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PROPOSAL 
 
Outline planning permission is sought for the development of up to 190 
dwellings on this plot of land. Details of access are to be determined at this 
stage, therefore leaving matters of layout, scale, appearance and landscaping 
reserved for future consideration. 
 
The development comprises 190 dwellings that occupy 7.5 hectares of land 
within the 14.1 hectare site. The remaining land area is given over to a central 
green corridor and public open space that includes a children’s play area and 
Sustainable Urban Drainage (SUDS) areas as well as providing a field to the 
east of the site where a kick about area, natural open space and SUDS is 
provided. There would be a single vehicular entrance into the site from Fulford 
Hall Road and is positioned roughly half way along this western boundary to 
the site. An additional pedestrian access is found at the south western corner 
of the site and would allow for an alternative access for emergency services.   
 
The indicative layout provides a green wedge through the development taken 
from its access at Fulford Hall Road and widens out towards its eastern 
boundary with neighbouring fields that fall within the ownership of the 
applicant.  This design concept presents a series of public realm nodes that 
create a meeting place for existing and proposed residents. There is an 
entrance square at the site access, followed by a village green, children’s play 
area and then a kick about area and pedestrian woodland links. Existing 
hedgerow and significant trees that cross the site on a north south and east 
west basis (following existing field boundaries) are retained and in doing so 
form distinct rectilinear parcels of developments. The layout demonstrates 



that perimeter block development is achieved and supplementary planting is 
proposed around its site perimeter to Norton Lane.    
 
Sustainable Urban Drainage techniques are incorporated into the 
development  through the introduction of a balancing pond, positioned in the 
southern corner of the site. This would provide a shallow and permanently wet 
area and would be surrounding by reed beds and wet/marshy grassland. The 
balancing pond would create a new habitat for the benefit of ecology and 
biodiversity. 
 
 A net density of 25dph is achieved across the site and allows for a lower 
density rural edge (approximately 15-20dph) and higher density primary 
avenue (approximately 25-30dph) and mews (approximately 10dph).  
 
Background 
 
The lifetime of this application has straddled the release on 14th November of 
the Inspector’s Report into the then Draft Local Plan. And as Members know, 
the Local Plan was adopted on 3rd December 2013.  
 
The policy context predating the Local Plan identified this site as Safeguarded 
Land within the UDP and Policy H2 applied. Accordingly, the site was not 
allocated as Green Belt. Before the adoption of the Local Plan, SMBC went 
through a period of time being unable to demonstrate a five year housing 
supply, as determined by Inspectors regarding proposals at Moat House 
Farm, Marston Green and Land off Leys Lane, Meriden. These decisions 
demonstrated that paragraph 14 of the NPPF applied to housing applications 
and that for decision takers this meant: 
 

• “ 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: 

o 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 

o Specific polices in this Framework indicate development should 
be restricted. 

 
This present application was therefore submitted on these terms. However, 
the adoption of the Solihull Local Plan has provided a material change in 
circumstances particularly relevant to the determination of this application 
proposal. Policies contained within the Solihull Local Plan now carry full 
weight and the application site has now been included in the Green Belt. 
Here, inappropriate development is by definition harmful to the Green Belt and 
should not be approved except in very special circumstances.  
The applicant was therefore invited to submit additional information in support 
of this application which is considered in detail in subsequent sections of this 
officer report.  
 



Solihull Local Plan – Legal Challenge 
 
The applicants (along with the appellants for the Lowbrook Farm proposals 
(2012/1627) which is  currently the subject of an outstanding appeal) have 
lodged a legal challenge to the adoption of the Solihull Local Plan.  As part of 
the challenge, the claimants are seeking an interim order under section 113 
(5) (b) of the Planning & Compulsory Purchase Act 2014 suspending the 
operation of paragraph 11.6.6 of the SLP until either the Appeal decision on 
the Lowbrook Farm proposal is made, or the claim  to quash the SLP is 
determined (whichever comes first). 
 
Paragraph 11.6.6 states “The safeguarded land at Tidbury Green was 
removed from the Green Belt in the UDP 1997 for possible long term housing 
needs. Following assessment in the Strategic Housing Land Availability 
Assessment, this land is no longer considered suitable for development and is 
proposed to be returned to the Green Belt.” 
 
The Council is defending both the application for an interim order and the 
substantive challenge.  
 
It will be for the courts to decide if, and in what form, any interim order may be 
made. The Council maintains that the decision to place both site in the Green 
belt was made on the proper legal and policy basis, the SLP is not legally 
flawed, and so the suspension of paragraph 11.66 is not warranted.  The 
Court will not  be satisfied that the balance of convenience lies in the 
claimants favour, as  the application for  interim order is  based on erroneous 
claims that the SLP is legally flawed    
 
Unless and until the court issues such an interim order, there is no legal 
reason why this Application should not be determined. Further, unless and 
until the Court determines the challenge to the SLP itself the  SLP  remains 
the development plan for the Borough and planning decisions must be made 
in accordance with the plan unless material considerations indicate otherwise. 
 
It is therefore entirely appropriate that these proposals are assessed against 
the SLP as adopted in December 2013. 
 
CONSULTATION RESPONSES 
 
Highways : No objection subject to financial contributions 

 
Landscape : No objection 

 
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 

 
Bromsgrove District Council : Objection raised 

 
Environment Agency : No objection 

 
SMBC Drainage : No objection 

 
Severn Trent Water : No objection 

 
Natural England : No objection 

 
CENTRO : No objection  
   
West Warwickshire Archaeology : No objection 

 
Dickens Heath Parish Council : Objection raised 

 
Neighbours Notified 
 

: 15/10/13 

Site Notice : 22/10/13 
 

Press Notice : 18/10/13 
 
   
REPRESENTATIONS 
 
58 letters of objection have been received and include letters from Tidbury 
Green Parish Council, Dickens Heath Parish Council, Cheswick Green Parish 
Council and the Solihull Ratepayers Association. Objections raised are 
summarised as follows: 
 
Policy Considerations 
 

• Since the submission of the application there has been a material change 
in circumstance with the publication of the Local Plan Inspector’s Report 
dated 14th November 2013 and subsequent adoption of the Solihull Local 
Plan on December 3rd 2013. 

• The land is now designated green belt; this application is neither needed 
nor wanted. 

• The proposal is inappropriate development and harmful to the Green Belt; 
no very special circumstances have been demonstrated and should be 
refused. 

• Development adds to urban sprawl and harms the openness of the Green 
Belt.  



• Coalescence with Dickens Heath which is just 800m away. 

• The gap to Dickens Heath is further reduced by the allocation for housing 
at Braggs Farm and Cleobury Lane (land at Dickens Heath Road). 

• The Council will have a 5 year housing supply plus 5% on adoption of the 
Local Plan. Even if there were not the case, paragraph 14 of the NPPF and 
the presumption in favour of sustainable development does not apply 
where there are specific policies in the Framework to indicate development 
should be restricted, such as land designated as Green Belt (footnote 9 of 
paragraph 14). 
 

Sustainability 
 

• Tidbury Green offers little by way of services and facilities – it is this lack of 
facilities that brought about the green belt designation (from safeguarded 
land in the Solihull UDP) within the Solihull Local Plan, supported by the 
Local Plan Inspector. 

• Wythall railway station has no car park and is only accessible on foot, it 
provides hourly trains to Birmingham (although at peak times 2 extra trains 
run) and hourly trains to Stratford. 

• Whitlocks End station is over a mile away, its car park is full by 8am; by the 
nature of the lanes, it is not safe to walk. 

• The new S3 bus service from Wythall to Dorridge via Tidbury Green 
provides an hourly service and finishes at 1900. This provides limited 
access to facilities some distance away.  

• Poor access to GPs, dentists, secondary schools, shops, churches, public 
houses, sports ground and train stations. 

• There is no access to employment by walking and cycling is along 
unsuitable routes. 

• The Doctors surgeries at Dickens Heath and Wythall are already busy, the 
current usual appointment wait is 1 week. 

• Substantial increase in population with no corresponding increase in 
facilities. 

 
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 and 
therefore should not encourage migration from outside the area. 

 
Character 
 

• The Census 2011 shows that there are 285 dwellings in the Tidbury Green 
wider area. These dwellings are dispersed across the countryside rather 
than contained in a small cluster of a nucleated settlement. 

• The proposal for up to 190 houses will produce a 67% increase in 
dwellings. 

• Totally and irrevocably change the nature of the current area. 



• Too large and out of character with the small rural village of Tidbury Green 
where the main settlement is around 200 homes. 

• Inharmonious with existing buildings in the area. Adverse visual impact of 
houses. 

• The proposal should be considered against the application for Lowbrook 
Farm (ref: 2012/1627) for 200 dwellings [considered at appeal by Public 
Inquiry and awaiting its decision from the Secretary of State]. If approved, 
together new developments would exceed the size of the existing 
settlement providing 390 dwellings in a settlement of just 285 existing 
dwellings. This massive leap would overwhelm Tidbury Green bringing a 
development of urban characteristics. 

• Tidbury Green has an average density of just 8 dwellings per hectare. The 
proposed development has a net density of 25 dwellings per hectare, which 
is totally out of context with the village.  

• Will ruin the village atmosphere, which is well maintained by the Parish 
Council. 

 
Neighbour Amenity 
 

• Increase in noise and pollution. 

• Light pollution. 

• Increase crime. 

• Its widely believed that 1900 anthrax infected cattle were buried on this 
site. 

• There will be an increase in young families, but there will be no 
corresponding increase in youth activities in the area, this could lead to 
social problems. 

• Tidbury Green has many elderly residents; consideration should be given 
to their quality of life.  

 
Flooding 

 

• Drainage is already poor with frequent local flooding. The proposal will 
exacerbate this. 

• There is a brook/ditch running along rear gardens of properties on Fulford 
Hall Road where gardens often flood. It needs to be demonstrated that the 
development will not exacerbate this. 

• The Flood Risk Assessment submitted alongside the application only 
considers the application site and not areas downstream, and no mention is 
made of Mount Brook or River Blythe. 

• Concern for flooding at Cheswick Green. 
 
Highways 
 

• The Transport Assessment is fundamentally flawed for reasons that it 
doesn’t account for other development proposed/allocated in the locality 
and assumptions made on car journeys are based on a Solihull average 
which is incorrect. 



• Fulford Hall Road is a narrow and dangerous road and is already extremely 
busy at peak times. It cannot accommodate additional traffic. 

• Public transport is poor and couldn’t absorb additional demand. 

• Roads are frequently used by walkers, runners, cyclists and horse riders. 

• No pedestrian access to Tidbury Green School without crossing Fulford 
Hall Road, therefore every child going to school will have to cross this busy 
road at its busiest time.  

• Impacts of existing development, such as Selsdon Close Wythall, Griffin 
Lane in Dickens Heath as well as Lowbrook Farm ref: 2012/1627; Braggs 
Farm ref: 2013/1478 and Dickens Heath Road ref: 2013/1504 should all be 
considered.  

 
Ecology 
 

• The application site is adjacent to Big Dickens Wood, an ancient woodland 
and designated Local Wildlife Site. Adverse impacts should be avoided 
especially where there are better alternatives. 

• Ancient trees and hedgerows would be damaged or demolished. 

• There is a group Tree Preservation Order on site; concern for canopy 
spread at site access. 

• Tidbury Green Farm is an important ecological area and 90% of oaks are 
likely to have been planted at the time of the Field Enclosures Act 1750 and 
1850. 

 
 
POLICY 
 
Solihull Local Plan - Shaping a Sustainable Future December 2013 
 
The policies within the Solihull 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 
 
Housing Land Supply 

Following the adoption of the Local Plan, the Council is now able to 
demonstrate a 5 year land supply of housing. 

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 
 
None relevant to the site. 

 

SITE DESCRIPTION 
 
The application site is located on the eastern edge of Tidbury Green and 
since the adoption of the Solihull Local Plan the land lies within the 
designated Green Belt.  
 
The application site relates to agricultural land, subdivided into seven principal 
fields and has a site area of 14.1 hectares. The land has strongly defined 
boundaries. Tidbury Green Farm, its farmhouse and outbuildings lie to the 
north, as well as the neighbouring Tidbury Green School and Nursery. To the 
north east is Big Dickens Heath Wood which has an Ecosite status and is also 
a Local Wildlife Site (LWS) comprising ancient woodland, being 600 years old 
or more. To the east of the site boundary are two fields which were planted 
with native trees in the 1990s, and have benefited from significant growth in 
the intervening years, hence this area represents an establishing woodland. 
The south  eastern boundary is defined by mature hedgerow and contains 
Ash, Oak, Birch Hawthorn, Poplar, Willow, Holly and Rowan all being 
protected by Tree Preservation Order No.666.  
 
To the south of the site are rear gardens to Norton Lane and to the west the 
site directly abuts Fulford Hall Road, opposite which are front gardens of 
residential facing properties. Within the application site at this western 
boundary is a significant tree belt of Oak, Holly, Alder and Hawthorn, 
protected by Tree Preservation Order No.180 on this western boundary to 
Fulford Hall Road. 
 



The land is broadly flat and was last used for grazing and no public right of 
ways cross the site.  Electricity pylons cross the site to the east and north.    
 
Norton Lane and Lowbrook Lane provide pedestrian access to Wythall train 
station some 1.1km away (there is no car park here). Whitlocks End railway 
station is 1.6km from the site. This station has a free car park with 
approximately 275 spaces. The S7 bus route runs along Dickens Heath Road 
and Fulford Hall Road.  
 
MAIN ISSUES 
 

• Statement of Community Involvement 

• Principle of Development 

• Green Belt 

• Design and Layout 

• Neighbour Amenity 

• Landscape and Visual Impact 

• Ecology 

• Affordable Housing 

• Drainage 

• Sustainability Credentials 

• Archaeology 

• Highways 

• Community Infrastructure 
 
 
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 undertook a consultation 
period over six weeks from 23rd May to 5 July 2013. At the start of this period, 
the applicant contacted Blythe ward members, Tidbury Green Parish Council, 
Caroline Speldman MP and Tidbury Green School with details of the proposal 
and the forthcoming public events. The applicants attended a Tidbury Green 
Parish Council meeting on 26th June, (also attended by some 30 residents as 
well as Parish Councillors) to provide an overview of the proposals and to 
gain a better understanding of key issues and ambitions for the area. 
 
A public exhibition was held at Earlswood Methodist Church Hall from 3.30pm 
to 7.30pm on Tuesday 4th June 2013. It was intended to hold the event at 
either Tidbury Green School or Village Hall, but there was no availability in 



late May/early June. A newsletter was posted to 3,000 householders within a 
1mile radius of the site informing them of the forthcoming event. In addition 
the event was advertised within the Solihull News as well as posters being 
past onto the Parish Council for display in key public areas. A letter was also 
sent to key stakeholders inviting them to an exhibition preview. 
 
A project website, advertised within the newsletter so also set up and was live 
throughout the six week consultation period.  
 
Six exhibition boards were set up at the Methodist Church and members of 
the project team were available to answer questions. Comments were 
encouraged through completing comments forms, by free post, telephone on 
a free phone number or by email.  
 
A total of 49 responses were received. Traffic provided a key consideration 
with road capacity and highway safety a key area of concern as well as poor 
public transport links. Concerns for loss of green land, the need for 
development, loss of village identity and community impacts were raised.  
 
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 Solihull Local Plan (SLP) was adopted by the Council on 3rd December 
2013 and the site is now within the Green Belt. Residential development is 
inappropriate within the Green Belt and would be harmful to the openness and 
purposes of the green belt.  

The site was formerly safeguarded by Policy H2 of the UDP which stated that 
the possible future designation of the land for housing would be determined 
through subsequent reviews of the UDP, this has now taken place through the 
SLP. 

The principle of including the site within the green belt was challenged 
through the Local Plan examination. The Inspector concluded that: 

“(..when the SUDP was examined, it was made clear that the status of this 
land should be reviewed in the context of the approved and emerging 
WMRSS strategy of urban renaissance. SMBC undertook this review, and 
rejected the future development of sites at Tidbury Green because this 
settlement lacks the range of facilities necessary for further strategic housing 
growth; the scale of development envisaged would also be far too large to 
meet local housing needs and would threaten the coalescence with other 
settlements, including Grimes Hill.  National policy enables reviews of the 
Green Belt to be undertaken (NPPF ¶ 84), including considering the need to 
promote sustainable patterns of development, and it is clear from SMBC’s 
evidence that these sites would not meet this objective. These factors 



constitute legitimate reasons and represent the exceptional circumstances 
necessary to justify returning these sites to the Green Belt“ (Report to Solihull 
Metropolitan Borough Council on the Examination into the Solihull Local Plan 
Development Plan Document, November 2014, ¶ 137). 

In accordance with NPPF ¶ 47 and Policy P17 of the Local Plan, planning 
permission should only be granted in very special circumstances. No very 
special circumstances have been demonstrated as part of the planning 
application. 

 
Green Belt 
 
At the time of writing no very special circumstances have been advanced by 
the applicant. The proposal constitutes inappropriate development and is 
harmful by definition. The proposal is therefore contrary to Policy P17. This 
planning policy in its justification refers to the safeguarded land at Tidbury 
Green as being reassessed through the Strategic Housing Land Availability 
Assessment and through this has been found as no long being considered as 
suitable for development thus its return to the Green Belt, as discussed in 
detail above. In addition to harm by definition, the proposed development 
would impact on the openness of the Green Belt, and be contrary to the 
purposes of including land in the Green Belt. 
 
Design and Layout 
 
The application submissions have been supported by a Design and Access 
Statement that clearly sets out the design rationale and justification for 
development on this site. 
 
The proposals have considered the existing site and its context with 
constraints to development identified as well as opportunities. This exercise 
lead to clear parameters of development being identified being (i) utilisation of 
existing vegetation; (ii) strong green corridor (iii) connections to the existing 
settlement and legibility.  
 
The existing trees and hedges have been integrated into the public realm, 
rather than rear gardens to ensure their continued longevity. This rationale 
also serves to create distinctive movement corridors as well as ecological 
routes.  The rectilinear field pattern that is retained in the development 
provides an easy fit of perimeter block layouts within.  
 
The site access from Fulford Hall Road was established through identifying 
gaps in tree growth. As a consequence the proposed access requires the 
removal of just two trees. From this, a green corridor is created through the 
site that provides areas of public realm linking village squares to children’s 
play areas and then kick-about spaces beyond. A network of footpaths 
integrated within the existing woodland to the south of Big Dickens’ Wood 
provides public access and valuable recreational opportunities. This green 
corridor provides a central open space at the heart of the development, 
creating a meeting place for both existing and future residents. Pedestrian 



access through the site follows key desire lines and pedestrian links 
elsewhere help connect the site to its surroundings ensuring the development 
is fully permeable. 
 
A central loop road runs parallel or perpendicular to hedgerow corridors giving 
access to all areas of the site. A tree lined boulevard lines the access from 
Fulford Hall Road and is fitting to its tree lined frontage that does much to 
screen the development from wider views.  
 
The Strategic Housing Market Assessment (2009) (SHMA) provides evidence 
of housing market “need” for newly forming households and concludes that 
the greatest “need” is for smaller dwellings.  Amendments have therefore 
been sought for housing mix, where a greater proportion of smaller dwellings 
(3 bedroom and less) is necessary in order to take account of Local Plan 
Policy P4 meeting housing needs. This is expected, but at the time of writing 
has not yet been received. It is hoped to update Members on this at their 
meeting, nevertheless, this matter could be dealt with via appropriate 
conditions as necessary. 
 
Character areas are created within the development. The use of mews within 
larger residential blocks helps provide enclosure to more significant streets 
and increases site density. Storey heights of buildings are reported to be 2 
storey rising to 2.5 only in limited areas where landmark buildings are required 
to aid legibility as well as providing a variation in roofscape. A more informal 
and lower density development is found along the southern boundary facing 
toward rear gardens at Norton Lane. Here, a generous buffer is provided 
between existing and proposed residents to help ensure the context of 
development is fully respected. 
 
The design and access statement shows that a clear contextual study has 
been undertaken of local distinctiveness and vernacular at Tidbury Green, the 
results of which have informed six edge typologies to development. There is 
the Fulford Hall Road edge; Primary Avenue edge; Parkland edge; rural edge; 
Farm Edge and Mews Edge. These typologies are intended to ensure the site 
is legible, comprehensive and in context with the existing settlement 
character.  
 
At the time of writing some modest, but necessary amendments to the public 
open space and pedestrian linkages across it, have been requested but not 
received. It is hoped that this detail can be provided in time for your Planning 
Committee meeting, otherwise this matter can be dealt with at reserved 
matters stage.   
 
Officers consider that the design approach to development has been well 
considered in the round and takes account of design criteria laid out in New 
Housing in Context SPD as well as design principles advocated within 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.  
 
Residents of Tidbury Green that have written to comment and object to the 
proposal have raised concern for noise and disturbance, light pollution and 
the general quality of life of elderly residents within the village. Any planning 
permission would be accompanied by robust conditions to ensure 
consideration is made to noise during construction, via a construction method 
statement being submitted as well as hours of construction being considered. 
Details around lighting would also be considered through condition. 
 
In terms of the layout of development, full consideration would be given at a 
reserved matters stage, when an application would be submitted and 
consulted on. However, the indicative layout submitted indicates that the 
proposed 190 dwellings can be occupied on site without causing harm to 
existing or future residential amenity.  
 
Affected residents are those at Norton Lane whose rear gardens abut the 
southern boundary of the site. There is good separation between existing 
residents at Norton Lane and those sited along the southern boundary of the 
site, with distances greatly exceeding existing standards of 21m separation. 
This, together with supplementary planting to the existing hedgeline and tree 
screen will ensure against any overlooking between residents. There are no 
concerns for loss of light or overbearing impacts. 
 
In terms of future residents, the application proposal provides a high quality of 
development. Garden depths are 11m or over and sufficient separation of 
21m or more is provided between facing buildings, therefore ensuring against 
overlooking.  
 
On this basis, the proposal is considered acceptable and in accordance with 
Policy P14 of the Solihull Local Plan.   
 
Landscape and Visual Impact 
 
The application is supported by a landscape and visual impact assessment as 
well as tree report. These demonstrate that the application site lies on 
relatively flat land that is visually contained and sits within a relatively flat 
character of the immediate landscape where substantial intervening 
vegetation and scattered woodland blocks help obscure views.          
 
Your landscape architect has considered the application and its supporting 
submissions and comments as follows: 
 
In Landscape terms the proposals appear to be suitable and the applicants 
have responded positively to pre-application meetings and officers 
recommendations and we have no objections subject to the following: 
 



The proposals appear to respect the existing trees/vegetation which has 
clearly driven and influenced the proposed built form. Any new tree planting 
should similarly respect the local Landscape character. 
 
Whilst the sites drainage is not specifically a landscape issue, the visual and 
ecological impacts are of concern. If attenuation is to be provided in the form 
of swales, we would expect them to be designed in a permanent/semi-
permanent wet condition for reasons of visual and ecological enhancement 
and Health and safety. 
 
A contribution via section 106 agreement has been forwarded part of which is 
to provide both formal and informal play provision within the site area. There 
is opportunity within the sites proposed open space for both a formal play 
area and some low key stone/timber natural play elements. The S106 
contribution put to the applicant seeks £609,678.50 towards maintenance of 
public open spaces as well as play facilities, way marking and natural play.  

 
The sites proposed internal pedestrian circulation appears satisfactory and 
includes a proposed walkway through an area of relatively new woodland. 
The ‘woodland footpath’ originally gave some concern as it was felt that it 
would encourage pedestrian traffic into the more important mature woodland 
of Big Dickens Wood. However the proposals certainly offer a landscape 
enhancement and any potential to increase incursions into Big Dickens Wood 
are likely to take place regardless of the construction of the new path. 
 
A condition should be developed for the future protection of the sites existing 
and any proposed hedgerows as well as conditioning requirements for 
Landscape, habitat and drainage management plans 
 
On this basis the proposal is considered to comply with local plan policy P10 
and P20 and the proposal is considered acceptable in landscape terms 
subject to the completion of a S106 and the imposition of appropriate 
conditions as described.  
 
Ecology 
 
A full ecological survey has been carried out by the applicant. This confirms 
that the land which is to be developed is predominantly rough and managed 
semi-improved grassland bisected by established hedgerows and 
incorporating some protected trees.  
 
Construction activity at the site will be regulated by a Construction 
Environmental Management Plan, which will include all necessary mitigation 
requirements to protect species and retained landscape features. Whilst the 
development will result in the loss of some grassland, some mature trees and 
hedgerow, these features will be more than adequately compensated for by 
the enhancement of existing habitats on site and the creation of new habitats 
on site to include a wetland habitat (including reed beds and wet/marshy 
grassland as well as wildflower meadows and bunds within areas of amenity 



grassland. A Landscape and Habitat Management Plan including woodland, 
hedgerow and tree management is also advocated. 
 
Your Ecologist has assessed the proposal and is satisfied that the scheme is 
acceptable. Given the outline nature of the application, reserved matters 
stage will do much to provide additional detail. The applicant is landowner to 
sufficient land to ensure that appropriate biodiversity offsetting and mitigation 
can take place to demonstrate a total net gain in flora and fauna on site. 
Therefore, subject to appropriate conditions and to a flexibly worded clause in 
the S106 that would require financial contributions to off-site mitigation if 
future details at reserved matters stage cannot demonstrate against a loss as 
well as the inclusion of a landscape management plan with the S106, the 
proposal is considered acceptable. On this basis the proposal is considered in 
accordance with Policy P10.  
 
Affordable Housing 
 
Throughout the lifetime of the application 40% on site affordable housing has 
been secured within this development. At the time of writing the applicant is 
yet to agree to a split of 65% social rent and 35% shared ownership as 
requested by your housing officer. Nevertheless, this detail can be adequately 
discussed and negotiated as part of any S106 agreement. 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 Cheswick Green who have commented on the application 
and includes the 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 application 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. On this basis the proposal is 
compliant with Policy P4 of the Solihull Local Plan.  
 



Drainage 
 
The site is located within Flood Zone 1, which means there is only one chance 
in 1000 years that the land will flood. There is a small watercourse located 
along the south site boundary, however the surface water drainage strategy 
will reduce the catchment area and intercept flows from the development area 
reducing the flood risk to the adjacent properties. 
The objective of the surface water drainage system proposed is to minimise, 
reduce and delay the discharge of rainfall run-off to watercourses and public 
sewers by using sustainable urban drainage systems (SUDS) techniques. 
This will protect receiving waters from pollution and minimise the risk of 
flooding and other environmental damage in watercourses.  
 
A storage pond integrated into the landscaping scheme to the south east of 
the proposed development area will provide the primary surface water storage 
in addition to ecological benefits. Also, the existing land drainage ditches will 
be retained, wherever possible, within the proposed development for the 
purposes of drainage (where levels permit), overland flow control and habitat 
creation and maintenance.  
 
SMBC drainage officers have considered the proposed drainage mitigation 
scheme for adoption and through this have requested £167,752.77 for its 
maintenance over a 25 year period. This request is yet to be agreed with the 
applicant. 
 
At the time of writing there remain some areas of concern regarding detail 
within the drainage strategy and as such the Flood Risk Assessment and is 
yet to be agreed by both the Environment Agency as well as SMBC drainage 
officers. It is expected however that this can be dealt with by condition and on 
this basis the proposal is considered broadly acceptable and complies with 
Policy P11 of the Solihull Local Plan.  
 
Sustainability Credentials 
 
A sustainability appraisal accompanies application documents. This report 
considers sustainability in the round and discusses energy and carbon dioxide 
production, water consumption, environmental impacts of construction 
materials; surface water management; waste management; pollution; health 
and well being of future residents; management issues and ecology. 
 
The report considers sustainability in the context of latest policy and identifies 
the Code for Sustainable Homes as being key in its delivery of housing to this 
site. In the round, development seeks to achieve Code level 4 which exceeds 
current national standards being encouraged within Policy P9 of the Solihull 
Local Plan. On this basis the proposal is considered acceptable and in 
accordance with relevant local plan policy.  
 
Archaeology 
 



A desk based heritage assessment has been undertaken by the applicant and 
submitted in support of the application. This study concludes that the 
proposed application site does not have any impact on designated heritage 
assets or their settings.  
 
The report identifies a number of non designated heritage assets that should 
be considered at the detailed design phase of development, namely The 
Tidbury Farm cluster of buildings, nearby ancient woodland, historic hedgerow 
and field boundaries. The report identifies the possibility of sub surface 
heritage assets such as medieval ridge and furrow as well as crop marks that 
are visible on aerial photographs. It is recommended that these are 
investigated further by a programme of archaeological evaluation that can be 
secured through condition for discharge at reserved matters stage.  
 
On this basis the proposal is considered acceptable and in accordance with 
Policy P16 of the Solihull Local Plan.  
 
Highways 
 

The development would result in 190 dwellings on land at Tidbury Green 
Farm, Fulford Hall Road. Vehicular access would be taken from Fulford Hall 
Road. The site is not allocated for delivery within the current Solihull Local 
Plan. 
  
Fulford Hall Road is a relatively rural road with a 30mph speed limit, low levels 
of street lighting and a footway flanking its westerly side. 85th percentile 
speeds in vicinity of the proposed site access are around 37mph in both 
directions. Average speeds are 34mph in each direction meaning that more 
than 50% of drivers exceed the posted speed limit. 
 
Accessibility  
 
The site is located directly south-west of Dickens Heath Village. As part of a 
scheme of off-site highway works, the applicant is proposing footway works 
and uncontrolled crossings on Fulford Hall Road which would link the site with 
the wider footway network.  
 
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 450m 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 1300m Once on the western 
side of Fulford Hall 
Road, a continuous 
footway is then 
provided to the 
convenience store at 
Station Road. 
Sporadic levels of 
natural surveillance.   

x 

GP 800m 1300m Once on the western 
side of Fulford Hall 
Road, a continuous 
footway is then 
provided to the GPs 
at Station Road. 
Sporadic levels of 
natural surveillance.   

x 

High Frequency 
(every 15mins) 
bus stop 

400m 3400m 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 1100m Wythall train station 
located from 
continuous footways 

x 

Bus stop 400m 400m Direct footway 
access to bus stops 
to access hourly bus 
services are close to 
site albeit with poor 

N/A 



levels of natural 
surveillance.  

*From site access at Fulford Hall Road 
 
The table above shows that access to local services and facilities for the 
development falls outside the P7 criteria except for access to a primary 
school. Access to public transport is also not within the required parameters. 
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 and, in your 
highway officer’s view, residents are likely to be reliant on private car use 
which goes against the transport thrust of the NPPF.  
 
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 to provide half hourly 
daytime services and evening and weekend 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 £228k 
is sought equating to a contribution of £1,200 per property which is 
considered proportionate to the development and consistent with the CIL 
regulations and NPPF. 
  
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 the S106 
contributions and works to improve pedestrian connections along Fulford Hall 
Road, as detailed above, it is considered that the accessibility issues can be 
acceptably mitigated. 
 
The applicant has agreed to the heads of terms to the S106 agreement, and 
accordingly the proposal is considered acceptable and in compliance with 
Policy P7 of the Solihull Local Plan.  
 
Highway Capacity 
 
The applicant has interrogated the TRICS database to forecast the likely 
traffic that could be generated by the development and concludes that 115 
two-way trips could be generated in the AM peak and 131 two-way trips 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 for 
the AM peak are at the low end of the range that could be expected. It is 
considered that the development could generate between 130 and 135 trips in 
the AM peak. However, such an increase is unlikely to make a material 
difference to the traffic assessment completed. 
 
The trips have been adjusted to include forecast background traffic growth up 
to 2020 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 Dickens Heath Road. The development trips have then been 
distributed on the network using existing turning count data and used to model 
the following junctions:-  
 

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

• Fulford Hall Road/Norton Lane junction. 
 
The junction modelling shows the Fulford Hall Road/Norton Lane junction to 
operate within theoretical levels of capacity in 2020 but shows the Dickens 
Heath Road/Tilehouse Lane/Lowbrook Lane/Fulford Hall Road crossroads 
junction to be operating over capacity in the 2020 scenario.   
.  
Whilst the Dickens Heath Road/Tilehouse Lane/Lowbrook Lane/Fulford Hall 
Road crossroads reaches its 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 this application, there 
are a number of other planning applications for residential development (one 
of which is 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) 

• 130 dwellings at land at Dickens Heath Road, Dickens Heath (allocated 
within the local plan) 

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

• 220 dwellings at Lowbrook Farm, 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 and 
Tidbury Green are outlined within the table 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 it would result 
in insufficient capacity on highway links that would otherwise lead to 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 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 peak 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 would still be expected to 
operate within capacity.  
 
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 land at Dickens Heath 
Road 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 is 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 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. 
 

Safety 
 
Personal injury accident data have been interrogated over a wide area around 
the site. Importantly there have been no recorded injury accidents along 
Fulford Hall Road or at its junctions with Norton Lane and Fulford Hall Road in 
the last five years.  
 
The accident records notwithstanding, the development will result in a new 
access onto Fulford Hall Road, a rural road which experiences 85th percentile 
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 Fulford Hall Road. The scheme comprises vertical traffic 
calming measures on the approach to the site access and improved signage.  
It is considered these works will moderate speeds and mitigate any potential 
safety issues that the development may cause. 

 

Conclusion 

Subject to a scheme of off-site highway works and a S106 contribution for 
£228k to enhance and incentivise bus use, the development is considered 
acceptable from a transportation and highway perspective. The S106 
agreement has been agreed and therefore the proposal is considered 
acceptable and in accordance with Policy P7 of the Solihull Local Plan.  

 
Community Infrastructure 
 
Third party objectors to this proposal have described community facilities such 
as the doctors 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 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 
schools.  
 
£16,442.00 has been requested towards improving facilities at the Doctors 
surgery in Dickens Heath. 
 
Primary School Places 
 
There are presently four live applications for residential development in the 
area. All four of the developments will be served by Tidbury Green Primary 
School. The development details are : 
 
Development   Number of Dwellings  New Children 

expected from 
the development 

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 as there would have been spare capacity at that time. 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. 
  
£660,063.59 is sought for 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.  
 
Other 
 
A number of third party objectors have stated that it was widely believed that 
anthrax infected cattle were buried on this land. This has been shared with the 
applicant who responds as follows: 
 
The family which owns the farm has done so for  four generations. The great 
grandfather of the current owners of the farm purchased it in 1918. However, 
he had been a tenant on the farm for some time before then. The family’s 
knowledge of the farm extends back over 100 years. 
  
None of the family members have any recollection or knowledge of an 
incidence of anthrax at the farm. None have been told about any such 
incidence by previous generations of the family. 
  
Tidbury Green Farm has a total area of 65 acres. The owners of the farm 
cannot remember a time when there were  more than 30 cattle on it at any 
one time. It has always been a mixed farm with arable crops, sheep and 
cattle. The highest number of cattle present was when the farm had a dairy 
herd, in the 1970s. We  believe it highly unlikely that there has been a total of 
1900 cattle on the farm during the period of over one hundred years that the 
family has owned it. 
  
It is not logistically possible for 1900 cattle to have been buried beneath the 
site. Furthermore, even if the burial of such a large number of animals had 
taken place, it would have been a major disposal and would be widely 
recorded and publicised. There are no records of any such event. 
  



We conclude that there are no animals infected with anthrax buried beneath 
the site. 
 
CONCLUSION 
 
The proposed development seeks outline planning permission for up to 190 
dwellings on this plot of land, where details of access only are to be 
determined.  
 
The proposal has responded well to officer comments both at pre-application 
stage and during the lifetime of the application in terms of technical details 
raised. However, during the lifetime of this application the Solihull Local Plan 
was adopted. This application site is now designated as green belt land, 
rather than appearing as a safeguarded housing site within the previous 
Solihull UDP. The Council can currently demonstrate a five year housing land 
supply and there are therefore green belt policy applies. The proposal is 
inappropriate development within the Green Belt and causes harm  to the 
openness of the Green Belt through definition. The very special 
circumstances advanced by the applicant cannot be supported by the local 
planning authority who are satisfied that a five year housing land supply 
currently exists. The proposal is in conflict with Policy P17 and is therefore 
recommended for refusal.  
 
RECOMMENDATION 
 
For the reasons outlined above I recommend refusal on the following grounds: 
 
(1) The application site lies within the Green Belt where there is a general 
presumption against development, except for certain criteria. The application 
proposes to develop up to 190 dwellings on existing agricultural land. The 
proposal would represent inappropriate development in the Green Belt which 
is harmful by definition. The proposed development would introduce an urban 
form of development detrimental harm to the openness of the Green Belt and 
would fail to assist in safeguarding the countryside from encroachment and 
could lead to coalescence. Very special circumstances have not been 
demonstrated which would outweigh the harm caused. The proposal is 
therefore, contrary to the provisions of Policy P17 –Countryside and Green 
Belt of the Solihull Local Plan 2013 and guidance contained within the 
National Planning Policy Framework (NPPF). 
 
NOTE: For the avoidance of doubt this decision refers to the plans as follows: 
Plan Number(s): Drawing No.DE090-008 Site Location Plan; 
Drawing No. DE090-007 Red Line Plan; Illustrative Layout Rev A; Illustrative 
Layout and Indicative Housing Mix received 21.01.13; Proposed Section 278 
Works Sheet 1 of 2; Proposed Section 278 Works Sheet 2 of 2 Drawing 
Number 5117672/TP/GA/002 (2 of 2) Rev B. 
 


