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PROPOSAL   

 
This application seeks consent for a boundary wall and gates to the frontage 
of no.31 Rushwick Grove.  
 
The gates, brick walls and railings will span approximately 22.5 metres across 
the entire frontage and measure 1.8 metres in height with low brick walls and 
pillars between which will be decorative railings. A pair of 1.8 metre high metal 
gates will be sited adjacent to the intervening boundary with no.29 Rushwick 
Grove.  
 
The application also seeks consent for a brick built building in the rear garden. 
The building will be located in the north-west corner of the site and measures 
3.6 metres in width and depth, 2.25 metres in height to eaves, and 3.7 metres 
in height to the ridge of its hipped roof.  
 
CONSULTATION RESPONSES       

   
Highway Engineers  
 

: No objection  

Neighbours Notified : 02/01/14  
 

REPRESENTATIONS 
 

Seven letters of objection have been received which may be summarised as 
follows:  
 

• Impact on highway and pedestrian safety; 

• The boundary wall and gates are out of character with the surrounding 
area; 

• The brick built construction does not fit the description of a ‘shed’; 



• Loss of outlook; 

• Loss of light; 

• The shed is out of keeping with the area; and   

• The size of the shed is more akin to a granny annex. 
 
POLICY 
 
Local Plan – (2013) 
 
The policies contained within the Local Plan that are relevant to this proposal 
are: - 
 

• P8 – Managing Demand for Travel and Reducing Congestion  

• P14 – Amenity 

• P15 – Securing Design Quality 
 
National Planning Policy Framework 
 
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out of date, granting permission unless: 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.  
 
SPDs 
 
House Extension Guidelines (2010)  
Vehicle Parking Standards and Green Travel Plans (2006) 
 
HISTORY 

 

• 2010/746/s (22 jun 10) [full plans approval]   first floor side and a single 
storey rear extension, plus a side conservatory extension. (resub of 
2010/191).  

• 2010/191/s (30 mar 10) [withdrawn]   first floor side and a single storey 
rear extension. Plus a rear conservatory extension.  



• 2005/730/s (05 jul 05) [full plans approval]   proposed single storey 
extension to rear and side to form new dining kitchen and granny 
accomodation.  

• 1990/2821/s (06 feb 91) [refused]   2-storey study, playroom and 
bedroom extension with alterations to garage roof  

• 81/375 (19 apr 1982) [c/a] g.d.o. rights removed,,sanderfields pastures 
phase 2,,o/l residential development,,section 52 agreement  

• 77/70 (17 may 1977) [ref] g.d.o. rights removed,,sanderfields pastures 
phase 2,,residential development with direct access from the site 

 

SITE DESCRIPTION 

 
The planning application relates to a detached dwelling house on a corner plot 
in Monkspath. The property is within a street scene that has a fairly defined 
building line. The house is individually designed in a run of gable-fronted 
properties.  
 
MAIN ISSUES 
 

• Impact on character and appearance;   

• Impact on neighbouring amenity; and  

• Impact on parking provision and highway safety. 
 

APPRAISAL 
 
Impact on character and appearance 
 
Paragraph 17 ‘Core Planning Principles’ of the NPPF states inter alia: 
‘Planning should always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and 
buildings’;  while paragraph 63 ‘Requiring Good Design’ states: ‘In 
determining applications, great weight should be given to outstanding or 
innovative designs which help raise the standard of design more generally in 
the area’. 
 
Policy 15 Securing Design Quality advises inter alia that; ‘all development 
proposals will be expected to achieve good quality, inclusive and sustainable 
design, which meets the following key principles: 
 

• Conserves and enhances local character, distinctiveness and 
streetscape quality and ensures that the scale, massing, density, 
layout, materials and landscape of the development respect the 
surrounding natural, built and historic environment’.  

 

The Council’s adopted House Extension Guidelines SPD advises on page 9 
that:  
 

• ‘Boundary walls and fences adjacent to the road should harmonise with 
the character and local distinctiveness of the streetscene’ 



 

• ‘Where there is a prevailing character the proposed wall should 
normally follow the height, style and facing materials within the 
streetscene to avoid introducing a prominent, hard landscaping 
feature.’ 

 

• ‘ It will not normally be acceptable to erect a front boundary wall/fence 
in areas of the Borough characterised by an open plan layout.’ 

 

• ‘Landscaping features should, wherever possible, be retained’. 
 

• ‘Alternatively the use of soft landscaping, such as shrubs and native 
hedges, maintained to an appropriate height can provide an effective 
boundary that will enhance the green character of a suburban street.  

 
The application property is one of a number of dwellings with wide frontages 
within this section of the street scene on road within a leafy, suburban area. 
Most dwellings in the immediate area have predominantly open front gardens 
with tree or shrub planting. These front boundaries, together with open verges 
to the side of properties with the street scene, give the area a leafy, open 
character. The application property sits on a corner plot on the inside curve of 
the highways and makes an important contribution to the open plan feel of the 
area. 
 
Given the above, in my view the design, position and height of the built wall, 
railings and gates would create a stark and incongruous feature out of 
keeping with the street scene which is characterised by predominantly open 
front gardens with tree or shrub planting and open verges to the side of 
properties, all of which gives the area a leafy, open character.  
 
Therefore, the development detracts from the visual amenities of the street 
scene and woud be contary to Policy P15 of the Solihull Local Plan, SPD on 
House Extension Guidelines and NPPF.  
 
In terms of the brick built building, the bulk of the building would be screened 
by the application property and existing boundary treatments when viewed 
from the public realm and, as such, would not be visually prominent within the 
street scene.  Moreover, in my view the building is appropriate in size, 
respects the proportions and design style of the existing house, and therefore 
would not detract from the visual amenity of the application property or the 
character and appearance of the street scene. 
 
Impact on neighbours’ amenity 
 
Paragraph 17 ‘Core Planning Principles’ of the NPPF states inter alia: 
‘Planning should always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and 
buildings’. 
 



The Council’s SPD states, inter alia, that, “the main impact upon neighbours is 
through loss of direct sunlight or general daylight; a general overbearing or 
dominating effect from an extension that is too large or too close to the 
adjacent property and unreasonable loss of privacy. The Council will apply the 
45-degree guide to what is likely to be acceptable when drawing up an 
extension. The 45-degree angle will be calculated from the centre point of the 
nearest main habitable room window (bow, bay or flush-fitting) on the 
neighbouring property”.  
 
The walls, railings and gates would be built along the boundary of the 
application site adjacent to the public footpath some 7.5 metres from the front 
elevation of nearest neighbouring property (no.29). The proposal also involves 
the construction of a 1.8 metre high metal railing which would run 7.5 metres 
along the intervening boundary between the application site and no.29 to 
adjoin the wall and gates adjacent to the highway. The nearest ground floor 
habitable room windows of no.29 are sited some 8 metres of the intervening 
boundary with the application site and, as such, I do not consider the proposal 
would have an undue visual intrusion or overbearing effect to the occupants of 
no.29.   
  
In terms of the brick built building, the building will be located in the north-west 
corner of the site and replace an existing timber shed. The proposed building 
would be sited approximately 10 metres from the main rear elevations of 
properties to north (nos. 33, 35 & 37), and approximately 8 metres from the 
main rear elevation of no.29. Given the above, I consider the building to be 
appropriately proportioned and sited so as not to cause any undue visual 
intrusion or overbearing effect to the occupants of neighbouring properties.   
 
The proposal is therefore considered to accord to Policy P14 of the Solihull 
Local Plan - Shaping a Sustainable Future, Supplementary Planning 
Document on House Extension Guidelines 2010 and NPPF.     
 
Impact on parking provision and highway safety 
 
Policy P8 – Managing Demand for Travel and Reducing Congestion advises 
inter alia that: ‘All development proposals should have regard to transport 
efficiency and highway safety [and] development will not be permitted which 
results in a significant increase in delay to vehicles, pedestrians or cyclists or 
a reduction in safety for any users of the highway or other transport network’. 
 
In relation to the impact upon local highway conditions, whilst the gates are 
not set-back from the public highway, the property is on a quiet residential 
road. Any vehicles waiting to enter the site and straddling the carriageway 
would not, in my opinion, cause a highway safety issue so severe that it would 
warrant the application being refused on safety grounds.  
 
Therefore, whilst the concerns and fears of those who have objected on 
highway safety grounds are material considerations, to my mind, they do not 
offer a reasonable basis to resist the proposal. 
 



The proposal is therefore considered compliant with the requirements Policy 
P8 of the Solihull Local Plan - Shaping a Sustainable Future and Vehicle 
Parking Standards and Green Travel Plans SPD. 
 
CONCLUSION 

 
In conclusion and having regard to all material planning considerations, the 
design, position, and height of the built wall, railings and gates would create a 
stark and incongruous feature out of keeping with the street scene which is 
characterised by predominantly open front gardens with tree or shrub planting 
and open verges to the side of properties, all of which gives the area a leafy, 
open plan character. The proposal would therefore have a detrimental impact 
on the character and appearance of the streetscene, and be contrary to Policy 
P15 of the Solihull Local Plan - Shaping a Sustainable Future and Vehicle, 
SPD on House Extension Guidelines and NPPF.  
 

RECOMMENDATION 

 

For the reasons outlined above I recommend the application be refused. 
 
The design, position, and height of the built wall, railings and gates would 
create a stark and incongruous feature out of keeping with the street scene 
which is characterised by predominantly open front gardens with tree or shrub 
planting and open verges to the side of properties, all of which gives the area 
a leafy, open plan character. The proposal would therefore have a detrimental 
impact on the character and appearance of the streetscene, and be contrary 
to Policy P15 of the Solihull Local Plan - Shaping a Sustainable Future and 
Vehicle, SPD on House Extension Guidelines and NPPF.  
 
NOTE: For the avoidance of doubt this decision refers to the plans as follows: 
Plan Number(s): 1:1250 Location Plan, 01 & 02. 
 
 


