
 
 
 
 
 
 
 

Proposal: Expansion of the existing 1 form entry primary school to form 
a new 2FE form entry school for 420 pupils ranging from 
Reception to Year 6. In addition to the 420 pupil intake, there 
will be 30 pre-school and 60 nursery children attending the 
school as a result of the proposal. The existing school site 
area will increase to 19,828m2 from 16,305m2. The proposal 
will consist of an additional 5 new class bases for year 1 to 
year 6. An additional reception class base and extended 
nursery provision together with internal alterations, additional 
on staff site parking provision an external enclosed MUGA 
and minor reconfiguration of the external play space for the 
KS1 play areas and access paths. The proposal will also 
seek permission for a temporary access route to be 
established via Creynolds Lane from the east of the site via 
the existing adjacent field next to the school sports field. 
 
 

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: 

 

 

The proposal has given rise to substantial weight of 
public concern and in the opinion of the Head of 
Development Management should be referred to 
Planning Committee 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS 

 
EXECUTIVE SUMMARY 
 
The Proposals 
 
The scheme is set out in detail in the submitted Design and Access Statement 
(‘DAS’). However, the following provides a summary of the scheme.  
 
Cheswick Green Primary School (‘CGPS’) currently caters for 270 pupils ranging 
across nursey, pre-school and primary. The overall school cohort is split between 
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210 primary school pupils, 30 nursery pupils and 30 pre-school pupils. There are 44 
members of staff. 
 
The proposed development involves the extension of CGPS to cater for a maximum 
of 420 primary school age pupils.  In addition the school will have space to offer up 
to  60 part-time nursery places (+30 part-time places) and up to 30 part time pre-
school places (no change), although nursery and pre-school take up is normally 
below the intended capacity which allows for a flexible offer for parents. 
There would be 65 members of staff (+21).  
 
The proposed development involves a number of elements, namely: extensions, 
extended car parking area, change of use of land to provide playing fields, and a 
Multi-Use Games Area (‘MUGA’). With the exception of the playing fields, all of the 
proposed development falls within the curtilage of the GCPS.  
 
The proposed extensions would provide new modern purpose built spaces. In 
addition to the extensions, the proposed development would see the current building 
envelope and layout remodelled to provide additional flexible and specialist spaces. 
The proposed development as a whole would allow CGPS to deliver a best practice 
educational experience in an environment where the students can flourish and reach 
their full potential. The car parking area would provide 35 car parking spaces and 
secure cycle storage and, for the most part, be located at the front of the site, with 
access provided from Cheswick Way. A semi-enclosed courtyard with space for 
outdoor play and MUGA would be provided to the north of the existing building. The 
MUGA will not be available for community use. Playing fields will be created on 
agricultural land to the east of the application site and incorporated into the curtilage 
of the school. The new playing fields will be securely fenced. 
 
Summary of Planning Balance  
 
The benefits 
 

The residential development of 750 news homes at Blythe Valley Park (‘BVP’) has 

resulted in the need for the expansion of CGPS, something which is acknowledged 
in the BVP Committee Report. A primary education contribution towards the 
expansion of CGPS is secured via S106 Agreement.  
 
The expansion of the GCPS has been subject to a detailed review and consultation 
process by the Cabinet Portfolio Holder for Children, Education & Skills in 
accordance with the relevant guidelines. The Report to the Cabinet Portfolio Holder 
for Children, Education & Skills Session of 21st October 2020 advises that site 
feasibility work identified that GCPS was the only school that could be expanded to 
accommodate an extra form of entry (210 places), and without the development of 
further primary school places in the area, the Council will not be able to meet its 
statutory duty to provide sufficient school places to families in Solihull.  
 
The expansion of GCPS by 210 places has been approved by the Cabinet Portfolio 
Holder for Children, Education & Skills subject to appropriate mitigation. The 
mitigation measures as detailed in the application include: a school travel plan, 
staggered start/end times with wrap around care for siblings, provision of dedicated 



school bus to BVP, increase the frequency of the A7/A8 public bus service, walking 
bus around Cheswick Green, expand provision of before/after school clubs and care, 
car park management Strategy, and review of Traffic Regulation Orders (‘TRO’s’) 
within the vicinity of the school.  
 
Paragraph 95 of the NPPF deals with school places and school expansion and 
acknowledges the importance of school places being available to meet needs of 
existing and new communities. It states that “Local planning authorities should take 
on a proactive, positive and collaborative approach to meeting this requirement…”.  
The proposed development therefore gains support from paragraph 95 of the 
Framework, which carries onto advise that Local Planning Authorities (‘LPA’) should 
give great weight [own emphasis added] to the need to expand or alter schools.  
 
There is a clear and pressing need for additional educational provision in the local 
area. The proposed development will provide additional educational provision across 
nursery, pre-school and primary age groups to serve the local area. The proposed 
development will deliver additional educational provision which is a benefit that 
carries substantial positive weight in the planning balance. 
 
Other benefits arising from the proposal include the contribution towards 
employment creation during the construction phase. The proposed development 
would also create 21 permanent jobs.  These benefits collectively carry significant 
positive weight in the planning balance.  
 
For the reasons outlined in this Report, the scheme accords with the aims of Local 
Plan polices P10, P14 iv. P15, P16 and P17. This carries neutral weight in the 
planning balance.  
 
The adverse impacts 
 
There is no dispute between the Applicant’s Transport Consultants PJA and the 
Local Highway Authority (‘LHA’) that even with the implementation of the 
aforementioned mitigation measures, the proposed development could still generate 
an additional 93 vehicles during the AM school peak, and 81 additional vehicles 
during the PM school peak. Including existing journeys to school, the proposal could 
therefore result in a total of 195 vehicles travelling to/from CGPS during the AM 
school peak, and 157 vehicles during the PM school peak.  
 
Paragraph 111 of the Framework advises 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’. 
 
Based on the evidence presented and following the implementation of the mitigation 
measures, the Applicant’s Transport Consultants PJA have advised, it is not 
considered that the proposal would have an unacceptable impact on highway safety 
nor have a severe residual cumulative impact on the operation of the road network. 
 
Based on the evidence presented and following the implementation of the mitigation 



measures, the LHA have advised, the proposal could have a severe impact on the 
operation of the local highway network and on public highway safety during the 
school’s peak drop-off and pick-up periods.  
 
 
Given the contrasting conclusions from PJA and the LHA, the LPA find it entirely 
appropriate to apply the precautionary principle, as the LPA is not satisfied that there 
would not be an unacceptable effect upon highway safety or a severe residual 
cumulative impact on the road network. For these reasons the scheme is considered 
to be not fully compliant with Policies P7a) iii. and P8a) i of the Local Plan and 
paragraph 111 of the Framework. This carries substantial negative weight in the 
planning balance.    
 
 
Recommendation 
 
As with any planning application, a planning balance must be carried out to consider 
how the scheme, in the round, performs against planning policy. In this case on the 
one hand there is a clear and urgent need for additional school places to serve 
children and their families within Cheswick Green and its surrounds, the proposal 
provides improved facilities and an enhanced school environment to the benefit of all 
its pupils and staff. Economic benefits arise from the development scheme through 
supplying both permanent and temporary jobs. Growing the school from a one form 
entry to a two form entry establishment increases the school roll from 210 primary 
pupils to 420, with an additional 60 new children across its nursery provision and  
pre-school facility. Such an increase in pupils as well as the additional 21 staff will 
inevitably have an impact on the highway network and even with the mitigation put 
forward by the applicant, the local highway authority remains concerned that there 
could be a severe impact on vehicular free-flow and highway safety.  
 
The following report acknowledges that CGPS has a Green Belt location, but 
accepts that the proposal constitutes appropriate development. As a consequence 
there is no requirement for the applicant to provide very special circumstances and 
the application can therefore be considered against development plan policy on their 
own merits. 
 
The table below sets out the planning balance, and provides a visual aid in how the 
key matters effecting this applications can be  weighted:- 
 

Benefits and planning weight Adverse impacts and planning weight 

  

School expansion ‘great weight’ (para 
95 NPPF) – substantial positive weight 

Severe impact to highway network and 
safety (para 111 of NPPF) – substantial 
negative weight 

Job creation – significant positive weight  

Improved sports facilities – moderate 
positive weight 

 

Neutral weight - Neighbour amenity; landscape; biodiversity; drainage, 
archaeology and heritage; sports provision. 

 



Whilst it is acknowledged this is a finely balanced proposal, the planning balance is 
considered to be in favour of the development and as such the application is 
recommended for approval subject to conditions.  
 
PROCEDURAL MATTERS 
 
The application has been advertised in accordance with the provisions set down in 
the Town and Country Planning (General Development Procedure) Order 2015.  
 
A number of additional documents were submitted to the LPA in December 2021 and 
January 2022 respectfully. The additional documents have been the subject of a 10-
day public re-consultation. One of the documents includes a review and modification 
to the existing Traffic Regulation Order (TRO) in the vicinity of the school. The 
proposed modification to the TRO is detailed on pages 10 & 11 and Appendix A of 
the Technical Note (Version C): Transport Measures – Deliverability Statement.   
 
The proposed modification to the TRO is not included in the description of 
development and are outside the boundary of the application site as detailed in 
Drawing Number 17011 BDS ZZ XX DR A 1000 S4 P02 (Location Plan). If Members 
are minded to grant planning permission, the proposed modifications to the TRO will 
be subject to a formal review and public consultation in accordance with the 
provisions of the Road Traffic Regulation Act 1984. This can be secured by 
Grampian condition (condition 4).   
 
MAIN ISSUES 
 

 Principle of Development; 
 

 The effect of the development on the safety and free flow of traffic on the local 
highway network; 

 

 The effect of the development on the living conditions of local residents with 
specific reference to the physical scale of the extensions and noise & 
disturbance; 

 

 The effect of the development on local air quality and the environment ; 
 

 Other Material Considerations: 
 

- Character and Appearance; 
- Ecology; 
- Trees; 
- Drainage; 
- Sports Pitches / Playing Fields; 
- Green Belt; 
- Temporary Construction Route and Compound; 
- Other Matters; 
- Public sector equality duty; and 
- Human rights 

 



 Planning Balance and Conclusion.  
 
CONSULTATION RESPONSES 
 
Statutory Consultees The following Statutory Consultee responses have been 
received: 
 
Lead Local Flood Authority - No objection subject to condition. 
 
Sport England - No objection subject to condition. 
 
Cheswick Green Parish Council (CGPC) – Objection.  
 
CGPC have provided a detailed objection to the proposed development (including 
responses to additional documentation submitted during the lifetime of the 
application) which is set out in the following documentation: -   
 

 CGPC Response to Solihull MBCs consultation on Cheswick Green Primary 
School December 2020.  

 CGPC Response to Solihull MBCs second consultation on Cheswick Green 
Primary (CGP) School February 2021.  

 Letter from PPL chartered town planners dated July 2021.  

 Pell Frischann Transport Assessment and Travel Plan Audit July 2021.  

 GCPC Response to Solihull MBCs consultation on Cheswick Green Primary 
School January 2022.  

 Pell Frischann PJA Technical Note and Delivery Strategy Audit January 2022 

 Letter from PPL chartered town planners dated January 2022.   

 CGPC Response to Solihull MBCs consultation on Cheswick Green Primary 
School February 2022.  

 PJA Transport Measures – Delivery Strategy Version C – Pell Frischmann Audit 
School February 2022.  

 
The main issues raised are summarised below (Planning Committee Members have 
access to the above documentation): -  
Highways 
 

 The proposed extension will result in a step change in pupil demand from 
locations beyond Cheswick Green, in particular BVP.   

 The application site is not easily accessible from BVP other than by private car.  

 The options presented for sustainable travel are not considered to provide 
appropriate opportunities for journeys associated with the expanded CGPS and 
are therefore not in accordance with Policy P7 a iii of the Local Plan or the 
Framework 

 The increase in the number of children attending GCPS along with increased 
travel by private car will exacerbate existing parking and congestion issues in the 
area. 

 The additional information provided by PJA does not address the fundamental 
issues relating to the proposed extension or fully address the errors and 
discrepancies with the assessment presented in the Transport Assessment. 



 Concerns raised regarding the suitability of the temporary construction route and 
compound.  

 
Need to Expand CGPS 
 

 The justification for selecting CGPS as the location to take additional pupils 
appears to be based entirely on the proximity of the site to BVP and other new 
developments.  

 The proximity of the site to BVP does not make it the most accessible or 
sustainable location for the proposed development. 

 The case for locating the expanded school at Cheswick Green has not been 
properly assessed and other potentially suitable locations have not been fully 
explored. The Council has not given proper consideration to other more 
accessible locations, such as BVP or Hockley Heath as a location for additional 
school places. 

 
Green Belt 
 

 The site is within the Green Belt. The expansion of the school buildings and the 
expansion of the school curtilage is inappropriate development in the Green Belt. 
There are no very special circumstances and the proposal should be refused. 

  
Amenity 
 

 The parking problems and congestion that is caused by the existing school 
already causes amenity problems to residents. Those issues will be made worse 
by the expansion of CGPS.  

 
Mitigation Measures 
 

 The measures are unrealistic based on the original assumptions made by PJA on 
behalf of the Council.  

 Whilst the delivery strategy outlined provides some opportunities to enhance 
sustainable travel based on the existing school catchment within Cheswick Green 
and Cheswick Place, it does not address the fundamental highway issues relating 
to the proposed extension.  

 In terms of the proposed introduction of TROs, these are likely to exacerbate the 
existing parking issues and cause a significant impact on the local highway 
network rather than provide an effective solution that contributes towards the 
overall strategy. 

 
Drainage 
 

 We are extremely concerned that the increased coverage of buildings within the 
school site will worsen the flood risk within the local area. 

 
Other  
 



 The Parish Council has opposed the expansion of CGPS throughout the 
consultation process leading up to the submission of the planning application. 
The legitimate and valid material objections that the Parish Council submitted to 
the Council in correspondence dated February 2021 have not been taken into 
consideration by the Council when the planning application was submitted. 

 
Non Statutory Consultees The following Non-Statutory Consultee responses have 
been received: 
 
SMBC Ecology - No objection subject to conditions 
 
SMBC Heritage - No objection  
 
SMBC Highways  
 
Having reviewed the transport reports submitted in support of the development 
proposals and undertaken multiple site inspections, the LHA has concerns that even 
with the implementation of the mitigation measures, the cumulative impacts of the 
existing traffic issues and the significant increase in vehicles as a result of the 
proposed expansion could have a severe impact on the operation of the local 
highway network and on public highway safety during the school’s peak drop-off and 
pick-up periods. It is therefore considered that the development proposals are not 
fully compliant with Policies P7 and P8 of the Local Plan 2013, or Paragraph 111 of 
the Framework.  
 
SMBC Landscape - No objection subject to condition   
 
SMBC Policy – No objection subject to assessment  
 
SMBC Public Protection - No objection subject to condition 
 
CPRE Warwickshire – Objection on Green Belt and highway grounds 
 
Cheswick Green Residents Association – Objection (summarised below) 
 
Warwick County Council (Archelogy) - No objection subject to condition 
 
COMMUNITY INVOLVEMENT 
 
The Framework recognises that early engagement has significant potential to 
improve the efficiency and effectiveness of the planning system for all parties. 
Solihull Metropolitan Borough Council adopted its Statement of Community 
Involvement (SCI) in 2007. The SCI was updated in January 2020. The new SCI is 
entitled: Reviewing the Plan for Solihull’s Future, Solihull Local Plan Review, 
Statement of Community Involvement (January 2020). 
 
The SCI contains guidelines for developers to follow when consulting on planning 
applications within the boundaries of the local authority. The document advises that 
the Council would expect developers of applications for major development to 



involve the wider community in the development of their proposals at a pre-
application stage. 
 
In line with the SCI and Framework a consultation exercise was undertaken to 
present the proposed development options to residents and stakeholders. The 
purpose of this consultation was to allow residents, local councillors and other 
interested parties the opportunity to be involved in the proposals from the beginning. 
 
The DAS accompanying the application advises a public consultation exercise was 
undertaken in November 2020 and January,2021.  
 
The DAS advises “due to the COVID-19 pandemic lock down it was not possible to 
carry out a typical public consultation with a public display of the proposals. Instead, 
on 27 January 2021 a statutory notice was published on the Council website, 
through social media and in the local press, giving a four week period for all 
interested parties to comment on or object to the expansion proposals. In total, 36 
responses were received, including responses from Cheswick Green Parish Council 
and Cheswick Green Residents Association. 
 
As with the first round of consultation undertaken in November 2020, traffic and 
parking around the school site and the impact this will have on the residents in the 
area, was the main concern” (p18 para 3.2). 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
102 responses were received. 101 objecting to the scheme and 1 in support (subject 
to the above referenced mitigation measures) from Councillor Hawkins. All 
correspondence has been reviewed and the main issues raised are summarised 
below (Planning Committee Members have access to all third party correspondence 
received).  
 
 
Objections 
 
Highways 
 

 Highway safety. 

 Pedestrian safety. 

 Increased risk of accidents. 

 The road outside CGPS is already impassable during morning and afternoon 
drop off and pickup times, and the proposal will exacerbate this issue further.  

 The surrounding roads are already congested and overcrowded, and the 
proposal will exacerbate these issues further. 

 Lack of parking provision.  

 Increased traffic congestion.  

 The village infrastructure cannot cope with additional traffic and parking. 



 Impact of temporary construction route on highway safety and pedestrian 
safety.   

 Impact of congestion on emergency vehicles, public transport and refuse 
vehicles. 

 The proposal will conflict with Policies P7 and P8 of the Solihull Local Plan 
2013.   

 The Transport Assessment seriously understates the impact of traffic and 
parking on local residential roads. 

 Insufficient disabled parking.  

 The Transport Assessment was produced during the COVID pandemic and data 
compiled and presented are an inaccurate representation of usual traffic 
conditions in and around CGPS (data collection took place when CGPS was at 
limited capacity and most people were working from home at the time). 

 The current plans to use staggered starts, walking buses and encouraging 
parents to walk to CGPS will not work given that the volume of parents and 
children will have significantly increased. 

 The Council should be making strenuous efforts to reduce the volume of traffic 
in the area - not increase it. 

 A minority of pupils and parents walk to CGPS - the majority are dropped off/ 
picked up by car. The proposal will exacerbate the situation.  

 It is unlikely that bus service from BVP to CGPS will be well used.   

 Staggered start times won’t help as parents with multiple kids will hang around 
waiting meaning the car parking issue on Cheswick Way has not been 
addressed. 

 The suggestion that more staff and pupils could cycle is impractical as 
Creynolds Lane and the junction with Watery Lane/Vicarage Road/Illshaw 
Heath Road are already very busy. This also cannot be enforced or managed 
as its voluntary. 

 The proposed highway measures to reduce parking around CGPS will only 
result in parents parking slightly further away causing disruption to even more 
residents than at present. 

 Parents will undoubtedly use cars to transport children from BVP to the school.  

 Insufficient evidence demonstrating how the proposed highway mitigation 
measures will be implemented by the school.  

 The proposed highway mitigation measures are inadequate and impractical.  

 The proposed highway mitigation measures cannot be imposed or enforced by 
planning condition.  

 The proposed highway mitigation measures cannot be guaranteed to be 
delivered, operational or effective for more than a year or two - the school is 
likely to be around for fifty years or more. 

 TROs are proposed to restrict parking near the school, mainly on Cheswick 
Way. They are subject to other legislation, consultation and decision processes. 
Unless the school extension was conditional upon these being approved and 
implemented prior to the start of any building work, they should be discounted. 

 There is no mechanism to ensure that pupils would use the school bus, nor that 
the future provision of the bus could be guaranteed. 

 Existing congestion is so severe that the main A7/A8 bus service was re-routed 
to avoid Cheswick Way, and thus moved away from the centre of the village, 
leading to a much poorer public transport service for the whole community. 



 The suggested ‘walking bus’ route from Cheswick Place via the footpath to 
Saxon Wood Road is totally unviable as the path floods whenever there is 
heavy rain and is usually very muddy, plus the gradients are dangerous.  

 Proposed zebra crossing - this will not help unless there is a traffic person 
appointed (lollipop lady /man) due to parking and it being already very difficult to 
cross.  

 The temporary site access has not been assessed for use by the articulated 
vehicles that might be used to bring plant and larger building materials to the 
site. 

 Health and safety concerns regarding construction route. Any construction 
traffic should not be allowed to access the site other than from the Stratford 
Road direction and leave in the same way.  

 The walking bus concept is admirable. However, it is targeted at pupils within 
walking distance where around 75% currently walk anyway. 

 Lack of funding details for the proposed highway mitigation measures.  

 We strongly object to the Transport Assessment conclusion of simply spreading 
the large increase in on-street parking around a wider residential area of 
Cheswick Green causing unnecessary nuisance to local residents in perpetuity. 

 A 30mph speed limit should be imposed during the construction phase for the 
whole of Creynolds Lane. 

 The location of the proposed zebra crossing is too close to the junction of 
Foxland Close.  

 The proposed school capacity is in the wrong place is evident by the various 
major mitigation proposals to minimize the travel impact. These are inadequate, 
as the traffic demand/impact has been significantly understated.  

 The success of the highway mitigation measures has been optimistically 
     estimated to justify enlargement of CGPS.  

 Concerns raised about the proposed alterations to Foxland Close at it's 
      junction with Cheswick Way. 

 
Air Quality and Environment 
 

 Increased air pollution from car fumes. 

 Impact on health and well-being of local residents, which includes the very 
elderly to the very young. 

 Due to the current climate crisis, the UK have a legally binding target of net zero 
emissions by 2050.  

 Solihull Council have declared a climate change emergency.  

 There are no ‘green’ considerations in the plans for CGPS expansion in terms of 
solar heating, rainwater collection or other sustainable technology.   

 
 
Amenity 
 

 Noise and disruption to local residents from additional traffic.  

 Local residents’ driveways are already regularly blocked causing disruption, and 
the proposal will exacerbate this issue further. 

 Local roads are already regularly blocked causing disruption for local residents, 
and the proposal will exacerbate this issue further. 



 Additional traffic will increase existing tensions between local residents and 
parents on GCPS.  

 Loss of privacy.  

 The enlarged school would have a severe and widespread local impact, 
essentially for the benefit of pupils living elsewhere. 

 Noise and disruption to local residents during the construction phase. 
 
Landscape / Ecology  
 

 Impact on wildlife. 

 Impact on trees and hedgerows.  

 Loss of trees. 

 Loss of fields.  

 The proposal is not sustainable development.  
 
Green Belt  
 

 Loss of Green Belt. 

 Loss of green spaces.  

 Urbanisation of the village of Cheswick Green.  
 
Other 
 

 Other schools should be extended to meet the demand from BVP. 

 A school should be built at Blythe Valley Park.  

 The need for expansion of CGPS is overstated.  

 The learning environment for the existing children is going to be significantly 
impacted due to increase size of the school.  

 Noise and disruption to children’s education and wellbeing during the 
construction phase. 

 Insufficient outdoor play space for children.   

 The public consultation process has not been undertaken correctly. 

 What analysis has been done and where is the data to prove that there is a 
     demand for expansion of the CGPS.  

 Where has the decision been recorded and justified as to why GCPS must be 
extended.  

 
Support 
 
I support the expansion in principle. It is vital that pupils who live in the local parish 
have access to their local school. I note the schools governing body and leadership 
team support the expansion and recognise the major issues that prevent local 
authorities from establishing new schools.  
 
I do however feel it is important to add that I would not support the expansion if the 
below mitigation measures were not adopted or planned for in some way by CGPS 
and the Council.   
 



The measures referenced relate to staff car parking, parent’s parking, cycling, school 
bus, cycling to school, on street parking, walking bus / park and stride, staggered 
start and end times, wrap around provision, TRO, school streets and communication 
with local residents.  
 
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. 
 
The Solihull Local Plan – Draft Submission Plan (October 2020) was submitted to 
the Secretary of State on the 13th May 2021. The Review Inquiry hearings were held 
between September 2021 and February 2022. The Review will gain importance in 
decision making as the review process progresses. 
 
This marks the next stage in the preparation and adoption of the plan. The advice in 
the Framework 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 considers the proposal against the Development Plan (‘Local Plan’), the 
relevant polices of the Framework, the National Planning Practice Guidance (‘PPG’).  



 
Principle of Development 
 
Blythe Valley Park 
 
In March 2017, hybrid planning permission (PL/2016/00863/MAOOT) was granted 
for up to 750 homes, employment, and other supporting uses at BVP. The option of 
a new school at BVP was considered by the LPA, but was discounted, with the BVP 
Committee Report advising “the application site is not of a size/quantum of 
development to require the provision, on site, of its own dedicated doctor’s surgery 
or school (either primary or secondary). As such, the payment of a sum towards the 
improvement/expansion of nearby facilities would be expected of a development of 
this nature”’ (p.65).  
 
In relation to education, BVP Committee Report advises “it is expected that the 
development will generate about 250 primary age children and 190 secondary age 
pupils. In order to accommodate this level of demand additional school places both 
at primary and secondary age will be required. The S106 agreement will seek to 
secure approximately £3M for primary school places and £3.4 M for the provision of 
secondary school places with contributions towards Cheswick Green Primary School 
and Tudor Grange Secondary School, along with support for growth of catholic 
schools in the Catchment” (p65).  
 
The BVP S106 Agreement dated 8th March 2017 secures a primary education 
contribution ‘towards the provision of primary places at Cheswick Green Primary 
School and at a catholic school or schools to be determined following the outcome of 
the site feasibility study commissioned by the Council to meet the needs of the 
development’ (p11).    
 
Cabinet Portfolio Holder for Children, Education & Skills 21st October 2020 
 
In terms of a site feasibility study, a Report was presented to the Cabinet Portfolio 
Holder for Children, Education & Skills decision session on 21st October 2020 which 
set out the options available to the Council, namely:  
 

 Make no change 

 Expand an existing school 

 Seek the provision of a new school 
 
Make no change 
 
The Report advises ‘the School Organisation Plan 2019 has identified the need to 
add school places to meet the additional demand from the strategic housing site at 
Blythe Valley. If the Council makes no change to the level of primary school places 
available, families moving into the new development may not be able to secure a 
local primary school place” (paragraph 4.2). 
 
Expand an existing school 
 



The Report sets out reasons for recommending the expansion of Cheswick Green 
Primary School and states “initial site feasibility work looked at the ability of local 
schools in the area to expand to meet the additional demand from the Blythe Valley 
development. This work identified that Cheswick Green Primary was the only school 
with the scope on its site and an existing building that could be expanded to 
accommodate an extra form of entry’ (210 places)’ (paragraph 5.1) [and] ‘further 
detailed feasibility work, carried out with the School has identified a building scheme 
that could now be developed. The Governing Body of the School will consider the 
proposed scheme at a Governing Body meeting early in October, where officers are 
seeking an in-principle agreement to the proposal to expand the school” (paragraph 
5.2). 
 
The three closest schools to Cheswick Green are:- 
 

1. Cheswick Green Primary School 
2. Hockley Heath Primary School 
3. St Patricks CE Primary Academy 

 
Hockley Heath Primary School was discounted because the school site does not 
have sufficient space to accommodate a school expansion. St Patricks school in 
Earlswood has an old building that does not lend itself to extension and is also 
located next door to the Grade II* St Patricks Church.  
 
The following web links are to reports taken to the Portfolio Holder for Children, 
Education and Skills decision Sessions where the expansion of Cheswick Green 
School was considered and resolved to approve.  
 
21 October 2020 - 
https://eservices.solihull.gov.uk/mgInternet/ieListDocuments.aspx?CId=552&MId=8416  para 5.1 
 
11 January 2021 - 
https://eservices.solihull.gov.uk/mgInternet/mgAi.aspx?ID=38028#mgDocuments  -  Appendix 
B(Item 6)   last item in the table under travelling distances 
 
 
29 March 2021  - 
https://eservices.solihull.gov.uk/mgInternet/ieListDocuments.aspx?CId=552&MId=8420 – Appendix 
C again last item in the table under travelling distances. 

 
Seek the provision of a new school 
 
The Report advises ‘when the Blythe Valley development was being planned, the 
option of a new school was considered. However, it is officer’s view that the number 
of dwellings proposed is insufficient to warrant the provision of a new primary school. 
A free school application was made by a multi academy trust in January 2017 but 
after consideration by the DfE, was rejected on the grounds of insufficient demand’ 
(paragraph 4.4).  
 
Summary 
 

https://eservices.solihull.gov.uk/mgInternet/ieListDocuments.aspx?CId=552&MId=8416
https://eservices.solihull.gov.uk/mgInternet/mgAi.aspx?ID=38028#mgDocuments
https://eservices.solihull.gov.uk/mgInternet/ieListDocuments.aspx?CId=552&MId=8420


The Report advises that “without the development of further primary school places in 
the area, the Council will not be able to meet its statutory duty to provide sufficient 
school places to families in Solihull’ (paragraph 5.4). The Report also recognises that 
careful consideration is required on how primary age pupils travel from the BVP to 
CGPS and the implications this will have on traffic and parking around the school 
site.  
 
The Cabinet Member RESOLVED to agree that Officers carry out a period of 
consultation with parents, schools and the wider community on the proposal to 
expand CGPS. 
 
 
Cabinet Portfolio Holder for Children, Education & Skills 29th March 2021 
 
A Report was presented to the Cabinet Portfolio Holder for Children, Education & 
Skills decision session on 29th March 2021 which:  
 

1. Updated the Cabinet Member on the outcome of the statutory consultation on 
the proposal to expand CGPS, and  

2. Sought approval of the expansion of CGPS by 210 places (1 form entry).  
 
The Report advised that “[A] draft transport assessment that has been undertaken 
for the proposal. This report is compiled by independent transport consultants and 
considers the implications of the proposal on the local road network whilst weighing 
this against local and national planning policy. It also assesses the need for 
appropriate mitigation measures required to make the proposal acceptable in 
planning terms. This transport assessment, when finalised will be a key document for 
consideration by Planning Committee” (paragraph 3.7).  
 
“Based on the evidence presented in the draft transport assessment and the 
implementation of a number of mitigation measures including: - 
 

 The provision of a bespoke school bus 

 A park and stride scheme 

 The continuation of staggered start and end times for the school day 

 Promotion of the school travel plan 

 Seek to negotiate reconfiguration of existing public service buses that service 
Blythe Valley and Cheswick Green  

 
The draft report concludes that it is not considered that the expansion would have an 
unacceptable impact on highway safety nor have a severe residual cumulative 
impact on the operation of the road network’ (paragraph 3.8). 
 
The implementation of a range of mitigation measures will together ensure that the 
school is accessible by sustainable modes, for both the existing local community 
within Cheswick Green, but also for pupils drawn from Cheswick Place and Blythe 
Valley Park which the expanded school will serve (paragraph 3.9). 
 
The School Travel Plan will complement these measures by promoting and 



encouraging the uptake of these modes to parents, pupils, staff, and visitors” 
(paragraph 3.10). 
 
The Cabinet Member RESOLVED, having considered all the representations made 
and the responses to them and having evaluated the options available, to approve 
the expansion of the CGPS by 210 places. 
 
The Planning Application 
 
The planning application is supported by a number of reports and technical 
information. This includes a Transport Assessment (May 2021); Technical Note (12th 
January 2022): Transport Measures – Deliverability Statement (Version C); 
Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access); and Letter from Cheswick Green Primary 
School (January 2022).  
 
The Technical Note (12th January 2022): Transport Measures – Deliverability 
Statement (Version C) (‘DS’) provides details of the operation, management and 
funding of the proposed mitigation measures. The DS details the following mitigation 
measures.    
 

A. Preparation and management of School Travel Plan (p3). 
B. Implementation of staggered start/end times with wrap around care for 

siblings (p3 & 4). 
C. Provision of dedicated school bus to BVP (p4 to 6).  
D. Increase the frequency of the A7/A8 public bus service (p12).  
E. Implementation of a Walking Bus around Cheswick Green (p6 to 10).  
F. Expand provision of before/after school clubs and care (p9). 
G. Implementation of Car Park Management Strategy (p11).  
H. Review of TRO within the vicinity of the school (p10 & 11).  

 
The Letter from Cheswick Green Primary School advises ‘the Headteacher and 
Governing Body of Cheswick Green Primary School support the proposal to expand 
Cheswick Green Primary School and are committed to implementing the mitigation 
measures directly deliverable by the school as outlined in the Deliverability 
Statement [DS] included with the planning application, and in accordance with the 
funding outlined. Specifically those measures include: -  
 

 Preparation and management of School Travel Plan [Measure A]  

 Implementation of staggered start/end times with wrap around care for 
siblings [Measure B]  

 Implementation of a Walking Bus around Cheswick Green [Measure E]  

 Expand provision of before/after school clubs and care [Measure F]  

 Implementation of Car Park Management Strategy [Measure G]  
 
For those mitigation measures being delivered by the Children’s Service 
Department, such as the school bus [Measure C], the Council will work in 
partnership with the School to support the implementation of the measures putting 
the safety and education of the children at the heart of the proposal’.  
 



The mitigation measures proposed as part of the current planning application are 
generally in keeping with those set out in the Report to the Cabinet Portfolio Holder 
for Children, Education & Skills decision session on 29th March 2021. However, the 
park and stride scheme has been replaced with a walking bus (Measure E), and for 
the reasons outlined later in this Report, there does not appear to be scope to 
amend the existing bus services (Measure D). A TRO review has also been 
proposed as a mitigation measure as part of the current planning application 
(Measure H).  
 
Policy 
 
There is no specific policy within the Local Plan relating to new or improved 
education facilities, Policy P5 (Provision of Land for Housing) of the Local Plan sets 
out the likely infrastructure requirements for various allocated housing sites within 
the plan. BVP is included, as are other sites in the south of the borough. It is as a 
result of developments such as these that the Local Education Authority (‘LEA’) is 
faced with the additional education demand that this proposal seeks to address. 
 
Paragraph 95 of the Framework sets out that it is important that a sufficient choice of 
school places is available to meet the needs of existing and new communities; and 
LPAs are advised to take a proactive, positive and collaborative approach to meeting 
this requirement, and to development that will widen choice in education. They 
should give great weight to the need to create, expand or alter schools through 
preparation of plans and decisions on applications; and should work with school 
promoters, delivery partners and statutory bodies to identify and resolve key 
planning issues before applications are submitted. 
 
The Framework is clear that other statements of government policy, such as Written 
Ministerial Statements (‘WMS’), may be material when deciding applications. 
Therefore, the Policy Statement – Planning for Schools Development issued jointly 
by the Secretaries of State for Education and Communities and Local Government in 
August 2011 is a material consideration in the assessment of the proposed 
development. In particular the statement sets out key principles for the consideration 
of proposals for the development of schools. 
 
The WMS has never been withdrawn by the Government. Therefore, in accordance 
with paragraph 6 of the Framework it remains a material consideration. The WMS is 
two pages long, whereas the Framework deals with the requisite policy approach to 
schools in a single paragraph. More specifically the WMS is instructive as to the 
breadth of the requirements on LPAs when handling planning applications relating to 
schools. Having set out the Government’s commitment to ‘ensuring there is sufficient 
provision to meet growing demand for state-funded school places’, the WMS 
continues: ‘The Government wants to enable new schools to open, good schools to 
expand and all schools to adapt and improve their facilities’.  
 
Of the series of bullet-points which follow the text of the WMS, the fourth and 
seventh are of particular relevance to the proposed development. The fourth bullet-
point states: “Local authorities should make full use of their planning powers to 
support state-funded schools applications. This should include engaging in pre-
application discussions with promoters to foster a collaborative approach to 



applications and, where necessary, the use of planning obligations to help to mitigate 
adverse impacts and help deliver development that has a positive impact on the 
community”.   
 
The seventh bullet-point states: “A refusal of any application for a state-funded 
school, or the imposition of conditions, will have to be clearly justified by the local 
planning authority. Given the strong policy support for improving state education, the 
Secretary of State will be minded to consider such a refusal or imposition of  
conditions to be unreasonable conduct, unless it is supported by clear and cogent 
evidence”.  
 
Summary 
 
The residential development at BVP has resulted in the need for the expansion of 
CGPS, something which is acknowledged in the BVP Committee Report. A S106 
Agreement secures primary education contributions towards the provision of primary 
places at CGPS.  
 
The expansion of the CGPS has been subject to a review and consultation process 
by the Cabinet Portfolio Holder for Children, Education & Skills in accordance with 
the relevant guidelines, and the expansion of CGPS by 210 places has been 
approved subject to appropriate mitigation. Without the development of further 
primary school places in the area, the Council will not be able to meet its statutory 
duty to provide sufficient school places to families in Solihull.  
 
Finally, the WMS confirms that the Government’s position, both as expressed in the 
WMS itself and in paragraph 95 of the Framework, rests not only with the creation 
and expansion of schools, but also with their alteration, or, specifically, their 
extension and improvement. The proposed development clearly benefits from this 
strong policy support. For the reasons outlined above, the principle of the expansion 
of CGPS should be accorded substantial positive weight  in the overall planning 
balance.  
 
The effect of the development on the safety and free flow of traffic on the local 
highway network 
 
Site Inspection 
 
The LHA undertook a site inspection on Monday 14th June 2021 from 08:15 to 
09:15. Weather conditions were dry and warm. During the visit pupils began to arrive 
from approximately 08:35; predominantly by car and walking, with a minority arriving 
by bicycle. The number of vehicles travelling to the site and parking on-street 
resulted in the majority of Cheswick Way (from the junction at Creynolds Lane to the 
junction at Saxon Wood Road) being restricted in width, so that it was only wide 
enough to accommodate one-way vehicle movements. This also appeared to be the 
case along Foxland Close, where a number of vehicles were also observed to 
perform a U-turn manoeuvre within the Cheswick Way / Foxland Close junction. 
Some vehicles were observed to be parking partly on the footway which reduced the 
width of the footway available for pedestrians, and some vehicles also parked on 
double-yellow lines and zig-zag road markings.  



 
During the site visit, the LHA also witnessed a number of vehicles including a bus 
having difficulties to manoeuvre along Cheswick Way and finding a suitable space to 
pull over to allow oncoming vehicles to pass. The Highway Authority understands 
that as a result of congestion issues along Cheswick Way, in September 2019 the 
A7 / A8 bus service was diverted so that it no longer travels along Cheswick Way. 
The A5 service was introduced to ensure that a service continues to run through the 
village. 
 
The LHA also carried out a site visit on Friday 14th January 2022, to review the 
suggested routes of the proposed Walking Bus. 
 
Transport Assessment 
 
Throughout the lifetime of the current planning application, the following transport 
documents prepared by PJA have been submitted in support of the proposals and to 
address concerns previously raised by the LHA: 
 

 Transport Assessment (May 2021); 

 Technical Note (12th January 2022): Transport Measures – Deliverability 
Statement (Version C); and 

 Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access).  

 
The following text provides commentary of the transport documents submitted. 
 
Transport Assessment (May 2021) 
 
A ‘Hands-up’ survey was carried out at the school with existing pupils in December 
2020, to gather existing mode share data to establish how existing pupils currently 
travel to/from the school. The survey results indicate that a total of 89 pupils (42%) 
travel to CGPS by car, comprising travelling by car, car share, and park and stride. A 
total of 95 pupils (46%) walk to CGPS and 24 pupils (12%) cycle/scoot to the school. 
A follow-up survey was undertaken with parents to understand their preferred mode 
of travel, with 50% preferring to travel by car, comprising travelling by car, car share, 
taxi and park and stride. Approximately 44% would prefer to walk and 3% would 
prefer to cycle/scoot.  
 
Of the 210 additional Reception to Year 6 pupil places that will be generated as part 
of the development, it is likely that 147 pupils will be drawn from BVP, 49 pupils will 
be drawn from Cheswick Place, and the remaining 14 pupils will be drawn from 
elsewhere within the school’s catchment. The existing travel mode share data has 
been used to establish how pupils could travel to CGPS from the Cheswick Place 
development. Table 5-7 of the TA indicates that approximately 18 additional vehicles 
will be generated from Cheswick Place.  
 
The TA acknowledges that the existing travel mode share data is unlikely to be 
applicable to pupils travelling to CGPS from the BVP development. A sensitivity test 
has therefore been undertaken, which assumes that no pupils will walk or cycle to 
CGPS from BVP. The sensitivity test assumes that 46% of pupils will travel to CGPS 



by car or car share, which would equate to approximately 58 additional vehicles 
travelling to the school. The sensitivity test also assumes that 54% of pupils will 
travel to CGPS by a dedicated school bus which has also been proposed.  
 
Table 5-9 of the TA indicates that the proposed expansion will generate an additional 
93 vehicles during the AM school peak, and 81 additional vehicles during the PM 
school peak. The expanded school would therefore result in a total of 195 vehicles 
travelling to/from CGPS during the AM school peak, and 157 vehicles during the PM 
school peak.  
 
The TA includes details of a parking beat survey that was carried out along 
Cheswick Way and adjoining roads/streets within a 5 minute walking distance from 
the school’s site access. The survey results suggest that there is spare capacity on 
the local highway network within a 5 minute walk of CGPS to accommodate the likely 
increase in demand for on-street parking caused by the development proposals. 
 
Technical Note (12th January 2022): Transport Measures – Deliverability Statement 
(DS) 
 
The DS has been submitted to address concerns raised by the LHA in the 
consultation response dated 22nd July 2021 and following discussions during 
subsequent meetings. The DS provides further details of the deliverability of the 
mitigation measures proposed. 
 
Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access) 
 
The TN provides additional information and drawings regarding the proposed 
construction vehicular access. 
 
Mitigation 
 
A number of mitigation measures have been proposed to reduce the impact the 
development proposals will have on public highway safety and on the operation of 
the local highway network. The following text provides an overview of the mitigation 
measures proposed and the LHA assessment of each measure. 
 
Travel Plan 
 
A School Travel Plan (‘STP’) has recently been produced and implemented at the 
school, in conjunction with the Council’s Sustainable Travel & Highway Management 
Team. The STP will introduce measures to encourage families to travel actively 
to/from CGPS and will also study any modal shift in travel habits.  
 
Staggered Start / Finish Times 
 
It is proposed to stagger the start and finish times at CGPS over two periods, with a 
minimum duration of 20 minutes between stagger periods. A wrap around care 
service will also be offered free of charge for parents/carers with pupils in different 
stagger groups. The implementation of staggered start and finish times should 



reduce the concentration of parking demand within the vicinity of the school, over a 
shorter period.  
 
The wrap around care service will be funded for two years from the Dedicated 
School Grant (Growth Fund). Beyond this, the service will be funded from a 
corporate budget until such a time that the service has become embedded and self-
sustaining.  
 
Dedicated School Bus 
 
A dedicated school bus is proposed for use by pupils residing in BVP. The type and 
capacity of CGPS bus will increase over time to match the increase in demand for 
spaces. The Transport Reports assume that 54% of pupils from BVP will travel via 
the dedicated school bus, which equates to a total of 68 pupils. A new School Bus 
parking bay will be installed along Cheswick Way adjacent to the school access, in 
place of the existing disabled parking bay.  
 
It is proposed that CGPS bus will arrive at CGPS in the morning prior to the first 
stagger timing and depart in the afternoon after the second stagger timing. Pupils 
travelling via the school bus will be eligible for the free wrap-around care between 
the stagger periods.  
 
The bus service will operate as an escorted service, using dedicated staff employed 
by the operator, supporting the safe transfer of the pupils to/from the school. The 
school bus is currently provided free of charge to pupils residing within BVP. The 
school bus will be funded from the Home to School Transport Budget. 
 
Walking Bus 
 
Two walking bus routes are proposed, picking up pupils from fixed “bus stops” within 
Cheswick Place and Cheswick Green. Figure 1 (Indicative Walking Bus Routes) of 
the DS highlights the two possible walking routes through the village. The suggested 
routes measure approximately 660m and would equate to a journey time of 
approximately 17 minutes assuming each route has a maximum of three “bus 
stops” and a dwell time at each “bus stop” of three minutes.  
 
The DS indicates that the suggested routes will be subject to a separate risk 
assessment once the demand has been established. In the meantime, a high-level 
audit of the routes has been carried out using the Walking Route Audit Tool (WRAT). 
The audit concludes that both suggested routes could be suitable without the need 
for further improvements. The LHA has also assessed the suggested walking routes 
whilst undertaking a site visit. Most of the suggested routes appeared to be 
acceptable however, it was noted that the gradient of the footways / footpaths along 
small sections of the routes could be problematic, particularly during wet or icy 
conditions. The suggested route from Cheswick Place will require pupils and staff to 
travel along the footpath through the wetland storage areas which are designed to fill 
during peak rainfall events therefore, the route could occasionally be unusable. It is 
unclear whether the initial audit considered the proposed TRO scheme, which if 
implemented, could displace parking further along Cheswick Way resulting in an 
increase in vehicles parking on and obstructing the public highway footway, 



particularly when the anticipated increase in demand for parking generated by the 
proposed expansion is also taken into consideration. Notwithstanding this, the LHA 
acknowledges that the initial audit concludes that the suggested routes could be 
suitable and they will be subject to a further, more detailed assessment following a 
better understanding of pupil uptake. Alternative or more suitable routes could also 
be identified as part of the further assessments.  
 
The proposed walking bus will predominantly focus on attracting pupils living within 
the village to walk to school instead of travelling by car. The initial Transport 
Assessment (May 2021) highlights the successful implementation of a Walking Bus 
at Greswold Primary School, which had 24 pupils using the service. It is anticipated 
that a similar take up will occur at CGPS.  
 
The Walking Bus will be supervised by staff employed at the school, with the 
necessary number of staff provided in line with SMBC’s guidance for implementing a 
Walking Bus: 
 

 Key Stage 2 – 1 adult: 8 children; 

 Key Stage 1 – 1 adult: 4 children; and 

 Mixed Key Stages – 1 adult: 6 children 
 
The Walking Bus will be funded by the Council for 2 years from the DSG (Growth 
Fund) and beyond this from a corporate budget until such time as the provision 
becomes embedded and self-sustaining, in agreement with the school. 
 
TRO Review 
 
A review of the existing TRO’s is proposed to reduce travel to school by car and to 
improve highway safety within the vicinity of the school. The DS provides an 
overview of the measures that could be implemented, with detailed drawings 
provided within Appendix A.  
 
The suggested measures include the extension of the existing single and double 
yellow lines, to prohibit on-street parking from occurring along Cheswick Way and 
adjoining junctions between the Cheswick Way / Creynolds Lane junction and the 
frontage of no. 45 Cheswick Way. The measures also include narrowing the Foxland 
Close / Cheswick Way junction slightly to accommodate the installation of a new 
pedestrian crossing in the form of a zebra crossing.  
 
The suggested measures should displace on-street parking further away from the 
school, which should provide a safer environment within the vicinity of the school 
entrance for pedestrians. The pedestrian crossing will also provide a safe crossing 
facility for pedestrians.  
 
Expanded Before/After School Clubs 
 
It is proposed to expand the existing before and after school clubs to accommodate 
up to 60 pupils. This will be separate to the free wrap around care provided by CGPS 
to families to account for the staggered start/finish times. The expansion of the 



before and after school clubs should reduce the number of pupils travelling to/from 
CGPS during the peak drop-off and pick-up periods. 
 
A7 / A8 Public Bus Service 
 
It had previously been proposed that the timetable of the existing A7 / A8 public bus 
services were amended to coincide with the school’s drop-off and pick-up periods. 
Upon further discussions with Transport for West Midlands (TFWM), it has been 
confirmed that there is limited scope to adjust the existing timings due to the 
significant detrimental impact this would have elsewhere on the network, which is 
currently scheduled to accommodate other schools including Solihull School, 
Alderbrook School, Tudor Grange, and Arden Academy.  
 
The LHA understands that a relatively low number of pupils (approximately eight 
pupils) would likely travel to/from CGPS by public bus. Although it does not currently 
appear possible to amend the existing timetable of the A7 / A8 public bus services, it 
is anticipated that the low number of pupils forecast to travel by public bus to/from 
CGPS to/from BVP could be absorbed through the proposed dedicated school bus 
service. 
 
Car Parking 
 
A total of 14 car parking spaces (including one disabled bay) are provided at CGPS 
for staff. A survey carried out with staff indicates that approximately 75% of staff 
travel to CGPS by car, which would equate to a demand for 33 car parking spaces. 
The lack of car parking provided on-site results in several staff parking within the 
limits of the public highway.  
 
A total of 36 car parking spaces are proposed within the application site, 20 of which 
will be in a tandem parking arrangement. A total of 65 members of staff will be at 
CGPS post-expansion, which would generate a demand for approximately 49 
vehicles based on 75% of staff travelling by car. Whilst the level of additional car 
parking proposed will not accommodate the total demand for parking likely to be 
generated by staff, it should not increase the level of on-street parking. The 
additional on-site car parking could slightly reduce the amount of on-street parking 
being generated by staff. The implementation of the suggested TRO’s to prohibit on-
street parking within the immediate vicinity of CGPS could also encourage staff to 
travel by alternative methods.  
 
Chapter 7 (Car Park Management Strategy) of the DS provides details of the 
strategy that will be implemented at CGPS to ensure staff utilise the tandem parking 
spaces appropriately. CGPS will pair staff to use the tandem spaces based on 
working days/hours, to ensure that staff do not obstruct others from departing. 
 
Conclusion 
 
The mitigation measures proposed as part of the current planning application are 
generally in keeping with those set out in the Report which was presented to the 
Cabinet Portfolio Holder for Children, Education & Skills decision session on 29th 
March 2021. However, the park and stride scheme has been replaced with a walking 



bus (Measure E) and there does not appear to be scope to amend the existing bus 
services (Measure D). A TRO review has also been proposed as a mitigation 
measure as part of the current planning application (Measure H).  
 
The implementation of the mitigation measures set out within the DS should 
contribute towards reducing the number of vehicles travelling to/from CGPS and 
improve public highway safety within the immediate vicinity of the school. The 
extension of the existing TRO’s should provide a safer environment for pedestrians 
within the vicinity of the school entrance and the installation of the pedestrian 
crossing will provide a safer crossing facility. The minor alterations to the Foxland 
Close / Cheswick Way junction could reduce the number of vehicles carrying out u-
turn manoeuvres within the junction. The implementation of the Travel Plan and the 
Walking Bus should also encourage local residents and pupils to travel to CGPS by 
more sustainable measures (i.e. walking, cycling, scooting). The staggered start and 
finish times should also disperse the traffic impact and demand for parking over a 
longer period, so that it is not concentrated over a short period. The provision of a 
dedicated school bus should accommodate approximately half of the pupils travelling 
from BVP, which would significantly reduce the number of additional vehicles the 
proposed expansion could generate.  
 
Despite this, the LHA has concerns that even if the suggested mitigation measures 
are implemented successfully, the proposed development could still generate an 
additional 93 vehicles during the AM school peak, and 81 additional vehicles during 
the PM school peak. The expanded school would therefore result in a total of 195 
vehicles travelling to/from CGPS during the AM school peak, and 157 vehicles 
during the PM school peak. The increase in vehicle trips likely to be generated by the 
proposed expansion relies on the proposed dedicated school bus to BVP being fully 
occupied; take up of the before/after school clubs being the same as the current take 
up; and the suggested Walking Bus routes being deemed acceptable via a separate 
risk assessment.  
 
The LHA acknowledges that the results of a parking beat survey suggests that there 
is spare capacity on the local highway network within a 5 minute walking distance of 
the school access to accommodate the increase in on-street parking however, this 
does not take into account the proposed extension to the on-street parking 
restrictions which would limit the number of on-street parking spaces available within 
a 5 minute walking distance. During the site visits undertaken by PJA and the LHA, 
vehicles were observed to be parked as close to the school access as possible. This 
led to vehicles parking in positions that restricted the width of the public highway 
carriageway which impacted the operation of the local highway network and led to 
some vehicles being parked on double-yellow lines or zig-zag road markings. The 
LHA does not consider it reasonable to assume that vehicles will simply park further 
away from the school access when travelling to CGPS by car. If such capacity is 
available, it is unclear why existing issues that have been observed occur. 
 
Policy P7a)iii. of the Local Plan states that “proposed education, health and other 
public service facilities should be located where they are easily accessibly on foot, by 
bicycle and bus by the local community they serve”. The proposed development will 
primarily serve pupils from the BVP residential development, which is not easily 
accessible by foot or bicycle. Therefore, it is accepted that pupils living within BVP 



will be more likely to rely on travelling to/from CGPS by car or by the proposed 
dedicated school bus. It is also accepted that this was a principle that was 
acknowledge when planning permission was granted for the residential development 
at BVP.  
 
Policy P8a)i. of the Local Plan states that “development will not be permitted which 
results in a significant increase in delay to vehicles, pedestrians or 
cyclists or a reduction in safety for any users of the highway or other transport 
network”. The LHA notes that during the school drop-off and pick-up periods, the 
operation of the local highway network is currently affected by the number of 
vehicles parking on-street. The proposed development will almost double the 
number of vehicles travelling to/from the school, which will likely further exacerbate 
the existing issues. The increase in demand for parking could lead to vehicles 
competing for the spaces nearest to the school entrance, which could in turn result in 
vehicles parking in an unsafe or illegal manner to the detriment of public highway 
safety. 
 
Paragraph 111 of the Framework states 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”. Paragraph 112a) of the Framework indicates that developments should give 
priority first to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas.  
 
Having reviewed the transport reports submitted in support of the proposed 
development and undertaken multiple site inspections, the LHA has concerns that 
even with the implementation of the mitigation measures, the cumulative impacts of 
the existing traffic issues and the significant increase in vehicles as a result of the 
proposed expansion could have a severe impact on the operation of the local 
highway network and on public highway safety during the school’s peak drop-off and 
pick-up periods. It is therefore considered that the development proposals are not 
fully compliant with Policies P7 and P8 of the Local Plan 2013, or Paragraph 111 of 
the Framework.  
 
The LHA recognises the proposed expansion of CGPS has been subject to a 
complex process of assessment and the wider planning pressures that exist around 
the delivery of new school places, which is linked in principle to the approval of the 
residential development at BVP. As such, the LHA has made recommendations 
regarding planning conditions should the LPA deem the proposals acceptable on 
balance. 
 
The effect of the development on the living conditions of local residents with 
specific reference to the physical scale of the extensions and noise & 
disturbance  
 
Policy P14 i. of the Local Plan advises that the Council permit development only if it 
respects the amenity of existing and occupiers and would be a good neighbour.  
 
Physical Scale 
 



The proposal involves extensions, car parking area, change of use of land to provide 
new playing fields, and MUGA. The extensions and MUGA would be physically and 
functionally related to the existing school building, thereby consolidating built 
development around the existing building. The car park would be located to the front 
of the site between ca. 9.5 and 13.4 metres from the intervening boundary with the 
nearest residential dwelling (No.90 Cheswick Way). The only operational 
development associated with the creation of the playing fields is 1.8m high mesh 
weld perimeter fencing. Having regard to the physical scale of the proposed 
development in relation to the nearest residential properties, it is not considered the 
proposal would have an adverse effect on the amenity of the occupiers of these 
properties.   
 
Noise and Disturbance 
 
In addition to the physical effect of the proposed development on the amenity of 
neighbours, the impact of associated activities resulting from the proposal requires 
careful consideration.  
 
The application has been accompanied by an Environmental Noise Report (‘the 
Report’). The purpose of the Report is stated as: (a) document measured noise 
levels around the site; (b) assess the predicted noise impact on the new school and 
comment on glazing and ventilation attenuation requirements; and (c)  
set limiting noise levels for any new items of mechanical services plant (p1). The 
Report does not provide an assessment of the noise impact of the proposed 
development on the occupiers of residential properties surrounding the school.  
 
Extensions, extended car parking area, MUGA and change of use of land to provide 
playing fields 
 
The application site currently comprises a main school building, separate nursey 
building and associated infrastructure, such as storage buildings, playgrounds, 
playing fields, sports pitches, car parks and circulation areas. The existing use of the 
site will already create a degree of noise that is likely to be audible to the occupiers 
of residential dwellings surrounding the school. There will also be noise from vehicle 
movements concentrated around the AM and PM peak, which will be appreciable 
when CGPS is operational. The impact of noise associated with the proposed 
development needs to be considered in the context of the existing noise 
environment.  
 
The use of the MUGA and playing fields will inevitably result in a certain level of 
noise by virtue of the actives likely to occur. However, the impact of noise emanating 
from these facilities will be limited by a number of factors. Firstly, these facilities will 
only be used by children attending CGPS and will not be available for use by the 
wider community. Secondly, as the facilities will not be used by the wider community, 
they will only be used when CGPS is operational. The use of the extended car park 
will result in a certain level of noise by virtue of vehicle movements. However, as the 
car park will provide parking for school staff, most activity is likely to be occur at the 
start and end of the school day, thereby limiting the frequency of vehicle movements 
and associated noise. Consequently, while factors referred to above would be 
expected to result in some noise, within the context of the existing noise 



environment, it would not be expected to be harmful. Planning conditions limiting the 
use of the MUGA to CGPS, rather than the wider community, would enable impacts 
to be mitigated and reduced to a minimum. In doing so, the amenity of existing 
neighbours in the locality would be respected. 
 
Operational Traffic 
 
There is no dispute between the Applicant and the LHA that even with the 
implementation of the aforementioned mitigation measures, the proposed 
development could still generate an additional 93 vehicles during the AM school 
peak, and 81 additional vehicles during the PM school peak. The expanded school 
would therefore result in a total of 195 vehicles travelling to/from CGPS during the 
AM school peak, and 157 vehicles during the PM school peak. While additional 
vehicle movements would only occur during the AM and PM peak, thereby limiting 
the duration of the impact, there is likely to be an appreciable increase in noise 
(engine starts, car doors slamming, vehicle manoeuvring) when compared to the 
existing situation, which will have an impact on local residents’ living conditions. 
 
In addition to increased noise, pressure for on-street parking can be a cause of 
tension between local residents and other users of the highway. A not insignificant 
number of letters have been received from local residents citing disruption they 
already experience during the AM and PM peak. While demand for on-street parking 
associated with CGPS would be most acute during the AM and PM peak, thereby 
limiting the duration of the impact, the proposal would result in an appreciable 
increase habitual on-street parking which would result in a greater degree of 
disturbance to local residents than that currently experienced. This will have an 
impact on local residents’ living conditions.  
 
Construction Traffic 
 
The implications of construction traffic is discussed later in the report under the 
banner heading ‘temporary construction route and compound’.  
 
Summary 
 
Based on the evidence presented and following the implementation of the mitigation 
measures, there would still be a degree of conflict with the requirements of Policy 
P14 i. of the Local Plan, which seeks to ensure development respects the amenity of 
existing  occupiers and would be a good neighbour. The impact would be 
appreciable during the AM and PM peaks when CGPS is operational and, as such, 
the harm arising from this impact would be intermittent, rather than persisting 
throughout the entire day and into the evening, given that this is already a school 
site, and the limited extension of school times by virtue of the staggered start time 
(20 minutes), any change is considered to be minimal and therefore remains neutral 
in the planning balance. It will also not be appreciable at weekends or during school 
holidays when CGPS is closed.  
 
Given the increase in the number of vehicles travelling to/from CGPS and with 
regard to the duration and frequency of the associated impact on local residents, the 
conflict with Policy P14 i. is considered to be  very limited. It is considered the harm 



resulting from the conflict with Policy P14 i. should therefore be accorded neutral 
weight in the planning balance. 
 
The effect of the development on local air quality and the environment 
 
Policy P14 v. of the Local Plan advises that ‘development that would contribute to air 
pollution, either directly or indirectly will be permitted only if it would not hinder or 
significantly harm the achievement of air quality objectives or any relevant Air Quality 
Management Plan, and it incorporates appropriate attenuation, mitigation or 
compensatory measures’  
 
Concerns have been raised regarding the impact of the proposed development on 
air quality.  
 
The application has not been accompanied by an Air Quality Assessment (‘AQA’) as 
the proposed development does not meet the requirements for an AQA as set out in 
the Council’s Local Validation Criteria 2020. SMBC Public Protection Officers have 
not requested an AQA be submitted for consideration.  
 
Air quality is a key Council priority. In this regard, it is important to note that air 
quality in Solihull sits well below threshold levels that are considered dangerous, and 
therefore there are no designated Air Quality Management Areas in the Borough.  
 
The Council has published it’s ‘air quality objectives’ in the form of its ‘Solihull Clean 
Air Strategy 2019-2024’ (‘Clean Air Strategy’). The Clean Air Strategy outlines the 
Council’s action plan on how it intends to tackle air quality in Solihull. Theme I 
(Education) recognises that ‘many schools across the borough experience a number 
of traffic related issues at the beginning and end of each school day, with pollution 
from the school run having a serious impact on young people’s health. Figures from 
the Department of Transport show that that one in four cars on the road at peak 
times are on the school run’ (p13).  
 
The Clean Air Strategy identifies 7 existing actions being taken to improve air quality 
and sets out an education action plan which encompasses 7 short, medium and long 
term actions to improve air quality (p13 & 14).  
Much work has already commenced between the Council and key stakeholders such 
as schools to reduce air pollution within the borough. This includes education and 
behaviour change interventions for both pupils and parents. Encouraging primary 
school children to want to be sustainable travellers can contribute to whole families 
changing their travel habits. Investing time with children transitioning to secondary 
school, can influence a child’s travel habits as they become more independent. 
 
There are a number of other initiatives that Solihull MBC promote with schools. One 
such initiative deals with anti-car idling policies outside schools. Here, school 
champions a campaign to try and change parent’s driving behaviours with school 
children issuing drivers’ with leaflets and where appropriate, asking parents to turn 
off their car engines. 
 
The above demonstrates that the Council seeks to engage with its community and 
help champion, educate, encourage and facilitate more sustainable travel patterns. 



Whilst the expansion of CGPS may allow children from further afield to become part 
of the CGPS community, there nevertheless remains a majority of pupils who live 
within walking distance to school. It is these shorter journeys where CGPS can make 
a real difference in transport choices. An informative is suggested that provides 
CGPS with contact details for relevant council teams. 
 
Concerns have also been raised that the proposed development does not 
incorporate technology such as, solar heating, rainwater collection or other 
sustainable technology.  The Council recognises the importance sustainable 
technology will play in transitioning to a low carbon society as evidenced by the 
publication of the Climate Change Emergency Statement. Local Plan Policy P9 sets 
out measures to help tackle Climate Change, but does not require the provision of 
the technology detailed above for the extensions to an existing school.  
 
However, Policy P9 point 3 (Mitigating and Adapting to Climate Change) of the 
emerging Local Plan review will require all new development to apply the ‘energy 
hierarchy’ to reduce energy demand for heating, lighting and cooling and minimise 
carbon dioxide emissions and help the transition to a low carbon society. However, 
while this policy has been tested at examination, the Inspectors’ Report on the Policy 
has not been received. According, and with regard to advice in paragraph 48 of the 
Framework which sets out the weight LPAs can attach to emerging policies, this 
policy, as currently published, has limited weight in the planning balance.  
 
The extensions will be constructed to modern Building Regulation standards and the 
DAS advises that ‘under current Building Regulation requirements any new 
extension to an existing building triggers a consequential improvement tariff of 10% 
funding allocated toward improving the fabric of the building in terms of thermal 
improvement, i.e., replacement windows, wall insulation or roof insulation or 
improvement to heating systems’ (para 5.3.3). Drawing Number A478 02 01 C 
(‘Landscape Concept Plan’) indicates that a mixed species hedgerow interspersed 
with 10 trees will be planted around the boundary with the playing fields and 10 trees 
will planted along the hedgerow with Creynolds Lane. The scheme will also ensure a 
biodiversity net gain is achieved on-site.   
 
Summary 
 
For the above reasons outlined above, it is considered that CGPS already has 
strategies in place to help shift travel behaviour patterns, but also that more can be 
done with the help of the Council to help combat air pollution. It is noteworthy that 
CGPS already has cycle and scooter parking and Travel Plan and intends to 
encourage and promote more sustainable mode of transport, such as a walk and 
stride scheme and school bus. These strategies, in addition to education and 
behaviour change will help reduce air pollution from vehicle emissions. The proposal 
therefore broadly accords with Policy P14(v)  of the Local Plan and guidance in the 
Framework. This should be accorded neutral weight in the planning balance. 
 
 
Other Material Considerations 
 
Character and Appearance 



 
Policy P15 of the Local Plan requires the retention of the area’s character and local 
distinctiveness, and respect for the streetscape in terms of scale, massing, density 
and materials and landscape. Paragraph 126 of the Framework requires the creation 
of high quality, beautiful and sustainable buildings and places. Paragraph 130 
requires that development is sympathetic to local character. 
 
The proposal involves a number of elements, namely: extensions, extended car 
parking area, change of use of land to provide playing fields, and MUGA. With the 
exception of the new playing fields, all of the proposed development falls within the 
curtilage of the school.  
 
In terms of the extensions, the DAS advises that ‘the form of the proposed new 
teaching block is designed to respond to and was directly inspired by the existing 
school building. The scale and rhythm of the existing elevations have 
been emulated in the proposed teaching block. However contemporary details have 
been added so that the teaching block is read as a modern addition to the school 
site’ (p35). The extensions are single storey in nature and will extend the school 
building by varying degrees to the north, east and south. The extensions will 
incorporate existing design features and materials of the school. Having regard to 
the scale and design of the existing school building, officers are satisfied that the 
extensions are appropriate in size, respect the scale and design style of the existing 
school, and therefore would not detract from the visual amenity of CGPS or 
surrounding area. 
 
With regard to the extended car parking areas and MUGA, the parking areas will 
extend the existing car park area to provide additional parking spaces and a cycle 
parking area. The car parking areas would be viewed against the backdrop of the 
existing school building and associated infrastructure and officers are satisfied that 
the parking areas are appropriate in size and respect the scale of the existing school, 
and therefore would not detract from the visual amenity of CGPS or surrounding 
area. 
 
Turing to the MUGA, the MUGA will be located to the north of the school building. 
The MUGA is modest in size and would be enclosed by 2m fencing. No lighting is 
proposed. The MUGA would be viewed against the backdrop of the existing school 
building and officers are satisfied that it is appropriate in size and respects the scale 
of the existing school and therefore would not detract from the visual amenity of 
CGPS or surrounding area. 
 
Finally, considering the playing fields, a Landscape Concept Plan and Drawing 
Number A478 03 01 (Planning Plan) have been submitted which detail the 
landscape and planting strategy for the site. The proposal development involves the 
creation of playing fields on agricultural land to the east of the application site. SMBC 
Landscape Architects initially raised concerns that new 1.8m mesh weld fencing 
would unduly alter the appearance of the large, enclosed field in which it sits by 
introducing an urbanising feature into the open countryside. The Landscape Concept 
Plan indicates that a mixed species hedgerow interspersed with 10 trees will be 
planted around the boundary with the new playing fields, and 10 trees will planted 
along the hedgerow with Creynolds Lane, thereby reducing the visual impact. SMBC 



Landscape Architects have confirmed the additional planting addressees their 
previous concern and no objection is raised.   
 
The proposal therefore accords with Policy P15 of the Local Plan and guidance in 
the Framework. This should be accorded neutral weight in the planning balance. 
 
Ecology 
 
Policies P10 and P15 of the Local Plan require that proposals conserve and enhance 
biodiversity and promote green infrastructure. Paragraphs 179 and 180 of the 
Framework also seek to promote and enhance biodiversity.  
 
The application has been accompanied by a Preliminary Ecological Appraisal (‘PEA’) 
including Biodiversity Impact Assessment (‘BIA’) and Landscape Concept Plan.  
 
Protected Species  
 
The PEA concludes that the proposed development can be undertaken without 
harming any protected species subject to appropriate mitigation which can be 
secured by condition.  
 
Biodiversity Net Gain  
 
The BIA and Landscape Concept Plan demonstrate that a net biodiversity gain can 
be achieved on-site subject to appropriate mitigation for the habitats on site. 
Therefore no off-site compensation is required. This can be secured by condition.  
 
The proposal therefore accords with Policies P10 and P15 of the Local Plan and 
guidance in the Framework. This should be accorded neutral weight in the planning 
balance. 
 
Trees 
 
Policy P10 of the Local Plan recognises the importance of a healthy natural 
environment in its own right and requires new developments to safeguard important 
trees, hedgerows and woodlands. Paragraph 174 of the Framework confirms that the 
planning system should contribute to and enhance the natural and local environment 
by protecting and enhancing value landscapes.  
 
The application has been accompanied by an Arboricultural Impact Assessment 
and Method Statement (‘AIA’).   
 
The AIA identified a total of 44 trees, 13 groups of trees and one hedge on and 
adjacent to the site. These included six Category A trees and one group, of high 
quality; 13 Category B trees, of moderate quality; 23 Category C trees, 12 groups 
and one hedge, of low quality.   
 
The proposed development requires the removal of 4 no. trees (T1, T37, T55 & T56) 
and 1 group of trees/shrubs (G20) of C category trees. The Landscape Concept Plan 
indicates that a mixed species hedgerow interspersed with 10 trees will be planted 



around the boundary with the new playing fields and 10 trees will planted along the 
hedgerow with Creynolds Lane. SMBC Landscape Architects have raised no 
objection to the loss of these trees subject to the replacement tree planting and 
landscaping as detailed in the Landscape Concept Plan.  
 
The proposal therefore accords with Policy P10 of the Local Plan and guidance in 
the Framework. 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. 
Paragraph 167 of the Framework advises that when determining any planning 
applications, local planning authorities should ensure that flood risk is not increased 
elsewhere. 
 
The application has been accompanied by a Flood Risk Assessment & Surface 
Water Drainage Strategy (‘FRA’).  
 
The application site is shown to broadly lie within a low flood risk zone. However, the 
Lead Local Flood Authority (‘LLFA’) are aware of an area of surface water ponding 
on the southern corner of the application site adjacent to the existing residential 
dwellings on Cheswick Way and Creynolds Lane. 
 
The proposed drainage strategy aims to mimic the behaviour of the site pre-
development (greenfield), through the utilisation of pervious pavements, attenuation 
storage, and flow control devices (e.g., hydrobrake). The FRA demonstrates that the 
proposed development can be undertaken in a sustainable manner without 
increasing flood risk either at the site or to any third-party land.   
 
The LLFA are therefore 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. 
 
The proposal therefore accords with Policy P11 of the Local Plan and guidance in 
the Framework. This should be accorded neutral weight in the planning balance. 
 
Sports Pitches / Playing Fields 
 
Policy P20 of the Local Plan confirms that the Council recognises the importance 
and multi-functional benefits of public open space, sports and recreational facilities 
within the Borough and will support the enhancement of existing facilities and open 
space. Paragraph 99 of the Framework advises that ‘existing open space, sports and 
recreational buildings and land, including playing fields, should not be built on 
unless: 
 
a) an assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or 
b) the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable location; or 



c) the development is for alternative sports and recreational provision, the benefits 
of which clearly outweigh the loss of the current or former use’.  
 
A section of the proposed extension and MUGA will encroach onto land that is 
capable of forming part of a playing pitch. Sport England have been consulted on the 
proposal and have considered the proposal against its policy exceptions (Exemption 
4), which states: 
 
‘The area of playing field to be lost as a result of the proposed development will be 
replaced, prior to the commencement of development, by a new area of playing field: 
 
- of equivalent or better quality, and 
- of equivalent or greater quantity, and 
- in a suitable location, and 
- subject to equivalent or better accessibility and management arrangements.’ 
 
The submitted DAS advises that to mitigate for the loss of playing field land a MUGA 
is proposed, although this facility itself partly encroaches onto useable playing field 
land thus it would not automatically meet Sport England Exception Policy E4. 
However, the proposal does incorporate additional playing field land as a result of 
the extended school boundary which would be greater in size than the playing field 
land proposed to be lost. The land will give CGPS the ability to mark out additional 
playing pitches alongside the existing playing field which could still be marked out for 
an U9/10s football pitch (largest pitch capable of being accommodated on the 
current playing field) or 2no u7/8s football pitches.  
 
It is noted that the new playing field will not be constructed prior to the loss of the 
existing playing field as it will be utilised as a site compound and haul route. 
However, due to the majority of the existing playing field still being capable of use 
during the works and there being no community use of the pitches which would be 
impacted by the proposal, the delayed construction of the playing field is acceptable 
in this particular circumstance. 
 
For these reasons, Sport England does not raise an objection to the application as it 
is considered to broadly meet exception E4 of its Playing Fields Policy. The proposal 
therefore accords with Policy P20 of the Local Plan and guidance in the Framework. 
This should be accorded neutral weight in the planning balance. 
 
Green Belt 
 
The Framework sets out that inappropriate development is, by definition, harmful to 
the Green Belt and should not be approved except in very special circumstances. 
Policy P17 of the Local Plan supports national policy and sets out additional 
provisions.  
 
The Village of Cheswick Green is located within the Green Belt. The proposal 
involves a number of elements, namely: extensions, extended car parking area and 
MUGA, and change of use of land to provide playing fields. Considering each 
element in turn.    
 



Extensions, extended car parking area and MUGA 
 
The Framework advises that the construction of new buildings is inappropriate in the 
Green Belt. Exceptions to this are outlined in Paragraph 149, and include (p149(g)) 
the partial or complete redevelopment of previously developed land (PDL), provided 
it would not have a greater impact on the openness of the Green Belt than the 
existing development.  
 
The essential characteristics of Green Belts are their openness and their 
permanence. Whilst there is no definition of openness, it is generally regarded as 
being free from inappropriate development and the counterpart of urban sprawl. It 
can comprise spatial and visual aspects. It has been established that rather than 
treating any change as having a greater impact on openness of the Green Belt, the 
correct approach is to consider the impact or harm, if any, brought by the change. 
The word openness is open-textured and a number of factors are capable of being 
relevant when it comes to applying it to the particular facts of a specific case. 
Prominent among these will be factors relevant to how built-up the Green Belt is 
now, and how built-up it would be if development occurs. 
 
CGPS is located within the built-up area of the village of Cheswick Green, with 
established residential development located to the north, south and west. 
The extensions to the school are single storey in nature and will extend the school 
building by varying degrees to the north, east and south. The extended car park will 
utilise the exiting access on Cheswick Way and will be an extension to the 
established car parking areas. The MUGA is modest in size and will be located 
directly adjacent to the main school building. No lighting is proposed. 
 
The determinative issue in this case is whether the application site is PDL in the 
terms set out in the Framework. Much of the north-east and eastern part of the site is 
devoid of permanent structures, the PDL question principally turns on whether the 
whole of the school campus falls within the curtilage of those permanent structures 
on the site. 
 
The Courts have consistently held that the extent of a curtilage will be a matter of 
fact and degree and will depend on the particular circumstances of a case. The 
central and southern parts of the site are currently occupied by the main school 
building, separate nursey building and associated infrastructure, such as ancillary 
storage buildings, playgrounds, car parks and circulation areas, are curtilage. The 
north-east and eastern part of the site is however appreciably more open. A 
significant portion of eastern part of the site comprises the school’s sport pitches.  
These pitches and the circulation areas around them have a close spatial 
relationship with the school buildings and clearly perform an important functional 
purpose related to these buildings. Cognisant of the relevant judgements on curtilage 
and the dictionary definition of a ‘campus’, officers are satisfied that these areas fall 
within the curtilage of the school buildings, when considering previously developed 
land within Green Belt policy.  
 
The extensions to the school, extended car parking area and MUGA would result in 
a degree of visual and spatial change, however, when considered in context of the 
extent of visual containment provided by the pre-exiting-built development around 



the site, it is not considered this change would translate to harm (i.e., not preserving) 
the openness of the Green Belt. As a consequence, the development is  not 
inappropriate development in the Green Belt, and very special circumstances do not 
need to be advanced.  
 
Playing Fields 
 
The Framework at paragraph 150(e) advises that a material change in the use of 
land (such as changes of use for outdoor sport or recreation) are not inappropriate 
provided they preserve its openness and do not conflict with the purposes of 
including land within it.   
 
The proposed development involves the creation of new playing fields on agricultural 
land to the east of the application site. A new 1.8m mesh weld fence would be 
located around the perimeter of the fields. No lighting is proposed. The Landscape 
Concept Plan indicates that a mixed species hedgerow interspersed with 10 trees 
will be planted around the boundary with the new playing fields and 10 trees will 
planted along the hedgerow with Creynolds Lane, thereby reducing the visual impact 
of the fencing.  
 
Playing fields accord with the essential characteristics, five purposes and 
opportunities for access and outdoor recreation of Green Belt. It acknowledged that 
the playing fields, most notably the new fencing, would result in a degree of visual 
and spatial change, but subject to appropriate landscaping as detailed in the 
Landscape Concept Plan and a landscape management plan to ensure appropriate 
future maintenance, it is not considered this change would translate to harm (i.e., not 
preserving) the openness of the Green Belt.  
 
For the reasons outlined, the proposed development is not inappropriate 
development in the Green Belt and therefore accords with Policy P17 of the Local 
Plan and has neutral weight.  
 
Temporary Construction Route and Compound 
 
In order to reduce the impact of proposed development on the amenity of the 
occupiers of local residents and reduce disruption to the local road network during 
the construction phase, the application includes details of a temporary construction 
route from Creynolds Lane and a temporary construction compound on land 
identified for the new playing fields. The Technical Note (26th January 2022): 
Cheswick Green Primary School – SMBC Highway Response (Construction Access) 
and the Concept Landscape Plan show details of the route and compound. These 
documents confirm that once construction is completed, the land affected will be 
reinstated as agricultural land or laid as new playing fields for use by CGPS.  
 
The Framework at paragraph 150(b) advises that certain other forms of development 
are also not inappropriate in the Green Belt provided they preserve its openness and 
do not conflict with the purposes of including land within it. This includes engineering 
operations. The creation of a temporary construction route and compound can be 
regarded as an engineering operation.  
 



The creation of a temporary construction route and compound will have a visual and 
spatial impact on the openness of the Green Belt. Having regard to the extent of the 
works, existing agricultural use of the land, and fact it will be visible when observed 
from Creynolds Lane and the public footpath to the north (SL68), such a change 
would translate to harm (i.e., not preserving) the openness of the Green Belt. 
However, the PPG advises that when considering the impact of a proposal on 
openness, ‘the duration of the development, and its remediability – taking into 
account any provisions to return land to its original state or to an equivalent (or 
improved) state of openness’ (Reference ID: 64-001-20190722) is a material 
planning consideration. In this regard, it is important to note that the works are 
temporary in nature and the land will be reinstated as agricultural land or laid as new 
playing fields for use by the CGPS. This can be secured by condition. For these 
reasons, the proposal is not inappropriate development in the Green Belt. 
 
In terms of highway safety, details of the proposed construction are provided in the 
Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access). The LHA have confirmed that the 
information and drawings demonstrate that appropriate visibility splays can be 
achieved at the vehicular access, and suitable passing places will also be provided 
along the internal access road. In addition, a condition is recommended which 
requires a Construction Management Plan (‘CMP’) to be submitted to the local 
planning authority for approval. The CMP will include the following highway 
information; details of anticipated movements of vehicles; the parking and 
loading/unloading of staff, visitor, and construction vehicles; the loading and 
unloading of plant and materials; the storage of plant and materials used in 
constructing the development; a turning area within the site for construction vehicles; 
vehicle routeing; and, wheel washing facilities and other measures to prevent 
mud/debris being passed onto the public highway. All work will need to be 
undertaken in accordance with these details.  
 
In terms of concerns raised regarding the impact on residential amenity during the 
construction phase, whilst regrettable, any such disturbance will be temporary and 
relatively short lived. In addition, a condition is recommended which requires a 
Construction Management Plan to be submitted to the local planning authority for 
approval. The CMP, in addition to the measures set out above, will include details of 
hours of operation and deliveriesand could ensure that the routing of construction 
traffic avoids any journeys through the village. All work will need to be undertaken in 
accordance with these details. 
 
Given the temporary nature of the works and subject to remediation works and 
planning conditions, it is not considered the works would have an adverse effect on 
any other material planning considerations associated with this case.  
 
Other Matters  
 
Heritage and Archaeology 
 
The site adjoins the undesignated heritage asset known as The Mount. The 
appreciation of this earthwork will be altered by the proposals to a slight degree in 
some views from and towards it (from the school site). The MUGA with artificial 



surface and enclosing fence of metal mesh would alter the appearance of this part of 
the school site. However, it is unlit and therefore its presence would not detract from 
the experience of the Mount, which is quite self-contained between the school site 
and post war housing.  The Council’s Archaeological consultant has also reviewed 
the planning application and raises no objection subject to condition.  
 
Accuracy of documentation 
 
Concerns have been raised regarding the accuracy of highway documentation 
submitted in support of the application. All highway documentation has been subject 
to an independent review by the LHA, which is detailed earlier in this Report. The 
LHA has also undertaken a number of independent site inspections. The LHA is 
satisfied that the highway documentation submitted in support of the application is 
sufficient to enable and informed judgement to be reached on the highway 
implications of the proposed development.   
 
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. 
 

Planning Balance and Conclusion 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out, that if 
regard is to be had to the Development Plan for the purpose of any determination to 
be made under the planning Acts, the determination must be made in accordance 
with the Plan, unless material considerations indicate otherwise. 
 
The Framework is an important material consideration. It advises that decisions 



should apply a presumption in favour of sustainable development. For decision 
takers this means approving development proposals that accord with an up-to-date 
development plan without delay.  
 
 
Paragraph 219 of the Framework clearly sets out that existing policies should not be 
considered out-of-date simply because they were adopted or made prior to the 
publication of the Framework. Due weight should be given to them, according to their 
degree of consistency with the Framework (the closer the policies in the plan to the 
policies in the Framework, the greater the weight that may be given). The Policies of 
the Local Plan engaged in this case are consistent with the polices set out in the 
Framework and full weight can be attributed to these policies.   
 
For the reasons outlined, the scheme is not inappropriate development in the Green 
Belt and the very special circumstances test in the Framework is not engaged. The 
application should be determined on its own planning merits. 
 
The outcome of this application therefore depends on: 
 

 Whether there are any adverse impacts which would outweigh the benefits; 
and 

 Whether the overall planning balance would be in favour or against the 
scheme. 

 
The benefits 
 
The Framework and WMS confirms that the Government’s position, both as 
expressed in the WMS itself and in paragraph 95 of the Framework, rests not only 
with the creation and expansion of schools, but also with their alteration, or, 
specifically, their extension and improvement. The proposed development clearly 
benefits from this strong policy support. This is a material consideration that carries 
great weight in the planning balance 
   
The residential development of 750 news homes at BVP has resulted in the need for 
the expansion of the CGPS, something which was acknowledged in the Committee 
Report. A primary education contribution towards the expansion of the CGPS was 
also secured via the accompanying S106 Agreement.  
 
The expansion of CGPS has been subject to a detailed review process by the 
Cabinet Portfolio Holder for Children, Education & Skills in accordance with the 
relevant guidelines. The expansion of the CGPS by 210 places has been approved 
subject to appropriate mitigation.  
 
The proposed development involves the extension of CGPS to cater for 510 pupils, 
ranging across pre-school, nursey and primary. The overall school cohort would be 
split between 420 primary school pupils (+210), 60 nursery pupils (+30), and 30 pre-
school pupils (+30). There is an unequivocal and pressing need for additional 
educational provision in the local area. The proposal will provide additional 
educational provision across nursery, pre-school and primary ages. The proposed 



development will deliver additional educational provision which is a benefit that 
carries substantial positive weight in the planning balance. 
 
Other benefits arising from the contribution towards employment creation during the 
construction phase. The proposed development would also create 21 no. permanent 
jobs. These collective benefits carry significant weight in the planning balance.  
 
The proposal would accord with the aims of Local Plan polices P10, P14 iv. P15, 
P16 and P17. This carries neutral weight in the planning balance.    
 
The adverse impacts 
 
There is no dispute between the Applicant’s Transport Consultants PJA and the LHA 
that even with the implementation of the aforementioned mitigation measures, the 
proposed development could still generate an additional 93 vehicles during the AM 
school peak, and 81 additional vehicles during the PM school peak. The proposal  
could therefore result in a total of 195 vehicles travelling to/from CGPS during the 
AM school peak, and 157 vehicles during the PM school peak.  
 
Paragraph 111 of the Framework advises 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”. 
 
Based on the evidence presented and following the implementation of the mitigation 
measures, the Applicant’s Transport Consultants PJA have advised, it is not 
considered that the expansion would have an unacceptable impact on highway 
safety nor have a severe residual cumulative impact on the operation of the road 
network. 
 
Based on the evidence presented and following the implementation of the mitigation 
measures, the LHA have advised, the scheme could have a severe impact on the 
operation of the local highway network and on public highway safety during the 
school’s peak drop-off and pick-up periods.  
 
Based on the contrasting conclusions from PJA and the LHA, the LPA find it entirely 
appropriate to apply the precautionary principle, as the LPA is not satisfied that there 
would not be an unacceptable effect upon highway safety or a severe residual 
cumulative impact on the road network. For these reasons the proposal are not 
considered to be fully compliant with Local Plan Policy P8a) i., as the increased trips 
by private car could lead to vehicles competing for the spaces nearest to the school 
entrance, which could in turn result in vehicles parking in an unsafe or illegal manner 
to the detriment of public highway safety. The proposal would also conflict with the 
aims of Local Plan policy P7a) iii., as the expansion of CGPS will primarily serve 
pupils from the BVP, which is not easily accessible by foot or bicycle, thereby 
resulting in increased trips by private car. The scheme would be contrary to Policies 
P7a) iii. and P8a) i of the Local Plan and paragraph 111 of the Framework.  This 
carries substantial negative weight in the planning balance.    
 
.    



 
Overall Planning Balance and Conclusion 
 
 
As with any planning application, a planning balance must be carried out to consider 
how the scheme, in the round, performs against planning policy. In this case on the 
one hand there is a clear and urgent need for additional school places to serve 
children and their families within Cheswick Green and its surrounds, the proposal 
provides improved facilities and an enhanced school environment to the benefit of all 
its pupils and staff. Economic benefits arise from the development scheme through 
supplying both permanent and temporary jobs. Growing the school from a one form 
entry to a two form entry establishment increases the school roll from 210 primary 
pupils to 420, with an additional 60 new children across its nursery provision and 
pre-school facility. Such an increase in pupils as well as the additional 21 staff will 
inevitably have an impact on the highway network and even with the mitigation put 
forward by the applicant, the local highway authority concludes there to be a severe 
impact on the free flow of vehicles and highway safety.  
 
This report acknowledges that CGPS has a Green Belt location, but accepts that the 
proposal constitutes appropriate development. As a consequence there is no 
requirement for the applicant to provide very special circumstances and the 
application can therefore be considered against development plan policy on its own 
merits. 
 
The table below sets out the planning balance, and provides a visual aid in how the 
maters outlined in this report have been weighted:- 
 

Benefits and planning weight Adverse impacts and planning weight 

  

School expansion ‘great weight’ (para 
95 NPPF) – substantial positive weight 

Severe impact to highway network and 
safety (para 111 NPPF)– substantial 
negative weight 

Job creation – significant positive weight  

Improved sports facilities – moderate 
positive weight 

 

Neutral weight - Neighbour amenity; landscape; biodiversity; drainage, 
archaeology and heritage; sports provision. 

 
Whilst it is acknowledged this is a finely balanced proposal, the planning balance is 
considered to be in favour of the development and as such the application is 
recommended for approval subject to conditions.  
 
RECOMMENDATION 
 
Approval is recommended subject to the following precis of conditions, a full list of 
planning conditions is available using the following link: 
Search for Planning and Building Control applications | solihull.gov.uk 

 
Standard Conditions 
 

https://www.solihull.gov.uk/Planning-and-building-control/Search-for-planning-and-building-control-applications


1 CS00 - Compliance with all plans 
2 CS05 - Commencement within 3 years 
3 CS06 - Materials to be submitted 
 
Highway Mitigation Measures  
 
4 The development authorised by this permission shall not begin until the 
highway Traffic Regulation Order(s) as detailed in drawing numbers:  
 
• 05214 A 0101 P1 (Highway Improvement General Arrangement);  
• 05214 A 0102 P1 (Highway Improvement Geometry Plan);   
• 05214 A 0103 P0 (Proposed Zebra Crossing General Arrangement);   
 
within Appendix A of the Technical Note (12th January 2022): Transport Measures – 
Deliverability Statement, have been completed in accordance with those drawings 
and constructed to the standard specification of the Local Highway Authority, and 
have been certified in writing as complete by the Highway Authority.  
 
Reason: In the interests of transport efficiency and highway safety in accordance 
with Policies P7 and P8 of the Solihull Local Plan 2013. 
 
5 The building extensions hereby approved shall not be occupied until a 
Walking Bus scheme has been submitted to and agreed in writing by the Local 
Planning Authority. The scheme shall include details showing: 
 
(a) Extent of scheme; 
(b) Defined routes and pick-up/drop-off points; 
(c) Deployment of resources; and  
(d) Marketing/promotion 
 
The approved details shall be implemented as agreed and the scheme shall remain 
in perpetuity unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason In the interests of transport efficiency and highway safety in accordance with 
Policies P7 and P8 of the Solihull Local Plan 2013. 
 
6 The building extensions hereby approved shall not be occupied until a 
scheme for the provision of a dedicated school bus service between Cheswick 
Green Primary School and Blythe Valley Park has been submitted to and approved 
in writing. The scheme shall include details showing: 
 
(a) The location of bus stops and route(s); 
(b) Bus capacity; 
(c) Timings of bus service(s); and 
(d) Number of staff travelling on bus service(s) 
 
The approved details shall be implemented as agreed and the scheme shall remain 
in perpetuity unless otherwise agreed in writing by the Local Planning Authority. 
 



Reason: In the interests of transport efficiency and highway safety in accordance 
with Policies P7 and P8 of the Solihull Local Plan 2013. 
 
7 The building extensions hereby approved shall not be occupied until a School 
Travel Plan has been implemented in perpetuity unless otherwise agreed in writing 
by the Local Planning Authority. Thereafter, the school shall review the Travel Plan 
on a biannual basis. The review report shall be submitted biannually to and approved 
in writing by the Local Planning Authority. 
 
Reason: To promote more sustainable transport choices in accordance with Policies 
P7 and P8 of the Solihull Local Plan 2013. 
 
8 The building extensions hereby approved shall not be occupied until the 
existing before and after school clubs have been expanded and wrap-around care 
provided in accordance with details to be agreed in writing by the Local Planning 
Authority. 
 
Reason: In the interests of transport efficiency and highway safety in accordance 
with Policies P7 and P8 of the Solihull Local Plan 2013. 
 
9 The building extensions hereby approved shall not be occupied until a Car 
Parking Management Strategy has been submitted to, and approved in writing by, 
the Local Planning Authority. The car park shall thereafter only be operated in 
accordance with that approved strategy. 
 
Reason: In order to secure the satisfactory management of the car park to ensure 
adequate car parking is provided in accordance with Policy P8 of the Solihull Local 
Plan 2013. 
 
10 No development shall take place until a Construction Management Plan has 
been submitted to and approved in writing by the Local Planning Authority and Local 
Highway Authority. The Construction Management Plan shall be strictly adhered to 
and shall provide for: the anticipated movements of vehicles; the parking and 
loading/unloading of staff, visitor, and construction vehicles; the loading and 
unloading of plant and materials; hours of operation and deliveries; the storage of 
plant and materials used in constructing the development; a turning area within the 
site for construction vehicles; hours of operation and deliveries; vehicle routeing; 
and, wheel washing facilities and other measures to prevent mud/debris being 
passed onto the public highway. 
 
Reason: In the interest of highway safety in accordance with Policy P8 of the Solihull 
Local Plan 2013. 
 
Drainage 
 
11 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: 



 
a) Drawings showing overall site concept design principles 
b) Site layout plan, incorporating SuDS drainage design, site ground levels, finished 
floor levels, any integration with landscaping, earthworks or other features. 
c) Surface Water Drainage Design including: 
o Confirmation of the lifetime of the development 
o 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’), 
o Evidence of an assessment of the site conditions to include site investigation and 
test results to confirm infiltrations rates in accordance with BRE365 methodology; 
o Confirmation of discharge rates and volumes (both pre and post development) 
o Confirmation of proposed discharge location. 
o 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. o Engineering details for all surface water drainage features 
o 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; 
o Details of water quality controls, where applicable. For example, demonstration 
that the final design provides appropriate treatment for water leaving the site 
d) Surface Water Drainage adoption and maintenance strategy 
e) On and off site extreme flood flow routing and proposed resilience measures that 
ensure the buildings and infrastructure are safe from flooding 
f) 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. 
 
Reason: To secure the satisfactory drainage of the site in accordance with the 
NPPF, as well as Policy P11 and P15 of the Solihull Local Plan 2013. 
 
12 The development shall not be commenced until such time as the detailed 
design of any proposed alleviation measures to manage the surface water flood risk 
within the site, insuring no increase in offsite flood risk, has been submitted to, and 
approved in writing by, the Local Planning Authority and Lead Local Flood Authority. 
The submitted details shall include: 
 
a) Detailed hydraulic modelling/calculations confirming the appropriate sizing of any 
required flood alleviation features 
b) Full detailed design drawings, where appropriate 
c) Design reporting including methodology and maintenance commitments 
 



The scheme shall be fully implemented/operational and subsequently maintained, in 
accordance with the timing / phasing arrangements to be agreed, in writing, by the 
Local Planning Authority. 
 
Reason: To secure the satisfactory drainage of the site in accordance with the 
NPPF, as well as Policy P11 and P15 of the Solihull Local Plan 2013. 
 
13 The building extensions hereby approved shall not be occupied until a 
Verification Report for the installed surface water drainage system for the site based 
on the Flood Risk Assessment (CGR-WSP-XX-XX-RP-0500 RV2) has been 
submitted in writing by a suitably qualified independent drainage engineer and 
approved by the Local Planning Authority and Lead Local Flood Authority. The 
details shall include: 
 
a) Any departure from the agreed design is in keeping with the approved principles 
b) Any As-Built Drawings and accompanying photos 
c) Results of any Performance testing undertaken as a part of the application 
process (if required / necessary) 
d) Copies of any Statutory Approvals, such as Land Drainage Consent for 
Discharges etc. 
 
Confirmation that the system is free from defects, damage and foreign objects 
 
Reason: To secure the satisfactory drainage of the site in accordance with the 
NPPF, as well as Policy P11 and P15 of the Solihull Local Plan 2013. 
 
Public Protection 
 
14 The MUGA hereby permitted as shown green on drawing number 17011-
BDS-ZZ-XX-DR-A-1002-S4-P02 (Proposed Block Plan) shall only be used in 
connection with Cheswick Green Primary School and shall at no time be available for 
use by the wider community unless otherwise agreeing in writing with the Local 
Planning Authority.  
 
Reason: To safeguard the amenities of neighbours in accordance with Policy P14 of 
the Solihull Local Plan 2013. 
 
Landscape  
 
15 CL04 - Hard landscape scheme to be submitted  
16 CL06 - Implementation of landscaping scheme  
17 CL07 - Replacement of trees or hedging lost within 5 years 
 
18 A Landscape and Ecology Management Plan (LEMP) including short (1-
5years), medium (5-15 years) and long term (15-30 years) design objectives, 
management actions, responsibilities, future monitoring and maintenance schedules 
for all landscape, habitat mitigation and compensation works, shall be submitted to 
and approved by the Local Planning Authority prior to the occupation of the building 
extensions hereby approved. The LEMP shall be carried out as approved. 
 



Reason: In the interests of protected species and habitats and trees and hedgerows 
of significance in accordance with Policies P10 and P14 of the Solihull Local Plan 
2013 
 
Temporary Construction Route and Compound 
 
19 The building extensions hereby approved shall not be occupied until a 
phasing scheme has been submitted to and approved in writing by the Local 
Planning Authority detailing:    
                
The demolition and remove of resulting material from the land of the temporary 
construction vehicular access and route identified Drawing Number 05214-A-0001-
P1 (General Agreement) within Appendix A (Construction Access Drawings) of the 
Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access)and the reinstatement of the area as 
detailed in Drawing Number A478 02 01 C (Landscape Concept Plan).        
                
Development shall be carried out in accordance with the approved details.    
 
Reason: In order to define the terms of the permission and safeguard the openness 
and purposes of the Green Belt and visual amenity of the countryside in accordance 
with Policies P15 and P17 of the Solihull Local Plan 2013 and NPPF. 
 
20 The temporary construction vehicular access shall not be used until it has 
been laid out and constructed in general accordance with Drawing Number 05214-A-
0001-P1 (General Agreement) within Appendix A (Construction Access Drawings) of 
the Technical Note (26th January 2022): Cheswick Green Primary School – SMBC 
Highway Response (Construction Access), and constructed to the standard 
specification of the Local Highway Authority. Upon completion of the construction of 
the development, the vehicular access shall be closed and the kerb and footway 
shall be reinstated to the standard specification of the Local Highway Authority. 
 
Reason: In the interests of highway safety in accordance with Policy P8 of the 
Solihull Local Plan 2013. 
 
21 The development hereby permitted, including site clearance work, shall not 
commence until a Construction Environmental Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. In discharging 
this condition, the LPA expects to see details concerning appropriate working 
practices and safeguards for nesting birds, badgers, hedgehogs, reptiles and 
amphibians that are to be employed whilst works are taking place on site. The CEMP 
should also include working practices relating to invasive species. The agreed 
Construction and Environmental Management Plan shall thereafter be implemented 
in full. 
 
Reason: To ensure that protected species are not harmed by the development and 
to prevent the spread of invasive species. 
 
22 The development hereby permitted shall not commence until details of all 
external light fittings and external light columns have been submitted to and 



approved by the Local Planning Authority. The development shall not be carried out 
otherwise than in full accordance with such approved details. In discharging this 
condition, the Local Planning Authority expects lighting to be restricted at the north 
and on the periphery of the site and to be kept to a minimum at night across the 
whole site in order to minimise impact on emerging and foraging bats and other 
nocturnal species. This could be achieved in the following ways: 
 
- Lighting should be directed away from vegetated areas; 
- Lighting should be shielded to avoid spillage onto vegetated areas; 
- The brightness of lights should be as low as legally possible; 
- Lighting should be timed to provide some dark periods; 
- Connections to areas important for foraging should contain unlit stretches. 
 
Reason: In accordance with NPPF, ODPM Circular 2005/06 
 
Sport England 
 
23 No development shall commence until full details of: 
 
(a) the works/contractors compound (including any buildings, moveable structures, 
works, plant, machinery, access and provision for the storage of vehicles, equipment 
and/or materials); 
(b) a scheme for the removal of the works/contractors' compound and the restoration 
of the existing playing field land and the creation of new playing field land on which it  
is situated;  
 
are submitted to and approved in writing by the Local Planning Authority after 
consultation with Sport England.  
 
The works/contractors compound shall not be provided and used on the site other 
than in accordance with the approved details and shall be removed and the land on 
which it is situated restored and the new playing field land is constructed in 
accordance with the approved details before occupation of the building extensions 
hereby approved unless otherwise agreeing in writing with the Local Planning 
Authority. The new playing field land shall be constructed and laid out in accordance 
with the drawing number A478 02 01 C (Landscape Concept Plan) and with the 
standards and methodologies set out in the guidance note "Natural Turf for Sport" 
(Sport England, 2011). 
 
Reason: To ensure the quality of pitches is satisfactory and they are available for 
use before occupation of the development and to accord with Policy P20 of the 
Solihull Local Plan. 
 
Archaeology 
 
24 No development shall take place until: 
 
a) a Written Scheme of Investigation (WSI) for a programme of archaeological 
evaluative work has been submitted to and approved in writing by the Local Planning 
Authority. 



b) the programme of archaeological evaluative fieldwork and associated 
postexcavation analysis and report production detailed within the approved WSI has 
been undertaken. A report detailing the results of this fieldwork, and confirmation of 
the arrangements for the deposition of the archaeological archive, has been 
submitted to the planning authority. 
c) An Archaeological Mitigation Strategy document (including a Written Scheme of 
Investigation for any archaeological fieldwork proposed)  
 
has been submitted to and approved in writing by the Local Planning Authority. This 
should detail a strategy to mitigate the archaeological impact of the proposed 
development and should be informed by the results of the archaeological evaluation. 
The development, and any archaeological fieldwork, post-excavation analysis, 
publication of results and archive deposition detailed in the approved documents, 
shall be undertaken in accordance with those documents. 
 
Reason: To ensure adequate opportunity for site research and recording in 
accordance with Policy P16 of the Solihull Local Plan 2013. 
 
 
 


