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PROPOSAL 
 
Outline planning permission is sought for the erection for up to 130 dwellings 
on land at Dickens Heath Road. The application seeks to determine means of 
access, with all other matters related to appearance, landscaping, layout and 
scale reserved.  
 
In line with current guidance, the application, as well as giving full details of 
the proposed access provides detail of use and amount of development. The 
layout of development responds to the sites opportunities and constraints. 
The existing watercourse that crosses the site from west to east provides for a 
strong character area and other existing landscape structures on site help 
provide key focal points for development to respond to. 
 
The development therefore provides two accesses, the primary access is 
taken from Dickens Heath Road, which is the main roadway leading to 
Dickens Heath from Tidbury Green to the south of the village. The access has 
been sited to take account of an existing landscape feature of hedgerow at 
the road frontage supported by a cluster of three significant oak trees offset 
within the site. The access wraps around this landscaped feature, maintaining 
an additional vegetation buffer before twisting into the site and travelling 
southward where the access punctuates the site, connecting it to Rumbush 
Lane to the south. 
 
 
 
 



 
 
Throughout the lifetime of development amended plans have been requested 
and received. Amendments have been made to the layout of development as 
well as the location of the access to Rumbush Lane. This access has been 
shifted by approximately 10m northwards to ensure that a modest stagger is 
made between this access to Rumbush Lane and the access to Rumbush 
Lane created by the Braggs Farm development (ref: 2013/1478) that appears 
elsewhere on the agenda.  
 
Character areas have been established within the site. Secondary streets lead 
from the central spine and infiltrate the site, this allows for perimeter blocks of 
development to be established within.  There is a watercourse that crosses 
the site west to east onto which open space, pedestrian footpaths and 
drainage attenuation measures are incorporated. A higher density residential 
development face toward this landscaped feature, whilst a lower density of 
development is positioned on the rural edge and site perimeter.  
 
Comments received during the public consultation exercise have also 
influenced the scheme and its layout. Most significantly a MUGA (Mixed Use 
Games Area) has been incorporated into the development responding to a 
request made by the Dickens Heath Parish Council. Some Dickens Heath 
residents commented that the application site formed part of their jogging 
route. A series of pedestrian footpaths cross the site, and in doing so provide 
a movement framework to the site but also provide a jogging route for local 
joggers.  
 
The development would provide a total of up to 130 units of which 49 units, 
40% of the total, would be allocated as affordable housing. The remaining 72 
units would be for market sale of which 37 units would be four or five bedroom 
properties (51%) with 37 units providing for 2-3 bedroom homes (49%).   
 
The development achieves 28 dwellings per hectare gross, and taking into 
account site constraints and land required for drainage attenuation, a density 
of 37 dwelling per hectare is achieved on the net developable area.  
 
Background 
 
The application site was allocated Green Belt land within the Solihull UDP 
2006. This plan has recently been superseded by the Solihull Local Plan, 
which was adopted on 3rd December 2013. 
 
The Council has a statutory duty to prepare, monitor and review a 
development plan for the Borough to set out a long-term strategy for managed 
growth for at least 15 years. A review of the Solihull UDP began in 2008 to 
develop a spatial vision for a Plan period (2011-2028).  
 
The Plan sets out the strategic priorities for the Borough in order to deliver the 
homes and jobs it needs as well as providing land for other activities such as 
sport and leisure. The strategy aims to conserve and improve the character 



and quality of the environment, an important component of the Borough’s 
attractiveness to investment and success. The plan intends to be aspirational 
but realistic in its conclusions and strategy. Local engagement has been key 
to the outcomes of the plan, with meaningful consultation taking place.  
 
As part of this process therefore the housing needs of the Borough had to be 
considered in order that everyone in Solihull has the opportunity of access to 
a decent and safe home within a quality living environment. Strategic housing 
sites have therefore been identified to provide a deliverable housing land 
supply for 15 years from the date of the Plan being adopted, whilst ensuring 
that at least a five year housing supply of housing land is available for 
development. Locations are prioritised for development that will best 
contribute to building sustainable, linked, mixed use and balanced 
communities.  
 
The application site has been identified as fulfilling sustainable development 
requirements in terms of housing need. The site has been promoted as 
strategic housing site, falling into Phase 3 development for release on 1st April 
2023. The independent Planning Inspector who has considered the Plan 
concurs with the Council in this regard. As a consequence, the site has been 
taken out of the Green Belt and is now a Phase 3 allocation strategic housing 
site.  
 
The application was submitted to the Council at a time when the Solihull UDP 
and its saved policies formed the development plan. As a consequence very 
special circumstances were advanced by the applicant in line with Green Belt 
policy. It is noted that some third parties have objected to the proposal on 
grounds of harm to the green belt. Given the recent change in the 
development plan and allocation of the site, this is no longer applicable to the 
scheme.   
 
CONSULTATION RESPONSES 
 

Highways : No objection subject to financial contributions 
 
Landscape 

 
: 

 
Objection raised 
 

Ecology : No objection 
 

Housing Strategy : No objection 
 

Planning Policy : Objection raised 
 

Environmental Protection : No objection 
 

Education : No objection 
 

Health : No objection 
 

West Midlands Fire Service : No objection 



 
Environment Agency : No objection 

 
SMBC Drainage : No objection 

 
Severn Trent Water : No objection 

 
   
Natural England : No objection 

 
CENTRO : No objection subject to financial contribution 

 
   
West Warwickshire Archaeology : No objection 

 
Dickens Heath Parish Council : Objection raised 

 
Neighbours Notified 
 

: 18/09/13; 04/12/13  

Site Notice : 19/09/13 
 

Press Notice : 16/09/13 
 
REPRESENTATIONS 
 
2 letters of support received on the following grounds:  
 

• Excellent low density housing plan. 

• Support for affordable homes, I am currently renting and want to finally buy 
my own home.  

 
92 letters of objection have been received to include representations from 
Dickens Heath Parish Council, Tidbury Green Parish Council, Cheswick 
Green Parish Council, Cheswick Green Residents Association and Solihull 
Ratepayers Association.  Approximately 500 pro-forma letters have been 
received that object to the proposal; a significant proportion these addresses 
are outside of the Borough. Objections raised are summarised on the 
following grounds: 
 
Green Belt & phasing of strategic housing sites 
 

• The application site is designated green belt. No very special 
circumstances have been advanced that outweigh the harm caused to the 
green belt, and any other harm. 

• Urban sprawl. 

• Acknowledge that the site is allocated as a Phase 3 allocated housing site 
for release on 1st April 2023 within the Draft Solihull Local Plan. This 
application is premature. 

 
Infrastructure in Dickens Heath 



 

• Committed developments will result in a substantial increase in households 
within the settlement without any corresponding improvements in terms of 
infrastructure, and the provision of social and community facilities.  

• Garden Square is an eye sore – finish this development first. 

• Drs, dentist and schools are already full and cannot accommodate any 
more (and the dentist won’t even accept more people onto their waiting 
list). 

• The park is too small for local children. 

• Initial village was meant to be 850 houses, its now 2,500 

• Cricket square halved in size without consultation. 

• None of the roads are adopted after 10 years and are in need of repair. 

• Blythe ward has taken its fair share of development in the last 20 years. A 
2001-2009 population increase of 18% compared to an average increase of 
3% for Solihull. 

• It is not simply a case of considering this application alone, consideration 
should also be made of the unfinished sites as well as the Braggs Farm 
application opposite.  

 
Highways 
 

• Poor public transport 

• Not close to the train station 

• Parking is a nightmare, not enough spaces for homes, let alone businesses 
and shops in the village centre. 

• Pavements are unsuitable. 

• Narrow rural roads. 

• Dickens Heath Road is busy and this development will increase 
congestion. 

•  Rumbush Lane remains closed pushing more traffic onto Dickens Heath 
Road.  

• New site access is very close to the private road of Birchy Close, concern 
for visibility. 

• TPO trees opposite No.263 Dickens Heath Road reduce the pavement 
width to 750mm, making it difficult to walk, especially for those with push 
chairs.  

• Increased pressure on the Dickens Heath Road/ Tilehouse Lane/ Lowbrook 
Lane crossroads.  

 
Affordable Housing 
 

• Inappropriate to provide affordable housing in this area. 

• Bus service is only once per hour. 

• No access to local jobs. 

• Affordable housing should provide for local need, not a district need. 

• Due to the location prices will rapidly escalate out of hte affordable 
category and effectively only be affordable to inital owners – right to buy 
and co-ownership rules applying 



• It is a form of social engineering which is illogical and opposed by the 
majority of residents. 

 
Flooding 
 

• Dickens Heath Road floods every year. 

• Rumbush Lane has flooded to the point that it is impassable even 4X4s. 
Are SUDS really adequate to address this? 

• The junction of Cleobury Lane/ Birch Leasowes/ Dickens Heath Road is 
already an area prone to flooding. 

• The Flood Risk Assessment does not consider neighbouring development 
sites and their impacts. 

•  No consideration is made for impacts down stream. 

• No mention on effects to the surrounding area and water courses such as 
Mount Brook and the River Blythe at Cheswick Green.  

 
Amenity 
 

• Noise and Disruption during construction works. 

• Loss of outlook to 14 Elvaston Way. 

• Loss of views. 
 
Design  
 

• Density and character proposed is not suitable for this rural edge.  
 
Ecology and landscape 
 

• The proposal would have an adverse impact on existing ecology and fauna. 

• Bats, badgers, foxes, small mammals, deer, hedgehogs, shrew, voles, field 
mice, great spotted woodpecker, buzzards, nut hatch, sparrow hawk, blue, 
coal and longtailed tits have all been spotted at or near the site at Dickens 
Wood.  

• Would expect the bird population of Dickens Wood to be devastated by the 
additional influx of cats.  

• The site will be visible and exposed to view.  

• Impact on tree no.482. 
 
 
POLICY 
 

Solihull Local Plan - Shaping a Sustainable Future December 2013 
 
The policies within the Solihull Draft Local Plan that are relevant to this 
application are as follows: 
 
Policy P4 Meeting Housing Needs 
Policy P5 Provision of Land for Housing 
Policy P7 Accessibility and Ease of Access 



Policy P8 Managing Demand for Travel and Reducing Congestion 
Policy P9 Climate Change 
Policy P10 Natural Environment 
Policy P11 Water Management 
Policy P14 Amenity 
Policy P15 Securing Design Quality 
Policy P16 Conservation of Heritage Assets & Local Distinctiveness 
Policy P17 Green Belt / Countryside 
Policy P18 Health and Well Being 
Policy P20 Provision of open space, children’s play, sport and recreation 
Policy P21 Developer Contributions and Infrastructure Provision 
 
National Planning Policy Framework (NPPF) 
 
The NPPF advises that there is presumption in favour of sustainable 
development, which should be seen as a golden thread running through both 
plan making and decision taking. For decision taking this means: 
 

• Approving development proposals that accord with the 
development plan without delay; and  

• Where the development plan is absent, silent or relevant policies 
are out of date, granting permission unless: 

 
- any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed 
against the policies in this Framework taken as a whole; 
or 

- specific policies in this Framework indicate development 
should be restricted.  

 
The NPPF also carries forward the thrust of Government guidance in the 
Ministerial statement “Planning for Growth” by attributing significant weight in 
the need to support economic growth through the planning system.  
 
The relevant policies to this application are as follows: 
 
� Part 4 – Promoting sustainable transport 
� Part 6 – Delivering a wide choice of high quality homes 
� Part 7 – Requiring good design 
� Part 8 – Promoting healthy communities 
� Part 9 – Protecting Green Belt land 
� Part 10 – Meeting the challenge of climate change, flooding and coastal 

change 
� Part 11 – Conserving and enhancing the natural environment 

 
SPGs 
 
Affordable Housing 
New Housing in Context 



Planning Guidelines for Housing Developments 
Vehicle Parking Standards and Green Travel Plans 
Warwickshire Landscape Guidelines 
Solihull’s Countryside 
 
Financial Considerations 
 
The Localism Act makes provision for local financial considerations to be 
taken into account as a material consideration in determining a planning 
application.  Such matters may include contributions as a result of section 106 
agreements, as these are directly related to the development and necessary 
to make the proposals acceptable, such considerations will carry significant 
weight.  Other financial considerations, including the benefit as a result of an 
increased New Homes Bonus (paid to authorities based on the number of 
new dwellings provided), are more general and whilst are a factor in favour of 
the grant of permission will only carry limited weight (unless otherwise stated 
in the later paragraphs of this report). 
 

Planning for Growth 

 
This Ministerial Statement advises that the Government's top priority in 
reforming the planning system is to promote sustainable economic growth and 
jobs. The Government's clear expectation is that the answer to development 
and growth should wherever possible be 'yes', except where this would 
compromise the key sustainable development principles set out in national 
planning policy. When deciding whether to grant planning permission, local 
planning authorities should support enterprise and facilitate housing, 
economic and other forms of sustainable development. 
 
PLANNING HISTORY 
 
2004/2927 Conversion of redundant former egg grading storage building to 
single residential unit and ground floor rear extension to provide bedroom. 
Refused 09/03/05 
 
2002/2451 Conversion of redundant former egg grading storage building to 
single residential unit.  Approved 19/03/03. 
 
 

SITE DESCRIPTION 
 
The application site represents 4.48 hectares (11.07 acres) of farmland laid 
out as two fields that are set to grassland. The site appears ‘wedge shaped’ 
and is bordered by Dickens Heath Road to the north, Cleobury Lane to the 
west and Rumbush Lane to the south east. The northern boundary to the site 
abuts Meadow Farm and behind a robust tree line are end houses within 
Elvaston Way.  
 
There is a cluster of four existing commercial buildings, originally set as 
chicken sheds that occupy the north eastern corner of the plot and are 



currently accessed from the neighbouring land at Meadow Farm. There are 
few existing trees within the land, but notably the site has strong vegetation 
boundaries of mature hedgerows intersepersed with trees, particularly so at 
the Cleobury Lane and Rumbush Lane boundaries. An area Tree 
Preservation Order has been served on the site.  
 
A stream runs roughly down the centre of the site from west to east and so 
forms a natural defensible boundary to the fields within, following the gentle 
slope of the land. There is an existing overhead power line that crosses the 
site connecting Dickens Heath Road with Rumbush Lane.  
 
The application site lies at the southern perimeter of Dickens Heath village. 
The northern most part of the site neighbours existing development at 
Dickens Heath; properties appear opposite the site at Dickens Heath Road 
and predate the village development being large houses set within large plots 
and take on an irregular building line. Rear gardens of Meadow Farm and 
houses at Elverston Way abut site boundaries to the north, but are shrouded 
by trees. At Rumbush Lane, existing dwellings face toward the upper most 
stretch but would be visually separated from development by an existing and 
robust landscape buffer, outside of the red line site. At Rumbush Lane 
opposite the application site is Braggs Farm. Braggs Farm is identified as a 
strategic housing site within the Draft Solihull Local Plan and application ref: 
2013/1478 appears elsewhere on the agenda.  
 
To the south west of the site beyond Cleobury Lane is Little Dickens Wood 
and Big Dickens Wood, an area of ancient woodland and is designated as a 
SINC. The woodland is framed on 3 sides by lanes connecting Dickens Heath 
to the surrounding villages. Beyond the woodland lie Tidbury Green School 
and village.  
 
The site lies approximately 350m from west of Dickens Heath village centre 
where there is a wide range of shops and facilities including Tesco 
supermarket, dentist, library, public house and restaurant. The site would be 
within walking distance of 2 local primary schools, Dickens Heath Community 
Primary School which is a 2 form entry school and Tidbury Green School and 
Nursery, a one form entry.  
 
The site is well served by local transport. Whitlocks End railway station is 
located 1.2km to the north of the site and Wythall station is approximately 
1.6km away to the west. There is a half hourly bus route (S3) which passes 
along Dickens Heath Road with bus stops outside and provides links to 
Wythall, Shirley, Solihull and Hockley Heath.  
 
 
MAIN ISSUES 
 

• Statement of Community Involvement 

• Principle of Development 

• Design and Layout 



• Neighbour Amenity – Existing and future occupiers Noise and Air 
Quality 

• Landscape and Visual Impact 

• Ecology 

• Affordable Housing 

• Drainage 

• Sustainability Credentials 

• Archaeology 

• Highways 

• Community Facilities- School and Drs 
 
 
APPRAISAL 
 
Statement of Community Involvement 
 
The NPPF recognises that early engagement has significant potential to 
improve the efficiency and effectiveness of the planning application system for 
all parties. Good quality pre-application discussion enables better coordination 
between public and private resources and improved outcomes for the 
community. 
 
In this regard, the applicant has sought pre-application advice from Council 
officers and statutory consultees. The applicant also organised a public 
exhibition at the Dickens Heath Village Hall, Old Dickens Heath Road on 
Thursday 18th July from 3.30pm to 8.30pm. All residents within a 2 mile radius 
of the application site were alerted to this event in writing, equating to 2,820 
residential addresses, as well as details of the event being advertised within 
the Solihull Observer and Solihull News.  This public exhibition included 
exhibition boards and feedback forms to be returned via ‘freepost’.  
 
Dickens Heath Parish Council was contacted by the developer who asked to 
address their scheduled monthly meeting on the 16th July 2013, shortly ahead 
of the main public event. The presentation went ahead and Catesby was 
received by the full membership of the Parish Council as well as around 20 
members of the general public.  
 
A preview event was offered to ward councillors and local businesses and 
schools were also alerted to the public exhibition by post. 
 
A total of 160 local people attended the event. Each attendee was issued with 
a feedback form of which 46 were returned. From comments received, some 
cited concern for loss of green belt land, whilst most others acknowledged 
that the land had been identified by SMBC for new housing development. A 
mixed view on affordable housing provision was expressed, some very much 
in favour of on site provision, whilst others favoured more family housing 
given the amount of higher density development in the village centre. Many 
comments were made and received about a youth facility, with the majority 
suggesting that a sports facility of some sort would benefit the village. Other 
comments related to technical issues such as highway access and ecology. 



Comments made have been considered and responded to through the 
submission and lifetime of this planning application.  
 
In terms of the consultation process carried out before submission, I consider 
that the procedures undertaken by the applicant were in accordance with the 
Council’s adopted Statement of Community Involvement and advice 
contained in the NPPF.  
 
Principle of Development 
 
The site is allocated by Policy P5 (Site ref. 20 – Land at Cleobury Lane, 
Dickens Heath) of the Local Plan, for release in Phase Three (post April 
2023).  
The Local Plan identifies sufficient housing land supply for fifteen years. This 
is the first time the Council has planned for such a long period ahead and it 
was considered necessary to phase the release of housing sites to support 
the West Midlands urban renaissance strategy, the Local Plan spatial strategy 
and to ensure a continuous supply of market and affordable housing 
throughout the plan period. Land for around 750 dwellings on green field sites 
in less accessible village locations is phased back in two periods (2018-2023 
and 2023-2028). The application site is one of the sites programmed for 
release in the last phase. 
 
There were objections to the phasing policy from all of the landowners of sites 
included in phases two and three. Evidence of the need for phasing was 
considered in full at the Local Plan examination and there has been no 
material change in circumstance since.  
 
Firstly phasing is important to support the Strategic Policy Framework for the 
West Midlands which has at its heart the urban renaissance strategy. The 
urban renaissance strategy seeks to focus growth in areas in need of 
investment and regeneration and reverse the trend of decentralisation of 
economically active population away from the conurbation. The majority of 
Solihull housing growth (65%) is projected to be from net in-migration 
(principally from Birmingham). Solihull is a high demand housing market area, 
without phasing it is likely that all of the phase two and three sites will be 
delivered during phase one (evidenced by the early delivery of sites allocated 
by the previous development plan and the pressure from landowners and 
developers to release the phase two and three sites now). This is likely to 
accelerate the projected rate of in-migration into Solihull villages away from 
the conurbation which would undermine the objectives of the urban 
renaissance strategy. 
 
Secondly the phasing policy is important to the Local Plan strategy. The Local 
Plan spatial strategy priority for housing growth is within the regeneration area 
to help support the regeneration programme, followed by the most accessible 
locations within the Borough, particularly the town centres. Early delivery of 
sites within the most desirable housing market areas is likely to undermine 
delivery in the priority growth areas.  
 



Thirdly phasing is important to secure continuous delivery of market and 
affordable housing throughout the whole Plan period. Housing land supply is 
already significantly weighted towards Phase one to address the issues of 
undersupply which have resulted from high levels of demolition and site 
clearance in the initial years of the North Solihull Regeneration Programme; 
the recent period of recession and poor housing market conditions which have 
offered little incentive to developers to bring windfall sites and sites with 
planning permission forward and the restricted availability of large strategic 
sites caused by the majority of the UDP sites having been built out early in the 
Plan period and Local Plan sites not being formalised. In respect of market 
housing, early delivery of the majority of the strategic sites will increase the 
rate of migration into Solihull during phase one and reduce the availability of 
new housing supply to meet the demands of local households later in the Plan 
period. In respect of affordable housing, increasing the weighting of delivery of 
new build affordable housing will restrict supply later in the Plan period and 
therefore reduce the supply affordable housing to those in priority need further 
on. 
In support of the phasing policy, the Inspector concluded: 
 “In an area of relatively high demand like Solihull, it is important to 

ensure that housing sites are not all developed within the early years of 
the Plan period, otherwise there may be pressures on existing facilities 
and infrastructure and little land would remain for development in later 
years. Without phasing, it could also lead to increased migration from 
outside Solihull and begin to undermine the urban renaissance 
strategy. Phasing also enables the priorities of the spatial strategy to be 
reflected, in this instance, the focus on the main urban area and 
regeneration areas.” (Report on the Examination into the Solihull Local 
Plan Development Plan Document, paragraphs 100 – 102). 

 
Policy P5 states sites will not be released for development before they reach 
their specified phase, unless housing land supply falls below NPPF 
deliverable housing land supply requirements. Local authorities are currently 
required to identify and maintain five years housing land supply (plus a buffer 
of 5% in Solihull’s case). The Council submitted evidence to demonstrate that 
this requirement is met on adoption of the Local Plan to the Local Plan 
examination and there have been no material changes to reduce the supply of 
deliverable housing sites since. The number of dwellings likely to be delivered 
on each of the sites included within the five year housing land supply has 
been re-examined and has increased as sites have progressed towards 
delivery.  
 
The site should not therefore be released for development at this time. 
 
Five Year Housing Supply 
 
Catesby have submitted two housing land supply scenarios for 2013 - 2018 
and 2014 - 2019 of 4.6 and 4.2 years housing land supply respectively. 
 
The Local Plan includes the five year housing land supply calculation from the 
(then) anticipated date that the SLP was to be adopted at paragraph 8.4.4. 



This shows that at that time the Council had deliverable housing land supply 
for 3,755 dwellings against a requirement of 3,462, this equates to a 5.4 year 
housing land supply, this equates to a 5.6 year land supply. 
 
The Council has reviewed deliverable housing land supply in discussion with 
landowners, applicants and developers and tested the evidence of housing 
land supply against NPPF, paragraph 47 (footnote 11) and Strategic Housing 
Land Availability Practice Guidance. The Council now considers there to be 
deliverable housing land supply for at least 3,852 dwellings based on later 
information relating to the sites included in the deliverable housing land 
supply.  
 
The scenarios for 2013 – 2018 submitted by Catesby identifies housing land 
supply for 3,188 dwellings. The difference in the supply figure between the 
council and the applicants is as a result of a difference of opinion over the 
deliverability and / or capacity of some of the sites.  
 
The 2014 – 2019 scenario submitted by Catesby assume that 463 dwellings 
under construction are completed during 2013 – 2014, leaving a five year 
housing land supply requirement of 3,501 dwellings. This means that total 
housing land supply would only need to have increased by 112 dwellings 
through planning permissions granted during 2013 – 2014 which are not yet 
included in the Council’s housing land supply assessment. The number of 
planning permissions granted is likely to exceed 112 dwellings capacity.  
 
Conclusion to Five year housing supply 
 
The applicant has provided no evidence to satisfy the council that any of the 
sites included within the Council’s assessment of housing land supply are not 
available now or that there is no realistic prospect of delivering housing on 
any of the sites within five years or that any of the site are unviable. Housing 
land supply therefore remains above national planning policy deliverable 
housing land supply requirements and the site should not therefore be 
released from the phasing policy at this time. 
 
Housing Mix  
 
There have been a number of objections on the grounds that the proposal 
does not make any provision for specialist older persons housing.  
 
The NPPF supports the delivery of a wide choice of high quality homes to 
contribute towards the creation of sustainable, inclusive and mixed 
communities. The NPPF enables the Council to require a mix of housing 
based on evidence of local need, but, it does not allow the Council to be 
prescriptive.  
 
The needs of some older person households will be met through the provision 
of specialist housing and there have been a number of such developments 
nearby recently in Shirley, Solihull, Bentley Heath and Knowle. However, the 
majority of older people stay in market housing and evidence provided by the 



Strategic Housing Market Assessment demonstrates a need for smaller 
market housing for first-time buyers and those wishing to downsize. The 
development will be required to make a significant contribution towards the 
provision of dwellings of three bedrooms or less for which there is the greatest 
need. Policy P15 requires all residential development proposals to be built to 
Lifetime Homes standard and demonstrate how they will meet Building for Life 
12, or its equivalent. 
 
In respect of affordable housing. the Council has no plans at the moment to 
commission housing for the elderly in Dickens Heath but new ‘extra care’ 
development through a local housing association has been completed nearby 
in Shirley (49 apartments in 2009), with another to be completed in 2015 in 
Shirley. 
 
Design and Layout 
    
Throughout the lifetime of this application design amendments have been 
requested and received in an attempt to demonstrate that a layout of 
development consisting of 130 dwellings, can sit comfortably within the site 
whilst taking account of its site context and setting at this rural edge of 
Dickens Heath. Such amendments have also sought to fulfil key urban design 
credentials, expected by any housing development. The resultant layout is 
considered to meet such criteria. 
 
The layout of development has evolved through a clear and reasoned site 
appraisal that has identified the site’s opportunities and constraints. It is 
recognised that flooding is an issue to this land and its surroundings and in 
part, drainage mitigation has influenced the layout of development. So too 
however have key landscape features such as existing hedgerows, significant 
trees and the watercourse. Consideration has also been given to the 
neighbouring site at Braggs Farm to ensure that a certain cohesion between 
sites is achieved in terms of urban form as well as ensuring pedestrian links 
and a green corridor are delivered that are seamless between sites and allow 
a sensible route across sites and into the neighbouring Dickens Heath 
Country Park and its Local Nature Reserve (LNR) found east of Braggs Farm.   
 
To the north of the site the main access into the plot is made adjacent to key 
existing landscape features that consist of mature hedgerow and a cluster of 3 
mature and good quality oak trees that grow close to the boundary. The 
building line of development west of the access therefore falls away and is 
skewed deliberately to emphasis and enhance the soft edge and openness to 
the site entrance, appropriate to its rural edge. Further landscape nodes 
consisting of mature field trees are enhanced and are connected through 
secondary focal points and street junctions. This design approach helps to 
enhance this soft landscaped theme to the site, whilst the primary road twists 
away and down towards Rumbush Lane beyond. At Rumbush Lane, the 
access has been shifted approximately 10m north of its original position. This 
has been requested by highway colleagues to ensure that a visual stop is 
made between sites, so requiring motorists to stop and manoeuvre between 
sites therefore requiring them to take account of Rumbush Lane. This stagger 



will however ensure a visual connection between sites is maintained which 
further augments visual cohesion between the sites.  
 
Character areas are devised with a higher density core of development 
centred around the existing watercourse which is augmented by pedestrian 
footpaths running its length on each bank as well as additional landscape 
planting proposed. Development is set out to frame this space and provide 
necessary natural surveillance and overlooking. This footpath extends to 
Rumbush Lane and crosses the over to the Braggs Farm development, before 
continuing to the Country Park. 
 
Elsewhere, a less dense and softer edge is shown. Here development is laid 
out in a perimeter block and the regular site boundaries are respected by a 
linear form of development with front gardens facing outwards towards the 
rural lanes demarcated by mature hedgerows and trees. Roughly following 
the site perimeter is a pedestrian footpath that benefits from good overlooking 
by facing development.  
 
Across the site, development would be of dwellings of between 2 storey and 2 
and a half storey in height and therefore would be in keeping with existing 
houses nearby. The mix of market housing is shown as 50:50 between larger 
4-5 bedroom family homes and more smaller 2-3bedroom family homes. This 
mix of development is supported by planning policy, taking into account the 
skew of 2 bedroom units provided within the village centre. 
 
Notably a MUGA is located in the north west corner with Dickens Heath Road 
and Cleobury Lane and has houses facing towards it on two sides. Officers 
are uncomfortable with the exact position of this facility for reasons of its 
extreme edge of site position being farthest from the wider population of 
Dickens Heath and also for reason of its the limited natural surveillance 
afforded by this corner position as well as possible light pollution to ecology 
should it ever be lit. However, it is recognised that youth facilities are lacking, 
in Dickens Heath and have been since the village conception. The MUGA 
would provide a facility that is desperately needed within the village, and 
notably has been advanced by its residents through the public consultation 
process around this planning proposal. It is acknowledged that to retrofit such 
a facility into the village is a very difficult task, and that here, future residents 
would buy their properties in full knowledge of its existence. For these 
reasons officer’s, on balance, support  the provision of the MUGA in the 
position indicated.  
 
In the round, the layout of development is considered acceptable and 
provides a good quality scheme that respects the rural context of its site. The 
proposed accesses onto Dickens Heath Road and Rumbush Lane are 
sensibly located and respond well to features on the site as well as the 
neighbouring development at Braggs Farm. Officers are therefore satisfied 
that 130 dwellings can be sensibly accommodated on site within a 
development that respects local character as well as responding positively to 
the application site and its inherent assets and constraints. The development 



is considered acceptable and compliant with Policy P15 of the Solihull Local 
Plan.  
 
Neighbour Amenity 
 
Policy P14 of the Solihull Local Plan seeks to protect the amenity of existing 
and potential occupiers of houses when considering new developments.  
Careful consideration must be made to amenity of both existing neighbours, 
as well as future occupiers of the proposed dwellings.  
 
The site has very few existing neighbours, with development occurring 
adjacent to the northern reaches of the site only. At Dickens Heath Road, 
existing houses on the opposite side of the road end just ahead of the 
proposed site access, with the property sitting far back, 22m in its plot. This 
separation distance together with intervening vegetation will ensure against 
any harm to overlooking and loss of privacy. Similarly, at Rumbush Lane 
existing houses are positioned opposite the existing woodland area that 
extends for a length of approximately 100m along its Rumbush Lane frontage 
and is 23m deep. This woodland falls outside of the red line site and therefore 
is to be retained. Once again, this woodland together with the overall 
separation of buildings being at least 40m is suitably sufficient to prevent any 
concerns to existing neighbour amenity throughout the year.  
 
It is the amenity of residents at Elvaston Way, in particular No.14 that must be 
considered more carefully because this property shares its side and rear 
boundary with the application site. Presently, No.14 neighbours the existing 
commercial buildings that are proposed for demolition. Strong vegetation 
boundaries supplemented by mature, but deciduous tree cover separate both 
sites and 22m separates the rear elevation of No.14 to the rear elevation of 
the commercial buildings. The proposed layout demonstrates that that 
dwellings are intended to sit almost parallel to this boundary. Importantly, 
these dwellings do not bring development forward of this original building line. 
And whilst I am mindful that the application proposal introduces a number of 
dwellings along this part of the site, replacing what were 4 larger buildings, but 
commercial in nature, I remain satisfied that the relationship between sites 
and proposed development with No.14 Elvaston Way is acceptable. The 22m 
separation between buildings and the 11 to13m deep rear gardens to the site 
boundary accord with adopted policy and as such I am satisfied that the 
development will not be overbearing to residents, nor will loss of light or any 
direct overlooking between properties occur.  
 
Turning to future residents, the layout of development with its perimeter block 
approach ensures that 22m is retained between directly facing rear elevations 
of properties, which is the distance considered necessary to ensure against 
direct overlooking between facing windows. Rear gardens mostly achieve an 
11m depth. The indicative layout plan demonstrates that supplementary 
planting will be introduced across the site, along pedestrian footpaths, 
roadways and within areas of public realm. This design approach will  
strengthen the emphasis on soft  landscaping within the site therefore 
respecting its edge of rural character.  



 
The application submission includes reports on air quality and noise. Your 
Environmental Protection Officer has considered these reports and is satisfied 
with their findings and proposed mitigation. It is recommended that the 
mitigation measures proposed within these reports are followed and this can 
be secured by condition. Dust during construction for example must be 
considered and mitigated against, but can be dealt with through submissions 
within a construction management document.     
 
For the above reasons the proposal is considered to be acceptable in layout 
terms. The indicative layout plan has demonstrated that the proposed 
quantum of development can be satisfactorily accommodated on site without 
causing material harm to residential amenity. The proposal is considered 
acceptable and in accordance with Policy P14 of the Draft Solihull Local Plan.  
 
Landscape and Visual Impact 
 
The application site benefits from strong vegetated boundaries which are to 
be retained through the application. A landscape visual impact assessment 
has been carried out to support the application. This has found the application 
site to be well contained with only glimpsed views into the site made from the 
when viewed from the north and north east at Dickens Heath Road.  Certainly, 
the introduction of housing onto the site would result in localised change, but 
the robust and heavily vegetated landscape setting provides an exceptional 
degree of containment to the site. The applicant has noted that visual 
containment would have been considered by SMBC at the time of site 
allocation within the then DSLP. Given the on site characteristics and 
proposed layout of development that seeks to retain the existing hedgerow 
boundary, officers are content that the proposal is acceptable and would not 
have a negative impact on its surroundings.  
 
Your landscape architect has considered the application and comments as 
follows:  
 
We commend the use of wet swales giving the opportunity to enhance 
biodiversity and enhance amenity value. There are also Health and safety 
implications, with current thinking being that it is better to have some 
permanent volume of water and therefore recognised as a water body (with 
depth markers) rather than sometimes containing water and sometimes not. 
This approach has been approved by our drainage engineer at pre-
application. 

 



As previously discussed, there is a recognised lack of both youth provision 
and public open space within Dickens Heath. The application shows a Multi-
use games area situated in the north western corner of the site. This has been 
included following discussions with Dickens Heath Parish Council. The 
location at the extreme edge of Dickens Heath is not ideal, dissuading 
inclusivity and would sit inappropriately within the rural fringe. We have further 
consulted colleagues in Parks who are of the same opinion and similarly 
object to its location. In lieu of on site provision this could be mitigated for by a 
contribution via section 106 agreement towards an off-site solution (for which 
considerable amount background work has been carried out). There is 
however an opportunity within the sites proposed open space for some low 
key stone/timber natural play elements which can be dealt with by condition. 
 
Officers consider that any S106 relating to the provision of a children’s play 
space on site should provide for some flexibility so only requiring its presence 
if, at the time of reserved matters stage, the alternative provision has not been 
secured.  
 
The sites proposed internal pedestrian circulation has been discussed at pre 
application and has been explored at a larger scale considering local facilities 
such as the Local Nature Reserve nearby and existing and known proposed 
future developments. This infrastructure will require way marking, posts and 
signage. Due to the anticipated increased footfall within the LNR we would 
additionally seek a contribution towards upgrading/repairing sections of the 
existing footpath system and for its future maintenance. This will be included 
within section 106 agreement. A financial contribution towards the future 
maintenance of the site as well as possible off site contributions towards 
youth play facilities has been requested for a total of £249,301.29. This figure 
has been agreed by the applicant.  
 
Planning conditions would provide for the submission, approval, 
implementation and maintenance of Landscape, habitat and drainage 
management plans as well as requirements for the maintenance of the 
internal stream and wet swale. Conditions would also be included to consider 
hard and soft landscape proposals specifically with relation to the treatment of 
the proposed pumping station and its environs as well as the retention of 
existing hedgerows.                                                                                                                                                  
 
 On this basis the proposal is considered acceptable and in accordance with 
policies P10 and P20 of the Solihull Local Plan.  
 
Ecology 
 
The habitats onsite primary include species poor semi-improved grassland 
and a canalised watercourse running through the centre of the site. The site is 
adjacent to nationally and locally important sites. 
 
Your consultant ecologist comments that in his opinion the trees identified as 
having bat potential can be retained within the development and connectivity 
to and from these trees enhanced. We would also suggest that there is a 



potential for the watercourse to be improved.  It remains important, however, 
that there is no biodiversity loss as part of this development. A WCS 
Biodiversity Impact Assessment has been carried out in accordance with 
Defra Offsetting Metrics. This metrics is available from Warwickshire County 
Council Ecology Unit. This shows that there is a net loss to biodiversity 
occurs; to off set this, it is calculated that 19.07 hectares will be required in a 
non strategic area and the calculated cost for doing this is £268,144. The 
applicant is considering this amount at the time of writing.  
 
The applicant has also agreed to a landscape management plan its 
agreement and delivery to appear within any S106.   
 
Affordable Housing 
 
Throughout the lifetime of the application 40% on site affordable housing has 
been secured within this development. The applicant has agreed to a split of 
65% social rent and 35% shared ownership. Given the outline nature of the 
application precise details of where these units would be located and their 
clustering and size remain outstanding, but officers are content that this can 
be determined at reserved matters stage. Your housing officer would wish to 
see clusters of affordable housing of between 8 and 10 dwellings, with the 
housing being tenure blind and integrated into the open market. All properties 
also need to be built to a HCA DQS design standards.  Importantly, the 
applicant has expressed a commitment to this provision and affordable 
housing will appear within any S106 associated with the development.  
 
Some residents of Dickens Heath who have commented on the application 
and includes the Dickens Heath Parish Council as well as Solihull Ratepayers 
association all question the need for on site affordable housing, and instead 
consider it more appropriate for off-site commuted sums to be negotiated and 
agreed. Your housing strategy officer has considered this. He comments that 
the requirement for the provision of affordable housing is justified on the basis 
that Solihull has a high level of unmet housing need, as evidenced in the 
Strategic Housing Market Assessment (SHMA).  Within the Local Plan, Policy 
4 (a) Affordable Housing is set on a Borough wide basis.  This reflects the fact 
that needs cannot always be met where they arise, so use has to be made of 
the development opportunities that become available. Therefore any 
development may need to contribute in providing for needs of the whole 
Borough. 
 
Officers consider that the Dickens Heath Road site is in a location where 
accessibility to employment, centres and a range of services and facilities is 
acceptable for all housing - both open market and affordable. 
 
Drainage 
 
Policy P11 ‘Water Management’ requires new development to, amongst other 
considerations, take account of surface and ground water systems to include 
appropriate mitigation measures where necessary.  
 



As part of the application proposal, a Flood Risk Assessment has been 
submitted, which was also amended by the applicant during the application 
stage to take account of comments made by the Environment Agency and 
SMBC as Local Lead Flooding Authority.  
 
The Environment Agency’s (EA) flood map outlines that the application site is 
located within Flood Zone 1, which means there is only one chance in 1000 
years that the land will flood. However, these maps do not consider the flood 
risk from streams with small catchments. This site has a watercourse running 
through the centre of the site, with a small catchment, therefore the flood risks 
cannot be inferred by the EA maps. As there is an increased risk of flooding, 
therefore all new homes are to be located outside of the required flood plain 
and watercourse easement. This watercourse is classed as an ‘ordinary 
watercourses’ and forms a tributary to Mount Brook further downstream. 
Surface water will be managed as close to source as possible using 
Sustainable Urban Drainage (SUDS) in the form of modular geocellular 
soakaway systems and previous surface dressings.  
 
To manage the on site and off site flood risk (i.e. the flood risk to Rumbush 
Lane) an area of flood storage is shown on the masterplan which incorporates 
the existing watercourse. Not only will this provide flood attenuation benefits 
(it will reduce the flooding on Rumbush Lane as it will downsize existing 
problems and hold flows) but also it will help cool the microclimate in 
accordance with climate change adaptation requirements of Policy P11 of the 
SLP. However, discussions are on-going to confirm the exact storage and 
therefore the benefits to third party land. A financial contribution (£158,925) 
towards maintenance of the flood storage features has been requested and 
would be secured via a S106. 
 
The surface water drainage strategy intends to deal with all surface water run 
off from the site through the use of SUDS .   
 
The Environment Agency has passed the assessment of this application to 
SMBC who are the Local Lead Flood Authority. Accordingly SMBC drainage 
officers have considered this application and they note that this site is within 
the flood plain and the hydraulic modelling has yet to be finalised to confirm 
the flood extents and depths and therefore the impacts of the proposed 
development upon the new and existing residents. Therefore, we recommend 
that the hydraulic modelling is finalised to a stage where it will provide 
certainty in the feasibility of the design put forward within the FRA to 
demonstrate that the design can be implemented within constraints of the 
masterplan. We are therefore in a position where we object to the proposals, 
but note that these concerns may be overcome with additional evidence / 
revisions or further information.  
 
For the above reasons and at the time of writing, the proposal is considered to 
be contrary to Policy P11 Water Management of the Solihull Local Plan.  

 
Sustainability Credentials 
 



A sustainability statement has been submitted alongside the application. This 
document considers all aspects of sustainable development in the context of 
environmental, economic and social factors. The report concludes that a good 
degree of sustainability is achieved in its location and design. The site is 
located with good accessibility to alternative modes of transport to the private 
car and the proposed development has been designed to minimise transport 
impact and maximise sustainable travel. The design of the proposals also 
aims to increase the biodiversity of the site through enhancement, provision 
and maintenance of open space and green infrastructure links. Careful 
consideration has also been made and will be made, to the use of materials, 
including waste water in both the construction and operational phases. All 
new homes will be targeted for a minimum Code for Sustainable Homes Level 
3 that would be dealt with at reserved matters stage.   
 
It is considered that the application has considered sustainability in the round. 
Should the application be approved, it is considered reasonable to attach a 
planning condition seeking that on-site energy efficiency measures and low or 
zero carbon energy generation shall be provided to meet a carbon reduction 
equivalent to a minimum of 20% of predicted energy requirements in line with 
policy requirements set out in Policy P9 Climate Change of the DLP.  
 
Archaeology 
 
A desk based archaeological assessment has been completed by the 
applicant and its content considered by Warwickshire Field Museum. They 
raise no objection to the proposal subject to condition. They note that 
documentary sources make reference to brick kilns in the vicinity of this site 
and pits possible excavated to prvide clay for brick kilns lie immediately to the 
east and north west of this site. There is therefore a potential for archaeology 
deposits associated with the brick making to survive across the site. There is 
therefore a need for a programme of archaeological works to be undertaken 
and can be secured by condition. 
 
On this basis the proposal is considered satisfactory and in accordance with 
Policy P16 of the Solihull Local Plan. 
 
Highways 
 
The development would result in 130 dwellings with two points of access from 
Dickens Heath Road and Rumbush Lane. 
 
Dickens Heath Road is a relatively rural road with no street lighting albeit with 
a 30mph speed limit. Speed surveys completed by the applicant show 85th 
percentile speeds in vicinity of the proposed access are 37mph in both 
directions.  
 
Rumbush Lane is a rural road with no footway and street lighting. Directly 
outside site, Rumbush Lane has a 30mph speed limit but 85th percentile 
speeds are between 43mph - 45mph and average speeds above 30mph 
meaning that more than half of drivers travelling along Rumbush Lane do so 



above the posted speed limit.  Just south of the site access, the speed limit of 
Rumbush Lane changes to 40mph. As part of the development of the Braggs 
Farm residential site, improvement works have been sought on Rumbush 
Lane to reduce speed, including the formation of a table-top traffic calming 
feature which will incorporate the access to this development. 
 
Accessibility  
 
The site is located directly south-west of Dickens Heath Village. As part of the 
scheme, footway works and uncontrolled crossings are proposed which would 
link the site with the wider footway network in both Dickens Heath Road and 
Rumbush Lane. Further works to increase existing footway widths on Dickens 
Heath Road are proposed where existing widths do not meet the minimum 
1.2m as specified within Department for Transport Guidance ‘Inclusive 
Mobility’.  
 
Policy P7 of the Solihull Local Plan sets out accessibility criteria that 
development should meet, in terms of linear distance and route characteristics 
(relative attractiveness and perceived safety). The policy goes on to state that 
investment in improvements to local public transport provision, cycling and / or 
walking measures will be sought in association with development proposals 
which do not meet the accessibility criteria set out by this policy. The table 
below assesses the site accessibility credentials against that set out within 
policy P7 
 

Service/Facility 
 

Local 
Plan 

Criterion 

Site 
Distance* 

Attractiveness of 
route 

Consistent 
with 

Policy P7? 

Primary School  800m 710m A continuous footway 
to Tidbury Green 
School is available 
although not on the 
same side of the road 
as the development 
site. Pedestrians 
would be required to 
cross the road twice 
to access the school. 
Poor levels of natural 
surveillance.  

✓ 

Foodstore 800m 620m A continuous footway 
to Dickens Heath 
Village Centre is 
available although 
footway widths fall 
below minimum 
standards in some 
places. Proposed 
offsite highway works 
include footway 

✓ 



widening and 
therefore mitigate any 
constraints.  

GP 800m 780m A continuous footway 
to Dickens Heath 
Village Centre is 
available although 
footway widths fall 
below minimum 
standards in some 
places. Proposed 
offsite highway works 
include footway 
widening and 
therefore mitigate any 
constraints. 

✓ 

High Frequency 
(every 15mins) 
bus stop 

400m 2400m Nearest high 
frequency bus 
service located at 
A34 Stratford Road, 
outside desirable and 
maximum walking 
parameters.  

x 

High Frequency 
(three per hour) 
train service 

800m 1300m Shortest walking 
distances entails 
walking along Birchy 
Leasowes Lane 
which has no footway 
or street lighting. 
Route is for the most 
part not overlooked 
with sporadic levels 
of street lighting.  

x 

Bus stop 400m 100m Bus stops to access 
hourly bus services 
are located directly 
outside site on 
Cleobury Lane albeit 
there is no adequate 
footway access from 
the stops. 30min bus 
frequencies are 
available 750m walk 
along Dickens Heath 
Road.  

N/A 

*From site access at Dickens Heath Road 
 
The table above shows that the development is well located in terms of 
access to day to day facilities. Access to public transport is however not within 
the required parameters; the nearest high frequency bus service is outside 



desirable walking distances and the nearest train station (Whitlocks End) is 
not only outside of desirable distance parameters but also along a route which 
could not be defined as attractive (Birchy Leasowes Lane). Access to an 
hourly bus service (service S3) is available in close proximity to the site 
access at Dickens Heath Road but this service is daytime only Monday to 
Saturday (last outbound service leaving at 18.05 and inbound service arriving 
at 19:00) with no services on a Sunday. This is likely to be a significant barrier 
to accessing employment and other facilities outside of Dickens Heath. 
 
With the above in mind, it is considered that improvements to access to bus 
services are required to make the development acceptable in policy terms, 
through revenue support for existing bus services and/or travel planning 
measures in the form of personalised travel planning to the wider Dickens 
Heath and Tidbury Green area (to assist increasing bus patronage) and/or 
subsidised bus travel. To secure these improvements, a contribution of £183k 
is sought equating to a contribution of £1,400 per property which is 
considered proportionate to the development and consistent with the CIL 
regulations and NPPF. An appropriately worded planning condition should 
also be imposed ensuring footway access to bus stops on Dickens Heath 
Road is provided from the site access.  
 
In summary, the site is not considered to be in an accessible location as 
defined by Policy P7 of the Solihull Local Plan. However, subject to S106 
contributions and works to improve pedestrian connections to Dickens Heath 
Village, as detailed above, it is considered that the accessibility issues can be 
acceptably mitigated. 
 
Highway Capacity 
 
The applicant has interrogated the TRICS database to forecast the likely 
traffic that could be generated by the development and considers that 122 
two-way trips could be generated in the AM peak and 110 two-way trips could 
be generated in the PM peak. Your highway officers have completed further 
assessment of the TRICS figures and consider that the trip rates put forward 
by the applicant are at the very high end of the range that could be expected 
to be generated.  
 
Whilst the applicant’s trips rates have been taken forward in the transport 
assessment, it is considered that they represent the worst case scenario in 
terms of traffic impact.   
 
The trips have been adjusted to include forecast background traffic growth up 
to 2018 and additionally include growth arising from traffic associated with the 
allocated local plan sites in the vicinity, namely development at Braggs Farm 
and land at Griffin Lane.  
 
The development trips have then been distributed on the network using 
Census data on work place destinations and the following junctions 
modelled:-  
 



• Dickens Heath Road/Birchy Leasowes Lane/Cleobury Lane staggered 
junction 

• Dickens Heath Road/Old Dickens Heath Road roundabout 

• Dickens Heath Road/Calcutt Way/Meadow Pleck Lane roundabout 

• Dickens Heath Road/Tanworth Lane roundabout 

• B4102 Blackford Road/Dog Kennel Lane roundabout 

• Dickens Heath Road/Tilehouse Lane/Lowbrook Lane/Fulford Hall Road 
crossroads 

 
The junction modelling shows all junctions operating within theoretical levels 
of capacity in 2018 except for the junctions of (i) Dickens Heath 
Road/Rumbush Lane roundabout and (ii) Dickens Heath Road/Tilehouse 
Lane/Lowbrook Lane/Fulford Hall Road crossroads.  
 
Whilst these junctions reach their theoretical limits of capacity, the applicant 
has interrogated traffic flows throughout the peak periods and demonstrated 
that maximum levels of peak traffic occur for only a discrete 15 – 20 minute 
period during each peak hour.  For any given weekday 24 hour period, the 
junction is operating at its maximum peak time for only 1.4% of the time. For 
each AM and PM peak period of the weekday, the junctions only operate at 
maximum peak levels for 33% of the time. 
 
Impact of potential other development coming forward 
 
As well as the two local plan sites considered as part of the applicant’s 
transport work for this development, there are a number of other planning 
applications for residential development (two of which are not allocated within 
the local plan) close to the site which are currently being considered by either 
the Council or the Planning Inspectorate.  
 
It should be noted that the modelling completed by the applicant for the 2018 
scenario would have inherently assumed additional traffic growth arising from 
development over and above the local plan sites specifically considered in the 
transport assessment. That notwithstanding, officers have completed a further 
qualitative assessment of the cumulative traffic impact of all these 
development being implemented and occupied within 5 years. For Dickens 
Heath and Tidbury Green, this assessment specifically includes: 
 

• 72 dwellings at land at Braggs Farm, Rumbush Lane, Dickens Heath 
(allocated within the Local Plan) 

• 220 dwellings at land at Mount Dairy Farm, Tanworth Lane, Cheswick 
Green (allocated within the local plan) 

• 190 dwellings at land at Tidbury Green Farm, Fulford Hall Road, 
Tidbury Green (not allocated within the local plan) 

• 220 dwellings at Lowbrook Lane, Tidbury Green (not allocated within 
the local plan and currently under consideration by the Planning 
Inspectorate following Public Inquiry in early autumn 2013) 
 

Highway Link (Road) Impact 



 
The total increase in flows on the main distributor roads in Dickens Heath is 
outlined within the tables below 
 

 Existing 
AM 2-
way 
flow 

Cumulative 
development 
flows 

%age 
increase 

Existing 
PM  2-
way 
flow 

Cumulative 
development 
flows 

%age 
increase 

Rumbush 
Lane 

142 40 28% 136 40 29% 

Lowbrook 
Lane 

532 131 25% 536 133 25% 

Tilehouse 
Lane 

536 54 10% 380 52 14% 

Fulford 
Hall Road 

399 171 43% 243 192 79% 

Dickens 
Heath 
Road S/W 
village 

538 189 35% 431 208 48% 

Dickens 
Heath 
Road N/W 
village 

1080 189 18% 1121 208 19% 

Tanworth 
Lane 

1900 259 14% 1918 278 15% 

 
 
The table shows that there will be noticeable increase in traffic on the main 
distributor roads through Dickens Heath and Tidbury Green, particularly on 
Dickens Heath Road and Fulford Hall Road.  
 
An increase in traffic, however, is not in itself a reason to refuse development 
on traffic grounds. In the case of each of the roads detailed above, the 
increase in vehicles in absolute terms is not at such a level that would result in 
insufficient capacity on the respective highway link which would otherwise 
lead to driver delay and congestion.  
 
Highway Junction Impact 
 
The cumulative traffic impact at each key junction around Dickens Heath and 
Tidbury Green has further been considered. Whilst no detailed modelling has 
been undertaken of a scenario whereby specifically all five residential sites 
are implemented, your highway officer has been able to consolidate and 
reconcile the traffic data submitted in each application with on site 
observations during the peak periods to qualitatively assess the anticipated 
impact on key junctions.  
 
 



Dickens Heath Road/Tilehouse Lane/Lowbrook Lane/Fulford Hall Road 
crossroads 
 
With all developments being implemented, this junction is likely to operate 
outside of its practical capacity on the Lowbrook Lane side of the junction in 
the AM peak. Whilst theoretically, there is the potential for congestion, in 
practise congestion at this junction is considered very unlikely as drivers 
would gain a time-cost saving by redistributing along Norton Lane and Fulford 
Hall Road (which requires only a short detour).  
 
Moreover, as detailed above, there is considerable peak spreading within the 
peak periods at this junction and any congestion is short lived and 
experienced only for a short duration.  
 
Fulford Hall Road/Norton Lane 
 
This junction is currently operating well within observed levels of capacity. 
When adding development traffic and the potential for some traffic 
redistribution from Dickens Heath Road/Tilehouse Lane/Lowbrook 
Lane/Fulford Hall Road crossroads, the junction is still expected operate 
within capacity.  
 
Dickens Heath Road/Rumbush Lane roundabout 
 
Officers have visited site and have not observed the baseline modelled 
situation contained within the transport work completed by the applicant. This 
is likely to be because of the roundabout’s unconventional layout being 
difficult to model. The junction is observed to be operating well within capacity 
and it is not considered the addition of all developments will cause the 
junction to become saturated with considerable levels of delay.  
 
Dickens Heath Road/Tanworth Lane roundabout. 
 
The addition of all development will result in a c.15% increase in throughput at 
this junction. Baseline modelling completed within the transport assessment 
submitted for the planning applications associated with this development and 
Mount Dairy Farm shows this junction to be currently operating within 
capacity. The addition of all residential development is likely to result in the 
junction operating close or at theoretical levels of capacity. However, in 
practise the effect of peak spreading, redistribution and speed reduction 
would limit this. 
 
Conclusion to Highways 
 
In conclusion, the cumulative effect of the five planning applications currently 
being considered for residential development in Dickens Heath, Tidbury 
Green and Cheswick Green are likely to result in a noticeable increase in 
peak hour traffic on local distributor roads in Dickens Heath and Tidbury 
Green. However, these traffic levels would not be at such a level where link 
(road) capacity would be compromised.  



 
The majority of junctions are forecast to operate within theoretical levels of 
capacity except for the junction of Dickens Heath Road/Lowbrook 
Lane/Fulford Hall Road/Tilehouse Lane – however, levels of peak saturation 
at this junction occur only for very short period and in practise the likely 
redistribution is likely to limit any delay. There is the potential for the Dickens 
Heath Road/Tanworth Lane roundabout to operate close to or at capacity but 
again peak spreading and the likely redistribution of traffic is likely to limit any 
delay 
 
It also needs to be borne in mind that: 
 

• Para. 32 of the NPPF states ‘development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of 
development are severe’. It is not considered that the effect of the 
development would meet this test, particularly given the highway 
improvements in speed reduction, road safety and contributions to bus 
services.  
 

• The above assessment should be considered as a very worst case 
scenario as some of the sites are not allocated within the local plan 
and, therefore, it is unlikely that they will all come forward and be 
brought into use in the five-year transport assessment period. 
 

• The potential for significant improvements to bus services along with 
personalised travel planning (through the implementation of a 
residential travel plan) to the wider Dickens Heath and Cheswick 
Green area is likely to reduce vehicle demand in the peak hours.  
 

Safety 
 
Personal injury accident data have been interrogated along the extent of 
Dickens Heath Road (up to and including the junction of Lowbrook Lane in the 
south and Old Dickens Heath Road in the north) and along Rumbush Lane 
(between the built up area of Dickens Heath and Cleobury Lane) 
 
Two accidents have been reported on Dickens Heath Road; one accident, 
resulting in serious injury, involved a cyclist that pulled out of Cleobury Lane 
and collided with an oncoming vehicle. A further accident caused slight injury 
and was as a result of shunt accident. 
 
In Rumbush Lane, only one injury accident was recorded and was random 
insofar as it resulted from an animal running into the road.  
 
The accident records do not reveal any significant residual highway safety 
issues which the proposed development is likely to compound.  
 
That aside, the development would result in a new access onto Dickens 
Heath Road, a rural road which experiences vehicle speeds well above the 
speed limit. To mitigate the possibility of conflict around the site access, the 



applicant proposes a scheme of off-site highway works along Dickens Heath 
Road. The scheme includes vertical traffic calming measures on the approach 
to the site access, widening of existing footways and new gateway features. It 
is considered these works will moderate speeds and mitigate any potential 
safety issues that the development may cause.  
 
The development of the Braggs Farm residential site includes a scheme of 
highway works on Rumbush Lane to reduce speeds around the site access to 
both that and this development. Were the Braggs Farm site not to come 
forward prior to this site, the agreed highway scheme for Rumbush Lane 
would need to come forward as part of this development.  
 
Community Facilities 
 
Third party objectors to this proposal have described community facilities such 
as the local schools and dentists as being full without capacity to take on any 
further population growth.  
 
Paragraph 173 of the NPPF warns that pursuing sustainable development 
requires careful attention to viability and costs in plan-making and decision 
taking. Where safeguards are necessary to make a development acceptable, 
then the development should not be approved unless the remedy can be 
secured through condition or by an obligation. Paragraph 204 of the 
Framework carries onto say that obligations should only be sought where they 
meet all of the following tests: 
 

• Necessary to make the development acceptable in planning terms; 

• Directly related to the development; and 

• Fairly and reasonably related in scale and kind to the development. 
 
In this regard, colleagues in Health and Education have considered this 
scheme, alongside other applications as identified within the history section of 
this report, to consider long term impacts of development should planning 
permission be granted. Financial contributions have been requested from the 
developer for improvements to the local doctors at Dickens Heath as well as 
for improvements to local primary and secondary schools. £11,250 has been 
requested towards improving facilities at the Doctors surgery in Dickens 
Heath and this is agreed with the applicant.  
 
Primary Schools 
 
In terms of school provision, there are presently four live applications for 
residential development in the area as shown in the history section of this 
report. All four of the developments will be served by Tidbury Green Primary 
School. The development details are : 
 
 
 
 
 



 
Development   Number of Dwellings  New Children 
 
Lowbrook Farm      200    50   
Tidbury Green Farm  190     48 
Cleobury Lane    123     31 
Braggs Farm          71     18 
 
Tidbury Green Primary School has capacity for 45 children in each year group 
(total 315 children). Presently the school operates with a maximum of 30 in 
each year group. This means that there is capacity for an additional 105 
children to join the school without the need to make any alterations to the 
building. 
 
If all four developments are successful in gaining planning permission, the 
pupil product based on 25 primary aged pupils per 100 houses will be 146. 
This will mean that there is a shortage of 41 places. These places can be 
provided at Tidbury Green School through some reorganisation and 
redevelopment of the site. Developers are asked to make a pro Rata 
contribution to the cost of making the required changes to add these places. 
The application for Lowbrook was made some time ago and no contribution 
sought.  The recommended split across the remaining 3 developers should be 
apportioned as follows 
 
41 X  £ primary place cost 
 
Tidbury Green Farm  49.5% 
Cleobury Lane  32.5% 
Braggs Farm  18% 
 
In the event that any of the developments are not granted planning consent, 
this will significantly alter the availability of places and the shortfall in places 
and required contribution will be significantly reduced. 
 
Secondary School Places 
 
The catchment schools serving this area are Tudor Grange and Light Hall. 
Additional school places will be required, given the current oversubscription 
and popularity of these schools. 
 
£451,622.46 has been requested towards secondary school provision. These 
sums have been put to the developer supported by a robust justification. The 
monies are considered to be directly related to the development, necessary to 
make the proposal acceptable and fairly and reasonably related in scale and 
kind. The request for such monies are considered policy compliant with 
Regulation 122 of CIL (the Community Infrastructure Levy) as well as to 
Paragraph 204 of the NPPF. 
 
Subject to the applicant agreeing to these requests the development accords 
with relevant development plan policy.  



 
 
CONCLUSION 
 
This outline planning application for up to 130 dwellings has demonstrated 
that good quality development can be accommodated on this land. The 
resultant layout takes account of key urban design principles whilst respecting 
the character and context of this site with its rural edge location to Dickens 
Heath village. 40% on site affordable housing has been secured. Technical 
issues around highway safety and freeflow have been adequately dealt with 
and off-site highway works are incorporated into the scheme so that a new 
gateway is effectively provided to Dickens Heath, so ensuring that car speeds 
at Dickens Heath Road, as well as to Rumbush Lane are adequately slowed 
to 30mph.  
 
Drainage is a key consideration to the scheme and local residents have 
correctly identified flooding at Rumbush Lane and Dickens Heath Road to be 
an inherent problem to the area. This application would deliver a drainage 
mitigation strategy that deals with all surface water run off from the site itself 
as well as providing betterment to Rumbush Lane because it will downsize 
existing problems and hold flows. 
 
Commuted sums have been requested and agreed, with monies secured for 
off site highway works, and improvements to accessibility to Whitlocks End 
station, maintenance of drainage, open space and the MUGA as well as 
contributions towards health and education. 
 
However, the Solihull Local Plan is now adopted and a five year housing 
supply is achieved. Whilst the Plan allocates this site for housing, the land is 
not due for release until 2023. It is intended that at this time all existing 
committed development  at Dickens Heath will be built out and delivered and 
all roads adopted and maintained within the village. It therefore stands that 
this application is premature and is contrary to Policy P5 of the Solihull Local 
Plan. 
 
Whilst the development provides some benefits for example additional 
dwellings, affordable housing and the potential for on site facilities for the 
benefit of the wider area, it is not considered that in the planning balance that 
they outweigh the harm identified through being premature in terms of 
phasing.  
 
RECOMMENDATION 
 
For the reasons outlined above this application is recommended for refusal. 
 
(1) The Solihull Local Plan was adopted on 3rd December 2014 and a five 
year housing supply can now be demonstrated within the Borough. The 
proposed development of up to 130 dwellings at this site is therefore 
considered premature and contravenes the Phasing strategy for development 
set, where this site is allocated as a Phase 3 housing site for release on 1st 



April 2023. The proposal is premature and contrary to Policy P5 of the Solihull 
Local Plan.  
 
(2) The application site lies within a flood plain and hydraulic modelling has 
yet to be finalised to confirm the flood extents and depths and therefore also 
to the effect on both new and existing residents. The proposal therefore fails 
to take account of and is contrary to Policy P11 Water Management as well as 
to the provisions within the National Planning Policy Framework. 
 
NOTE: For the avoidance of doubt this decision refers to the plans as follows: 
Plan Number(s): Drawing Nos: Drawing  LOC/001 Rev B Site Location Plan;  
Illustrative Masterplan drawing no. PLAN/007G; Indicative Traffic Calming 
Scheme Dickens Heath Road Drwg 27726/005 rev D; Potential Rumbush 
Lane Crossing Drwg 27726/002 rev B; Proposed Site Access & Adjacent Site 
Access Proposals Drwg No.14336-05 Rev B; Preliminary Access Design 
27726/001 rev D. 


