
 
 
 
 
 
 
 

Proposal: Demolition of existing dwelling and erection of 1 No. 
replacement dwelling. 
 
 

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

 
 

Reason for 
Referral to 
Planning 
Committee: 

 

 

Called to committee by Councillor Sandison 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS 

 
EXECUTIVE SUMMARY 
 
This application seeks planning permission for the demolition of an existing detached 
bungalow and the erection of a new two storey detached dwelling with integrated 
garage. The principle of this residential development is policy compliant, in an 
established residential area, and in an accessible location within the Borough. 
 
This report demonstrates that in assessing this proposal, there would be no 
demonstrable adverse impacts (harm) regarding impact upon the character and local 
distinctiveness of the area, neighbour amenity, highways, ecology, landscape and 
drainage. The proposal therefore complies with policies P5, P7, P,8, P10, P14 and 
P15 of the Solihull Local Plan (2013) and the overriding principles of the NPPF, and 
is recommended for approval subject to conditions. 
 
BACKGROUND 
 
In 2018 an application was approved on the site for an almost identical scheme 
(PL/2018/01730/PPFL). The current proposal only differs from that approval in that a 

small ground floor element to the rear of the property has been added. Therefore, 
although the 2018 permission has now expired, the principle of a two storey dwelling 
on the site of an identical siting and appearance to what is now proposed (with the 
exception of the small rear ground floor addition) has been accepted and 
established. Furthermore, on site characteristics and relevant policy and guidance 
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have not materially changed since the previous scheme was deemed policy 
compliant and, hence, acceptable. 
 
MAIN ISSUES 
 
With the above in mind, the main issues in this application are: 
 

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

 Whether the proposal has an acceptable impact on the living conditions of the 
occupiers of neighbouring houses 

 
Other Material Considerations: 
 

 Principle of development 

 Highways; 

 Landscape; 

 Ecology; and 

 Community Infrastructure Levy. 
 
CONSULTATION RESPONSES 
 
Statutory Consultees 
 

 None  
 
Non Statutory Consultees: 
 

 SMBC Drainage - No objection 

 SMBC Ecology – Final comments awaited 

 SMBC Highways – No objection subject to condition 

 SMBC Landscape – Comments awaited 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
All correspondence has been reviewed and the main issues raised are summarised 
below (Planning Committee Members have access to all third-party correspondence 
received). 
 
6 responses from 5 properties were received in objection and Councillor Sandison 
has objected, calling the application in to committee for determination. All 
correspondence has been reviewed and the main issues raised are summarised 
below: 
 
Design 
 

 Too large on the plot 



 Too tall  
 
Amenity 
 

 Close to neighbouring property 

 Loss of privacy to immediate neighbour 

 Loss of light 
 
Other issues 
 

 Parking issues in the road 

 Loss of landscaping 
 
RELEVANT PLANNING HISTORY 
 

 PL/2018/01730/PPFL - Demolition of existing dwelling and erection of 1 No. 
replacement dwelling – Approved  

 
PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
 
‘Where in making any determination under the planning acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the plan 
unless material considerations indicate otherwise’. 
 
The National Planning Policy Framework at paragraph 2 states that planning law 
requires that applications for planning permission be determined in accordance with 
the development plan, unless material considerations indicate otherwise. The 
National Planning Policy Framework must be taken into account in preparing the 
development plan, and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international obligations and 
statutory requirements. 
 
On the 13th May 2021 the Local Plan Review was submitted (via the Planning 
Inspectorate) to the Secretary of State for independent examination. 
 
This marks the next stage in the preparation and adoption of the plan. The advice in 
the NPPF at paragraph 48 states “Local planning authorities may give weight to 
relevant policies in emerging plans according to:  
 
a) the stage of preparation of the emerging plan (the more advanced its preparation, 
the greater the weight that may be given);  
b) the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and  
c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given)”.  
 



Greater weight, but not full weight, can therefore be given to the submitted plan, but 
this may still be dependent on the circumstances of each case and the potential 
relevance of individual policies.  In many cases there are policies in the new plan 
which are similar to policies in the adopted plan which seek the same objectives, 
although they may be expressed slightly differently. 
 
It is considered that relevant policies pertinent to this application have limited weight 
in the planning balance, and as a result do not alter the recommendation of approval 
reached in this report. 
 
This report considers the proposal against the Development Plan (Solihull Local 
Plan), the relevant polices of the National Planning Policy Framework (“NPPF”) 
2019, the National Planning Practice Guidance 
 
The effect of the proposal on the character and appearance of the area 
 
Policy P15 of the SLP is a wide ranging design policy that sets out the relevant 
guidelines by which development proposals will be assessed. Amongst other things, 
it states that all development proposals will be expected to achieve good quality, 
inclusive and sustainable design. The policy is consistent with the NPPF and thus 
carries significant weight. 
 
To supplement the above policies the Council’s Housing in Context SPG aims to 
maintain and enhance the local distinctiveness, character and quality of Solihull’s 
residential areas, encouraging the most efficient use of land, whilst complementing 
surroundings. It identifies a number of key characteristics and common elements that 
lead to local distinctiveness and character that should be taken into account in the 
determination of applications. The guidance also highlights other considerations in 
assessing applications for residential development, such as impact on amenity, car 
parking standards, and access to the site and other relevant planning considerations 
whilst recognising that its methodology does not require proposals to be a copy or 
pastiche of existing styles & development. Furthermore, development not in harmony 
with its context will exceptionally be allowed but only where it is of outstanding 
individual quality and where it is appropriately located. 
 
The proposal seeks to demolish the existing bungalow and erect a two storey 
detached property in a similar position to the existing dwelling. The replacement 
dwelling would be a six bedroomed dwelling with integral two car garage and 
gardens to the front, side and rear. 
 
The properties in Endwood Drive generally date from the late 1950s – early 1960s. 
There is variation in architectural styles found locally with a mix of bungalows and 
two storey dwellings found and also variations in general form, scale, bulk and 
massing. There is therefore no one distinct type or form of development that 
provides for an overriding character, though it is recognised that surrounding 
development generally consists of dwellings representing a generally spacious 
character. 
 
The existing property on the site is a detached bungalow with an integral garage 
located on Endwood Drive. The dwelling dates from the 1960s and constructed of 



predominately brick with a tiled roof. The back garden is between 26m and 28m long 
and backs onto the rear amenity area of a block of flats fronting Blossomfield Road. 
 
The new dwelling itself would have a width of 18.3m overall, first floor is 12.8m and 
maximum depth of 16.9m at two storey level with single storey garage to one side. 
The area adjacent to the neighbouring property at number 7 would be two storey 
with a single storey element to the rear. The building would be set in from site 
boundaries by distances of approx. 1.7m adjacent to number 7, and 1.2m with no.3. 
A rear garden depth of between 24.7m to 27.4m is proposed towards the boundary 
with the apartment block on Blossomfield Road. The dwelling is therefore of a size 
and is of a building to plot ratio that is very similar to other development within the 
area. 
 
The proposed dwelling would be 8.2m in height which is 2m higher than the existing 
dwelling but in line with the property number 7. Therefore the height of the building 
would be acceptable given the surrounding properties.  
 
In design terms, the property would be different to the immediate neighbours but 
takes some design cues from a recently constructed replacement dwelling at the end 
of the cul-de-sac, and also from properties within nearby Blossomfield Road. The 
proposed dwelling would be neat in appearance and given the variety in the wider 
streetscene would not appear out of place in the wider setting. Indeed, it is the 
considered that the proposal is of a more superior design quality than the building 
that is to be replaced. It is necessary to impose a condition requiring samples of 
materials to be submitted and agreed 
 
It should also be noted that this proposal is almost identical to the previously 
approved dwelling on the site in 2018, apart from the addition of a ground floor rear 
projecting element.  
 
On this basis, the proposed development would be compliant with Policy P15 of 
Solihull Local Plan, the NPPF and local supplementary planning guidance as it would 
not be detrimental to the character with the area, would respect and enhance local 
distinctiveness, and would represent good design. This is a matter to which 
moderate weight is attached. 
 
Whether the proposal has an acceptable impact on the living conditions of the 
occupiers of neighbouring houses 
 
Policy P14 of the SLP seeks to protect the amenity of existing and potential 
occupiers of houses when considering new developments. Careful consideration 
must be given to the amenity of both existing neighbours, as well as future occupiers 
of the proposed dwelling. The policy is consistent with the NPPF and thus carries 
significant weight. 
 
Concern has been raised by the adjacent residents over the impact on light and 
outlook to their windows and gardens. The building has been designed to have a 
hipped roof garage to the side with number 3. Whilst outlook would be altered to 
windows in the rear of No.3, the building would be positioned a distance of 2.4m 



between the properties and designed reducing the bulk of the building adjacent to 
this neighbour, alleviating potential concerns of overbearing impact. 
 
With regards to the potential loss of light and overlooking from the proposed dwelling 
and number 7, it is considered that the separation between the side elevations of the 
proposed dwelling would be sufficient to avoid a detrimental impact. It is noted that 
the majority of the side facing windows to the proposed new dwelling nearest the 
boundary would serve ensuites. These can be conditioned to be obscurely glazed 
and are at an acceptable distance to not create direct overlooking. Also the side 
windows of number 7 have been confirmed to be non-habitable rooms which afford 
little light. 
 
The single storey element now proposed is about 1.7m from the site boundary with 
number 7, and would project 4m off the rear two storey wall of the new dwelling. This 
does not impinge the 45 degree angle that is used as a guide when looking at impact 
on the neighbouring property. It is also noted that number 7 has consent (although 
not implemented yet) for a two storey rear extension adjacent to the boundary with 
the application site which would project to the same depth as the proposed dwelling.  
 
Concern from the properties opposite has been raised with regards to the 
overlooking into their properties due to the addition of a first floor. There is a distance 
of between 23.5m and 39m between the proposed dwelling and the properties 
numbers at 4,6 and 8. These are significant distances that will not cause 
unacceptable levels of overlooking and are hence acceptable. 
 
It should also be noted that had the 2018 permission been implemented, the 
proposed single storey rear element that differs that proposal from this, could have 
been erected as permitted development, without the need for any sort of consent 
from the LPA. 
 
In summary, the siting and relationship of the proposed dwelling and its associated 
infrastructure would not have an unreasonable impact on the amenities of the 
neighbouring properties and thus the development would accord with Policy P14 in 
this regard. This carries neutral weight in the assessment and determination of this 
application. 
 
Other issues 
 
Principle of development 
 
The NPPF sets out the Governments planning policies for England and is 
underpinned by a presumption in favour of sustainable development. Although the 
NPPF seeks to boost significantly the supply of housing, great importance is still 
attached to the design of the built environment. The NPPF makes clear that good 
design is a key aspect of sustainable development, is indivisible from good planning 
and should contribute positively to making places better for people (paragraphs 126-
136). Decisions should aim to ensure that developments response to local character 
and area visually attractive as a result of good architecture and appropriate 
landscaping.  
 



The site is located within the mature sustainable residential area of Solihull.  
Challenge C of the Solihull Local Plan (SLP) acknowledges the challenge of 
accommodating more development in the mature suburbs and rural settlements 
while conserving the qualities that make them attractive. The SLP sets objectives to 
meet the challenge including by ensuring high quality design and conserving the 
qualities of the environment that contribute to character and distinctiveness (which 
envisages mature suburbs retaining their leafy suburban character) and ensuring 
development doesn’t adversely impact on residential or other amenities. 
 
Policy P5 of the SLP supports new housing on unidentified sites in accessible 
locations where they contribute to meeting borough wide needs and towards 
enhancing local character and distinctiveness. Policy P5 of the SLP is consistent 
with policies set out in the NPPF and full weight can be attributed to this SLP Policy.  
 
In order to find support in Policy P5, developments should; (a) be located in 
accessible locations; (b) contribute to meeting borough wide housing needs and; (c) 
enhance local character and distinctiveness. 
 
- (a) Accessibility  
 
Policy P7 of the SLP gives accessibility criteria in relation to local circumstances, and 
helps to test requirements of Policy P5 which requires windfall development to be 
sited in accessible locations. These policies are consistent with the NPPF and thus 
carry significant weight. The site lies within an accessible location within the 
established urban area of Solihull and therefore the principle of the redevelopment of 
this site for residential purposes is supported, and this carries weight in the planning 
balance. Policy P7 is considered in detail later in the report 
 
- (b) Contribute to meeting borough wide housing needs  
 
Paragraph 11 of the NPPF indicates that there is a presumption in favour of 
sustainable development. The correct test to apply is based upon whether an 
authority can demonstrate a 5 year land supply (5YHLS) or not. If it can’t then for 
decision making the presumption means granting permission unless (i) the 
application of policies in the NPPF that protect areas or assets of particular 
importance (that are listed in foot note 6 of the NPPF) provides a clear reason for 
refusal or (ii) any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in this 
framework taken as a whole. This is often referred to as the ‘tilted balance’. The 
latest figures the Council has published in relation to the 5YLS indicates that the 
Council can demonstrate a supply of 4.19 years (as of 1st April 2020) and therefore 
the tilted balance is engaged. This shortfall is considered to be limited on a scale of 
marginal-limited-modest-substantial-severe. As the shortfall is considered to be 
limited this can have a bearing on the weight attached to the tilted balance. 
 
Policy P5 of the Solihull Local Plan (SLP) supports new housing on unidentified sites 
in accessible locations where they contribute towards meeting identified housing 
needs and towards enhancing local character and distinctiveness. The proposal 
seeks to demolish an existing residential house and replace this with a new single 
dwelling of a design in keeping with the context and streetscene, thus enhancing 



local character and distinctiveness. Issues of character and design are considered in 
greater depth later on in this report. 
 
- (c) Enhancing local character and distinctiveness  
 
Finally, considering the third test, Policy P15 of the SLP provides guidance on 
Securing Design Quality. Policy P15 of the SLP requires all development to achieve 
good quality, inclusive and sustainable design, which conserves and enhances local 
character, distinctiveness and streetscape quality and ensures the scale, massing, 
density, layout, materials and landscape of the development respects the 
surrounding natural, built and historic environment. This report has already 
demonstrated that this is the case. 
 
The principle of the redevelopment of this site for residential purposes within the C3 
Class of the Use Classes Order (1987) (as amended) would contribute to meeting 
borough wide housing needs and therefore meets the housing test in Policy P5. 
 
Highways 
 
Policy P7 of the SLP, inter alia, seeks to ensure that new development is focused in 
the most accessible locations and promotes ease of access. When looking at 
housing development, this policy sets out criteria of walking distances that new 
development should seek to achieve, and comments on distances from primary 
schools; doctor’s surgeries and food shops as well as distances from bus stops and 
railway stations. The intention is that development should be easily accessible and 
linked to existing amenity facilities that are capable of being arrived at on foot. 
 
It is noteworthy that Policy P7 and its accessibility criteria is only applicable for 
development that creates 3 or more new homes; in this case no additional homes 
are provided and as a consequence Policy P7 does not strictly apply. Nevertheless, 
the provisions within Policy P7 provide a helpful guide in establishing the 
sustainability credentials in terms of transport reliance to existing services. In this 
case, it is recognised that the development falls outside the ideal distances that 
Policy P7 aspires to in relation to all of the stated services, but the differences are 
not considered to be significant. Importantly, the proposal is to replace an existing 
dwelling with no net gain in the amount of homes on the site, and as such there will 
be no difference in walking time to any local facilities to what is already the case. For 
this reason, the spirit of Policy P7 is met and as such the application proposal is 
considered to be in accordance with Policy P7. This attracts neutral weight in the 
planning balance. 
 
Policy P8 (Managing Demand for Travel and Reducing Congestion) of the Local Plan 
states that, ‘All development proposals should have regard to transport efficiency  
and highway safety [and] 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 existing vehicular access and driveway will be utilised to provide off-street 
parking for the proposed dwelling. There would be sufficient off-street car parking 
spaces that can be accommodated on the driveway, and the proposals include the 
provision of an integral garage that could accommodate additional off-street car 
parking spaces.  
 
It is unlikely that the development proposals will have a severe impact on public 
highway safety, or on the operation or capacity of the local highway network.  

The Council’s Highway Engineers have no objections to the development and as 
such it is considered that the proposal would have no material impact upon entrance 
and egress to the highway and sufficient parking provision is provided on the site 
given it’s highly sustainable location. 
 
The proposal is therefore compliant with Policy P8 of the SLP, and neutral weight 
should be attributed to this in the planning balance. 
 
Landscape 
 
Policy P10 of the SLP recognises the importance of a healthy natural environment in 
its own right. Policy P14 requires new development to safeguard important trees, 
hedgerows and woodlands. 
 
In respect of trees on and around the development site, comments are awaited from 
the Landscape Officer. However looking at the plans submitted there does not 
appear to be any loss of the existing shrubs and soft landscaping, and the scheme is 
largely the same as what was previously deemed to be acceptable to 2018. There 
are no significant trees on the site that would need to be protected. 
 
The proposal therefore appears to be compliant with Policies P10 and P14 of the 
SLP and neutral weight should therefore be attached to this material consideration, 
but this matter will be concluded in an update note to be presented to Members. 
 
Ecology 
 
Policy P10 of the SLP seeks to protect habitats and to conserve, enhance and 
restore biodiversity. The policy is consistent with the NPPF and thus carries 
significant weight. 
 
SMBC Ecologists have considered the submitted bat and bird survey. An updated 
Bat survey has been requested and received. This states that there is no evidence of 
bats within the roof of the bungalow. However there could be an opportunity to have 
features put into the roof of the new dwelling to encourage roosts within the site. This 
could be conditioned to have these details submitted. Formal comments have not 
been received back from the Ecology Officer at the time that this report has been 
written. The comments will be reported separately in an update note. 
 
The proposal therefore appears compliant with Policies P10 and P14 of the SLP and 
neutral weight should therefore be attached to this material consideration. 
 
CIL 



 
The Council adopted the Community Infrastructure Levy (CIL) Charging Schedule at 
Council on 12th April 2016. The development is not subject to CIL if planning 
permission is granted as a self build exemption has been submitted. 
 
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. 
 
Public Sector Equality Duty 
 
In determining this application, Members must have regard to the public sector 
equality duty (PSED) under s.149 of the Equalities Act. This means that the Council 
must have due regard to the need (in discharging its functions). 
 
The PSED must be considered as a relevant factor in making this decision but does 
not impose a duty to achieve the outcomes in s.149 as it is only one factor that 
needs to be considered, and may be balanced against other relevant factors. It is not 
considered that the recommendation to grant permission in this case will have a 
disproportionately adverse impact on a protected characteristic. 
 
CONCLUSION 
 
The principle of this residential development is policy compliant, creating a 
replacement residential unit on a site in an accessible area. The principle of 
development is acceptable and in compliance with Policy P5 of the Solihull Local 
Plan (SLP). The design and layout respects the local distinctiveness of the area and 
the proposal therefore fully accords with Policy P15 of the SLP. 
 
In this instance no harm is identified that would be so significant or demonstrable to 
outweigh the benefits of approval. The proposal is considered to be acceptable in all 
other aspects, subject to appropriate conditions, and is thus considered to comply 
with Policies P5, P7, P8, P10, P11, P14 and P15 of the SLP. 
 
RECOMMENDATION 
 
Approval is recommended subject to the following précis of conditions a full list of 
standard conditions is available using the following link: 
http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications: 
 

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


1) CS00 – Plan numbers 
 

2) CS05 – 3 years limit 
 

3) CS06 – Materials to be submitted 
 

4) 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 (taking into account the nearby school); the storage of plant and 
materials used in constructing the development; a turning area within the site 
for construction vehicles; and, wheel washing facilities and other measures to 
prevent mud/debris being passed onto the public highway. 
 
In the interests of highway safety to accord with Policy P8 of the Solihull Local 
Plan 2013. 

 
5) CW07 - Sustainable drainage systems 

 
6) CL04 – Hard and soft landscaping scheme 

 
7) CL06 – Implementation of landscaping scheme 

 
8) Before the first occupation of the dwelling hereby permitted, the first floor side 

facing ensuite windows, which face number 7 Endwood Drive, shall be 
obscurely glazed, and non-opening unless the parts of the window that can be 
opened are more than 1.7 metres above the floor of the room in which the 
window is installed. The windows shall thereafter be permanently retained in 
that condition. 

 
To safeguard the amenities of neighbours in accordance with Policy P14 of 
the Solihull Local Plan 2013. 

 
9) NOTE: EV charging point 

 
 
 
 


