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1. Introduction 

1.1. This document has been prepared to support representations to the Solihull 

Local Plan Review Issues and Options Consultation and Call for Sites.  It is 

submitted on behalf of the owners of Golden End Farms, in relation to land 

north of Kenilworth Road, Knowle, Solihull. 

1.2. This document provides an overview of the merits of one of the ‘options’ 

under consideration by the Council - that being the expansion of rural 

settlements.   One such settlement is the village of Knowle.  This document 

provides information on one of the locations for expanding the village that will 

assist the Council in its consideration through the Local Plan review process.  

1.3. The document should be read alongside the representation forms that have 

also been completed as part of the Consultation response. 

1.4. The scope of this report is as follows: 

 The Local Plan Review agenda  

 The Case for growth in Knowle 

 The Opportunity at Golden End 

 Green Belt Assessment  

 Overview of technical issues and constraints 

 Summary and conclusions 
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2. The Local Plan review 

2.1. Solihull MBC is required by Government Policy to have an up to date Local 

Plan in place.  The current Local Plan is out of date with regard to housing 

land supply policies and the forthcoming review is the mechanism through 

which this will be addressed. The Local Plan will be required to identify 

enough land to accommodate the objectively assessed needs of the borough 

for the next 20 years.   The Issues and Options Consultation acknowledges 

that the Council is required by Government Policy to plan positively to seek 

opportunities to secure the development needs of its area and to boost 

significantly the supply of housing.  

2.2. The Issues and Options Consultation published in November 2015 identifies 

that Solihull has a significant challenge ahead.  It states that the Borough has 

a minimum housing requirement for the period 2011-2033 of around 13,500 

homes.  It further identifies that current known supply for the period stands (at 

best) at around 9,500 homes. Accordingly, the consultation confirms that as a 

minimum the new Local Plan will need to identify land for an additional 4,000 

homes.   

2.3. This however is only part of the story.  The Issues and Options Consultation 

also confirms that Solihull will be required to help meet the needs of the wider 

housing market area; in particular Birmingham. 

2.4. The Birmingham Development Plan Review is further advanced than 

Solihull’s, and through its recent examination has identified that Birmingham 

has a housing need of 89,000 homes for the period to 2031.  Of these it has 

been accepted that only 51,000 can be provided within Birmingham’s 

administrative boundaries.  The shortfall (some 38,000 homes), will therefore 

need to be accommodated in surrounding districts within the housing market 

area. 

2.5. It is therefore certain that Solihull will have to provide significant additional 

land to help meet Birmingham’s housing needs shortfall, in addition to 

meeting its own. Even if Solihull has to meet 10% of the Birmingham shortfall, 

this could double the number of homes required in Solihull to nearly 8,000.  

Of course, the Solihull share could be significantly larger than that. 

2.6. The August 2015 Regional Housing Needs Study explored the options for 

meeting the housing growth forecasts.  The implications of the study for 

Solihull can be summarised as follows: 

 There is insufficient brownfield land to meet the scale of housing need; 

 Greenfield land will be required to meet most of the housing needs; 
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 There is an urgent need to review the Green Belt; 

 A new town or settlement (like Redditch or Dickens Heath) is unlikely to 

be the answer; 

 Extensions to existing settlements are the most likely option that will 

help meet housing needs.  Almost all of such options will result in the 

loss of Green Belt land; 

 The HS2 interchange east of the NEC and its associated infrastructure 

may present a further step change in demand for housing in Solihull. 

2.7. In essence, the study confirms that the housing needs of the area are so 

severe that they meet the ‘exceptional circumstances’ required for land to be 

released from the Green Belt through Local Plan reviews.  Indeed this has 

already been accepted in many districts. Birmingham and Lichfield for 

example have already approved significant Green Belt land releases through 

recent Local Plan reviews.  

2.8. At this stage the Solihull Issues and Options Consultation limits itself to 

considering the possible location of just 4,000 homes, although it is 

recognised that this is likely to rise.   It then suggests a variety of growth 

options and sets out the pros and cons of each.  The reality is that the 

eventual strategy will be a combination of options, rather than just one. 

2.9. Amongst the options are Option F and Option G.  These consider the 

possibility of expanding rural settlements like Knowle.  Option F considers a 

‘limited’ expansion’, whilst Option G considers a ‘significant expansion’ of 

such settlements.  Neither option defines what ‘limited’ or ‘significant’ means. 
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3. The case for growth in Knowle    

3.1. Knowle is a semi-rural settlement with a population of around 10,500 people 

and located 3 miles east of Solihull Town Centre.  It is surrounded by Green 

Belt, and accordingly is protected from any unplanned significant growth. 

3.2. Knowle has however been subject to various phases of plan led growth over 

the last 50 years, most notably the development of the Ardenvale Estate in 

the 1960’s, the land between Lodge Road and Widney Road during the 

1970’s and the area west of Widney Manor Road in the 1980’s.   

3.3. These phases of planned growth have turned Knowle into a large village with 

a strong community that supports a very successful high street, thriving 

community organisations, outstanding schools and a high quality living 

environment. 

3.4. Despite the population size, the village has a compact feel, generated by the 

focus of commercial and community activities either side of the high street 

and the close proximity of the local schools to the village centre. 

3.5. Community Infrastructure in the village is of a high standard although 

currently schools are full and may need additional capacity should the village 

expand.  

3.6. As well as housing, the village provides significant levels of local employment, 

both from the strong retail and restaurant base on the high street, as well as 

numerous small business’ above and behind the High Street shops.  The 

village is also well located to employment areas along the M42 corridor, in 

Solihull Town Centre and in Birmingham via Dorridge Station.  

3.7. The Centre of Knowle is a Conservation Area and contains many listed 

buildings, including the 600 year old Parish Church.  It provides a highly 

attractive shopping and social environment.    

3.8. The village has a main park off Lodge Road and playing fields (both public 

and private) around the village edge.  There is good public footpath network 

close to the village providing access to the adjacent countryside and the 

nearby canal network.  

3.9. The village has a good bus network linking it to Solihull Town centre and to 

Dorridge Station, with other services linking to Balsall Common and beyond. 

The village does suffer from peak time traffic congestion, although this is 

mostly limited to school drop off/pick up times and at times of major incidents 

on the M42, causing traffic to divert through Knowle.   
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3.10. The quality of life on offer in Knowle, combined with the quality of the schools 

and the lack of any significant new housing over the last 20 years, has 

created a housing affordability problem.  This has driven house prices to 

levels that are some of the highest in the West Midlands.  People on lower 

incomes and first time buyers have few options for securing property in the 

village. 

3.11. Although local schools are presently over capacity, this can be a cyclical 

issue and without new planned growth, communities like Knowle can 

eventually have imbalanced populations with a lack of families.  Indeed this 

pattern is already beginning to emerge.  The village has an ageing population 

with some 25% of residents over 65, compared to the national average of 

16%, and a Solihull average of 19%.   The numbers of over 65’s increased by 

some 38% between the censuses of 2001 and 2011 and the village has an 

average age of over 45.  This is both higher than the average in Solihull and 

much higher than the national average which is just under 40.   The number 

of children in Knowle fell by 4% between 2001 and 2011, and it was one of 

only 4 wards in the borough where there was a fall in the number in each age 

band under the age of 15 years.  This included a fall of 8% in the number of 

10 to 14 year olds.  Dorridge and Bentley Heath have younger population 

profiles however and this may be a factor influencing current levels of 

capacity.  Therefore, whilst local schools are currently over capacity, this will 

not necessarily remain the case over the next 20 years unless new family 

housing is provided.  

3.12. Given the housing needs of the Borough and the issues local to the village, 

there is a strong case for a planned expansion of Knowle as part of a wider 

package of options to meet the local housing needs. 
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4. The opportunity at Golden End  

4.1.  The land north of Kenilworth Road known as Golden End Farm is being 

promoted as an opportunity to provide an exemplar sustainable village 

expansion to help meet the Borough’s housing needs.   It is being promoted 

by the landowners, who are one of Knowle’s oldest families. 

4.2. The land in total extends to approximately 15 hectares (37 acres) and is 

currently Grade 3 arable farmland.   It is relatively level although falls from 

west to east as it approaches the canal.  It is for the most part free of trees 

except for the boundaries.  Field hedges split the site into approximately 4 

main parcels of land.  Existing trees along Kixley Lane are protected by a 

TPO.  A location plan of the site is provided within Appendix A. 

4.3. The site is bounded by Kenilworth Road to the south, by the Grand Union 

Canal to the east and by Kixley Lane to the west and north.  It is therefore 

well contained and has a long term defensible boundary.  Accordingly, its 

development would not expose further Green Belt areas around this part of 

the village to pressure for development.  An overall assessment of the site’s 

contribution towards the Green Belt is provided in Section 5 of this Statement. 

4.4. The site is by far the most accessible site to the village shops and community 

facilities of any of the possible growth locations around Knowle.  It is located 

immediately east of Knowle Primary Academy, and within 5 minutes walk of 

the High Street.  This high level of accessibility was previously recognised by 

the Council in its own assessment of the site during the 2013 Local Plan 

review.  An initial assessment of the transport issues associated with the 

development is contained within Appendix 5 to this Statement. This identifies 

no impediments to the site being suitable for housing development.  

4.5. The site is suitable for a mix of market and affordable housing together with a 

new village park, comprising playing fields, ecological habitat and a canal 

side walk/cycleway.  A Masterplan is being prepared and an early draft of this 

is provided within Appendix 3. 

4.6. The Masterplan is landscape led and provides for the following:  

 Protection of existing boundary hedges and trees; 

 Protection of views from the public footpath network to Knowle church; 

 Protection of the area of nature conservation north of Kixley Lane; 

 Opportunity for a new village park including new playing fields, public 

open space and ecological habitat; 
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 Opportunity to create new pedestrian/cycle routes across the site linking 

to the adjacent public footpath network, including a new canalside walk 

along the western bank of the Canal which does not currently exist 

along this section of the canal; 

 Opportunity to improve facilities and access/parking for Knowle Primary 

Academy, helping to relieve parking issues on Kixley Lane. 

 

4.7. The gross developable area identified through the initial masterplan is some 9 

hectares (22 acres).  This could provide for at least 250 homes.  A site of this 

size would provide the opportunity to cater for the full range of housing needs, 

from starter homes right through to accommodation for the elderly and 

bungalows. Under Solihull Local Plan Policy, 40% (or at least 100) of those 

homes would need to be provided as affordable housing for local people 

comprising of shared equity and social rented accommodation.  The 

remaining 6 hectares (15 acres) would be given over to parkland and public 

open space. 

4.8. Vehicular access to the site would be taken from Kenilworth Road.  Kixley 

Lane would not be used for vehicular access except possibly for emergency 

vehicles in the event that the main access was blocked.   

4.9. Pedestrian access would be provided to ensure maximum connectivity 

between the site and the village.  It is envisaged that 3 pedestrian access 

points would be provided off Kenilworth Road; one at the western edge of the 

site, one at the eastern edge and one at the vehicular access.  Pedestrian 

access would also be provided via Kixley Lane, and to the proposed canal 

side park. 
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5. Green Belt Assessment 

National Green Belt Policy 

5.1. The National Planning Policy Framework (NPPF) reiterates previous national 

policy relating to the Green Belt and confirms at Paragraph 79 that the 

fundamental aim of Green Belt policy is to prevent urban sprawl by keeping 

land permanently open.  

5.2. Paragraph 80 of the NPPF sets out the five purposes Green Belts serve: 

 check the unrestricted sprawl of large built-up areas; 

 prevent neighbouring towns merging into one another; 

 assist in safeguarding the countryside from encroachment; 

 preserve the setting and special character of historic towns; and 

 assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land. 

5.3. The NPPF emphasises at Paragraph 83 that local planning authorities should 

identify Green Belt boundaries in their Local Plans. It goes on to state that 

once established, Green Belt boundaries should only be altered in 

exceptional circumstances through the preparation or review of the Local 

Plan. 

5.4. Paragraph 84 of the NPPF notes that “when drawing up or reviewing Green 

Belt boundaries local planning authorities should take account of the need to 

promote sustainable patterns of development”.  

5.5. The NPPF at Paragraph 85 sets out a number of criteria that should be 

considered when defining Green Belt boundaries including: 

 ensure consistency with the Local Plan strategy for meeting identified 

requirements for sustainable development; 

 not include land which it is unnecessary to keep permanently open; 

 satisfy themselves that Green Belt boundaries will not need to be 

altered at the end of the development plan period; and 

 define boundaries clearly, using physical features that are readily 

recognisable and likely to be permanent. 
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Assessment against the five purposes of Green Belt 

5.6. As set out in Section 2 of this Statement, it is clear that the housing needs of 

the area are so severe as to meet the ‘exceptional circumstances’ required 

for land to be released from the Green Belt through the forthcoming Local 

Plan review.  With this background, the land at Golden End in Knowle has 

been assessed against the five purposes of Green Belt land, as identified in 

national policy.  This has been used to determine the extent to which it 

performs an important Green Belt function, when compared to other Green 

Belt sites that may be under consideration. 

Purpose 1: To check the unrestricted sprawl of large built-up areas 

5.7. The situation that Solihull finds itself in is clearly going to mean that any 

Green Belt release will, to a degree, conflict with this aim.  The benefit of the 

Golden End site over many other Green Belt sites is that it is well contained 

by surrounding roads and the canal. Therefore, the site’s removal from the 

Green Belt would not increase the risk of further long term urban growth in 

this location.  The canal and roads form a natural barrier and a long term 

defensible boundary. This is a key consideration as set out in Paragraph 85 

of the NPPF.    

Purpose 2: To prevent neighbouring towns from merging into one 

another  

5.8. The nearest large settlement to the east of Knowle is Balsall Common, some 

5 miles from Knowle.  The release of Golden End from the Green Belt  would 

not therefore lead to any perception of coalescence between settlements.   

Purpose 3: To assist in safeguarding the countryside from 

encroachment 

5.9. Again, the situation that Solihull finds itself in is clearly going to mean that any 

Green Belt release will, to a degree, conflict with this aim.  However, as with 

‘Purpose 1’ above, the advantage of Golden End over many Green Belt sites 

is that it is a self contained site and its release would create a long term 

defensible boundary for the eastern expansion of the village. 

Purpose 4: To preserve the setting and special character of historic 

towns 

5.10. It is acknowledged that Knowle is a historic settlement that should be 

protected. However the sensitive development of the site, as demonstrated in 

the concept masterplan provided with this submission, demonstrates that the 

site can be developed in a manner so as to preserve the setting of the historic 

core of the village.  This can be achieved through the retention of existing 
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boundary features, and avoiding development on the northern part of the site, 

where there is potential for views to the village to be adversely effected if the 

land were not to be kept open.       

Purpose 5: To assist in urban regeneration by encouraging the 

recycling of derelict and other urban land 

5.11. Again, the situation that Solihull finds itself in means that any Green Belt 

release will conflict with this aim.  In this regard the land at Golden End is no 

different from any other green field Green Belt release site.   

Summary and Conclusions 

5.12. It is concluded that the land at Golden End has specific locational 

characteristics that make it less valuable in its Green Belt function than many 

Green Belt sites.  
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6. Summary of Technical Issues and Site Constraints 

6.1. As with any development site, there are a range of environmental and 

technical considerations that need to be considered as part of any 

development allocation. The following section of this document identifies 

those aspects that need to be considered.  Known baseline conditions, the 

data required to assess impacts and the scope for any mitigation measures 

are discussed.   The key issues for this development will be:- 

Landscape and Visual Impact 

6.2. The site is capable of satisfactorily accommodating new development in a 

manner that minimises the impact on the countryside.  This is demonstrated 

by the masterplan provided with this submission.  This is important to the 

landowners given their long relationship with the village.  

6.3. The site contains an existing framework of vegetation along its southern, 

western and northern boundaries, and there are opportunities to create a new 

boundary to the east to help the development assimilate into the landscape. 

6.4. It is nevertheless inevitable that any development around the edge of a 

settlement such as Knowle will have a degree of landscape and visual 

impact.  These impacts will need to be considered in the balance with the 

other planning considerations.  A preliminary appraisal of the landscape and 

visual impact issues is provided within Appendix 4. 

Traffic and Transportation 

6.5. Traffic and transportation issues are an important consideration in the 

development of the site. The site is in a highly sustainable location being 

within very easy walking distance of the high street and all community 

facilities, and particularly to the primary school. 

6.6. It is envisaged that any access to the site would be from Kenilworth Road.  

The junction of Kenilworth Road with Wilsons Road and the Warwick Road 

will be assessed in detail as part of the site consideration together with any 

wider potential highway impacts.   A preliminary appraisal of the Transport 

issues is provided within Appendix 5.  This concludes that the impact of 

additional traffic from the development when compared to existing traffic flows 

will be very modest and there are no transportation constraints on the site 

coming forward.  
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Ecology  

6.7. Ecological conditions will need to be considered as part of any development 

proposal, but it is not considered there are any significant constraints to the 

site’s development.  Arable land in general has a low ecological value. 

6.8. The inclusion of playing fields and parkland within the area south of Kixley 

Lane will ensure that an appropriate buffer is provided to protect the local 

wildlife site north of Kixley Lane.  The canal side walk along the eastern 

boundary will also provide a buffer to protect the canal wildlife.  The new 

parkland will also provide opportunities for the creation of new wildlife 

habitats. 

Archaeology and Cultural Heritage 

6.9. The site is located immediately to the east of Knowle Conservation Area and 

close to a number of listed buildings.  A full heritage impact assessment 

would be carried out as part of any detailed site assessment but it is not 

considered that there any significant constraints that could not be overcome 

through sensitive design and careful layout of the site.  Of note, views of 

Knowle Church tower from the public footpath network will be protected by 

the retention of the northern part of the site as parkland and playing fields.  

 Flood Risk and Drainage  

6.10. The site lies outside the floodplain and therefore is not at risk of flooding.  

6.11. As with any development of this scale, detailed proposals will have to be 

developed in due course to accommodate the necessary foul and surface 

water drainage, and detailed strategies for any impacts will be required. The 

principles of sustainable urban drainage systems (SUDS) will be incorporated 

into any design.  At this stage it is not envisaged that there are any 

constraints that would prevent acceptable drainage solutions from being 

achieved.   

Ground Conditions 

6.12. The site has historically been used for agriculture and has no known 

contamination or ground suitability restrictions to its development. 

Deliverability  

6.13. The site is available and in single ownership with no agricultural tenancy 

restrictions.  There are therefore no problems in terms of deliverability. 
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7. Summary and Conclusions 

7.1.  This Document has been prepared to support representations to the Solihull 

Local Plan Review Issues and Options Consultation and Call for Sites.  It 

provides an overview of the merits of one of the ‘options’ under consideration 

by the Council - that being the expansion of rural settlements.   One such 

settlement is the village of Knowle, and this document provides information 

on one of the locations for expanding the village that will assist the Council 

through the Local Plan review process. 

7.2. The Issues and Options Consultation identifies that Solihull has to find land to 

accommodate a minimum of 4,000 additional homes to meet the needs of the 

District to 2033.  This figure however will increase further once the full 

implications are known of the need for Solihull to help accommodate the 

housing needs arising from Birmingham.   It is accepted that there is 

insufficient brownfield land to accommodate such housing needs and that 

Green Belt boundary amendments will have to be made as part of the 

housing solution.  Birmingham and other districts around the West Midlands 

have already accepted this. 

7.3. The village of Knowle is well placed to accommodate a portion of the housing 

growth needs of the borough.  It is a thriving community with excellent 

shopping and community facilities and excellent access to the transport 

infrastructure network.  It has however not seen significant new housing for 

over 20 years and faces a disproportionately ageing population compared to 

the borough as a whole and nationally.    

7.4. Land at Golden End, north of Kenilworth Road, is the closest available site to 

the centre of the village.  It is immediately adjacent to the primary school and 

within 5 minutes walk of the high street.    

7.5. The site is well contained with very limited ecological interest.  The landscape 

contribution of the site can largely be retained and enhanced through the 

creation of parkland and playing fields on the northern half of the site.   

7.6. The site offers long term defensible boundaries so as not to set any unwanted 

precedents for future expansion of the village in this location. 

7.7. The site can be planned so as to protect the setting of nearby listed buildings 

and the Conservation Area.  

7.8. The site is available and deliverable.  There are no technical or land 

ownership constraints.  
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7.9. An initial masterplan for the site has been prepared and shows that the site 

could provide the following: 

 Opportunity for at least 250 homes, 40% of which would be affordable 

housing for local people.  The site could accommodate the full range of 

housing needs, from starter homes through to housing for the elderly; 

 Opportunity for 6 hectares (15 acres) of new public open space and 

parkland, including playing fields, a new canal side walk and ecological 

habitats;  

 Opportunity to improve parking facilities and coach access to Knowle 

Primary Academy, helping to relieve parking issues on Kixley Lane; 

 Vehicular access would be taken from Kenilworth Road.  Kixley Lane 

would not be used for vehicular access except possibly for emergency 

vehicles; 

 Significant levels of pedestrian connectivity between the site, the village 

and the surrounding countryside; 

 Protection of existing boundary trees and hedges; 

 Protection of views from the public footpath network to Knowle Church; 

 Protection of the area of nature conservation north of Kixley Lane. 

 

7.10. It is concluded that the site offers a sustainable location for an exemplar high 

quality housing development that accords with national and local planning 

policy.  It is concluded that the site should be included within the preferred 

options for growth in the new Solihull Local Plan. 
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LANDSCAPE AND VISUAL IMPACT ASSESSMENT 

1.0 INTRODUCTION 

1.1 In December 2015, Barry Chinn Associates Ltd. were appointed by Golden End Farms Ltd to 

carry out a preliminary landscape and visual appraisal of a site for a potential housing 

development within the Green Belt on land at Golden End Knowle, Solihull.  

 

2.0 METHODOLOGY 

2.1 The existing baseline conditions in and around the site have been determined by site visits 

and desktop studies. This information has then been utilised to make a preliminary 

assessment of the capacity of the site to accommodate residential development with regard to 

the potential change to the landscape and visual character.  

 

2.2 Specific investigations to verify and record existing site conditions took place between 

November 2015 and January 2016.  

 

2.3 This appraisal has broadly been carried out in accordance with the ‘Guidelines for Landscape 

and Visual Impact Assessment’ - Third edition, published in 2013 by the Landscape Institute 

and the Institute of Environmental Management and Assessment. 

 

Assumptions & Limitations 

2.4 Should the principle of developing the site be accepted then it is acknowledged that a full 

landscape and visual impact assessment will need to be carried out in support of any future 

planning application. 

 

Documents Consulted 

 

2.5 The following documents have been consulted in the preparation of this assessment: 

- Knowle Conservation Area Appraisal carried out by Solihull Borough Council 

(September 2007); 

- Warwickshire Landscape Guidelines - Arden; 

- Guidelines for Landscape and Visual Assessment (Third edition 2013) published by 

The Landscape Institute and the Institute of Environmental Management and 

Assessment; 

- Natural England National Character Area Profile 97 – Arden; 

- Natural England, Magic Map website which provides listing of all designations etc.. 

- Solihull’s Green Infrastructure Study (January 2012) 
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3.0 BASELINE CONDITIONS   

(refer to Landscape Constraints Plan Ref 1622/15/02 included as Appendix 2) 

 
The review of the Local Plan and principle of development in the Green Belt and the wider 

National Planning Policy aspects are covered in the main report by prepared by Delta 

Planning. 

Site Description  

3.1 The site consists of a parcel of agricultural land directly to the east of the settlement of Knowle 

in Solihull. It is irregularly shaped and separated into four fields which are currently cultivated 

for arable crops. It is bounded by roads and dwellings on three sides and the Grand Union 

Canal and associated tree planting on the two remaining sides.  On the southern boundary it 

fronts directly onto the Kenilworth Road (B4101) and in the south west corner residential 

properties on Golden End Drive back onto the site. Kixley Lane extends around the western 

and northern boundaries of the site with dwellings backing onto the site along part of the 

western boundary and a maintained hedgerow along the north. On the north-eastern corner 

the site is bounded by the bank of the canal and on the south eastern section is a recently 

consented residential development.     

 

3.2 The wider landscape beyond the site consists broadly of rural, agricultural land with isolated 

farmsteads and residential properties to the north and east. Large detached residential 

properties on the south of Kenilworth Road face the site with rural land beyond them to the 

south. To the west of the site Kixley Lane is fronted by residential properties, Knowle Primary 

Academy and associated sports pitch. The main settlement of Knowle including the Parish 

Church and residential and commercial properties extends further to the north and west.     

Topography (Refer to Appendix 2) 

3.3 The site falls from Kenilworth Road in the south-west corner towards the canal bridge in the 

north-east corner with the overall difference in level being approximately 9 metres with a level 

of 125m AOD on Kenilworth Road and 116m AOD on Kixley Lane adjacent to the Grand Union 

Canal. Indicative contours are shown on the Site Constraints Plan included in Appendix 2. 

 

3.4 Knowle itself occupies a slightly elevated location and the site is on the perimeter of this area. 

Beyond the site contours fall away to the north, east and south.   

Existing Vegetation (Refer to Appendix 2) 

3.5 Within the site existing hedgerows run from north to south and east to west. These are 

generally well maintained and include occasional mature trees which are principally oak. The 

portion of the site that is open to Kixley Lane also has a number of mature trees the majority of 

which are protected by Tree Preservation Orders.  There are established native hedges where 

the site abuts both Kixley Lane and the Kenilworth Road and a band of tree planting on the 

canal embankment on the southern portion of the eastern boundary. 

 

3.6 The vegetation in the wider landscape consists of agricultural land enclosed by frequent 

hedgerows and associated trees with occasional small copses and blocks of woodland. Front 

gardens along Kenilworth Road and generally within Knowle include a number of established 
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trees. There are also some blocks of more extensive woodland within the vicinity of the site 

particularly around Grimshaw Hall to the north and along the banks of the Grand Union Canal. 

These all contribute to and enhance the rural character of the village settlement.  

 

Landscape Designations (Refer to Appendix 2) 

 

3.7 The relevant Landscape Designations are taken from Magic Map online mapping, OS Data 

and information available on Solihull MBC website. Only those designations considered to 

have a direct influence on the site or to potentially be impacted upon by the development of 

the site are listed. 

 

Conservation Areas  

3.8 The central area of Knowle is designated a conservation area and the extent of this is shown     

on drawing no. 1622/15/02 included in Appendix 2. The conservation area extends directly up 

to the western boundary of the site and includes the area along Kenilworth Road and on the         

western side of Kixley Lane. The Conservation Area Appraisal prepared by Solihull MBC in 

2007 makes specific mention of the landscape setting of the village and also makes note of 

Kixley Lane as being a “relatively tranquil area”. 

  

3.9 The Conservation Area Appraisal also makes note of key views and in particular states that: 

“Where the conservation area abuts open countryside, there are extensive views across the 

Green Belt. These points are primarily on Kenilworth Road and Kixley Lane”. 

 

 

Public Rights of Way PROW (Refer to viewpoints plan ref 1622/15/04) 

3.10 The area around the site contains a number of public footpath routes and the towpath along 

the Grand Union Canal is part of a long distance walking route that runs from London to 

Birmingham. In close proximity to the site two footpaths enter Kixley Lane adjacent to its north-

west corner and another PROW starts at the canal footbridge in the north-east corner of the 

site and connects to Elvers Green Lane to the east. A direct pedestrian route running 

alongside Knowle Primary School connects Kixley Lane to Knowle High Street.    

 

Tree Preservation Orders (TPO) 

3.11 A number of trees along the Kixley Lane boundary of the site are protected by Tree 

Preservation Orders and these are shown on drawing 1622/15/02. 

 

Sites of Special Scientific Interest (SSSI’s)  

3.12 There are no SSSI’s in close proximity to the site. The River Blythe which is an SSSI runs to the 

east and north of the site and at its closest is approximately 1km from the assessment site. 

 

Local Nature Reserves 

3.13 Knowle Wet Meadow SINC is the closest site of nature conservation interest which is opposite 

the site north of Kixley Lane. Within Knowle itself Jobs Close Local Nature Reserve is west of 

Knowle High Street just under a kilometre from the site.  

 

Scheduled monuments  

3.14 There are no Scheduled Monuments within Knowle or in close proximity to the site.  
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Listed Buildings 

3.15 There are a number of nationally listed buildings within Knowle Conservation Area and a 

significant number of locally listed buildings. These are listed within the Conservation Area 

Appraisal and those in close proximity to the site are shown on drawing 1622/15/02. This 

includes a number of buildings on the south side of Kenilworth Road, within the Conservation 

Area just west of the site. The listed buildings are generally Grade II or Grade II*. The 

exceptions to this are two Grade I listed buildings namely: Knowle Parish Church (the church 

of St John The Baptist, Saint Lawrence and Saint Anne)  west of the site and Grimshaw Hall to 

the north-west, which are both within half a kilometre of the site boundary. 

 

3.16 Grimshaw Hall is enclosed by a block of woodland planting which provides effective 

screening around its southern boundary. However, the Conservation Area Appraisal makes 

particular reference to the tower of Knowle Parish Church which it regards as a ‘significant 

landmark’ and ‘focal point’ for the village. 

 
Landscape Appraisal 
In any landscape appraisal of a site reference is made to national and local landscape character 

assessments which identify the key characteristics of any part of the countryside within which a site 

is located. The National Landscape Character Areas map created by the then Countryside Agency 

in 1999, divided England into 159 natural areas each defined by a unique combination of landscape, 

biodiversity, geo-diversity and economic and cultural activity. 
 

3.17 The application site is within National Character Area no. 97 – Arden. The summary 

description of this character area is of “farmland and former wood-pasture lying to the south 

and east of Birmingham, including part of the West Midlands conurbation”. The character area 

description goes on to state: “The landscape of the lower lying central area is gently rolling with 

small fragmented semi-natural and ancient woodlands. Mature oaks set in hedgerows, 

distinctive field boundaries, historic parklands and narrow river corridors are key features, all on 

the doorstep of a heavily urbanised area”. This provides a good description of the existing 

landscape to the east of Knowle village.  

 

The Warwickshire Landscape Guidelines 1993 – Arden  

3.18 In 1993 the Countryside Commission and Warwick District Council carried out a study, 

resulting in The Warwickshire Landscape Guidelines, which identified the following three 

regional character areas: Arden, Avon and Dunsmore. The area of Knowle and the site being 

assessed is situated in Arden Character Area. The Arden Character area is further sub-divided 

into different landscape types:    

 

3.19 The area east of Dorridge and Knowle, including the area of the site, is within the zone 

described within the assessment as Arden Pastures – The overall character and qualities of 

this area are described as – “A small scale enclosed landscape often pervaded by suburban 

influences and characterised by small fields typically bordered by mature hedgerow trees.”  

 
Characteristic features that are identified of particular relevance to the landscape of Golden 

End Farm are:  

 Gentle rolling topography 

 Well defined pattern of small fields and paddocks 

 Numerous mature hedgerow oaks 
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 Permanent pasture often grazed by horses 

 A network of minor lanes often with ribbon development 

The stated management strategy for the Arden Pastures landscape is to: “conserve and 

enhance the unity and small scale enclosed character of the landscape”. 

 
3.20 The area further to the east on the opposite side of the Grand Union Canal is within the 

character area described as Arden Parklands – The overall character and qualities of this area 

are described as – “An enclosed gently rolling landscape defined by woodland edges, parkland 

and belts of trees. 

 

3.21 In summary, the site is situated within a rural landscape on the edge of the settlement of 

Knowle. It contributes to the character of the village and its rural feel and landscape setting. 

On Kenilworth Road the development currently under construction east of the site, although 

isolated, extends the built form up to the Grand Union Canal which could be considered to 

provide a natural boundary to the village.  

Visual Appraisal  

Appendix 4B includes photographs taken from representative viewpoints around the site and 

locations are shown on drawing 1622/15/02 in Appendix 2 and on drawing 1622/15/04 which is 

included in Appendix 4A. A brief description is provided in Appendix 4B for each of the selected 

views.    

 
3.22 Viewpoints 1, 2, 3, 8 and 9 - A number of footpaths cross the landscape to the north of the site 

and many of these from more elevated positions provide open views looking towards Knowle 

across the rural landscape. Generally in these views the roofs of the existing dwellings along 

the Kenilworth Road or in Golden End Drive are visible along the horizon with the tower of 

Knowle Parish Church discernible within the tree canopy.  

 

3.23 Viewpoint 5 – This view is taken from the top of the canal bridge on the north-east corner of the 

site and provides a good view of the whole site and Knowle from this direction. Although the 

houses along Kenilworth Road break the horizon the contribution that the site makes to the 

rural setting and character is most evident from this location.  

 

3.24 Viewpoints 10, 11, 12, 13 and 14 - these photos are taken from the towpath on the Grand 

Union Canal which is part of a long distance walk between London and Birmingham. On the 

northern part of the eastern boundary the site is open to the canal but moving further south the 

canal is within cutting and planted embankments screen any potential views of the site. Views 

13 and 14 are taken adjacent to Knowle Locks which are an important historical landmark and 

one of the few areas south of the site which have public access. Due to topography only the 

rear of properties on south of Kenilworth Road are visible on the horizon.  

 
3.25 Viewpoints 15, 16 and 17 – these photos show the front of the site from Kenilworth Road. The 

existing hedge screens lower level views from the road but houses on the south side of the 

road benefit from clear views across the rural landscape to the north.  The Conservation Area 

Appraisal makes specific reference to Kenilworth Road and states that: “properties tend to be 

set back further than in other streets. This produces additional space for planting which, 

although private, adds considerably to the visual appeal of the area.” 
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3.26 Viewpoint 4 – this photo is taken from Kixley Lane on the northern boundary of the site. The 

two dwellings on the north of Kixley Lane have open views across the site towards Kenilworth 

Road. 

 

3.27 Viewpoint 6 – this view represents one of the notable views from Kixley Lane referred to in the 

Conservation Area Appraisal and is an open view from the edge of Knowle and the 

Conservation Area across the rural landscape to the north-east.  

 
3.28 Viewpoints 7 and 18 – These photos are taken from the east of the site and show the TPO 

trees and section of the eastern boundary that fronts directly onto Kixley Lane and the 

conservation area. 

 
3.29 In summary there is good visibility of the site from viewpoints to the north particularly from the 

canal towpath and bridges.  A number of properties also have views across the site to the 

rural landscape beyond. Visually the site contributes to the rural setting of Knowle and the 

character of the conservation area.  The northern part of the site is the most sensitive, 

particularly with regard to views of Knowle from rural land to the north. It is recommended that 

this area should be left undeveloped and retained to provide public open space, habitat 

mitigation and drainage features to serve any new housing development.   

 
Landscape Proposals 

 

In response to the landscape and visual baseline conditions a preliminary masterplan has 

been prepared identifying how the site might be developed for housing recognising its 

sensitive location on the edge of Knowle Conservation Area and its role as part of the setting 

for the village. Refer to Preliminary Masterplan 1622/15/03 included in Appendix 3.   

 

Description of proposals  

3.30 Along the site frontage to Kenilworth Road (Viewpoints 15 and 16) existing hedge and trees 

will be retained and the housing line will be kept back to line through with existing dwellings to 

the west and proposed housing being constructed to the east. This will maintain the existing 

building line, screen new houses and allow for a wide landscape frontage in keeping with the 

rest of Kenilworth Road. Proposed tree planting in association with new roads will also 

contribute to the green infrastructure within and across the site.  

 

3.31 The northern part of the site will be kept free from development and this area will be retained 

as open space for recreation and habitat creation. The existing hedgerows and trees south of 

this area will be retained and enhanced to provide a natural boundary to the north of the 

proposed development. This is aligned with the current extent of existing housing on the east 

side of Kixley Lane and will retain the notable view (Viewpoint 6) from Kixley Lane across the 

countryside to the east. Keeping this area free from development will also ensure that the 

views of the church tower from footpaths east of the site (Viewpoints 3 and 5) will not be 

adversely affected. Existing hedges and TPO trees along Kixley Lane will also be retained and 

protected. 

 

3.32 Within the site new hedge and tree planting and footpaths through the site will improve 

physical and visual connectivity between Kenilworth Road and Kixley Lane and the public 

footpaths to the north and east of the site. Existing boundary hedgerows will be retained and 
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re-inforced with new planting to increase bio-diversity and improve screening where 

necessary. 

 
 

4.0 Conclusion 

4.1 The proposed masterplan that has been developed for the site takes account of the 

landscape and visual considerations that have been identified and responds to its location 

within the green belt and on the edge of Knowle Conservation Area.  

 
4.2 If this site is accepted for development there will inevitably be some impact on both the 

landscape and visual character. However the preliminary masterplan proposals seek to 

minimise this to ensure that the new housing can be successfully assimilated into the 

surroundings with minimal adverse residual impact. By retaining and enhancing existing 

boundary vegetation the development will create a new more defined and defensible 

boundary to the green belt.  

 
4.3 It is envisaged that the landscape and visual impacts for the development will be 

predominantly localised and contained within a reasonably small area. However with sensitive 

design and careful consideration of the layout these impacts will be able to be minimised to 

ensure that the development will be appropriate to its location and properly respect its 

sensitivity.     
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Viewpoint 1 – From footpath adjacent to Waterfield Farm to north‐east of site.  Kixley Farm 

is visible in the centre of the photo and houses and trees along Kenilworth Road are visible 

on the horizon. 

Viewpoint 2 – From footpath between Elvers Green Lane and Kixley Farm, looking through 

gap in hedge. Houses on Kixley Lane (on the northern boundary of site) and northern field of 

site are visible but tree planting along canal screens the southern part of the site.  

Parish church tower Kixley Farm   

Kixley Lane 
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Viewpoint 3 – From footpath to the west of Kixley Farm.  Church tower is visible on horizon 

in centre of photo, houses on Kixley Lane are visible on the right and houses on Golden End 

Drive are visible on the left. 

Viewpoint 4 – From Kixley Lane (on northern boundary of site) looking towards bridge over 

canal. Existing hedge provides low level screening of site.  

Parish church tower

Kixley Lane
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Viewpoint 6 – From Kixley Lane looking across northern fields of the site.  

Hedge running across the site from west to east is visible on the right hand 

side of the picture. This represents one of the notable views from Kixley Lane 

that is mentioned in the Conservation Area Appraisal. 

Parish church tower Golden End Drive Kenilworth Road 

Viewpoint 5 – From bridge over canal. Northernmost field and hedge across centre of the site are visible in the foreground with houses along 

Kenilworth Road and Golden End Drive visible on the horizon.  The tower of Knowle Parish Church is just visible to right of photo beyond houses 

on Kixley Lane west of the site. 
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Viewpoint 8 – From footpath north of the site. House north of Kixley Lane is visible on the 

left of the photo with houses on Kenilworth Road just visible on the horizon. 

Viewpoint 7 – From Kixley Lane looking towards gap in housing east of Kixley Lane.  

Kenilworth Road
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Viewpoint 9 – From footbridge over the canal looking back along footpath north of the site. 

Houses on Kixley Lane and Golden End Drive are visible on the horizon. 

Viewpoint 10 – Photo taken looking under the canal bridge on Kixley Lane at the northern 

corner of the site. Houses on Kenilworth Road are visible on the horizon.  
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Viewpoint 11 – From Canal towpath east of site. Houses on Golden End Drive are visible on 

right hand side of picture with houses on Kenilworth Road visible on the horizon to the left. 

Viewpoint 12 – Photo taken from canal towpath just north of Kenilworth Road looking 

northwards. The canal embankment and associated vegetation screens the site from this 

point. 
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Viewpoint 13 – From towpath adjacent to Knowle Locks. The rear of houses on Kenilworth 

Road are visible in the centre of the picture. 

Viewpoint 14 – Photo taken from west of Grand Union Canal looking towards rear of houses 

on Kenilworth Road on the horizon.  

Parish church tower 

Parish church tower 
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Viewpoint 15 – View from Kenilworth Road looking towards south‐east corner of the site. 

Viewpoint 16 – Photo taken from Kenilworth Road looking at existing gate into site with 

bench in highway verge.  House beyond is part of new development to the east of the site. 
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Viewpoint 17 – View from Kenilworth Road looking towards south‐west corner of the site. 

Viewpoint 18 – Photo taken from public footpath from town centre adjacent to playing field 

at rear of churchyard, east of Kixley Lane.  
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1 Introduction 

1.1 BACKGROUND & PURPOSE OF THIS REPORT 

1.1.1 WYG has been appointed by Golden End Farms to provide a preliminary Transport Strategy to 

support the delivery of a potential residential development of approximately 250 dwellings (Use 

Class C3) on Land off Kenilworth Road, Golden End, Knowle. The site location is shown in Figure 

1.  

1.1.2 This Transport Strategy will provide an indication of the key issues and opportunities to deliver 

the site for residential development prior to the completion of a Transport Assessment to support 

a planning application and will cover the following key elements of delivery: 

• Preliminary guidance on both the form and location of an appropriate vehicular access 

to serve the potential development 

• Consultation with Solihull Metropolitan Borough Council (SMBC) as local highway 

authority in determining the number of vehicular accesses that are appropriate to the 

serve the development site 

• Identification of the likely level of traffic to be generated by the potential development 

and a strategic analysis of development impact at key junctions on the local highway 

network 

• A review of public transport accessibility in the context of the site and assess 

opportunities to improve connectivity 

1.2 CONSULTATION  

1.2.1 This Transport Strategy has been informed by consultation with SMBC as local highway authority 

to agree an appropriate number of vehicular accesses to serve the proposed development.  

1.2.2 Consultation was completed with SMBC by telephone and email exchange on 30th November 

2015 to demonstrate that one all movement vehicular access to the proposed development 

would be sufficient. SMBC have stated a ‘preference’ for an emergency access. This could be 

considered further in due course and in response to the potential development layout. A copy of 

this correspondence is presented as Appendix A.
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2 Existing Conditions 

2.1 SITE LOCATION 

2.1.1 The potential development site is located immediately to the north of Kenilworth Road (B4101) 

at the eastern periphery of the village of Knowle. Currently the site is undeveloped and in 

agricultural use.  The site is bound by Kenilworth Road (B4101) to the south, existing residential 

dwellings to the west (accessed by Golden End Drive and Kixley Lane) and agricultural land to 

the north and the canal to the east (see Figure 1). 

2.2 SITE ACCESS 

2.2.1 At present the site only has agricultural access. This is from Kenilworth Road (B4101) and is in 

the form of a dropped kerb access.  The access leading into the site is unsurfaced and suitable 

for agricultural vehicle access only, as presented below. 

Existing Site Access   
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2.3 HIGHWAY LAYOUT 

2.3.1 In proximity to the site, Kenilworth Road (B4101) is a single carriageway road that runs in an 

east to west direction, subject to a speed limit of 30mph and provided with a carriageway width 

of approximately 6.0 metres. In addition a footway of approximately 1.6 metres in width is 

provided on the northern side of the carriageway, aided by street lighting, which provides 

pedestrian connectivity into Knowle village, as presented below. 

Kenilworth Road (B4101) along site frontage 

  

 

 

 

 

 

 

 

 

 

 

 

2.3.2 To the west of the site Kenilworth Road (B4101) leads into Knowle village centre providing access 

to the associated amenities. Beyond Knowle village centre, the B4101 provides connectivity into 

Dorridge and Dorridge Rail station (the closest rail station to the site).  
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2.4 EXISTING PUBLIC TRANSPORT INFRASTRUCTURE 

2.4.1 The site benefits from being located in proximity to existing bus stops on Kenilworth Road 

(B4101). The bus stops for westbound and eastbound services are located approximately 290 

metres (approximately 3 ½ minutes’ walk time) and 310 metres (approximately 4 minutes’ walk 

time) respectively from the centre of the site. The westbound bus stop is located in proximity to 

no.184 Kenilworth Road and the eastbound bus stop opposite no.190 Kenilworth Road.  

2.4.2 The bus stops are served by the Johnson’s Excelbus no.87 service which provides an hourly 

service (Monday to Saturday) between Coventry and Solihull via Balsall Common. The proximity 

of the bus stops on Kenilworth Road (B4101), which can be accessed from the site by an existing 

lit footway, provides a genuine opportunity for prospective residents to access Knowle village 

centre and the range of amenities and services as well as Solihull as a key local destination by 

bus.  
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3 Development Proposal 

3.1 INTRODUCTION  

3.1.1 The proposal is to provide approximately 250 residential dwellings (Use Class C3) on Land off 

Kenilworth Road (B4101) Knowle. The location of the site is provided as Figure 1.  

3.2 SITE ACCESS 

3.2.1 Vehicular access to the proposed development could be potentially provided by way of a new 

priority junction with Kenilworth Road (B4101) which would be sufficient in scale and design to 

accommodate the development as proposed.  

3.2.2 The proposed access would be located approximately 180 metres to the east of the existing 

Kenilworth Road (B4101) / Golden End Drive junction, at the approximate location of the existing 

dropped kerb agricultural access for the site with Kenilworth Road (B4101). The location of the 

proposed access is approximately equidistant along the site frontage and not opposite any 

existing private driveway accesses for dwellings on the south side of Kenilworth Road (B4101), 

as presented in Appendix B.      

3.2.3 Kenilworth Road (B4101) is subject to a 30mph speed limit in proximity to the proposed site 

access, however for the purpose of robustness the proposed site access has been designed to 

accord with Design Manual Road and Bridges (DMRB) standards for a 40mph design speed 

whereby visibility splays of 120 metres are required to be achieved. It should be noted that in 

accordance with Manual for Streets (MfS) design guidance, the required visibility splays for a 

design speed of 30mph would be 43 metres, therefore the 120 metres achievable visibility splays 

are far in excess of this requirement, however speed surveys should be undertaken to confirm 

the actual design speeds (based upon the 85%ile speeds recorded on Kenilworth Road (B4110)).  

3.2.4 The setback distance or ‘X’ distance from the give-way line has been designed to 2.4 metres 

which is more appropriate for the rural nature of the access location and in terms of Manual for 

Streets (MfS) design guidance. An increased set back or ‘X’ distance of 4.5 metres as per DMRB 

design guidance is for increased capacity and not for safety reasons. 
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3.2.5 The potential site access will also be provided with 2.0 metre wide footways on either side of 

the access to tie into the existing provision on the site side of Kenilworth Road (B4101) to 

enhance pedestrian connectivity.  

3.2.6 In addition to the site access, SMBC have highlighted that an emergency access may be required 

subject to further consultation.  An emergency access with Kixley Lane to a width of 3.7 metres 

(in accordance with MfS design standards) could provide access to the site should the main 

access from Kenilworth Road (B4101) become unusable in the event of an emergency.  

3.2.7 During normal operation the emergency access would be provided with measures to restrict 

vehicle access but allow pedestrian and cycle permeability to Kixley Lane as well as to the existing 

footpath that runs to the south of Knowle Primary Academy and adjacent to the village centre 

car park. This route reduces the walk distance from the centre of the potential development site 

to Knowle High Street, with the range of associated amenities, to approximately 500 metres 

(approximately 6 minutes’ walk time).      



 

WYG Transport Planning  
 

 

 

9 

  

4 Trip Generation, Distribution and Traffic Impact 

4.1 TRIP GENERATION 

4.1.1 Development trip generation for the weekday AM/PM peak hours has been estimated utilising 

TRICS trip rates as presented within the Transport Assessment (David Tucker Associates 31st 

October 2012 – SKP/JB 13141-03_TA Rev A) for the Hampton Road residential development that 

has been agreed with SMBC. These TRICS trip rates and resultant number of vehicle movements 

for 250 dwellings is presented below in Table 1.  

Table 1 – TRICS Generation Rates for Residential Uses – Vehicle Trips per dwelling 

AM Peak (08:00 to 09:00 hrs) PM Peak (17:00 to 18:00 hrs) 

Arrivals Departures 2-Way Arrivals Departures 2-Way 

0.165 0.430 0.595 0.410 0.242 0.652 

41 108 149 103 61 164 

4.2 TRIP DISTRIBUTION  

4.2.1 The Transport Assessment that was prepared to accompany the Waitrose foodstore planning 

application (Turner Lowe Associates – Transport Assessment 09302 26th February 2010) had 

traffic surveys completed in 2009 of the key junctions within Knowle and provides the most 

recent and complete publically available traffic data.  The Transport Assessment that was 

completed for the Hampton Road residential development on behalf of Miller Homes (David 

Tucker Associates – SKP/JB 13141-03_TA Rev A 31st October 2012) only included traffic survey 

data from the Hampton Road / High Street / Lodge Road / Hampton junction and was therefore 

of limited use for this report.  

4.2.2 The 2015 base traffic flows presented within the Turner Lowe Associates Transport Assessment 

has been growthed from the 2009 surveyed traffic flows to account for expected traffic growth 

as a result of committed development within the area, however excludes any traffic associated 

with the potential Waitrose foodstore development. This has been used in this review as it is 

agreed network traffic flows. 

4.2.3 Review of the traffic survey data provided an indicative assessment of the direction of travel in 

that approximately 55% and 45% of traffic is expected to arrive and depart from the east and 

west respectively. Furthermore, a review of the distribution of development related traffic for 

the Hampton Road residential development indicates an approximate 60% east and 40% west 

distribution from that site, which corroborates with the data presented within the Turner Lowe 

Transport Assessment.   
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4.2.4 In due course it would be appropriate to complete an Automatic Traffic Count (ATC) survey on 

Kenilworth Road (B4101) in 2016 to verify whether the traffic data and distribution is still 

appropriate. 

4.2.5 In the interim, an assessment of the Journey to Work (JTW) 2011 Census data (which indicates 

where people work who live within Knowle) has been completed. This suggests that 

approximately 75% and 25% would arrive and depart from the west and east respectively.  It 

should however be noted that the JTW Census data does not account for linked trips during the 

peak hours (i.e. people travelling to other places on their way to work) or account for people 

taking alternative routes to avoid congestion or route preferences and therefore should be 

treated with care. 

4.3 TRAFFIC IMPACTS AND DEMAND STRATEGY 

4.3.1 The development as proposed would generate in the order of 149-164 two way vehicle trips 

during the AM and PM peak hours respectively. To provide a robust assessment (or sensitivity 

test) of the likely development trip impact on the local highway network it has been assumed 

that 75% of development traffic would arrive and depart from the west and 25% would arrive 

and depart from the east during the AM and PM peak hours, as presented below in Diagram 1 

and Diagram 2. 

Diagram 1 – AM Peak Trip Distribution 
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Diagram 2 – PM Peak Trip Distribution 

 

 

 

 

 

 

 

 

4.3.2 To provide context to the potential development trip impact at key junctions within Knowle, 

Table 2 indicates the anticipated percentage impact of development related traffic flows during 

the AM and PM peak hours. It is generally accepted that traffic flows vary by up to 5% on a daily 

basis and therefore a percentage impact of less than 5% is likely to have a negligible impact on 

the existing operation of a junction.  

4.3.3 It should be highlighted that the percentage impact at junctions not identified within Table 2 

(which are further away from the potential development site) would experience a further reduced 

trip impact due to the dissipation of traffic on the wider highway network.  

Table 2 – Potential Development Trip Percentage Impact 

 AM Peak (08:00 to 09:00 hrs) PM Peak (17:00 to 18:00 hrs) 

Link / Junction 2015 Base 
Two-Way 

Traffic 
Flows* 

Potential Two-
Way 

Development 
Flows  

% 

Impact 

2015 Base 
Two-Way 

Traffic 
Flows* 

Potential Two-
Way 

Development 
Flows 

% 

Impact 

Kenilworth 

Road (E of Site 
Access) 

1089 37 3.4% 1133 40 3.5% 

Kenilworth 
Road (W of 

Site Access) 

1089 112 10.3% 1133 123 10.9% 

Wilsons Road / 
High Street 

1689 54 3.2% 1867 58 3.1% 

Kenilworth 
Road / High 

Street 
1605 65 4.0% 1629 65   4.0% 

*derived from Turner Lowe Associates – Transport Assessment 09302 26th February 2010 
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4.3.4 It has been concluded that the development as proposed should not materially impact the 

junctions within Knowle village centre which is also a conservation area and therefore a 

pragmatic and reasoned approach should be undertaken to avoiding disruptive and unnecessary 

highway works.  

4.3.5 Policy P7 ‘Accessibility and Ease of Access’ of the Solihull Local Plan (2013) states that proposed 

housing development should be ‘Within 400m walk distance of a commercial high frequency bus 

service (daytime frequency of 15 minutes or better)’. It would therefore be appropriate for the 

potential development to be delivered in conjunction with consultation with both SMBC and 

Johnson’s Excelbus (as local bus operator) to assess the viability of potentially increasing the 

frequency of the no.87 bus service serving should there be patronage demand.
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5 Summary and Conclusion 

5.1 SUMMARY 

5.1.1 WYG has been appointed by Golden End Farms to provide a preliminary Transport Strategy to 

support the delivery of a potential residential development of approximately 250 dwellings (Use 

Class C3) on Land Off Kenilworth Road, Golden End, Knowle. 

5.1.2 Initial consultation with Solihull Metropolitan Borough Council (SMBC) has been completed 

whereby it was confirmed that for the scale of development proposed a sole vehicular access 

would be sufficient, likely to be accompanied by an emergency access, subject to further 

consultation. 

5.1.3 This Transport Strategy has demonstrated that there are no fundamental or overarching issues 

that would result in the development as proposed to be undeliverable with the level of 

information and data currently available. In addition, the proposed development could deliver 

an improved bus service frequency on Kenilworth Road (B4101), enhancing public transport 

accessibility for both existing and prospective residents. In due course a Transport Assessment 

would be required to provide a comprehensive assessment of Transport issues and opportunities 

to deliver the proposals to support the planning application.   

5.1.4 Furthermore, paragraph 32 of the National Planning Policy Framework (NPPF) states that 

‘Development should only be prevented or refused on transport grounds where the residual 

cumulative impacts of development are severe’  the development as proposed is not envisaged 

to cause severe impact on the local highway network. 
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Appendix A – SMBC Consultation 
 



1

daniel.palmer

From: Gouveia, Danny (Places Directorate - Solihull MBC) <dgouveia@solihull.gov.uk>

Sent: 30 November 2015 13:07

To: daniel.palmer

Cc: shirley.dumigan

Subject: RE: Proposed Residential Development - Knowle

Hi Dan,  

 

That’s correct….although, as discussed on the phone, there would be a preference to provide at least an emergency 

access somewhere. 

 

Cheers 

Danny 

 

From: daniel.palmer [mailto:dan.palmer@wyg.com]  

Sent: 30 November 2015 13:01 

To: Gouveia, Danny (Places Directorate - Solihull MBC) 
Cc: shirley.dumigan 

Subject: Proposed Residential Development - Knowle 

 

Good afternoon Danny, 

 

Thanks for taking the time to discuss the potential residential development in Knowle this morning. 
 

For our records, could you please confirm that there is no set criteria or policy basis that would inform the number of 
dwellings that could be served by a single point of access as this would be determined on a site specific basis, 

informed by Manual for Streets guidance.  
 

Many thanks.  

 
Dan Palmer  

Associate  

 

WYG 

54 Hagley Road, Birmingham, B16 8PE 
Tel:  +44 121 456 7444 

Mob:  +44 746 449 6282 
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This message contains confidential information and is intended only for the recipient. If you are not the recipient you should not disseminate, distribute or copy this e-
mail. Please notify the sender immediately by e-mail if you have received this e-mail by mistake and delete this e-mail from your system. E-mail transmission cannot be 

guaranteed to be secure or error-free as information could be intercepted, corrupted, lost, destroyed, arrive late or incomplete, or contain viruses. The sender therefore 
does not accept liability for any errors or omissions in the contents of this message, which arise as a result of e-mail transmission. If verification is required please 

request a hard-copy version.  
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Appendix B – Potential Site Access Arrangement 




