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PROPOSAL 

 
The planning application seeks outline approval for a residential development 
on land to the rear of 146-152 Tilehouse Lane, Shirley. The application seeks 
approval at this stage for access, layout and scale for the development of 15 
dwellings. Landscaping and appearance are reserved for subsequent 
approval. 
 
The 15 no. residential units are set out around a Y-shaped access track which 
would run between no.s152 and 156 Tilehouse Lane. The access track would 
run between the two houses to the rear of the site for a length of 
approximately 140m before splitting into two separate cul-de-sacs.  
 
Four no. 4 bedroom detached houses would be positioned to face the access 
track from the north whilst the remaining 11 houses and plots would run along 
the cul-de-sacs facing in towards the site. The 11 units are 6 no. 2/3 bedroom 
and 5 no. 4-bedroom dwellings. Within the site as a whole nine of the houses 
would be detached four-bedroom dwellings, situated predominantly to the 
north of the site whilst to the south of the site along the southern most cul-de-
sac the affordable housing would be accommodated in the form of 3 sets of 
semi-detached properties comprising of 2/3 bedroom units (6 units).   
 
CONSULTATION RESPONSES 

  
Highways Engineers : 

 
Objections 

Landscape  : 
 
Views awaited 

Ecology : Views awaited 



 
Policy & Spatial Planning : Objections 

 
Tidbury Green Parish Council : Objections 

 
West Midlands Fire Service : 

 
Layout considered acceptable 

Severn Trent Water : 
 
Views awaited 

Network Rail : 
 
No objections subject to conditions 

Bromsgrove Council : Views awaited 
 

Neighbours Notified 
 

: 11/11/2013 

Site Notice : 
 
13/11/2013 

Press Notice : 
 
22/11/2013 

REPRESENTATIONS 
 
7 letters of representation have been received in connection with this 
application.  
 
One of these representations is from Tidbury Green parish Council and 
objects to the proposal for the following reasons: - 
 

- Development is on green belt land and therefore represents 
inappropriate development; 

- No very special circumstances have been put forward to justify why the 
development would be deemed appropriate; 

- The land has not been identified within the Solihull Local Plan; 
- Tidbury Green has relatively poor sustainability credentials and 

consequently has not been selected for strategic housing development; 
- Given that there are no shops, dentists or doctors within the area, 

residents would have to rely on Grimes Hill and Dickens Heath; 
- Frequency of public transport is poor and therefore the site does not 

meet with Policy P7 of the Local Plan; and 
- Concerns that if the development is approved it will set a precedent for 

future applications in the Green Belt.  
 
The remaining representations are in support of the application. It is noted 
that two of these representations are from the applicant and a relative. In 
summary these 6 representations support the proposal for the following 
reasons: - 
 

-  With demand for housing across the country being high it is felt that 
this would be a viable proposal with regard to provision of affordable 
housing; 



- The land has been out of use for some time and neighbours would not 
wish to see the reinstatement of the haulage yard as this would be 
noisy and increase negatively the HGV traffic load on Tilehouse Lane; 

- It is considered that housing development would be more positive in 
this location and would enhance the local community; 

- Considered that the site is well located in relation to Whitlocks End 
railway station providing easy access to Birmingham and other 
shopping and working locations; 

- It is felt that there would be no loss of amenity or negative impact on 
neighbouring properties; and 

- Replacement of haulage yard with residential properties will remove the 
blot on the landscape. 

 
POLICY 
 
Solihull Local Plan  
 
Policy P4 – Meeting Housing Needs 
Policy P7 – Accessibility and Ease of Access 
Policy P10 – Natural Environment 
Policy P14 – Amenity 
Policy P15 – Securing Design Quality 
Policy P17 – Countryside and Green Belt 
 
Government Guidance  
 
National Planning Policy Framework 
 
SPG/SPDs 
 
Affordable Housing 
New Housing in Context 
Planning Guidelines for Housing Developments 
Vehicle Parking Standards and Green Travel Plans 
 
PLANNING HISTORY 

 

There is no relevant planning history relating to this site. 
 

SITE DESCRIPTION 

 
The application site is located to the West of Tilehouse Lane, Shirley and has 
a site area of approximately 1.5ha.  The site is L-shaped in character with 
access gained between no.s 152 and 156 Tilehouse Lane. To the south and 
east of the site is residential properties sitting within large plots, whilst to the 
north is Whitlock’s End railway station and to the west is the railway line. From 
the access off Tilehouse lane to the west the site rises by approximately 1.5m 
to the point where the site widens out. Thereafter the land rises by a further 
1.0m over a depth of 90m to the line of the existing storage building in the 
North West corner of the site which is approximately 45m by 20m and is 8m in 



height.  The remainder of the site is currently open land with the exception of 
a few storage containers. The land to the south of the site is currently open 
scrub land. 
 
MAIN ISSUES 
 

• Policy & Green Belt; 

• Impact on the character and appearance of the area; 

• Impact upon residential amenity 

• Highways; 

• Landscape; 

• Ecology; 

• Affordable Housing; 

• Other considerations; and 

• Balancing exercise. 
 
APPRAISAL 

 
Policy & Green Belt 
 
The site is located within the Green Belt. Paragraph 87 of the NPPF states 
that ‘inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved expect in very special circumstances’. It goes on to 
state that ‘ When considering any planning application, local planning 
authorities should ensure that substantial weight is given to any harm to the 
Green Belt. ‘Very special circumstances’ will not exist unless the potential 
harm to the Green Belt by reason of inappropriateness, and any other harm, 
is clearly outweighed by other considerations’. 
 
Within the Planning Statement the applicant contends that 75% of the site is 
previously development land and that the remaining 25% would constitute 
infill development.  
 
Paragraph 89 of the NPPF advises that the construction of new buildings 
within the Green Belt should be considered as inappropriate unless they meet 
with the exceptions listed under paragraph 89 which include the limited 
infilling or the partial or complete redevelopment of previously developed site 
(brownfield land), whether redundant or in continuing use (excluding 
temporary buildings), which would not have a greater impact on the openness 
of the Green Belt and the purpose of including land within it than the existing 
development.  
 
Previously developed land is defined by the NPPF as: ‘Land which is or was 
occupied by a permanent structure, including the curtilage of the developed 
land (although it should not be assumed that the whole of the curtilage should 
be developed) Annex 2.  
 
Policy P17 of the Local Plan ‘Countryside and Green Belt’ states that the 
Council will not permit development in with Green Belt, except in very special 
circumstances.  Policy P17 advises that ‘limited infilling will not be considered 



to be inappropriate development within the Green Belt settlements, providing 
this would not have an adverse effect on the character of the settlements. 
Limited infilling shall be interpreted as the filling of a small gap within an 
otherwise built up frontages with not more than two dwellings’. It goes on 
further to advise that ‘where the re-use of buildings or land is proposed, the 
new use, and any associated use of land surrounding the building should not 
conflict with, nor have a materially greater impact on, the openness of the 
Green Belt and the purposes of including land in it, and the form, bulk and 
general design of the buildings shall be in keeping with their surroundings’.  
 
The existing site is accessed between 152 and 156 Tilehouse Lane and leads 
to a haulage yard which lies to the rear of seven residential properties fronting 
Tilehouse Lane, namely 146-166 Tilehouse lane. Within the site there is a 
substantial storage building situated in the north-western corner of the site 
which measures approximately 45m by 20m and is 8m in height. The area 
between the storage building and the houses fronting Tilehouse Lane is used 
for the open storage and stationing of metal secure storage containers whilst 
the remainder of the site to the south, backing on to properties along 
Houndsfield lane is enclosed scrub land bounded by residential properties, 
the storage areas and Stratford-Upon-Avon railway line.  
 
The applicant contends that 75% of the site is previously developed land and 
that the remainder of the site would constitute infill development. Taking into 
account the definition of PDL as contained within Annex 2 of the NPPF, and 
the character of the site including the scale and siting of the existing buildings 
it is not considered that the majority of the site would be constitute previously 
developed land. Furthermore the remainder of the site would not constitute 
limited infilling by virtue of not being one of the settlements listed within policy 
P17 of the Solihull Local Plan where infilling is permitted.  
 
Paragraph 89 of the NPPF supports the redevelopment of previously 
developed land which would not have a greater impact on the openness of the 
green belt and the purposes of including land within it.  Whilst it is noted that 
approximately 75% of the land within the site could be utilised by the haulage 
yard it is noted that the only permanent structure within the site is the large 
storage contained to the north of the site, with the majority of the site 
remaining as open land, in particular the land to the south of the site which is 
comprised of scrub land.   
 
The proposed development would introduce a long vehicular access track 
from the front to the rear of the site which would involve significant 
engineering operations to construct, as well as individual driveways serving 
the houses which in some cases would be up to 30m in length, with the 
shortest driveway indicated at 8.0m.   
 
Furthermore the proposed development by virtue of both the layout and the 
number of dwellings proposed would result in encroachment into the site and 
harm to the openness of the Green Belt in this location by virtue of the scale 
and massing of the proposed development. The built form would be 
significantly greater than the existing built form within the site and as a result it 



is considered that the development would have a greater impact on the Green 
belt and its purposes than the existing development.   
 
Therefore, when taken as a whole, I consider that the proposed 
redevelopment of the site constitutes inappropriate development, which is by 
definition, harmful to the Green Belt. The proposal would cause material harm 
to the openness of the Green Belt and harm one of five purposes namely the 
proposal would not assist in safeguarding the countryside from encroachment. 
The Council within the Local Plan has identified sufficient land to provide 
sufficient housing within the Local Plan period so avoiding the requirement for 
Green Belt sites to come forward outside of the SLP. Therefore, the scheme 
would constitute inappropriate development that causes harm by definition 
and inappropriateness. Very special circumstances will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness, and any 
other harm, is clearly outweighed by other considerations.  
 

It should be noted that paragraph 87 of the NPPF allows for the review of very 
special circumstances to determine whether considerations exist to outweigh 
the harm caused by the development. The applicant has provided additional 
information during the lifetime of the application however it is considered that 
this information reiterates previous comments made within the Planning 
Statement and that no very special circumstances have been put forward by 
the applicant in this case to clearly outweigh the harm.  
 

Impact on the character and appearance of the area 
 
The NPPF is underpinned by a presumption in favour of sustainable 
development. Although it aims to boost significantly the supply of housing, 
great importance is also attached to the design of the built environment. It 
advises 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. 
 
Paragraph 60 of the NPPF states that planning policies and decisions should 
not attempt to impose architectural styles or particular tastes and they should 
not stifle innovation, originality or initiative through unsubstantiated 
requirements to confirm to certain development forms or styles. It is, however, 
proper to seek to promote or reinforce local distinctiveness. 
 
Paragraph 61 goes on to state that although visual appearance and the 
architecture of individual buildings are very important factors, securing high 
quality and inclusive design goes beyond aesthetic considerations. Therefore, 
planning policies and decisions should address the connections between 
people and places and the integration of new development into the natural, 
built and historic environment. 
 
Paragraph 64 advises that permission should be refused for development of 
poor design that fails to take the opportunities available for improving the 
character and quality of an area and the way it functions. 
 



Policy P15 of the Local Plan expects all developments to achieve good 
quality, inclusive and sustainable design and sets key design principles. This 
policy 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. As this is an application for outline consent only, it is 
considered that these matters would be dealt with during the submission of a 
reserved matters application.   
 
Policy P5 of the Local Plan advises that new housing will be supported on 
unidentified sites in accessible locations where they contribute towards 
meeting identified borough-wide housing needs and towards enhancing local 
character and distinctiveness.  It goes on to advise that ‘the density of new 
housing will make the most efficient use of land whilst providing an 
appropriate mix and maintaining character and local distinctiveness’.  
 
It is noted that the density of the proposed development is 10 dwellings/ha 
(gross) and therefore it is considered that the proposed does not therefore 
make efficient use of the land. However it is also noted that Policy P5 would 
be outweighed by Policy 17 in respect of the impact on Green Belt openness 
and its purposes.  
 
Policy P15 of the Local Plan Advises that all developments will be expected to 
achieve good quality, inclusive and sustainable design. Developments will be 
expected to contribute to or create a sense of place.  
 
With regard to the assessment of this application in terms of character and 
appearance of the area it is difficult to assess the impact upon the visual 
amenities as the application is in outline format with appearance reserved for 
a subsequent application.  
 
Within the information which has been submitted for assessment a layout plan 
has been provided which indicates the positioning of the proposed 15 no. 
houses and indication as to whether these would be semi-detached or 
detached properties along with proposed plot size details and the footprints of 
the dwellings.  It should be noted that no details have been provided with 
regard to the height of the dwellings, however based on the proposed number 
of bedrooms per unit and the footprint the assumption is made that the 
buildings would be two storey dwellings.   
 
The proposed access track through the site has been designed to take 
account of the site constraints in terms of gaining access between the existing 
properties along Tilehouse Lane and the shape of the site, and therefore one 
of the few options within the site is to create the proposed Y-shaped access 
track. It is considered that this would, as far as possible respect the linear 
character of the surrounding area, albeit at the rear of the existing dwellings 
along Tilehouse Lane and Houndsfield Lane. However, as a result of the 
location of the site to the rear of the dwellings on Tilehouse lane it is noted 
that this would result in a long access track leading into the site which would 
have no passive surveillance as a result of the orientation of the existing 
dwellings on Tilehouse Lane and the proposed dwellings within the site. 



Whilst it is considered that the dwellings to the north of the site which would 
directly face the access would provide some surveillance, there would be a 
significant proportion of the main entrance and highway which would not be 
visible.  
  
It is noted that whilst the development would only seek to achieve a density of 
10 dwellings per hectare this would be significantly higher than the existing 
character of the area which is rural in character by virtue of the spacious 
nature of the dwellings when viewed along Houndsfield Lane and Tilehouse 
Lane. 
 
As a result it is considered that the development will erode the rural character 
and openness of the site to a degree that its function and overall appearance 
would be unacceptably harmed as a result by introducing a significant amount 
of built form, hard surfacing associated with any access, other domestic 
paraphernalia and other incidental development. 
 
Whilst it may be possible to design any proposed units so that in character, 
scale and architectural detailing terms any such development would respect 
the prevailing architectural language of existing development in the area, it is 
the impact of any such development upon the currently open and rural 
landscape that is of concern. 
 
Having regard to the above it is considered that the proposed residential 
development of the site would be harmful to the visual amenities, character 
and openness of the area and would hence be contrary to the policies 
contained within the Solihull Local Plan.  
 
Impact upon residential amenity 
 
Existing residential dwellings are located in close proximity to the site, most 
notably the two dwellings which would flank the proposed access track 
(no.152 and 156 Tilehouse Lane), and other nearby dwellings to the south 
and east of the site on Houndsfield Lane and Tilehouse Lane.  
 
Based on the submitted layout plan which has been submitted it is considered 
that sufficient separation has been provided to existing properties to avoid 
having a detrimental impact on the amenities of neighbouring properties in 
terms of both overlooking or loss of light.  
 
No details have been provided with regard to the design and internal layout of 
the proposed dwellings and therefore it is not possible to review whether there 
would be cause for concern regarding the amenities of occupants of any of 
the proposed new residential units in terms of overlooking and loss of privacy, 
however this matter could be reviewed under the submission for reserved 
matters.  
 
As such, subject to detailed submissions at the reserved matters stage, it is 
considered that there is scope on site to accommodate a form of residential 
development without being harmful to existing residential amenity. The 



proposal therefore has the potential to comply with the Policy P14 of the 
Solihull Local Plan. 
 
Highways 
 
Policy P7 of the Solihull Local Plan advises that all new development should 
be focused in the most accessible locations and seek to enhance existing 
accessibility levels and promote ease of access.  
 
P8 ‘managing demand for travel and reducing congestion’ advises that all 
developments should have regard to transport efficient and highway safety.  
 
Your Highway Engineer has reviewed the submitted scheme and has advised 
that it is considered that the proposed roadway is conventional and it is such 
that there is no need for footways flanking both sides of the carriageway. As a 
result of the horizontal alignment of the road it is such that it is likely to foster 
relatively high vehicle speeds in an area where pedestrians should be at the 
top of road user hierarchy.  
 
Therefore the applicant has been requested to review the layout with a view to 
providing a home zone which will include such measures as providing a 
shared surface carriageway and measures to reduce speeds along the 
straight segment of the road, such as reductions in forward visibility and 
carriageway width. This would then be consistent with paragraph 35 of the 
NPPF which advises that, ‘Plans should protect and exploit opportunities for 
the use of sustainable transport modes for the movement of goods or people. 
Therefore, developments should be located and designed where practical to 
-  accommodate the efficient delivery of goods and supplies; 
-  give priority to pedestrian and cycle movements, and have access to high 
quality public transport facilities; 
-  create safe and secure layouts which minimise conflicts between traffic and 
cyclists or pedestrians, avoiding street clutter and where appropriate 
establishing home zones; 
-  incorporate facilities for charging plug-in and other ultra-low emission 
vehicles; and 
-  consider the needs of people with disabilities by all modes of transport. 
 
The applicant has advised that work is taking place to address the above 
issues and an update will be provided to members accordingly via an update 
note.  
 
Turning to accessibility it is noted that the development fails to meet the 
accessibility criteria set out within Policy P7 of the Local Plan which states 
that proposed housing development should be within 800m walking distance 
of a primary school, doctors surgery and food shop; be within 400m of a bus 
stop served by a commercial high frequency bus service and be within 800m 
of a rail station.  
 
It is considered that the proposal fails to meet with all the above criteria with 
regard to P7 of the Local Plan relating to accessibility and therefore it would 



be necessary for the applicant to secure improvements towards sustainable 
transport, e.g. increase daytime frequencies of the S3 bus service via a 
commuted sum of £18,000.  
 
Landscaping 
 
Policy P10 of the Local Plan states that ‘The Council recognises the 
importance of a healthy natural environment in its own right, and for the 
economic and social benefits it provides to the Borough. The full value and 
benefits of the natural environment will be taken into account in considering all 
development proposals, including the contribution to the green economy and 
the health of residents, and the potential for reducing the impacts of climate 
change.  
 
It goes on to advise that ‘The Council will seek to protect, enhance and 
restore the diverse landscape features of the Borough and to create new 
woodlands and other characteristic habitats, so as to halt and where possible 
reverse the degrading of the Arden landscape and promote local 
distinctiveness. Development should take full account of national and local 
guidance on protecting and restoring the landscape and the areas in need of 
enhancement, including guidance relating to the countryside. Developers will 
be expected to incorporate measures to protect, enhance and restore the 
landscape, unless it is demonstrated that it is not feasible, disproportionate or 
unnecessary. 
 
The application is accompanied by an Arboricultural Implication Study 
incorporating a method statement and a tree protection plan.  
 
The Councils Landscape Architect has advised that the site is situated within 
designated Green Belt and it is noted that no trees on the site are covered by 
Tree Preservation Orders. It is considered that other than the gardens of the 
existing dwellings, the majority of the trees present are in general, on 
boundaries and as such may be retained without obstructing development.  
An exception to this occurs to the central southern part of the site with 2 
category A and 2 category B trees (T18, 20, 21 and 22) scheduled for removal 
however it is considered that this would be acceptable subject to a condition 
relating to additional replanting within the site.  
 
It is considered that whilst the application is for outline permission, there 
appears to be numerous infringements of the Root Protection Areas  both with 
surfacing and buildings which are part catered for (surfacing) within the 
Arboricultural information provided. Therefore it is considered that a condition 
relating to building foundation design within the Root Protection Areas would 
be required.  
 
Taking the Landscape Architects comments into consideration it is considered 
that there are no objections to the proposal subject to the inclusion of suitable 
conditions relating to replacement planting and foundation design and 
therefore the proposal would be in accordance with Policy P10 of the Solihull 
Local Plan 2013.  



 
Ecology 
 
Policy P10 ‘Natural environment’ states: Outside designated sites, developers 
will be expected to take full account of the nature conservation or geological 
value, and the existence of any habitats or species included in the Local 
Biodiversity Action Plan, or sites in the Local Geological Action Plan. 
Developers will be required to undertake a full ecological survey and to deliver 
a net gain or enhancement to biodiversity, unless it is demonstrated that it is 
not appropriate or feasible’. 
 
The planning application includes an Extended Phase 1 Habitat Survey. The 
merits of this is currently being assessed by Your Ecologist and a suitable 
update will be provided to members prior to the meeting in the form of an 
update note.  
  
Affordable Housing 
 
Policy P4 of the Solihull Local Plan advises that the Council will require 
developers of both strategic and suitable windfall sites to make a contribution 
to affordable housing on sites of 0.2 hectares of more or housing 
developments of 3 or more (net) homes in order to meet the housing needs of 
the Borough. 
 
Contributions will be expected to be made in the form of 40% of the dwelling 
units on the development site or, in exceptional circumstances, by means of a 
financial sum or other contribution will take into account site size, accessibility 
to local services, the economics of provision, whether the provision of 
affordable housing would prejudice the realisation of other planning 
objectives, the need to secure a range of house types and the need to 
achieve successful housing development.  
 
In this instance the site has an area of 1.5ha and seeks to provide 15 houses, 
and as such any housing development on the site would need to incorporate 
40% affordable housing. Your Housing Strategy Officers have advised that 
there are no exceptional circumstances to warrant a financial contribution 
instead of the required affordable housing. 
 
The applicant’s agents have confirmed that they would be prepared to provide 
40% affordable housing on the site, should the application be approved and 
have indicated this on the layout plan through the provision of 6 no. Smaller 
semi-detached 2 and 3 bedroom units to the southern corner of the site.  
 
Discussions have taken place with the applicant with regard to the level of 
affordable housing provision on site and it has previously been advised that 
the affordable housing element of the scheme would be for 4 houses for 
social rent and 2 for shared ownership. The intention would be to transfer the 
affordable housing to a registered provider as required and a commitment to 
providing a proportion of the affordable housing as a 4 bedroom unit would 
also be undertaken.  



 
Concerns have been realised by the Housing Officer with regard to the 
positioning of the affordable units within the site and the adoption of areas of 
the road by a housing association, however the applicant is confident that a 
solution can be reached with regard to the provision of on-site affordable 
housing.  
 
As such, it is considered that matters relating to affordable housing provision 
would need to be secured through the imposition of a suitably worded legal 
agreement, should Members be minded to approve the application. 
 
Other considerations 
 

- Climate Change 
 
The design and access statement indicates that the houses would be 
constructed in a sustainable manner using renewable energy to reduce their 
energy footprint. Policy P9 of the Local Plan sets out a sequential approach to 
carbon reduction for all new development. This starts with decentralised 
energy and heating networks, where feasible and viable. If not feasible or 
viable, carbon reduction to a minimum of 20% of predicted energy 
requirements should be achieved through on-site measures incorporating 
design, energy efficient and renewable energy generation.  
 
As part of the reserved matters application the applicant would need to 
provide evidence to demonstrate that a decentralised energy and heating 
network is not feasible/viable, and to show what level of carbon reduction is 
required to meet the policy. The statement should include the measures 
proposed, showing the contribution that each will make to the overall target.  
 

- Water Management 
 
Policy P11 of the Solihull Local Plan requires developers to demonstrate the 
highest possible standards of water efficiency. Therefore the application 
would need to demonstrate that the predicted water requirements are and 
what measures are proposed to minimise usage within the site.  Policy P11 
requires the use of sustainable drainage systems unless it is shown to be 
impractical to do so. The system should contribute to wider sustainability 
objectives wherever possible and these should be highlighted in a drainage 
statement to be submitted by the applicant should an application for reserved 
matters be submitted.  
 
Policy P11 requires that surface water discharge rates be limited to the 
equivalent site specific green field rate on all sites over 1 hectare in size, as 
the site is in excess of this figure this requirement will come into effect.  
 

- Health & Wellbeing 
 



Policy P18 ‘Health and Wellbeing’ of the Solihull Local Plan states that ‘The 
Council will expect new development proposals to promote, support and 
enhance physical and mental health and well-being’.  
 
The proposed housing development would not result in the loss of community 
and social infrastructure. It would be situated close to a frequent railways 
service and the proposal includes the retention of mature trees and adequate 
garden land for private amenity space. In view of the above it is considered 
that the proposal would not be contrary to the objectives of Policy P18.  
 
It is considered that the above issues could be dealt with via the submission 
of additional information for the reserved matters application.  
 
Balancing exercise. 
 
Having established that the proposal is harmful to the openness of the Green 
Belt both by definition and by demonstrable visual harm, it next falls to be 
considered whether there are any VSCs that clearly outweigh the harm to the 
Green Belt that will be created by the proposal and undertake a balancing 
exercise. 
 
It is noted that no very special circumstances have been put forward by the 
applicant as to why the proposal would be sufficient to overcome any harm to 
the Green Belt.  Furthermore it is considered that the proposal fails to meet 
with a number of criteria contained within the Solihull Local Plan in terms of 
the principle of development, design, layout and accessibility.  
 
Therefore the proposal represents inappropriate development within the 
Green Belt that is both by definition and demonstrable visual harm detrimental 
to the openness of the Green Belt. 
 
CONCLUSION 

 
Outline planning permission, with all matters reserved, is sought for the 
residential development of the site. The site is located within the Green Belt 
where it is considered that the proposal represents inappropriate 
development. Accordingly, the proposal is, both in principle and through 
demonstrable visual harm as a result of the additional scale, bulk and 
massing of the proposed dwellings, detrimental to the openness of the Green 
Belt and the visual amenities and character of the area, and there are no 
submitted or accepted very special circumstances that are considered 
outweigh the degree of harm caused by both the in principle and 
demonstrable harm to the openness of the Green Belt that arise from the 
proposal. 
 
RECOMMENDATION 

 
For the reasons outlined above I recommend refusal for the following 
reasons:- 
 



(1) The site to which this proposal relates is in an area where Green Belt 
Policies apply.  Policy P17 of the adopted Solihull Local Plan states 
that development will not normally be permitted in the Green Belt 
except where certain broad criteria apply. Having regard to the nature 
of this proposal and to Green Belt policies, the Local Planning Authority 
does not consider that there are any very special circumstances to 
justify departure from the overall presumption against development in 
the Green Belt. The proposal therefore represents inappropriate 
development that is detrimental to the openness of the Green Belt and 
the rural character and appearance of the locality.The proposal is 
contrary to Policy P17 of the Solihull Local Plan (2013) and provisions 
containted within the NPPF 
 

(2) The proposed development, by virtue of the introduction of built 
development, associated hard surfacing areas, and the proposed 
vehicular access, parking and manoeuvring areas will detract from the 
rural character, appearance and local distinctiveness of the area. The 
proposal is therefore contrary to policies P14, P15 and P17 of the 
Solihull Local Plan 2013, together with the advice contained within the 
SPG New Housing in Context. 

 
 

 
 


