Birmingham City Council

Planning Committee 25 October 2018

I submit for your consideration the attached reports for the North West team.

Recommendation Report No. Application No / Location / Proposal
Approve — Conditions 9 2018/07022/PA
The Boot Inn

Rectory Road
Sutton Coldfield
Birmingham
B75 7RU

Erection of two storey detached building to form

retail unit (Use Class Al) and reconfiguration of
existing car park.
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Committee Date: 25/10/2018 Application Number: 2018/07022/PA
Accepted: 28/08/2018 Application Type: Full Planning
Target Date: 25/10/2018

Ward: Sutton Reddicap

The Boot Inn, Rectory Road, Sutton Coldfield, Birmingham, B75 7RU

Erection of two storey detached building to form retail unit (Use Class
Al) and reconfiguration of existing car park.

Applicant: Punch Partnerships (PML) Ltd
c/o Agent
Agent: WYG

54 Hagley Road, 3rd Floor, Edgbaston, Birmingham, B16 8PE

Recommendation

Approve subject to Conditions

1.1

1.2.

1.3.

1.4.

2.1

Proposal

Planning permission is sought for the erection of a new building to be used as a
convenience retail store in Class Al. It is understood that the store would be
occupied by the Midcounties Cooperative, trading as the Co-Op. The new
convenience store and existing pub building would continue to be served by the
site’s existing access points, with a shared car park providing capacity for 34
vehicles (of which 2 would be disabled car parking spaces). A delivery bay would be
located to the east of the new store, immediately to the west of the public house. An
acoustic fence would also be provided to the south of the new store, along the
southern boundary of the site.

The proposed store would primarily single storey, with a small two storey element on
its eastern side adjacent to the public house. The single storey part would be 3.0m
high to the eaves of a pitched facade roof, which would be 4.8m high at its ridge.
This would conceal plant and refrigeration equipment on the otherwise flat rooftop.
The two storey part of the building would be 5.5m high to the eaves, with a roof ridge
9.0m high. The submitted street scene elevations indicate that this would be slightly
lower than the existing public house.

Internally, the net sales floorspace of the proposed convenience store would be
181sgm. This would be in addition to a further 144sqm of back of house non-sales
floorspace across both ground and first floors.

Link to Documents

Site & Surroundings

The Boot Inn public house is situated on the south side of Rectory Road, a short
distance to the east of its junction with Bedford Road. The road in this location is on
a gradual uphill gradient from west to east, and the application site is also marginally
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2.2.

2.3.

2.4,

3.1.

4.1.

4.2.

4.3.

4.4,

4.5.

higher than the opposite side of the road. Good Hope Hospital is located
approximately 200 metres to the west along Rectory Road.

The site covers an area of 0.24ha, with the vast majority currently forming the
hardstanding and car parking (currently 47 spaces) surrounding the pub building
which is at the eastern end of the site. This is currently used on a pay-and-display
basis as a commercial operation, understood to primarily serve hospital visitors.
Marked-bay street parking also exists on Rectory Road adjacent to the site,
providing capacity for approximately 10 vehicles. This is limited in duration of stay to
1 hour between 8am and 6pm on weekdays, but is unrestricted at other times.

The surrounding area is almost entirely residential in character, with a wide array of
house types evident — generally detached dwellings on the southern side of the
road, and a mix of terraced and semi-detached dwellings on the northern side in
addition to several apartment blocks adjacent to the junction of Bedford Road. The
public open space at Rectory Park is located a short distance to the south, with a
right of way to the park passing alongside the application site to the east.

Link to site location and street view

Planning History

There is a varied planning history relating to alterations to the public house on the
site, but none is of direct relevance to this application.

Consultation/PP Responses

Transportation Development — No objections subject to conditions ensuring the
retention and maintenance of existing vehicular and pedestrian visibility splays, and
requiring the submission of a Construction Management Plan. Traffic impacts and
the proposed levels of car parking are acceptable.

Regulatory Services — No objections subject to conditions requiring the limiting of
noise levels from plant and machinery, limiting the opening hours and delivery
hours, and requiring the submission of contaminated land surveys.

West Midlands Police — No objections, with conditions recommended for the
provision of CCTV within the site and the provision of gates to prevent unauthorised
access to the rear of the store.

Royal Sutton Coldfield Town Council — Support the proposal, subject to suitable
controls over noise disturbance and deliveries being in place.

Councillor Ewan Mackey — Object to the proposal as it is not wanted by the local
community, for the following reasons:

¢ The proposal will make local parking problems worse, and add to traffic
congestion on Rectory Road;

e The proposed building is out of character with the existing public house;

¢ There are known antisocial behaviour problems on this site, and the proposal
could add further to these;

e There are already issues with litter on Rectory Road, which will worsen;

¢ Noise from refrigeration units is a concern;

e The area is already well served by convenience retail.
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Local ward councillors, local residents associations and occupiers of neighbouring
properties were consulted on the application. A site notice was also posted adjacent
to the site on Rectory Road. Thirteen objections have been received, raising the
following issues:

e There is already an excessive number of convenience stores within the
surrounding area, and no need for further provision;

o Aloss of car parking provision for the existing public house will potentially
threaten its future survival — trade will be diverted elsewhere;

e The new building will compromise the setting of the historic pub building, and
generally be an unattractive addition to the street scene;

¢ Increases in litter and pollution as a result of the proposal will harm wildlife;

e The proposal will result in overlooking for the houses located on the opposite
side of Rectory Road;

e The likely increase in lighting necessary for the proposal will result in nuisance
for adjoining residents;

e The proposal and its use will create noise disturbance, particularly from
refrigeration plant which will operate both during the day and at night;

e Groups of people will potentially be attracted to loiter outside the shop,
worsening noise and antisocial behaviour issues already associated with the
public house on the site;

e Such a proposal will result in a proliferation of litter in the surrounding area;

¢ Rectory Road is busy, and this proposal will create additional congestion —
because it serves Good Hope Hospital, this will impede emergency services;

e Vehicular safety is already challenging in this location; because of the curve of
the road, uphill slope, and narrowing of the road around parked vehicles. This is
of particular importance given that the forthcoming Sprint bus rapid transit route
will pass along the road,;

e The loss of car parking will inevitably cause displacement onto Rectory Road,
which will be unable to cope and lead to illegal and unsafe parking on yellow
lines and grass verges;

¢ The marked on-street parking which is relied upon by the applicant in order to
help meet parking needs is proposed to be removed as part of the Sprint bus
rapid transit scheme;

¢ Even without the Sprint scheme, the on-street parking spaces are needed by
local residents and already heavily used by other vehicles, including by private
hire vehicles waiting close to Good Hope Hospital and by hospital visitors
themselves;

¢ The submitted transport assessment relies on parking surveys carried out on
non-football match days, when the pub car park can become much busier — it is
therefore an inappropriate basis for assessment.

Some of the responses received also identified concerns with loss of property value,
and concerns around boundary maintenance of the site in relation to neighbouring
properties. These are not planning matters, and have not been considered in this
report.

Policy Context

The following local policies are applicable:

Birmingham Development Plan (2017)

Birmingham Unitary Development Plan (2005) — Saved policies
Places for All SPG (2001)

Shopping and Local Centres SPD (2012)
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5.2.

6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

e Car Parking Guidelines SPD (2012)

The following national policies are applicable:
¢ NPPF: National Planning Policy Framework (2018)

Planning Considerations

The main issues to consider for this application are the principle of new retail
development in this location, the design of the proposal and impacts on local
character, the proposal’s impacts on the amenity of neighbouring residents, and its
impacts on highways and parking.

Principle of retail development — Policy TP21 of the Birmingham Development
Plan states that designated centres (i.e. Town Centres, District Centres and
Neighbourhood Centres) will be the preferred locations for new retail development.
Proposals arising outside of those designated centres, as in this case, will not be
permitted unless they satisfy the requirements of national policy.

The NPPF requires local planning authorities to apply a sequential test to planning
applications which are neither in an existing centre nor in accordance with an up-to-
date plan. The application in this case is supported by a Planning Statement, which
incorporates a sequential assessment. This highlights the intended local catchment
of the proposal, particularly including visitors and staff of Good Hope Hospital. The
nearest designated Neighbourhood Centres are Walmley and Boldmere both 2.8km
away, with Sutton Coldfield Town Centre 850m away.

These centres have been discounted from the applicant’s sequential assessment by
virtue of their distance from the application site. The 850m straight-line distance to
Sutton Coldfield Town Centre equates to an approximate 15 minute walking time —
whilst there is no established threshold for a convenience store, this distance is
considered to be beyond what would reasonably be expected for a local
convenience store. The discounting of these designated centres from the
assessment is therefore considered to be appropriate and acceptable.

Three other retail parades are situated closer to the application site — Reddicap
Hill/Hollyfield Road (approx. 725 metres), Rectory Road/Jerrard Drive (approx. 700
metres) and Whitehouse Common Road/Withy Hill Road (approx. 550 metres).
Whilst not designated centres within the BDP, these would be sequentially-
preferable locations by virtue of their established retail use. However, at the time of
assessment these parades were reported to have no vacant units into which the
proposed convenience store could be located — their fully-occupied nature has also
been verified subsequently. As a result, it is accepted that the applicant has carried
out an acceptable sequential assessment.

Whilst specific to designated centres, Policy TP22 of the BDP takes a broadly
supportive stance towards proposals for new convenience stores, subject to them
being at an appropriate scale. Other than this, and the sequential/locational tests
above, there are no local policies which restrict the provision of new convenience
floorspace. Whilst a number of responses from local residents have identified the
proximity of other nearby convenience stores as a reason why this proposal should
be resisted, the planning system is designed to provide scope for market choice and
does not restrict competition. As such, the principle of development is considered to
be acceptable.
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6.7.

6.8.

6.9.

6.10.

6.11.

6.12.

Design impacts and local character — The submitted street scene drawings
illustrate the extent to which the overall scale and design approach of the proposal
will be suitably in-keeping with adjoining buildings. The proposed materials will
comprise red/brown brickwork, concrete tile roofing and a coated aluminium
shopfront — a condition is proposed to require their subsequent detailed approval so
that they suitably blend with local character. Several of the objections to the
application cited concerns about the proposal’s impacts on the historic public house
adjacent to it. However, the pub building is not subject to any form of statutory or
local listing and the historic core of the building has already been substantially
altered and extended in a much less sympathetic fashion.

The submitted plans indicate that landscaping within the site will consist entirely of
hard surfacing around the new building. Given that the site is entirely hard surfaced
as a car park in its current state, this is considered to be acceptable. It is however
necessary to impose a condition requiring the submission of details for the site’s
boundary treatment, particularly given that this relies on the use of acoustic fencing.

It is proposed to remove several trees close the southern boundary of the site,
adjacent to the boundary with 202 Rectory Road. These have been rated as
Category C (i.e. low quality), and the Council's arboricultural officer is satisfied with
the principle of their removal. The proposal has the potential to impact on a number
of other trees, located outside the site within the garden of 192 Rectory Road. Given
the role that these play in providing a visual and also acoustic barrier between the
site and this property it is important that they are retained, and as such a condition is
proposed to require the submission of an Arboricultural Method Statement. In terms
of ecological issues, the Council’s ecology officer is satisfied that the proposal will
have limited impacts and has not recommended any conditions.

Impact on residential amenity — It is evident from the objections received to this
proposal that there is a general concern of increased disturbance to adjoining
residents; by virtue of issues such as delivery noise, plant and machinery noise,
groups of people gathering, vehicular traffic, vehicular headlights, and overlooking.
However, by virtue of the existing historical (and unrestricted in planning terms) use
of the site as a public house and its existing public accessibility, the impacts of the
proposal in terms of these issues are considered unlikely to be materially greater
than at present.

Regulatory Services hold no objections to the proposal; subject to conditions to
control the opening hours and delivery hours of the store, and to limit the noise
levels from plant and machinery in accordance with existing background noise
levels. These conditions are considered to be reasonable and will ensure that any
disturbance to adjoining residents is controllable — a supplementary condition is also
proposed to ensure that refrigeration plant is only sited in the sheltered and
enclosed position shown on the submitted plans.

It is acknowledged that the site will be lit more intensely than it is currently, and a
condition is proposed to require the details of proposed lighting to be submitted for
approval. This will provide an opportunity to ensure that neighbouring residents are
not adversely affected by issues such as light orientation or leakage outside of the
site. It is also proposed to impose a condition requiring the submission of details of
CCTV coverage around the site, in accordance with the recommendation of West
Midlands Police. This will provide an opportunity to deter antisocial behaviour and
crime from the site. Given the likelihood that the convenience store will sell alcohol,
additional scrutiny of these matters will also arise through the Licencing process.
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6.13.

6.14.

6.15.

6.16.

6.17.

6.18.

The potential for littering arising from the proposed use is noted. There are no bins
in the immediate vicinity of the application site, leading to a potential likelihood for
increased littering that would be harmful to the amenity of the surrounding area. In
order to combat this, a condition is proposed to require the provision of bins adjacent
to the front entrance of store and adjacent to Rectory Road itself at the site
entrance.

Regulatory Services have also recommended the imposition of a condition requiring
contamination remediation. Such a condition is considered to be necessary and
reasonable as a result of the scale of development taking place, and the previous
use of the site for car parking.

Highways and Transport — The application site is currently used as a commercial
car parking operation, effectively in competition with the main public car parks at the
nearby Good Hope Hospital (although paying customers of the public house can
claim their parking costs back). With this proposal the applicant is effectively seeking
to cease that commercial parking operation, and has indicated that car parking
prices will be raised to be consistent with those at the Hospital. This would remove
any incentive to use the site for hospital parking, and given that the most appropriate
location for hospital-related parking is considered to be at the hospital itself there is
no concern with the principle of this. A condition is proposed to require the approval
of a parking management strategy, in order to ensure that measures are properly in
place to divert this car parking demand elsewhere.

The car parking requirements for the site will therefore be based upon a combination
of the proposed convenience store use and the existing public house use. The
internal customer floorspace of the public house has been calculated at
approximately 175sqgm — the Car Parking Guidelines SPD seeks 1 car parking space
for every 4.5sqm of drinking floorspace in Use Class A4, which would equate to a
need for 38 car parking spaces. However, given that the public house is in a
suburban location and operates in a manner more akin to a pub-restaurant (with
much of its internal area taken up by seating), this level of provision is considered to
be unnecessarily high. This is borne out by evidence submitted by the applicant,
which indicates average parking demand across surveyed Friday and Saturday
evenings of between 20 and 25 vehicles, and peak parking demand of between 29
and 32 vehicles. This assessment has been considered to be reasonable by
Transportation Development.

The internal customer floorspace of the proposed convenience store is 181sgm. The
Car Parking Guidelines SPD seeks 1 car parking space for every 14sgm of
floorspace, which would equate to a need for 13 car parking spaces. The applicant
has submitted an assessment based upon TRICS trip generation data and average
visit length for comparable convenience store schemes. Given the small nature of
the convenience store proposed and high levels of occupancy ‘churn’ expected, this
suggests that 6 car parking spaces would be sufficient to meet the projected
demand generated by the quantum of retail floorspace proposed. Again, this
assessment has been considered to be reasonable by Transportation Development.

With the store in place, the car park would provide a combined total of 34 spaces. It
is noted that the peak demand periods for the convenience store and public house
will not be simultaneous, indeed the observed peak demand for the public house
occurred between 22:00 and 23:00 at which time the convenience store would be
closed. On this basis, Transportation Development is satisfied that the overall levels
of parking provision would be acceptable and that an overspill of parking onto the
public highway that could endanger highway safety is unlikely to occur.
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6.19.

6.20.

6.21.

7.1.

7.2.

8.1.

The applicant has highlighted that marked parking bays are available on Rectory
Road, and these could be used as potential overspill provision during exceptional
events (for example major football tournaments). However, these are evidently relied
upon by local residents, and it is not considered that they should be counted towards
the site’s parking provision. It is also noted that plans exist to remove these parking
bays as part of the Sprint bus rapid transit scheme which was recently subject to
public consultation. Notwithstanding this, as noted above, the use of these bays is
not necessary to make the scheme acceptable.

In terms of highway safety, Transportation Development has indicated that no
adverse issues are anticipated subject to a condition requiring the existing visibility
splays at the site access points to be maintained. Given that it is proposed to
introduce one-way traffic flow within the site (i.e. one of the two access points
becomes entrance-only and one becomes exit-only), levels of vehicular conflict will
conceivably be reduced below the current level with resultant improvements in
safety.

In order to maximise opportunities to access the site by sustainable means, a
condition is proposed to require the proposed cycle parking provision to be provided
prior to the use of the convenience store commencing. In order to ensure that
potential impacts are acceptably managed, it is also proposed to impose the
condition required by Transportation Development for the submission of a
Construction Method Statement.

Conclusion

The applicant has submitted a sequential assessment as required by local and
national policy, which indicates that there are no sequentially-preferable locations
available in which to locate the proposal. Accordingly, the principle of development
for a convenience store in this location has been considered to be acceptable.

The design of the proposal is considered to be acceptable, and potential impacts on
local character and residential amenity are considered able to be suitably mitigated

through the imposition of conditions. No major highway safety concerns have been

identified, and on balance the proposed levels of car parking have been considered
to be acceptable by Transportation Development.

Recommendation

That planning permission is granted, subject to the conditions below.

Requires the scheme to be in accordance with the listed approved plans
Limits the hours of use to 07:00 - 22:00 Monday to Sunday

Limits delivery time of goods to or from the site to 08:00 - 18:00 Monday to Saturday
and 10:00 - 16:00 on Sunday

Limits the noise levels for Plant and Machinery

Restricts the location of plant and machinery
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6 Requires the submission of sample materials

7 Requires the submission of boundary treatment details

8 Requires the submission of a lighting scheme

9 Requires the submission of a CCTV scheme

10  Requires the provision of litter bins

11  Requires the prior submission of a contamination remediation scheme
12  Requires the submission of a contaminated land verification report

13  Arboricultural Method Statement - Submission Required

14  Requires the prior submission of a construction method statement/management plan
15 Requires the submission of a parking management strategy

16  Requires the parking area to be laid out prior to use

17  Requires the cycle parking facilities to be provided prior to use

18  Requires vehicular and pedestrian visibility splays to be maintained
19  Implement within 3 years (Full)

Case Officer: Robert Webster
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Photo(s)

Figure 1 — View south-west ro the fotay Recory Road, with The oot In the left. The roposed
convenience store would be located in the distant centre and right of the site.
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Location Plan
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Birmingham City Council

Planning Committee 25 October 2018

| submit for your consideration the attached reports for the East team.

Recommendation Report No. Application No / Location / Proposal

Approve — Conditions 10 2018/02828/PA

Former Greenwood Academy
Farnborough Road

Castle Vale

Birmingham

B35 7NL

Erection of 124 no. dwellinghouses with associated
landscaping and car parking
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Committee Date: 25/10/2018 Application Number: 2018/02828/PA
Accepted: 03/05/2018 Application Type: Full Planning
Target Date: 31/10/2018

Ward: Castle Vale

Former Greenwood Academy, Farnborough Road, Castle Vale,
Birmingham, B35 7NL

Erection of 124 no. dwellinghouses with associated landscaping and car

parking
Applicant: Birmingham City Council
Birmingham Municipal Housing Trust, 1 Lancaster Circus,
Queensway, Birmingham, B4 7DJ
Agent: BM3 Architecture Ltd
28 Pickford Street, Birmingham, B5 5QH
Recommendation

Approve subject to Conditions

1.1

1.2.

1.3.

Proposal

This planning application seeks consent for the erection of 124 no. dwellinghouses
with associated landscaping, car parking and related works, on land located off
Farnborough Road, Castle Vale. The application site was formerly occupied by
Greenwood Academy Secondary School which relocated to a site on the opposite
side of Farnborough Road with the building demolished in summer 2018 under prior
notification provision (application reference 2017/06969/PA).

The planning application is made by Birmingham Municipal Housing Trust. The
dwellings would comprise a mix of one, two, three and four bedroom dwellings
including bungalows, houses and apartments. It is proposed that 52% of the
dwellings would be affordable homes with the remaining 48% of the dwellings being
marketed for open market sale. It is understood that 24no. of the proposed
affordable dwellings would be delivered as affordable homes through Pioneer
Group.

The proposed dwellings would comprise:

0 10no. one bedroom apartments — open plan kitchen / diner / lounge;
bedroom; bathroom; and store (minimum 45sgm).

0 4no. two bedroom bungalows — open plan kitchen / diner / lounge; two
bedrooms; bathroom; and store (minimum 72.7sgm).

0 54no. two bedroom houses — hallway; lounge; open plan kitchen / diner; WC

and store at ground floor; two bedrooms; bathroom and store at first floor
(minimum 73sgm).
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1.4.

1.5.

1.6.

1.7.

1.8.

1.9.

1.10.

0 50no. three bedroom houses — hallway; lounge; open plan kitchen / diner; WC
and store at ground floor; en-suite master bedroom; two further bedrooms;
bathroom; and store at first floor (minimum 84.4sqm).

0 6no. four bedroom houses — hallway; living room; kitchen; dining room; utility;
WC and store at ground floor; four bedrooms; bathroom and store at first floor
(minimum 121.7sgm).

The proposed dwellings would be constructed of facing brickwork in red or buff brick
with black brick plinths; grey concrete roof tiles; grey fascias; black rainwater goods;
and grey and cream UPVC windows. On all prominent elevations a glazed black cill
brick is proposed. The buildings would be a mix of one storey (bungalow), one and a
half storey (bungalows), two storeys (houses) and two / three storeys (flats).

Rear gardens are proposed to be provided to the dwellings alongside areas to the
front being lawn and landscaping. The rear gardens would comprise a minimum of
48sgm for some two bedroom properties and a minimum of 66sgm for three
bedroom properties. The proposed three storey flats (6no.) would be provided with
a communal external amenity area amounting to approximately 110sgm (18sgm per
flat). Each pair of the two storey flats (4no.) would each be provided with a more
traditional communal garden which would be located to the rear.

The boundary treatments proposed across the site including to the rear gardens
would comprise a mix of brick walls, timber close boarded fences and railings
alongside hedges, trees and other landscaping features.

The proposed development would be supported by 203 no. car parking spaces,
including 12no. visitors spaces on the northern boundary of the application site. The
remaining 191no. car parking spaces would be amount to approximately 1.5no.
spaces per dwelling with 2no. spaces allocated to the larger three and four bedroom
homes and some two bedroom homes, with 1no. space allocated to the smaller one
and two bedroom homes.

The majority of the site would be accessed from an existing access located on
School Close, an extended access from Rawlins Croft and a new access from St
Athan’s Croft. Pedestrian and cycle access to the site would be retained from the
existing open space that runs along the western and northern boundaries of the
application site. An existing footpath running along the eastern boundary at the
northern tip of the site would be redirected along the highway proposed within the
site. Independent access to plots 33 — 58 would be provided from Pixhall Walk.
Maintenance accesses are proposed to be retained in the south of the site, off
Pixhall Walk, accessed off Farnborough Road.

Given that the application site was formerly a school, there is noted to be some
mature trees located across the application site. Where possible, some of these
trees would be retained. Where trees are to be removed, replacement trees would
be introduced. Semi-mature trees to the eastern boundary would be retained for
screening purposes.

The proposed landscaping would comprise a mix of hedged frontages and
ornamental shrub planting across the application site. The proposed spine road
would be lined with Eleagnus hedge along the frontages with ornamental shrub
planting behind. Secondary streets would have a Photinia hedge along the frontages
with shrub planting behind, tertiary streets would have a Carpinus hedge dividing
plots with ornamental shrub planting behind and the mews area would have
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1.11.

1.12.

1.13.

2.1.

2.2.

2.3.

2.4,

2.5.

2.6.

3.1.

3.2.

3.3.

Lonicera hedge with ornamental planting filling the frontage. The new tree planting
would consist of a mix of native and ornamental trees to add ecological and
aesthetic value.

The proposed drainage scheme comprises proposed private storage areas
throughout the site alongside public drainage arrangements.

The site has an area of 3.28 hectares and would have a density of approximately 38
dwellings per hectare.

Link to Documents

Site & Surroundings

The application site comprises a former school site located on Farnborough Road,
Castle Vale. The former school site accommodated an artificial grass pitch, a
MUGA, two rounder’s pitches and a sports hall.

The former school site is now vacant, with the building demolished following
Greenwood Academy re-locating to the opposite side of Farnborough Road in a new
purpose built school facility. The site has been vacant for approximately twelve
months with the school relocated to the new school site on the opposite side of
Farnborough Road in September 2017.

There are a number of existing trees located across the site, with many situated
within hedging on the western and southern boundaries. To the west of the site is a
strip of open space with a pedestrian route, Thomas Walk, which links through to
Pegasus Primary School and Turnhouse Road to the north of the site.

The surroundings to the application site comprise a mix of residential dwellings,
including three storey flats, bungalows and two storey houses.

Farnborough Road connects to Tangmere Drive and leads to the A47 Fort Parkway
which provides the main route from the area into Birmingham City Centre.
Residential streets through the estate, including School Close and Rawlins Croft,
connect to these arterial routes which run through Castle Vale.

Site Location

Planning History

14.09.2017 — 2017/06969/PA — Application for prior notification of proposed
demolition of Greenwood Academy buildings — Prior approval required and
approved subject to conditions.

09.07.2015 - 2015/02540/PA - Erection of new school building with associated
sports hall, external play areas, landscaping and parking as a replacement for the
existing Greenwood Academy — Approved subject to conditions.

Various applications relating to the former school and surrounding residential estate
which are of no relevance to this planning application.
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4.1.

4.2.

4.3.

4.4,

4.5.

4.6.

4.7.

4.8.

4.9.

4.10.

4.11.

Consultation/PP Responses

Transportation Development — recommend conditions to secure amended car park
layout; siting and design of access; cycle storage details; refuse storage details;
pedestrian visibility splays; Section 278 / TRO Agreement; revised access from St
Athans Croft; revised design of private drives serving plots 71-77 and 116 — 122;
and revised access from School Close.

Regulatory Services — recommend conditions to secure a noise insulation scheme;
contaminated land remediation and verification; and the installation of electric
vehicle charging points.

Local Lead Flood Authority — recommend conditions to secure the prior submission
of a detailed sustainable drainage scheme; and the submission of a Sustainable
Drainage Operation & Maintenance Plan.

Leisure Services — requires a total financial contribution of £803,195 to address loss
of public open space (£132,145), loss of school playing fields (£258,475), and the
requirement for public open space and play area to address new development
requirements (£412,575).

Severn Trent — recommend condition to secure drainage plans for the disposal of
foul and surface water flows.

Environment Agency — recommend conditions to secure the integrity of the
watercourse culvert and to prevent the erection of any dwellings within 8m of the
culvert.

West Midlands Fire Service — advise that suitable water supplies for firefighting
should be provided.

West Midlands Police — no objection.

University Hospitals Birmingham NHS Foundation Trust — requests a financial
contribution of £182,689 to emergency admissions service capacity.

Site and press notices displayed. MP, Ward Members and neighbours notified. A
petition signed by 65 local residents was received raising concerns regarding:

- The creation of the new road layout which would connect into the existing St
Athans Croft creating congestion.

- The proposed road layout being incapable of accommodating refuse vehicles or
ambulances, alongside an increase in traffic to serve the proposed development.

- Suggest the use of the former Greenwood Academy vehicular access off
Farnborough Road to facilitate access to the proposed development.

Three letters of objection were received raising the following concerns:
- Insufficient infrastructure to accommodate 124 new dwellings;
- Vehicle congestion created by proposed access road from St Athan’s Croft;

- Lack of green places for children to play within the development site; and
- No play area / park to facilitate the development and wider Castle Vale estate.
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5.1.

6.1.

6.2.

6.3.

6.4.

Policy Context

National Planning Policy Framework (2018); DCLG Technical Housing Standards —
Nationally Described Spatial Standard (2015); Birmingham Development Plan
(2017); Birmingham Unitary Development Plan Saved Policies (2005); Places for
Living SPG (2001); Car Parking Guidelines SPD (2012); Public Open Space in New
Residential Development SPD (2007)

Planning Considerations

Background — The application site comprises a former school site which was
occupied by Greenwood Academy Secondary School. The secondary school
relocated to a site on the opposite side of Farnborough Road, opening in September
2017, under planning permission 2015/02540/PA. The site was vacant for
approximately 12 months prior to the demolition of the buildings under prior approval
2017/06969/PA. The application site became surplus and disposed of by Education.
It was subsequently acquired by BMHT with the intention of seeking consent for
residential development.

Principle of Development — The application site comprises a former school site
located amongst the existing Castle Vale housing estate. The site has been
identified as surplus to requirements where the school has been relocated to a site
on the opposite side of Farnborough Road. The site has been identified in the 2018
Strategic Housing Land Availability Assessment as being capable of delivering
approximately 120 dwellings.

Chapter 11 of the revised National Planning Policy Framework relates to making
effective use of land. Paragraph 121 of the NPPF indicates that Local Planning
Authorities should support proposals to make more effective use of sites which is
currently developed but not allocated for a specific purpose in plans, where this
would help to meet identified development needs. It goes on to provide guidance in
respect of Local Planning Authorities approach to residential densities in paragraph
123. Clause a) sets out that “plans should contain policies to optimise the use of
land ... and should include the use of minimum density standards for city and town
centres and other locations that are well served by public transport.”

Policy TP27 of the Birmingham Development Plan relates to sustainable
neighbourhoods, and sets out that new housing in Birmingham is expected to
contribute to making sustainable places. New residential development would need to
demonstrate that it is creating sustainable neighbourhoods, characterised by:

e A wide choice of housing sizes, types and tenures to ensure balanced
communities catering for all incomes and ages.

e Access to facilities such as shops, schools, leisure and work opportunities within
easy reach.

e Convenient options to travel by foot, bicycle and public transport with reduced
dependency on cars and options for remote working supported by fast digital
access.

e A strong sense of place with high design quality so that people identify with, and
feel pride in, their neighbourhood.

e Environmental sustainability and climate proofing through measures that save
energy, water and non-renewable resources and the use of green infrastructure.
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6.5.

6.6.

6.7.

6.8.

6.9.

6.10.

o Attractive, safe and multifunctional public spaces such as squares, parks and
other green spaces for social activities, recreation and wildlife.

o Effective long-term management of buildings, public spaces, waste facilities and
other infrastructure, with opportunities for community stewardship where
appropriate.

Policy TP28 relates to the location of new housing, stating that it should:

¢ Be located outside flood zones 2 and 3a (unless effective mitigation measures
can be demonstrated) and 3b.

e Be adequately serviced by existing or new infrastructure which should be in
place before the new housing for which it is required.

e Be accessible to jobs, shops and services by modes of transport other than the
car.

¢ Be capable of remediation in the event of any serious physical constraints, such
as contamination or instability.

e Be sympathetic to historic, cultural or natural assets.

¢ Not conflict with any other specific policies in the BDP, in particular the policies
for protecting Core Employment Areas, open space and the revised Green Belt.

The proposed residential development comprises a mix of one, two, three and four
bedroom flats, bungalows and houses. The development would comprise an
expansion of Castle Vale Estate, which benefits from access to a range of facilities
and amenities, whilst being accessible by public transport. | am satisfied that the
application proposals would contribute positively towards the existing sustainable
neighbourhood of Castle Vale whilst making effective use of land, as advocated by
the NPPF.

Policy TP30 relates to the type, size and density of new housing, and states that
developments should be provided at a target density responding to the site, its
context and the housing need with densities of at least:

¢ 100 dwellings per ha within the City Centre.

¢ 50 dwellings per ha in areas well served by public transport.

¢ 40 dwellings per ha elsewhere.

The application proposals comprise a density of 38 dwellings per hectare. The
Design and Access Statement submitted in support of the application sets out that
‘The proposed mix of dwelling sizes and tenure has been developed by BMHT in
close liaison with The Pioneer Group. It responds to a local housing need survey
commissioned in 2017 for affordable housing and to the demand for Homes for Sale
in the area. The site comprises of two tenures, Affordable Rented and Sale. The
number and mix of tenures has been devised with internal sales, housing
management and lettings teams (Birmingham City Council and The Pioneer Group)
from an affordable and commercial perspective. The mix of units across the tenures
will provide a variety of housing covering the needs in the area.’

Given the vacant nature of the site, and the surrounding residential character of the
area, the site is considered to be appropriate for residential development. The
proposals comply with the overriding adopted planning policies and accordingly are
considered to be acceptable in principle.

Affordable Housing — Policy TP31 of the Birmingham Development Plan relates to

affordable housing, setting out that 35% of residential developments of 15 dwellings
or more should be delivered as affordable housing. The application proposals
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6.11.

6.12.

6.13.

6.14.

6.15.

comprise 52% of dwellings would be proposed as affordable rented, to be delivered
by BMHT and the Pioneer Group. It is accepted that the proposals would exceed
the policy requirement set out within adopted planning policy, and would be
compliant with affordable housing obligations.

Analysis of waiting list data shows significant unmet need for social housing in the
Castle Vale Ward, particularly for, 1, 2 and 3 bedroom units. The proposal to build
64 dwellings for social rent in this location would significantly contribute towards
meeting demand for affordable family housing. The proposed mix meets the aims of
the UDP for “a variety of housing” identified in the City Councils Strategic Housing
Market Assessment. The 60 homes provided for sale would contribute to the variety
of housing choice also required by the Birmingham Development Plan 2031.

Planning Obligations — Policy TP9 of the Birmingham Development Plan relates to
public open space, playing fields and allotments. The policy sets out that public
open space should aim to be provided throughout Birmingham and in new
residential developments provision of new public open space will be required
broadly in line with the standard of 2 ha per 1000 population. In most circumstances,
residential schemes of 20 or more dwellings should provide on-site public open
space and/or children’s play provision. Developer contributions could be used to
address the demand from new residents on other types of open space such as
allotments and civic spaces.

Leisure Services have been consulted on the planning application and raised
questions regarding the inclusion of Hercules Park, accessed off Rawlins Croft. This
is currently laid out as an area of public open space. However, it is noted that
Hercules Park is the cleared land of Hercules House, a tower block that was
demolished in 2003. On that basis, the allocation of this land has been discussed
with BMHT and Leisure Services and the financial contribution associated with such
a loss would amount to a compensation sum of £132,145. It has been agreed
between the applicant and Leisure Services that this financial compensation would
be provided. The compensation would be secured by condition requiring the
provision of an appropriate mechanism as the city owns the site and cannot enter
into a legal agreement with itself.

Leisure Services also advise that the development would result in the loss of 10,339
m2 of school playing field which would generate a compensation sum of £258,475.
However, whilst the application site did formerly comprise a secondary school with
associated facilities, the school has been relocated to the opposite side of
Farnborough Road. The new school included 3no. MUGASs and playing fields to the
rear of the school building. It is considered on this basis that the loss of the playing
fields has previously been addressed in the development and delivery of the new
school. As was the case with the former school on the application site, a Community
Use Agreement is in place at the new school to ensure access to the facilities by the
community. | am satisfied on this basis that the matter has been addressed and that
there is no requirement for additional financial compensation.

With regards to the policy requirement for new residential development to provide
public open space (POS) and play facilities, Leisure Services has advised that the
new housing development generates the need for a financial contribution of
£302,575 for POS and £110,000 for play area. However, the disposal of the
application site and the development of the new school on the opposite side of
Farnborough Road included a planning mechanism to secure the financial
contribution for the public open space through the capital receipt of the sale of land.
This matter is still progressing and therefore it is considered that the financial
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6.16.

6.17.

6.18.

6.19.

6.20.

6.21.

6.22.

contribution required as part of this planning application would duplicate that which
was secured through the 2015 consent for the development of the new school. | am
therefore in agreement that no financial compensation in relation to this element is
sought to be provided as part of this planning application.

It is noted that a local resident raises concerns with regards to the lack of play area
for children to be provided as part of the development. It is considered that the
agreed planning obligations would address this concern with the financial
compensation contributing towards the enhancement and maintenance of public
open space and recreation areas in the Castle Vale area.

Impact on Visual Amenity — The application site comprises a vacant school site
which has been cleared of buildings. The site is bounded by a number existing
residential properties and forms part of the wider Castle Vale estate. The character
of the surrounding properties is mixed with regards to appearance and design.
There is a number of walking and cycling routes located throughout the area, as part
of Project Wagtail. The overriding character of the area is predominantly suburban.

The proposed residential development comprises a mix of dwelling types, to be
constructed of a mix of red and buff facing brickwork, with tiled roofs, grey UPVC
windows, grey canopies and UPVC / wooden doors. This composition would be
considered to be characteristic of the surrounding area, with many of the existing
residential dwellings being of a similar appearance.

The proposed layout would seek to connect into existing streets at St Athan’s Croft,
Pixhall Walk and Rawlins Croft. The proposed development would also retain and
enhance existing links throughout the site to the Project Wagtail walking and cycling
routes. | consider that the proposed layout would have an acceptable relationship
with existing streets and would comprise a comprehensive redevelopment of the
site, which has been vacant for over 12 months.

Given the current condition of the vacant site which presents risks for flytipping and
anti-social behaviour, | consider that the proposals would have an acceptable impact
on visual amenity, improving the appearance of the site and the streetscene.

Impact on Residential Amenity — The proposed residential dwellings would
comprise a mix of house types and sizes. The mix of dwellings is understood to
have been designed through an assessment of established housing needs in the
area, with the Design and Access Statement submitted in support of the planning
application setting out that waiting list data presents significant unmet need for social
housing in the Castle Vale Ward, particularly for 1, 2 and 3 bedroom units. The
proposal to build 64 dwellings for social rent in this location would significantly
contribute to meeting demand for affordable family housing. Furthermore, the 60no.
dwellings proposed for market sale would also contribute towards Birmingham's
housing requirement as identified within the Birmingham Development Plan.

The proposed dwellings would exceed the nationally described spatial standards for
minimum residential floorspaces identified within the Technical Housing Standards.
The proposed internal floorplans present is considered to achieve an acceptable
level of residential amenity for prospective residential occupiers at the development,
providing functional layout for family living. The proposed bedroom sizes would not
all meet the minimum spatial standards for bedroom sizes of 11.5sgm for a double
and 7.5sgm for a single, with double bedrooms achieving 10.2sgm and single
bedrooms achieving 6.2sgm in some of the three bedroom properties. However, it is
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6.23.

6.24.

6.25.

6.26.

6.27.

considered that the bedrooms would be of a regular size and would achieve a
functional layout which would be conducive to a good quality living environment.

The proposed dwellings would each benefit from a rear private garden or communal
external amenity space where the dwellings are to be delivered as flats. The
guidance set out within Places for Living SPG recommends that 70sgm private
garden should be provided for family dwellings, 52sqm private garden should be
provided for smaller dwellings and 30sgm communal external amenity space should
be provided per flat. As indicated in the proposed site layout plan, the majority of
dwellings would benefit from the minimum required garden space however there are
a number of plots that would experience a slight shortfall. It is noted that the sizes
set out within the SPG form guidance only and | consider that when weighed against
the condition of the site at present, and the wider benefits that the residential
development of the site could deliver to the existing and emerging Castle Vale
community, the slight shortfall would be acceptable and would not have an adverse
impact on residential amenity for prospective occupiers. | consider it appropriate to
attach a condition to remove permitted development rights for extensions to retain
adequate amenity areas for the dwellings.

The separation distances proposed between the new dwellings within the site would
amount to a minimum of 22m between windowed elevations with gardens achieving
a minimum depth of 10m. Places for Living SPG recommend a separation distance
of 21.5m between windowed elevations and 10m garden length for two storey
dwellings. These distances are therefore compliant and would be unlikely to result
in unacceptable instances of overlooking or loss of privacy.

With regards to neighbouring residential amenity, it is noted that there are a mix of
residential properties located on the boundaries. | advise that all separation
distances to windowed elevations or flank walls would comply with Places for Living
SPG. | am satisfied on this basis that the proposed residential development would
be unlikely to generate any unacceptable instances of overlooking or loss of privacy
to the existing dwellings located within the vicinity of the application site.

The proposed residential development would be accepted as introducing an
increased residential population in the Castle Vale area which could potentially
result in additional noise and disturbance. Regulatory Services has been consulted
on the planning application and raise no objections subject to a noise insulation
scheme. Given the former use of the application site as a secondary school | would
consider that there was an existing level of noise and disturbance associated with
the school. The proposed density of the development would be approximately 38
dwellings per hectare. This is considered to be reflective of the density of the
surrounding area and accordingly would be comparable to the existing
circumstances found in the area. On this basis, | am satisfied that the proposed
development would be unlikely to have an adverse impact on neighbouring
residential amenity in terms of additional noise and disturbance.

Impact on Landscape and Ecology — The proposed residential developments
would comprise front and rear gardens to the proposed residential dwellings, with
the front gardens comprising a mix of driveway parking and landscaped areas. This
approach is considered to be characteristic of the surrounding area, with many
dwellings within Castle Vale presenting this arrangement. Landscaped areas
throughout the development would be enhanced, with existing trees preserved and a
mix of shrubs, turfs and hedges proposed as the soft landscaping for the
development.

Page 9 of 17



6.28.

6.29.

6.30.

6.31.

6.32.

6.33.

6.34.

6.35.

6.36.

Connections into the Greater Castle Vale "Project Wagtail’ walking and cycling
routes are proposed to be retained in the west of the application site, and would be
accessible from the pedestrian footpaths. The existing hedge located on the
perimeter of the application site would be removed to ensure that accessibility to the
walking and cycling routes from the residential development could be achieved

The Council’'s Landscape Officer provides comments with regards to the proposed
planting and boundaries, stating that a good level, and variety, of tree, feature shrub,
hedge and shrub planting would be required to all front gardens. Moderately
defensive planting would be required in front of publicly visible rear garden
boundaries. Furthermore, front garden boundary treatments would be required
between front gardens to secure ownership to the respective occupiers. | am of the
view that these details would be appropriate to secure by planning conditions.

The application site does not relate to any existing Tree Preservation Orders. The
proposed scheme looks to retain some of the better quality trees located on the site
but seeks to focus on delivering new street tree planting throughout the development
site. No objections have been raised by the Council's Tree Officer with regards to
the proposed arrangement or any adverse impact on landscape and amenity, in the
context of the existing site.

Given the site’s location in relation to the Project Wagtail cycling and walking routes,
it is considered appropriate to require conditions for the installation of bat boxes and
other ecological enhancement measures throughout the site.

Impact on Flood Risk and Drainage — The application site is located within Flood
Zone 1. The application has been supported by a Flood Risk Assessment which
includes an evaluation of the site in terms of its capacity to utilise SuDS. The
application proposals seek to incorporate a drainage scheme to be delivered
through the installation of private storage areas and a public drainage system.

The Local Lead Flood Authority raises no objection subject to recommending
conditions to secure the prior submission of a detailed sustainable drainage scheme;
and the submission of a Sustainable Drainage Operation & Maintenance Plan.
Severn Trent has been consulted on the planning application and raise no objection
subject to a condition to secure drainage plans for the disposal of foul and surface
water flows.

The Environment Agency was consulted on the application given the scale of the
proposed development and the proximity of the application site to the Plants Brook
culvert. They raise no objection to the proposal in principle, subject to conditions to
secure the integrity of the watercourse culvert and to prevent the erection of any
dwellings within 8m of the culvert.

The proposed development is not considered to have an adverse impact on
drainage or flood risk. | consider that the recommended conditions with regards to
flood risk and drainage would be reasonable and necessary in the context of the
application proposals.

Impact on Highway Safety — The development would comprise a mix of detached,
semi-detached and terraced dwellings arranged in a series of perimeter blocks with
cul-de-sacs, through streets and private drives forming the various accesses to the
properties. The vehicular accesses and highways would have footpaths located on
both sides of the highway in the majority of cases, except on the northern most
boundary and along the private drives which would relate to shared surfaces. It is
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6.37.

6.38.

6.39.

6.40.

6.41.

6.42.

considered that the proposed arrangement would achieve acceptable levels of
pedestrian accessibility, and would be reflective of the arrangements found
throughout Castle Vale.

The proposed development would secure 203no. resident car parking spaces as
well as 12no. visitor car parking spaces on the northern most boundary of the site.
The car parking amounts to the equivalent of 164% provision, with 1no. car parking
space provided for the smaller one and two bedroom dwellings and 2no. car parking
spaces provided for some of the two bedroom dwellings, and all three and four
bedroom dwellings. The car parking would be delivered as a mix of frontage /
driveway car parking for the majority of the proposed development and parking
courts for plots 35 — 58. It is noted that there are a few plots throughout the
proposed development which have car parking located remotely from the plots. Itis
considered appropriate in this case that a condition to secure an amended car park
layout to address these elements.

The residential development would be accessed from new pedestrian and vehicular
links to St Athan’s Croft and Rawlins Croft, with School Close extended to provide
access to the site from Farnborough Road. Plots 35 - 58 would be accessed via the
existing pedestrian and vehicular accesses from Pixhall Walk.

Transportation Development has been consulted on the planning application and
raised concerns with regards to the accessibility of the development by refuse
vehicles throughout the proposed site layout. It is considered that, overall, the
proposed highway layout would be functional and provides through routes across
the whole of the application site, to connect into existing highways. | do not consider
that the proposed highway arrangement would be significantly different given the
existing arrangement throughout the Castle Vale estate. Transportation
Development recommends amendments throughout the application site to secure
the optimum highways layout, which have been agreed to be addressed through the
imposition of conditions to be attached to any grant of planning permission. | concur
that such conditions are appropriate and necessary in seeking to deliver the
optimum layout for the development of the site.

No concerns are raised by Transportation Development in terms of existing highway
capacity or the impact of the proposed site accesses on to Farnborough Road. The
proposed connections into St Athans Croft, Rawlins Croft and School Close are
considered likely to contribute towards dispersal of vehicular traffic across the site
and reduce prospective congestion.

It is noted that a petition has been received raising concerns with regards to the
proposed vehicular link from the application site to St Athan’s Croft, and the impact
that this would be likely to have upon traffic congestion within the area. Local
residents suggest that the development should be served entirely by School Close,
off Farnborough Road. | am of the view that this would lead to an isolated
development which would not have a positive relationship with the surrounding
residential character of the area.

The relocation of the school has been accepted via a separate planning application,
inevitably resulting in a large vacant site located within the context of an existing
housing estate. The residential development of the site is accepted in principle and
the proposed vehicular and pedestrian links proposed to be achieved from existing
streets would have a positive impact in respect of the integration of the development
with the existing residential communities.
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6.43.

6.44.

6.45.

7.1.

7.2.

8.1.

I consider that, given the current condition of the site and the benefits that the
proposed redevelopment could deliver in terms of affordable housing and financial
contribution towards public open space, whilst making the most effective use of land,
the satisfactory development of the site can be achieved with the provision of
conditions being attached to any grant of planning permission.

Other Matters — Regulatory Services recommends a condition to secure the
installation of electric vehicle charging points. The development comprises a mix of
driveway parking and parking courts, alongside visitor parking. It is understood that
electric vehicles can be charged from the mains electricity supply with the
appropriate power adaptor. On this basis, | am of the view that one charging point
for electric vehicles per dwelling would be onerous and unjustifiable. |1 would
however consider it reasonable that electric vehicle charging points should be
secured for non-allocated parking spaces throughout the development, which would
relate to the parking courts and visitor parking. An appropriately worded condition
has been recommended on this basis.

| note the request received from the NHS Trust, for a sum of £182,689.00. The
Council's position is that we do not consider the request would meet the tests for
such Section 106 contributions, in particular the necessity test (Regulation 122.(2)(a)
necessary to make the development acceptable in planning terms). We believe the
interval from approval to occupation of the proposed development, along with
published information (such as the BDP and SHLAA) gives sufficient information to
allow the Trust to plan for population growth and associated. Discussions with the
relevant Trust are continuing on this matter, in order for us to understand more fully
their planned investments in the City and how we might best be able to support that.

Conclusion

The application proposals seek to deliver a comprehensive redevelopment of a
vacant school site located within the surrounds of the Castle Vale estate. The
proposals are in accordance with adopted planning policy and would have an
acceptable impact on residential and visual amenity. Acceptable arrangements are
proposed with regards to access and parking, and tree retention and soft
landscaping is proposed to be delivered as part of the scheme.

The loss of public open space has been agreed to be mitigated through financial
compensation. The proposals would be unlikely to have an adverse impact on flood
risk and drainage throughout the site and surrounding area. For the reasons set out
above, | recommend that planning permission be granted subject to conditions.

Recommendation

Approve subject to conditions.

Requires the provision of a financial contribution towards off site public open space in
Castle Vale Ward

Requires the provision of the affordable homes

Restricts implementation of the permission to Birmingham City Council
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10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

Requires the submission of sample materials

Requires the prior submission of level details

Requires the submission of an amended car park layout

Requires the submission of the siting/design of the access

Requires the submission of cycle storage details

Requires the submission of details of refuse storage

Requires the submission of a residential travel plan

Requires the prior submission of a construction method statement/management plan
Requires the submission of details to prevent mud on the highway

Requires pedestrian visibility splays to be provided

Requires the submission and completion of works for the S278/TRO Agreement
(Memorandum of Understanding)

Requires the submission of an amended highway layout of cul-de-sac serving plots
115-121

Requires the prior submission of an amended design of vehicular access into the site
from St Athans Croft

Requires the prior submission of an amended vehicle speed reduction feature and
pedestrian crossing facility

Requires the prior submission of amended siting and highway layout of plots 71-73
Requires the prior submission of an amended highway lighting layout

Requires the prior submission of amended details of School Close access
Requires the submission of hard and/or soft landscape details

Requires the submission of hard surfacing materials

Requires the submission of a landscape management plan

Requires the submission of boundary treatment details

Requires the prior submission of a contamination remediation scheme

Requires the submission of a contaminated land verification report

Requires the submission a Noise Insulation Scheme to establish residential acoustic
protection
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28  Requires the prior submission of a Sustainable Drainage Assessment and Sustainable
Drainage Operation and Maintenance Plan

29  Requires the prior submission of a sustainable drainage scheme

30 Requires the prior submission of a survey of the Plants Brook culvert

31  No new buildings, structures or raised ground levels shall be constructed within 8
metres of any side of an existing culverted watercourse

32  Requires the prior submission of drainage plans for the disposal of foul and surface
water flows

33  Requires the submission of a scheme for ecological/biodiversity/enhancement
measures

34  Requires the provision of a vehicle charging point

35 Removes PD rights for extensions

36  Requires the scheme to be in accordance with the listed approved plans

37  Implement within 3 years (Full)

Case Officer: Claudia Clemente
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Figure 1: Application site (school now demolished)
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Figure 2: Application site (school now demolished)
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Figure 3: St Athan’s Croft

Figure 4: Residential dwellings, Farnborough Road
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Location Plan

This map is reproduced from the Ordnance Survey Material with the permission of Ordnance Survey on behalf of the Controller of Her
Majesty's Stationery Office © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or
civil proceedings. Birmingham City Council. Licence No0.100021326, 2010
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Birmingham City Council
Planning Committee 25 October 2018

I submit for your consideration the attached reports for the South team.

Recommendation Report No. Application No / Location / Proposal

Refuse 11 2017/08471/PA

153 Allens Croft Road
Kings Heath
Birmingham

B14 6RP

Erection of a two storey rear wing extension
to an existing HMO comprising of nine
additional bedrooms

Determine 12 2018/06195/PA

24 Hampshire Drive
Edgbaston
Birmingham

B15 3NZ

Erection of two storey rear and single storey
side extensions

Approve - Conditions 13 2017/10775/PA

Land at Longbridge West
North of Bristol Road South
Longbridge

Birmingham

Reprofiling of levels, river (including new
floodplain) works, vehicular bridge, highways,
pedestrian / cycle and associated
infrastructure.

Approve - Conditions 14 2018/00766/PA

Existing Park and Ride site
Longbridge Lane
Longbridge

Birmingham

Construction of a 6 level decked car park
providing 630 spaces for a park and ride
facility and associated access and
landscaping
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11

Committee Date: 25/10/2018 Application Number: 2017/08471/PA
Accepted: 31/10/2017 Application Type: Full Planning
Target Date: 26/12/2017

Ward: Brandwood & King's Heath

153 Allens Croft Road, Kings Heath, Birmingham, B14 6RP

Erection of a two storey rear wing extension to an existing HMO
comprising of nine additional bedrooms

Applicant: Mr Adil Hussain

Agent:

102 Hodge Hill Common, Hodge Hill, Birmingham, B36 8AG
Mr S Khan
248 Washwood Heath Road, Washwood Heath, Birmingham, B8 1RJ

Recommendation

Refuse

1.1

1.2.

1.3.

1.4.

1.5.

Proposal

Planning consent is sought for the erection of a two storey rear extension to the
nine-bedroom House of Multiple Occupancy (HMO) approved in May 2017. The
extension would provide a further nine bedrooms (all with ensuite). The application
originally proposed a two storey rear extension providing fourteen bedrooms, which
was L-shaped and sited parallel to the sites north-eastern side boundary.

The proposed two storey rear extension would measure 17m in length and 11m in
width. The extension would incorporate a pitched roof design with an eaves height of
4.9m and a total height of 7.6m. The extension would be of matching materials to
the existing building: brick and tile. The extension would project at a right angle to
the existing frontage building, parallel to the site’s south-western side boundary. An
existing side garage would be removed.

The extension would accommodate 3 bedsits, a communal kitchen and lounge/diner
at ground floor and a further 6 bedsits at first floor. In total, there would be nineteen
bedrooms, two lounge/dining rooms, two kitchens and a lounge/kitchen. In addition
to the new ensuite bedrooms, there are shared bathrooms, storage and utility
rooms.

The proposal also includes enlarging an area of hard standing to accommodate an
additional four car parking spaces, and cycle and bin storage.

The Applicant states that the premises are managed by a caretaker who resides at
the site, i.e. he is available on a 24 hour basis for the residents. The site has 24 hour
CCTV system in operation and entry to the building is by key. The Applicant states
that the premises are currently marketed at professionals and/or as a stop gap for
persons moving onto permanent residency, they currently to do not have any age
restrictions. The rooms are offered on a short term, from 1 month to 18 month
contracts.
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1.6.

1.7.

2.1

2.2.

3.1

4.1.

4.2.

4.3.

4.4,

4.5,

4.6.

4.7.

A flood risk assessment has been submitted to support the application

Link to Documents

Site & Surroundings

This application relates to a large two storey, detached building located on the north
western side of Allens Croft Road. The building is currently in use as a large house
of multiple occupation with nine bedsits. The building is set back from the highway
and its frontage includes a number of mature trees. To the rear, the site benefits
from a large garden area, the rear part of the garden falls within Flood Zone 2 and 3
due to Lifford Reservoir to the south and the River Rea to the west.

The surrounding area is comprised of mainly residential dwellings, but includes a
number of non-residential uses such as a Primary School, Neighbourhood Office
and Church. The site is bound to the north-west by the cross-City railway line, to the
north-east and south of the site are residential properties and the Brandwood
neighbourhood office is located to the south west.

Planning History

02/05/2017- 2017/03459/PA- Change of use from children's care home (Use class
C2) to nine bed room house of multiple occupancy (HMO) - (Sui Generis) with
shared facilities and ancillary caretaker flat. - Approved subject to conditions.

Consultation/PP Responses

Environment Agency- No objection- part of the site falls within Flood Zone 2, which
the EA considers to be too low risk to warrant a consultation response.

Severn Trent- No objection subject to conditions relating to drainage plans for the
disposal of foul and surface water flows

Transportation Development- No objection subject to conditions for secure and
sheltered cycle storage.

Regulatory Services- No objection subject to conditions relating to the submission of
a noise insulation scheme, contamination remediation scheme and contaminated
land verification report.

Network Rail- no response received.
West Midlands Police — Object due to the number of incidents within the locality.

Local residents, Neighbourhood Office, Allens Croft Primary School, Ward
Councillors, MP and Residents Associations notified, Site notice displayed.
Letters of objection from four addresses, and one from Councillor Leddy, raising the
following points:
¢ would more than double the size of the building, and would not be in-keeping
wi