installed in the 
existing billiards room at rear.  

 New window to front of converted garage. 
 
During the consideration of this planning application a number of revisions and 
points of clarification have been made. These included changes to the scheme in 
order to retain further historic fabric, confirmation of the retention of fireplaces, 
details relating to the proposed re-instatement of the historic frame and construction 
details relating to the proposed orangery. 
 
In terms of the impact on the listed building it is now concluded that following 
changes to the initial planning submission the proposed alterations acknowledge the 
importance of a heritage asset resulting in less than substantial harm, (which would 
be at the lower end of the scale). This, though, is outweighed by the positive benefit 
of enhancing the character and appearance of the front elevation of the listed 
building. This report will also demonstrate that the proposed development would 
protect the amenity of the occupiers of neighbouring residential properties. As such 
the proposal would accord with Policies P14, P15 and P16 of the Solihull Local Plan. 
 
In terms of ‘other material considerations’ pertinent to the determination of this 
application, 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. 
 
A separate application seeking listed building consent for the proposed works 
(PL/2021/03106/LBC) has also been submitted and is currently awaiting 
determination. 
 
MAIN ISSUES 
 
The main issues in this application are: 
 

 Impact of the proposed additions and alterations to the special interest of a 
listed building and the character and appearance of the area. 
 

 Impact on neighbouring amenity. 
 

 Other material considerations; 
 

o Drainage 
o Other matters; 
o Public sector equality duty; and 
o Human rights 



 
CONSULTATION RESPONSES 
 
Non Statutory Consultees  
 
The following Non-Statutory Consultee responses have been received: 
 
SMBC Drainage   
 
No comments. 
 
SMBC Heritage 
 
SMBC’ Heritage Officers advised that the 16th century range fronting Widney Lane 
retains its historic four room plan form, with the westernmost bay currently used as 
garaging. The proposed scheme aims to create habitable space within the garage 
bay and to reinstate the elevation with timber framing and window opening. This 
element of the scheme presents an opportunity to enhance the significance of the 
listed building, subject to the works being carried out in a manner that avoids harm to 
the significance of the heritage asset.  
 
They also advised that further information on the proposed alterations to the existing 
garage bay, living room bay,18th rear century extension, first floor bedroom 3 and 
construction details for the proposed orangery should be submitted to allow an 
assessment of their impact of the significance of the listed building. 
 
As such, following receipt of these comments, a number of revisions were made to 
the scheme which addressed these concerns with additional supporting information 
also provided. 
 
The Heritage Team have now confirmed that these comments/amendments have 
addressed the heritage related objections and they conclude that the proposal would 
result in less than substantial harm to the heritage asset, (which would be at the 
lower end of the scale). This, though, is outweighed by the positive benefit of 
enhancing the character and appearance of the front elevation of the listed building. 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
No responses were received. 
 
RECENT RELEVANT PLANNING HISTORY 
 
PL/2021/03106/LBC - Listed building consent for internal enlargement of the kitchen 
and conversion of garage into utility room and study. Replacement of the existing 
garage door to the front elevation with a new window. Single storey orangery-type 
extension to the centre of the house to replace an existing sunroom.  Existing 
billiards room converted into a family lounge and extended into the existing garage 



beside it. The former garage reduced in size to accommodate the creation of a new 
garden access route from the front of the house to the rear. Demolition of an existing 
single storey enclosure that currently abuts the side wall. New French doors 
replacing the existing garage door and installed in the existing billiards room at rear. 
New window to front of converted garage.  
 
This is a linked listed building application to this proposal and also appears on this 
agenda for determination by the Committee. 
 
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 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 Framework (“NPPF”) 2021, the National Planning 
Practice Guidance. 
 
Impact of the proposed additions and alterations to the special interest of a listed 
building and the character and appearance of the area. 
 
Solihull Local Plan Policies P15 and P16 both require development to preserve or 
enhance heritage assets. 
 
Paragraph  16 of the NPPF looks at conserving and enhancing the historic 
environment and S66(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires the decision maker to have “…special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses.” If there is harm arising from the development the 
Council should refuse planning permission unless that harm is outweighed by the 
planning benefits of the proposed development. This is a statutory presumption in 
favour of preservation (Barnwell manor Wind Energy Ltd) 
 
Paragraph 195 states that Local planning authorities should identify and assess the 
particular significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset) taking account of 
the available evidence and any necessary expertise. They should take this into 
account when considering the impact of a proposal on a heritage asset, to avoid or 
minimise any conflict between the heritage asset’s conservation and any aspect of 
the proposal. 
 
Paragraph 197 states that when determining planning applications, local authorities 
should take account of: 
 

 The desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; 

 The positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

 The desirability of new development making a positive contribution to local 
character and distinctiveness. 

 
The NPPF also states, at paragraphs 199-202, that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation. The more important the asset, 
the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting. As 
heritage assets are irreplaceable any harm or loss should require clear and 
convincing justification. Where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal, including securing optimum 
use. 
 
The application property is a 16th century timber-framed building with an 18th 
century rear extension and 20th century additions. The property is grade ll listed and 



a designated heritage asset. Heritage assets have a degree of significance that 
merits consideration in planning decisions, because of their heritage interest, when 
affected by physical change to their fabric or by development within their setting. 
 
The statutory list entry identifies the architectural and historic interest of the listed 
building as follows:  
 

 Architectural interest: as a good example of a C16 timber-framed dwelling, 
with a good level of survival in the three eastern bays with plan-form and 
interconnecting rooms still legible on the first floor.  

 

 Historic interest: despite later alteration and extension, the C16 core of the 
building is relatively unaltered and provides evidence of construction methods 
and techniques used during the post-medieval period; some of the later 
alterations, such as the insertion of the first-floor corridor, demonstrate the 
evolving way of life of the inhabitants of the building over the course of 
subsequent centuries. 

 
During the consideration of this planning application a number of revisions and 
points of clarification have been made. Namely, the re-configuration of the access 
into the new study to retain the historic fabric of the building, confirmation that no 
alterations are proposed to the remains of the existing western garage and living 
room bay fireplaces, agreement to new partition between proposed utility room and 
study, further details relating to proposed re-instatement of timber frame, no proposal 
to remove internal window, section of wall to provide connection to orangery 
retained, retention of walling on first floor, reduction in size of proposed new opening 
in rear wail of the main range. In addition to this, construction detail concerning the 
proposed orangery has been provided. 
 
The 16th century range fronting Widney Lane retains its historic four room plan form, 
with the westernmost bay currently used as garaging. 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 
significance of the listed building. In particular, the scheme aims to create habitable 
space within the garage bay and to reinstate the elevation with timber framing and 
window opening. This element of the scheme presents an opportunity to enhance 
the significance of the listed building, subject to the works being carried out in a 
manner that avoids harm to the significance of the heritage asset.  
 
The Heritage Team have confirmed that the revised proposal has addressed the 
heritage-related objections and conclude that the proposal would result in less than 
substantial harm to the heritage asset, (which would be at the lower end of the scale) 
and that this should be outweighed by the positive benefit of enhancing the character 
and appearance of the front elevation of the listed building. Your Officers agree with 
this assessment and raise no objections to this proposal on heritage grounds, 
subjection to conditions. 
 
The proposal is therefore compliant with policies P15 and P16 of the Solihull Local 
Plan 2013, and significant weight should be attributed to this in the balance. 



 

Impact on neighbouring amenity.  
 
Policy P14 of the Solihull Local Plan and the House Extension Guidelines SPD seek 
to protect and enhance the amenity of existing occupiers neighbouring an application 
site.  
 
Consent is sought for a number of internal and external alterations to the property. In 
terms of neighbour impact the main external changes relate to the demolition of the 
existing centrally located ground floor sunroom and its replacement by a larger 
orangery-type extension. Furthermore, as part of the works to convert the existing 
east garage to habitable accommodation and create a new family lounge area the 
alleyway structure attached to the side of the garage will be removed. As part of this 
the former garage would be reduced in size to accommodate the creation of a new 
garden access route from the front of the house to the rear. 
 
It is considered that given the siting, design and nature of the proposed works the 
proposals would not result in an unacceptable impact on neighbour amenity and 
therefore the development is in accordance with Policy P14 of the Solihull Local Plan 
(2013) and the HEG SPD (2010). This would therefore carry neutral weight in the 
assessment of determination of this application. 
 
Other material considerations 
 

 Drainage  
 
Policy P11 of the SLP advises that all new development will not normally be 
permitted within areas at risk of flooding.  
 
The Council’s Drainage Engineers have considered the proposal and have no 
comments to make with respect to the proposed development. The proposal is 
therefore compliant with Policy P11, and neutral weight should be attributed to this. 
 
Public Sector Equality Duty 
 
In making your decision, you 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 balance against other relevant factors. It is not 
considered that the recommendation to approve permission in this case will have a 
disproportionately adverse impact on a protected characteristic. 
 
HUMAN RIGHTS 
 
In making your decision, you 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 approve permission in this case interferes with local 
residents' right to respect for their private and family life, home and correspondence, 
except insofar as it is necessary to protect the rights and freedoms of others (in this 
case, the rights of the applicant). The Council is also permitted to control the use of 
property in accordance with the general interest and the recommendation to grant 
permission is considered a proportionate response to the submitted application 
based on the considerations set out in this report. 
 
CONCLUSION 
 
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 
to enhance the significance of the listed building. The proposal is therefore compliant 
the Local Plan’s (2013) Policies P15 and P16. Significant 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. 
 
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 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. CS00 – Compliance with approved plans  
2. CS05 – Statutory time limit 
3. CC02 - Bricks & flat roofing materials 

 
 
   
 
 
 
 
 

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


   
 
 
 


