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Committee Date: 21/06/2012 Application Number: 2012/01434/PA 

Accepted: 26/03/2012 Application Type: 

Target Date: 16/07/2012  

Full Planning 

Ward: Harborne  

 

Land off Ravenhurst Road (Site A), Moor Pool, Harborne, Birmingham 
 

Demolition of garages and erection of twelve two-storey houses, new 
garages and parking 

Applicant: Banner Homes Midlands Ltd 
Unit 5, Brooklands, Moons Moat Drive, Redditch, Worcestershire, 
B98 9DW 

Agent:       
      

Recommendation 
Approve Subject To A Section 106 Legal Agreement 
 
1. Proposal 
 
1.1. This application seeks planning permission for the erection of 12 two-storey 4 bed 

houses on a site currently occupied by 94 garages and 20 allotments, within the 
Moor Pool conservation area.  

 
1.2. The proposed dwellings would be arranged as 4 pairs of semi-detached houses and 

a row of 4 terraced houses. The proposal includes the provision of 9 new garages, 
arranged in a linear garage block, adjacent to the entrance to the site from 
Ravenhurst Road. The scheme also includes the retention of 7 allotments which are 
proposed to be re-cultivated for local residents to use, with some minor boundary 
alterations and the loss of 7 allotments for redevelopment. The proposed garage 
block includes a small store for storage of gardening equipment in association with 
the adjacent allotments. 

 
1.3. The layout of the site consists of a central cul-de-sac road, accessed from 

Ravenhurst Road, bisecting the site with the new garage block to the north of the 
entrance drive and the allotments to the south. The layout then leads to two linear 
rows of housing with six first on the north of the roadway and the following six on the 
south side of the roadway. The new road then terminates at the eastern end of the 
site at a turning head and also provides rear access to two existing houses off site 
(1b and 2b Margaret Grove). 

 
1.4. The site includes many public footpaths between existing houses leading into the 

site from Margaret Grove and Moor Pool Avenue. These are retained within the 
proposal and are proposed to link through into the new development.     

  
1.5. All dwellings comply with Places for Living bedroom sizes, separation distances and 

garden areas.  
   
1.6. The design and scale of the houses would generally reflect that of neighbouring 

properties, with a brick-clad ground floor elevation, and roughcast render above 
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including a large forward gables and dormer windows to add interest. The roofs 
would be pitched and tiled, each including a chimney.  

 
1.7. The scheme would require the removal of 36 trees, replacement tree planting is 

proposed within the landscape scheme. The site is adjacent to mature trees in the 
rear gardens of adjacent rear gardens.  

 
1.8. Each dwelling includes parking for at least two vehicles, one on the driveway and 

one integral to the building. Plots 8 and 9 have a shared double width driveway that 
could accommodate two tandem spaces each.  

 
1.9. This application follows the approval of a similar scheme for residential development 

in 2009, the key differences are;  
 

 reconfiguring the internal layout of the site to create in two rows of houses 
running perpendicular to Ravenhurst Road (prompted by the position of a 
culvert/sewer). 

 Change of house type to now propose 4 bedroom dwellings rather than the 
approved 3 bedroom dwellings. 

 Removal of a surface water catchment tank previously proposed under the 
allotments, and its replacement by a swale placed adjacent to the northern 
boundary, 

 Increase of capacity of the on-site garage block and surface parking for use by 
residents of the existing estate, from 8 to 9 and from 2 to 3, respectively. 

 Alterations to the S106 include a revised allotment improvement plan and 
changes to the terms of the ‘non-resident’ garages in regard to how they would 
be let.     

 
1.10. The application has been made with a Design and Access Statement (including 

heritage and transport statement), a Flood Risk Assessment, Arboricultural 
Assessment and Ecological survey. 

 
1.11. The site is 0.68ha and the scheme would produce a density of 17 dph, due to the 

allotments and garages being included within the site. 
 
1.12. This application has been made concurrently with applications for the erection of 

three houses (site C), reported elsewhere on this agenda, and 1 house (site Ei) also 
within the conservation area all three from the same applicant who has recently 
acquired all three sites. The applications have also been made with associated 
applications for demolitions of existing garage blocks on each site.  

 
2. Site & Surroundings 
 
2.1. Site A lies on the eastern area of the Moor Pool Estate and currently contains nearly 

100 ‘lock-up’ garages and allotment areas. The garages are no longer in use and 
the allotments appear mostly unused, or under-used. 

 
2.2. The site slopes down gently from west to east, but has a steeper drop down at the 

Ravenhurst Road frontage. The valley rises up from the site bottom to the north and 
south in the back gardens of houses on Margaret Grove and Moor Pool Avenue. 
The development area is given over mostly to hardstanding and garages (62%). The 
remainder of the site (38%) consists of overgrown and disused allotments, 
characterised by brambles and mostly self-seeded trees such as hawthorn, willow, 
sycamore, in addition to older fruit trees. Larger, mature trees are found towards the 
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site perimeters, especially on the northern boundary and to the western end of the 
site, with larger specimens including oak, beech, ash and sycamore. Mostly beech, 
hawthorn and privet hedges mark the site perimeter, as well as between allotments. 
Further allotments, also overgrown, lie adjacent to the application site, to the rear of 
108-122 Ravenhurst Road. Vehicular access to the site is obtained via Ravenhurst 
Road, whilst a number of narrow, hedged paths lead between houses on Margaret 
Grove and Moor Pool Avenue into the garage and allotment site. The two-storey 
properties fronting Ravenhurst Road are Grade II Listed flats, sited either side of the 
site entrance. 

 
2.3. The site lies within the Moor Pool Conservation Area, which was laid out as a 

Garden Suburb a century ago. The estate was designated as a Conservation Area 
in 1970, in recognition its special architectural and historical interest. The area 
remains an attractive place, including its community facilities at the original Moor 
Pool opposite Site A, the bowling green, the village hall, tennis courts, allotments, 
etc.. The narrow roads and increasing levels of car ownership, however, have led to 
a rather congested character, with traffic blockages, damage to highway verges and 
parking difficulties in certain locations, especially at Moor Pool Avenue and Margaret 
Grove. Site A lies 750m north-west of Harborne centre, where there is a wide range 
of shops, services, leisure uses and public transport. 

 
3. Planning History 
 
3.1. 11/12/09 pa no. 2008/00872/PA, Land off Ravenhurst Road, Erection of twelve 

houses and provision of garaging and parking, elsewhere on this agenda. Approved 
subject to S106. 

 
S106 covered; 
 
(i) a financial contribution of £5,000 to be paid upon implementation (index linked to 
construction costs from the date of the committee resolution to the date on which 
payment is made) towards the provision of allotment facilities on the existing 
allotments across the Moor Pool Estate, or for the provision of facilities at other 
allotment sites in the Harborne Ward if some or all of the £5,000 cannot be spent at 
Moor Pool Estate allotments; 
 
(ii) eight on-site garages and two surface parking bays for the use of Moor Pool 
residents only, excluding the residents of the development hereby permitted at Site 
A. 
 

3.2. 15/07/09 pa no. 2008/00869/PA. Demolition of existing garages. Approved subject 
to Unilateral Undertaking; 

 
The schedule requires that no implementation works, including the demolition of 
garages or clearance of any vegetation, until the applicant has first employed an 
ecologist to carry out a hand search for amphibians, to relocate any found and to 
install fencing to prevent re-entry. 
 

3.3. Pending Pa no. 2012/01435 Conservation Area Consent for the demolition of 
garages. Reported elsewhere on this agenda. 

 
4. Consultation/PP Responses 
 
4.1. CONSULTATION RESPONSES 
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4.2. Transportation Development – No objection subject to conditions to require a 
vehicular visibility splay, that the access be designed to the City’s specification 
subject to a S278 agreement, that plans show a 2m service strip through the site 
and that all driveways provide a  pedestrian visibility splay. 

 
4.3. Regulatory Services (Pollution Control) – No objection. 
 
4.4. Regulatory Service (Contaminated Land) – No objection subject to land 

contamination condition. 
 
4.5. Local Services –No objections, they reiterate their previous comments that UDP 

Policy requires exceptional circumstances to be proved before the loss of allotments 
can be allowed. They considered that the carrying out of improvements to remaining 
allotments will provide the necessary long term recreational and community benefit 
to justify the loss of plots, and to offer the sum of £5,000 for future works or items. 
The Allotment Officer supports the retention and improvement of plots within the 
estate as proposed. The officer notes that demand for allotments in Edgbaston and 
Harborne exceed provision. The stated qualitative improvements are in line with 
those generally provided for city allotment sites. 

 
4.6. English Heritage - No objection to the demolition. The new 12 houses would broadly 

complement the very distinctive urban grain and appearance of Moor Pool. Some 
concern in regard to views through the site between Margaret Grove and Moor Pool 
Avenue and suggest that planting is increased to soften this impact. 

 
4.7. English Nature – No designations affect the site. No known badger setts in the site, 

however a single common pipestrelle bat was identified previously as being found 
on site and ideally the application should be supported by a bat survey to ascertain 
whether it roosts on site. Only sensitive lighting should be proposed to support local; 
hedgehog populations. 

 
4.8. Environment Agency – No objection. We have no further comments to add following 

our response to the previous application reference number S/00872/08/FUL, stating 
that they had no objection provided that surface water drainage was managed 
based on sustainable drainage principles. 

 
4.9. West Midlands Fire Service – No objection, fire service access suitable. 
 
4.10. West Midlands Police – No objection subject to the applicant complying with security 

standards set out in the Police Crime Prevention Initiative ‘Secured by Design’. This 
site is vulnerable to crime particularly the offence of burglary. The site should have a 
lighting scheme that will deter crime. The immediate area around the proposed 
garages should be illuminated for the safety of users. I would strongly recommend, 
subject to Planning Approval, that it be a condition that the houses are built to 
enhanced security standards set by Police Crime Prevention Initiative 'Secured by 
Design'. 

 
4.11. Severn Trent Water – No objection subject to drainage condition. Note the site is 

subject to a sewer diversion order. 
 
4.12. PP RESPONSES 
 
4.13. Neighbouring residential occupiers, residents associations, local councillors and MP 

notified, site notice and press notice displayed. Extensive pre-app discussions have 
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been undertaken by the applicants with the local community and local resident 
groups. 

 
4.14. Former Councillor John Alden – Supports the concerns raised by Moor Pool 

Heritage Trust and Moor Pool Residents Association. 
 
4.15. Gisela Stuart MP has asked to be kept informed of progress of the application 
 
4.16. Moor Pool Residents Association 
 

 We remain opposed in principle to development on allotments and the manner in 
which the running down of allotments and garages (not by Banner), through no 
fault or intent of residents, created a situation in which the previous application 
was approved.  

 The Banner layout and detailing is significantly better than the previous plan. The 
removal of the tanking from under the allotments will prevent significant damage 
to the allotments and issues with future maintenance. Some concern about some 
of the proposed design details such as the porches. We note that on revised 
drawings for Site A the allotments have been restored in size by the hedging to 
the north boundary now lying on the edge of the footpath. 

 We note the 9th additional garage provided for residents use and appreciate this 
and also the additional detailing to the garages. We request that the pitched roof 
line of the garages is kept as low as possible. We request that tree ‘5’ at the head 
of the Valley be replaced. We note that the hedge line has been moved back 
from the pavement which will improve visibility of pedestrians to vehicles exiting 
the driveway and that the bank at the hedge line will be necessarily be levelled. 
The hedge height closer to the garages should effectively visually shield the 
garages further from view whilst the additional garage positioned below the bank 
end and below the hedge line should be less conspicuous being in the lee of the 
hedge and bank. 

 We note the previous conditions attached to development on these lands which 
in essence should remain. The garages referred to by the s106 agreements 
should be transferred to the Trust. We suggests that BCC can specify a positive 
obligation for an effective transfer of an interest in land and could be amended for 
both. 

 Whilst we have faith in the assurances given by Banner to transfer the various 
lands i.e allotments, site B, new garages, parking spaces, Orchard and nature 
areas, we believe a legal obligation to offer these lands will give greater focus to 
concluding the transfers and comfort to residents. Certainty of transfer and 
derived income will also give greater weight to applications by the Trust for 
additional grant funding for refurbishments and improvements. 

 We note the previous report referred to site B for use as a wildlife area or 
allotment use. We believe that Moor Pool and the surrounding area provides 
sufficient wildlife potential and that the condition should specify allotment use or 
small community park. We have supplied a plan to Banner Homes for a small 
community park taking into account existing wildlife and any potential 
disturbance. They request that this site also be transferred to the Trust. 

 We request that the developments should be covered by the Article 4(2) Direction 
or equivalent restrictions on permitted development. 

 We request that a condition be attached that the amenity of existing residents 
shall not be compromised by the fitting of security lights. 

 We request that a condition be attached that all bathroom glazing is obscure 
glass and retained thereafter. 
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 We request that a condition is attached that new and retained hedges shall be 
retained and kept cut to a specified height to preserve the amenity of residents 
who had either allotments or garages to the rear of their property and could 
expect due to the tenancy agreements in force that this would be so. 

 We request that the £5000 sum shall continue to be payable to the Moor Pool 
Allotment Association or MPHT. 

 We request that a power supply should be made to the garages to facilitate a 
metered supply to the garages in the future. In particular since the previous 
application electric vehicles have become significantly more available. 

 We request that a condition is attached requiring the retained pathways are kept 
open and free to public access in the future. We note Banners efforts to preserve 
these pathways which is a significant and appreciated improvement. 

 We believe solar panels are not going to be fitted. If this is not the case we 
request that a condition stipulates they are tiled conservation style and this 
condition should apply to any subsequent installations by individual 
householders. 

 We request that the window and door joinery shall be wood and that the detail 
shall specifically follow the original Estate style. Particularly that the casement 
detail of windows shall be recessed and retained thereafter. 

 We request that drainage gulley location should give consideration to the 
significant number of frogs/toads which cross from the Moor Pool to the Valley in 
the breeding season. If significant road works are required for the creation of the 
visibility splays on Ravenhurst Road a simple toad tunnel may be a possible 
consideration. 

 We should like to ensure that trees felled are processed in a sustainable manner 
and that timber is offered for the benefit of the Moor Pool Heritage Trust. 

 We request that if this application comes before committee that we have the 
opportunity to speak 

 
4.17. Moor Pool Regeneration Group 
  

 Object to the principle, but accept that due to the previous approval this issue has 
been previously decided. They support the effort of Banner Homes to improve the 
scheme and ask that the letter submitted by Moor Pool Resident Association be 
paid regard to.  

 They consider that the design is more sympathetic to the original estate.  
 The site maintains more of the original allotments by the use of a swale and 

represents a more sustainable solution than the tanking shown on the previously 
proposed plan. 

 The additional garaging and parking offered is welcomed 
 They support a revised S106 that will make minor changes to the obligation to the 

benefit of the Association. 
 
4.18. 5 objections from residents with concerns regarding; 
 

 The current proposals are a considerable improvement on the previous proposals 
and Banner have been very willing to listen and adapt their plans. I welcome the 
wooden windows with small panes and the beech hedges which will help the 
development fit in with the rest of the Estate.   

 The group of nine garages near the entrance on Ravenhurst road, appear a little 
monolithic and if it were possible, some variation in roof line or some other 
variation would be more in keeping with the Estate. 
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 Care should be taken to preserve as many of the larger trees as is possible and it 
is unfortunate that a very large old pear tree and a large beech will probably be 
lost. 

 Banner should take part in the 'Considerate Builders' Scheme', or some similar 
scheme, as the area is surrounded by occupied dwellings. 

 I have personally seen badgers and bats on the site. I suggest information 
provided by developers is discredited and biased in favour of development. 

 This community has potential to contribute to Birmingham's conservation and 
heritage agenda.  

 Housing development will dilute the heritage value of this estate. Alternative 
development, restoring green space, will enhance the community and provide 
valuable resource in this beautiful garden suburb. 

 I would much prefer the whole of Site A to be returned to allotments with a park 
for residents.  

 We would like assurances that the asbestos roofs will be removed in such a way 
that no asbestos fibres or dust will be allowed to drift onto neighbouring 
properties. 

 The careful planning of the houses with timber window frames and small panes is 
welcome. 

 Too many trees are proposed to be removed from the Ravenhurst Road frontage 
 Integration with the rest of the estate is essential so the new houses need to have 

a 4(2) directive applied and access to the site guaranteed for other residents. 
 While I accept that this planning application is far more sensitive to the area than 

the previous proposal, I object in principle to any development in Moor Pool for 
the following reasons: Intensity of development; Loss of urban green space, 
particularly allotments; Highway matters; and Flood risk. 

 The development proposes demolishing garages and building 12 two-storey 
houses, replacement garages and surface parking. Like much of Birmingham, the 
Moor Pool Estate, is a densely populated area. Adding 12 houses and the 
consequent increase in population, traffic and demands on local services would 
have a significant impact on the quality of life for current and incoming residents. 

 The Valley Site contains a lot of semi-wild green space and allotments which 
provide habitat for wildlife. These open spaces were absolutely integral to the 
original design of the estate. If this development goes ahead, orchard trees, 
mixed mature hedgerows, grassy/shrub areas, allotments and many species of 
mature tree would be lost. The Valley Site forms a 'wildlife corridor' due to its 
proximity to the Harborne nature reserve and the Harborne Walkway. The 
previous planning application was given permission on condition that the 
developer reinstate allotments and upgrade allotments throughout the Moor Pool 
Estate. I consider this the minimum requirement and would further seek that the 
developer transfer ownership of all the allotments to a local community trust. 

 
5. Policy Context 
 
5.1. National Planning Policy Framework (2012) 
 
5.2. Birmingham UDP, Draft Core Strategy, Mature Suburbs SPD, Car Parking 

guidelines SPD, Places for Living SPG, Moor Pool Conservation Area Character 
Appraisal and Management Plan 2012. Moor Pool Conservation Area, TPO 534. 

 
6. Planning Considerations 
 
6.1. The principle of residential use is dependant on a consideration of the loss of 

allotments, loss of car parking from the site and the general suitability of the site for 
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residential use. If these matters are satisfied, residential use would then be 
acceptable subject to specific design issues, impact on the conservation area, 
impact on highway safety, impact on trees, impact on ecology and impact on 
residential amenity. 

 
6.2. The site consists of 94 garages and 14 allotments. The site is subject to a previously 

approved scheme for 12 houses in 2009. That scheme had a different layout and 
included a row of houses perpendicular to the service road. This has been 
reconfigured due to technical problems associated with a subsequent sewer 
diversion requirement. The principle for residential use of the site, in broad terms, 
remains as acceptable. However, it is still appropriate to briefly discuss the policy 
implications resulting from the loss of on site garages and allotments as this leads to 
the need for off site planning obligations. 

 
6.3. PRINCIPLE - LOSS OF GARAGES  
 
6.4. Policy 6.49a, of the UDP, states that “the Council’s Policy is to maintain adequate 

provision for car parking for essential car journeys whilst encouraging a greater 
proportion of public transport walking and cycling trips”. This objective is focused on 
the adequate provision of car parking for new development but also indicates 
general support for the careful assessment of garage courts which might make a 
strategic contribution to car parking requirements within a specific area. There is 
consequently no specific protection of garage courts such as these within Moor Pool 
it is noted that an assessment would enable officers to understand the full 
implications of the loss of this parking opportunity given the local context. 

  
6.5. The proposal results in the loss of 94 garages and makes a re-provision of on site 

spaces through the provision of 9 new garages and 3 parking spaces. One of the 
characteristics of the conservation area is the presence of narrow roads and limited 
on plot parking provision. There is therefore a strategic argument for some parking 
provision to be retained on site although this must be balanced against the adverse 
visual impact of a large quantity of garage parking in one place. In terms of the loss 
of on site garaging the Design and Access statement explains that “… many of the 
garages are disused and/or damaged or derelict. A previous survey carried out at 
the time of the earlier approval showed that 15 were in use for everyday parking by 
estate residents, 9 were empty, 12 used for storage, 45 vacant, and 13 where the 
tenant lives outside the estate. Since our acquisition of the site we have served 
notice on the tenants to vacate all the garaging. In compensation for the 15 garages 
in everyday use we now propose 9 garages and 3 surface parking spaces at the site 
entrance to be provided for estate residents. This is one more garage than 
previously proposed and one more surface parking space. There is still on street 
parking available on Ravenhurst Road for the balance of other estate residents 
whose parking is displaced.” A visual inspection of the garage blocks has 
independently shown that many are beyond use with garage doors missing or left 
open to the elements, some garages have been previously removed and only a 
concrete pad remains. I note that the comments on this subject in the previous 
officer’s report indicate that 15 garages at that time were actively in use by residents 
within the estate for the parking of a car. 

 
6.6. The current S106 requires minor redrafting to allow for a revised garaging 

arrangements. The revised S106 would now reflect that 9 garages and 3 parking 
bays would be available for residents outside of the application site (rather the 
approved 8 and 2). The revised S106 also requires changes to the terms of the ‘non-
resident’ garages in regard to how they would be let to remove some ambiguity 
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relating to whether their use can be charged for by the owner. These changes reflect 
ongoing discussions between the applicants and the resident association.   

 
6.7. PRINCIPLE - LOSS OF ALLOTMENTS 
 
6.8. Policy 3.62, of the UDP states that “Allotments provide a much needed facility 

especially in areas where private gardens are limited and they will continue to be 
protected”. Policy 3.62a states that “planning permission will not be granted for 
redevelopment of allotments simply because the allotments have fallen out of use” 
and that “only if it can be shown to surplus will other recreational uses be considered 
(such as public open space)”. Policy 3.62a then continues that “in exceptional 
circumstances planning permission may be granted… subject to the provision of 
appropriate, equivalent, long term recreational community benefit”. 

  
6.9. The NPPF has no specific guidance relating to the loss of allotment land.  
    
6.10. The scheme proposes the removal of 7 allotments and the re-cultivation of 7 on site. 

These 14 allotments are overgrown and therefore currently not in use. 
 
6.11. Apart from the 7 proposed to be lost on site, the estate has 63 other allotments 

grouped into 10 pockets, across the conservation area outside of the application 
site. These allotments are located in areas of land behind existing houses. A recent 
survey, conducted together by the applicants and the resident association, has 
identified that of the 63 allotments, 21 are overgrown and in need of improvement. 
These survey results have updated the previous survey work undertaken where the 
previous survey indicated that 26 plots required re-cultivation. 

 
6.12. As with the last approval, the applicants propose that overgrown allotments are 

brought back into active use through re-cultivation, this has been annotated on an 
allotment improvement plan that has been updated from the originally approved 
scheme in 2009. The applicants have also offered to provide £5000 as a fund to 
support the Resident Association to enable it to buy equipment and facilities to help 
residents cultivate the allotments. The officer’s report in the previous approval noted 
that at the time most on site allotments were disused and only a few were being 
cultivated. The current S106 requires minor redrafting to allow for a revised 
allotment improvement plan. The revised Allotment Improvement Plan would now 
reflect which plots now require re-cultivation, to increase the wildlife area behind 7 
Wentworth Gate, to create a new wildlife area on allotment plot H56 (adjacent to 7 
West Pathway) and to alter ‘Site B’ from an area to be re-cultivated to instead 
become a small (pocket) park with secure fencing. These changes reflect ongoing 
discussions between the applicants and the resident association. I note the previous 
comments of Local Services that illustrate that there is no objection to the loss 
subject to adequate mitigation in the form of off site improvements. I consider that 
the proposed package of mitigation is still adequate to satisfy this test. 

 
6.13. Discussions between the Resident Association and the applicant have determined 

that the revised Allotment Improvement Plan would better serve the local 
community. The Resident Association have also requested that a security fence be 
installed behind the headline around this area to allow residents to better manage 
this space. I have no objection to this proposed change from the previously agreed 
allotment mitigation package. The details for the general layout of the park, 
particularly focussing on the location and type of enclosure, and the wildlife areas 
can be requested by condition and are referred to within the revised draft S106.           

 
6.14. PRINCIPLE – THE APPROPRIATENESS OF RESIDENTIAL DEVELOPMENT. 
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6.15. Paragraph 5.25C sets down criteria for new housing development. This requires the 

Local Planning Authority to take into account locational suitability, accessibility of the 
site and consideration of impact on infrastructure. Paragraph 5.38 seeks that new 
housing development achieve densities of at least 40 dwellings per hectare, 50 
within centres or adjacent to main transport corridors and over 100 within the city 
centre. 

 
6.16. The NPPF stats that “Housing applications should be considered in the context of 

the presumption in favour of sustainable development” and should “plan for a mix of 
housing based on current and future demographic trends, market trends and the 
needs of different groups in the community. It also states proposed development 
should respond to local character and history, and reflect the identity of local 
surroundings and materials, while not preventing or discouraging appropriate 
innovation. 

 
6.17. In conclusion, I consider that the principle of residential use is acceptable and the 

proposal can justify exceptional circumstances which meet wider City Council 
objectives and includes suitable and adequate replacement parking and allotment 
improvements (both on and off site) of an appropriate compensatory level to warrant 
the loss of these elements from the site. 

 
6.18. CONSERVATION AND DESIGN 
 
6.19. The Moor Pool Conservation Area character appraisal was adopted in March 2012 

and the conservation area is subject to an article 4 direction. The appraisal 
describes the area as being an estate “that adhered to the principles of the ‘Garden 
Suburb’ ensuring a semi-rural environment that would improve health and general 
moral”. In layout terms it explains that “the positioning of gardens and allotments 
were designed to aid the principle that every house should look out onto green 
space”. The appraisal also identifies that characteristic boundaries principally consist 
of beech hedges.  

  
6.20. An extant approval, for the erection of 12 three bedroom dwellings, was approved in 

2009. The current proposal has advanced the design and added further features that 
are commensurate with the local vernacular. The current scheme is a significant 
improvement on the design and consequent appearance of the previous proposal. 

 
6.21. The conservation officer supports the proposal but has queried whether the chimney 

would be usable, as a 'stick-on' or fake chimney would not appropriate. She has also 
asked how the kitchen and bathrooms would be ventilated/extracted. Extraction 
pipes projecting through the roof are unsightly and would not be a preferred solution. 
The applicants have amended the plans to incorporate further side windows to 
improve natural ventilation. Chimney details will be required by condition to ensure 
that they are of a suitable quality. 

 
6.22. In terms of design, Paragraph 3.14 of the UDP, identifies that a high standard of 

design is essential to the continued improvement of Birmingham as a desirable 
place to live, work and visit. It also requires developers to consider the site in context 
and states that to avoid problems of piecemeal and incremental development, 
comprehensive master plans should therefore be prepared. The proposed houses 
are well designed with a structure similar in scale to their neighbours (being two 
storeys) and with similar design features (such as door and fenestration details) and 
materials (with brick and render). The scheme complies with guidance within Places 
for Living. 
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6.23. The proposed 9 new garages, proposed to be provided on site for the use by 

residents of the wider estate, would replace existing garages in this location. As 
such it is not considered that these garages would have any greater impact on the 
setting of the adjacent Grade II listed buildings at 124-126 Ravenhurst Road. 
Furthermore the design of the new garage block has been enhanced with a hipped 
roof and new design features to add interest to this structure. 

 
6.24. The Police have comments that the site is a highly permeable location due to the 

high level of alleyways connecting roads together as they consider security is an 
issue of concern. In recognition of Police comments the applicants have agreed to 
meet Secure by Design standards of security, I recommend this is required by 
condition.  

 
6.25. The conservation area is subject to an article 4 direction (effectively removing PD 

rights) it is considered appropriate to also remove PD rights from the proposal in a 
manner commensurate with the article 4 direction. Furthermore, as the gardens are 
relatively small, but comply with Places for Living, I recommend that rights are also 
removed to extend to the rear of the houses.     

 
6.26. This site is also subject to an application for Conservation Area Consent to demolish 

the existing garage blocks that are arranged in 3 rows, running through the site, 
perpendicular to Ravenhurst Road.   

 
6.27. TREES 
 
6.28. The trees within the conservation area are protected by both conservation area 

legislation and the Group Order imposed in 1971. The scheme would require the 
removal of 36 trees, 6 of which are classed as ‘R’ (dead, diseased dying) and 
another 30 classed as ‘C’ (near the end of life or with poor growth potential). The 
tree removals are generally in accordance with BS5837 guidance, mostly being self 
set specimens or have substantial defects. There are a few examples of old fruit 
trees from the old allotment plots. Some concern, for these old specimens, has been 
expressed by residents in the past but they are category R (remove due to 
condition) and could not be considered `veteran’. I am satisfied that their removal is 
in line with standards and I note that the submitted landscape plan indicates that 11 
new trees would planted throughout the site. 

 
6.29. Of particular note are the three trees proposed to be removed from the frontage 

facing onto Ravenhurst Road. These are category ‘B’ (good quality), consisting of 
two Ash and Wild Cherry, these are located 5-6m back from the highway and make 
some contribution to the conservation area. It is unfortunate that the position of the 
new garage block adjacent to Ravenhurst Road requires the removal of these trees 
but this has been previously approved and I am satisfied that this result is 
acceptable subject to appropriate replacement planting. 

 
6.30. The scheme includes the retention of approximately 40 trees, mostly consisting of 

mature Beech trees and found around the perimeter of the site. One Category A tree 
is located on site, this is an Oak tree located on the northern boundary and is 
proposed to be retained.     

 
6.31. TRANSPORTATION  
 
6.32. Policy 6.49B, of the UDP, states that new development should make adequate 

parking provision to meet all transport needs. The Council has recently adopted new 
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car parking guidelines, this states that the site should provide residential parking at a 
ratio of 2 spaces per dwelling as it is located within area 3. The proposal is for 12 
houses each with at least a 200% provision (including garages). The scheme also 
includes 9 garages and 3 parking spaces for use by wider residents outside of the 
application site. In terms of the provision of car parking a total of 26 car parking 
spaces (12 in garaging and 14 off street spaces) are proposed for the 12 dwellings 
providing a sufficient amount of parking for the development in accordance with the 
recently adopted car parking guidance. The Design and Access Statement states 
that all of the dwellings would have adequate space for the keeping of bicycles, 
encouraging the use of sustainable modes of transport, rather than being reliant on 
the use of the private car.  

 
6.33. This proposal is (as previously) for 12 houses and includes 9 garages (previously 8) 

and 3 no. surface parking bays (previously 2) for existing residents of the Moor Pool 
Estate.  

 
6.34. Access into the site remains in the same location as approved but will require 

upgrading on the highway. The access road within the site is realigned to a more 
`traditional’ layout and maintains a similar width to that previously approve. A turning 
head is located at the end of the road. 

 
6.35. The principle of a residential development has been established at this site with no 

objection being raised from Transportation on the previously approved application. 
 
6.36. It is noted, from the submitted red line plan, the private rights of way have been 

included with the red line. There are no recorded public rights of way over this site. I 
note that Transportation have raised no objections to the proposals. 

 
6.37. ECOLOGY  
 
6.38. Paragraph 3.37, of the UDP, states that the importance of safeguarding and 

enhancing the natural environment of the City is recognised. Paragraph 3.38 
continues:- “schemes…on open land , will be expected to respect, and where 
possible enhance, the local environment.. with the objective of maximising wildlife 
value”.  The scheme has been submitted with an Ecological Site Audit. The Audit 
noted the presence of dense bramble, blackthorn and hawthorn scrub behind the 
garages and that although disused allotments can contain good wildlife habitat, in 
this case they are considered to be of low nature conservation value. It has noted 
that Site may be a foraging route for bats, foxes and grey squirrels and comments 
that the proposed rear gardens would maintain this route. Some birds were spotted 
on the site but did not appear to have habitat on site. Finally no evidence of 
amphibians were found on site but the City’s Ecologist has previously recommended 
that a hand search for amphibians be undertaken prior to demolition as the site as 
the site has habitat features suitable for non-breeding amphibians. 

 
6.39. The previously approved application for conservation area consent was subject to a 

legal agreement. This required that no implementation works, including the 
demolition of garages or clearance of any vegetation occurred, until the applicant 
has first employed an ecologist to carry out a hand search for amphibians, to 
relocate any found and to install fencing to prevent re-entry. I consider that this 
matter can be dealt with by condition.  

 
6.40. The site is previously developed and the development footprint would not 

significantly increase, with gardens retained to the rear. As such I am satisfied that 
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this site would still make an improved contribution towards habitat and foraging 
provision to the benefit of local wildlife.      

 
6.41. IMPACT ON RESIDENTIAL AMENITY 
 
6.42. The application site is surrounded by residential properties, mostly at higher level as 

the site sits within a valley. Houses on both Margaret Grove and Moor Pool Avenue 
are mostly set at this higher level and cross sections show a land level difference of 
3.6m, 3.2m, 2.6m and 2m at key cross sections adjacent to Moor Pool Avenue and 
3.2m, 2.4m, 0.3m and 1m adjacent to the rear elevations of houses on Margaret 
Grove. Furthermore the access point from Ravenhurst Road drops down into the 
site by approximately 3m to a site which is generally level. No.s 108-134 Ravenhurst 
Road are two rows of listed buildings in the form of two storey flats. Due to the land 
level changes these flats include first floor access via a bridge link from the public 
footpath. The end terrace, No 122/124, would be adjacent to the rear wall of the 
garage block and would be 2.2m from the rear elevation. The garage block would be 
located at the lower level, adjacent to the ground floor flat behind mature trees. The 
flank wall of the garage block would be set 6m from the public footpath of 
Ravenhurst Road, which is on higher land at the top of a steep bank. The listed row 
of flats are set back from Ravenhurst Road by 7.5m. I am satisfied that the amenity 
of residents would not be affected by the proposed garages. 

 
6.43. Plots 1 to 6 share rear gardens with existing houses on Margaret Grove, over the 

retained rear alleyways, new garden lengths range from 11.5 to 8.5m. Due to the 
alleyways a plot depth of a minimum of 10m (including the rear alleyway) would be 
achieved which would prevent overlooking into existing rear gardens. The minimum 
separation distance, to existing rear elevations, would be 28.5m. The front of these 
plots would look towards the retained allotments and not into private rear gardens. 

  
6.44. Plots 7 to 12 present a rear elevation to houses on Moor Pool Avenue, these 

present a minimum plot depth of 11.5m, including the rear alleyway and a minimum 
separation distance of 30m. The front of these plots would look over the proposed 
access road, towards the rear elevations of houses on Margaret Grove. The pinch 
point in this area can be seen on the front corner of plot 12, which would have front 
windows facing onto a residential rear boundary of 7.5m. However, the rear 
elevation of this property would be 31m from the proposed house and consequently 
has a garden length of 23.5m. I do not consider that any significant overlooking 
would occur sufficiently to warrant refusal and as such do not object to this 
relationship.  

 
6.45. In conclusion I am satisfied that the proposal complies, in broad terms, with the 

separation guidelines and more importantly presents the correct design response for 
the site in layout terms in mind of the context of the site.  

   
6.46. FLOOD RISK AND SITE DRAINAGE 
 
6.47. The NPPF states that “when determining planning applications, local planning 

authorities should ensure flood risk is not increased elsewhere and only consider 
development appropriate in areas at risk of flooding where… development is 
appropriately flood resilient and resistant.” 

 
6.48. The submitted Flood Risk Assessment (FRA) notes that the site is within a valley 

and has an overall gradient of approximately 1 in 87 falling in an easterly direction. It 
notes that Severn Trent Water has a sewer that crosses the southern section of the 
site and a public surface water sewer also crosses the site. The report states that 
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the site has been subject to surface water flooding in the past. The Environment 
Agency Flood Contour shows the site as being within flood zone 1 (least likely to 
flood). The reports concludes that Soak-aways could be used within the site and the 
plan incorporates 5 soak-away pits within proposed gardens and an area of land in 
front of plot 8, also a swale is shown in front of plots 8 to 11 to manage water in the 
event of heavy rainfall periods to hold rainwater and allow it to soak away over time. 
I note that the Environment Agency have considered the FRA and concluded that its 
conclusions are acceptable subject to detailed conditions.         

 
6.49. SUSTAINABILITY  
 
6.50. The proposal represents the re-use of previously developed land in a manner that 

would not adversely affect the local residential character. 
 
6.51. REGENERATION BENEFITS 
 
6.52. The scheme would provide good quality new homes, within a well designed new 

estate with important historical and natural assets retained. The scheme would 
employ a significant workforce during construction. 

 
7. Conclusion 
 
7.1. The scheme would make a positive contribution to the conservation area, improved 

from the extant consent already granted for this site without detriment to highway 
safety or residential amenity. Furthermore, the loss of allotments is subject to a 
robust off and on-site mitigation package of measures, of significant value, to off-set 
the loss, and pass the test of meeting exceptional circumstances. The garages lost 
are also adequately off-set through the provision of new garaging and car parking on 
site within the redeveloped site. 

 
8. Recommendation 
 
8.1. Deferral. 
 

I. That consideration of Application No. 2012/01434/PA be deferred pending the 
completion of a suitable Section 106 Planning Obligation to require: 

 
a) A financial contribution of £5,000 to be paid upon implementation (index linked to 
construction costs from the date of the committee resolution to the date on which 
payment is made) towards the provision of allotment facilities/equipment on the 
existing allotments across the Moor Pool Estate, or for the provision of 
facilities/equipment at other allotment sites in the Harborne Ward if some or all of the 
£5,000 cannot be spent at Moor Pool Estate allotments; 
 
b) Nine on-site garages and three surface parking bays for the use of Moor Pool 
residents only, excluding the residents of the developments hereby permitted at Site 
A and C. 
 
c) Payment of a monitoring and administration fee associated with the legal 
agreement subject to a maximum contribution of £5,000. 

 
II. In the event of the above Section 106 Agreement not being completed to the 
satisfaction of the Local Planning Authority before 13th July 2012 planning permission 
be REFUSED for the following reason:- 
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a) In the absence of a financial contribution towards improved allotment facilities and 
equipment and the provision of on site parking spaces for Moor Pool residents the 
proposal conflicts with Paragraph 3.62, 3.62a, 6.51A and 8.51 of the Birmingham 
UDP 2005 and the National Planning Policy Framework (2012). 

 
III. That the Director of Legal and Democratic Services be authorised to prepare, seal 
and complete the appropriate Section 106 planning obligation. 

 
IV. In the event of the Section 106 Agreement being completed to the satisfaction of 
the Local Planning Authority before 13/07/12, favourable consideration be given to  
Application Number 2012/01434/PA, subject to the conditions listed below; 

 
 
 
1 Requires the prior submission of boundary treatment details 

 
2 Requires the prior submission of hard and/or soft landscape details 

 
3 Requires the implementation of tree protection 

 
4 Requires the prior submission of sample materials 

 
5 Requires the prior submission of sample render and brickwork panel 

 
6 Requires the prior submission of dormer window/window frame details 

 
7 Requires the prior submission of external doors/garage doors 

 
8 Requires pedestrian visibility splays to be provided 

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

 
10 Removes PD rights for extensions 

 
11 Removes PD rights to reflect the Article 4 for doors and hardsurfacing 

 
12 Removes PD rights to reflect the Article 4 for walls, satellites and painting 

 
13 Requires the prior submission of a parking management strategy 

 
14 Requires the prior submission of a sustainable drainage scheme 

 
15 Requires the prior submission of a contamination remediation scheme 

 
16 Requires the prior submission of a contaminated land verification report 

 
17 Requires the prior submission of cross sections of features 

 
18 Protects retained trees from removal 

 
19 Requires details of tree works 

 
20 Requires the prior submission of a construction method statement/management plan 

 



Page 16 of 16 

21 Requires the prior submission details obscure glazing for specific areas of the 
approved building 
 

22 Requires the prior approval of the siting/design of the access 
 

23 Requires the prior submission of Secure by Design details 
 

24 Requires vehicular visibility splays to be provided 
 

25 Requires the prior submission of level details 
 

26 Requires the prior submission of details of bird/bat boxes 
 

27 Requires the prior submission of a lighting scheme 
 

28 Requires details of specialized foundations with root protection areas 
 

29 Requires details of drainage to protect trees 
 

30 Requires details of the cladding of the embankment adjacent to the access ramp 
 

31 Requires a scheme of allotment renovation 
 

32 Requires a scheme for management of the wildlife area and new park 
 

33 Requires careful site clearance to ensure amphibians are protected 
 

34 Requires an Ecological Mitigation and Enhancement Strategy 
 

35 Limits the approval to 3 years (Full) 
 
Reason for Approval 
 
1 Birmingham City Council grants Planning Permission subject to the conditions listed 

below. The reasons for granting permission are as stated in the considerations and 
conclusions of the attached report and specifically that the proposal complies with the 
following key areas of national and local policy; 
 
NPPF (2012) 
 
Policies 3.8 and 3.10 (quality of the built environment), 3.14 (design), 3.16A (trees), 
3.27 (conservation areas), 3.38 and 3.39 (ecology), 6.51A (parking) of the Unitary 
Development Plan. 
 
Places for Living, Mature Suburbs, Car Parking guidelines, Moor Pool Conservation 
Area character appraisal and management plan, which have been adopted as 
Supplementary Planning Guidance/Documents. 
 
The demolition of the garages and erection of 12 new houses would not have an 
unacceptable effect upon the conservation area character or ecology. 

 
Case Officer: Ben Plenty 
 



7

2

111a

82

105

111

to 62

6

5

93

103

1

113

Police Station

83

Depot 15

75a

6

17

Depot

21

61

36

51

14

66

13

35

60

64

23

75

42

50

40

6

57

1

10

28

16

13

48

38

108

26

1
22

1
20

10
6

1
0 4

110

47

10
2

92

158.2m

161.2m

Moor Pool

C
H

A
D

 V
A

LL
E

Y
 C

LO
S

E

El Sub Sta

FOREST DRIVE

P
A

R
K

 H
IL

L 
R

O
A

D

PARK H
IL

L 
RO

AD

Pos
t

EAST P
ATH

W
AY

EASTW
AY

83

91

10
1

MOOR POOL AVENUE

69

59

77

50

Pavilion

60

Bowling Green

1

79

W
E

S
T

 P
A

T
H

W
A

Y

72

12

6

7

24
20

19
23

84

18

13

100

127

125

129

104

125a

117

2

129a

D
W

150.6m

90
92

2

1

10

16

M
ARGARET G

RO
VE

LB

TCB

Tennis Courts

5

3

Pavilion

MOOR POOL AVENUE

Allotment Gardens

Sinks

Foot Bridge

5

46

11

44 30

1

2b

13

8

2

1b

152.1m

132

134

58140

47

126

25
35

124

13
5

150

27

70
80

MARGARET GROVE

14
5

2

22

25

12

1

12

15

6

168.6m

153.6m

169.2m

8m

28

16

146

161.4m
158.5m

162

Pav

30

6

15
7

PARK EDGE

165.0m

Moor Pool

19

16
3

RAVENHURST RO
AD

N
O

R
TH

 G
A

TE

Green

Allotment Gardens

Bowling

m

II

II

II


Birmingham City Council

Date:25/9/2007

Development Directorate
1 Lancaster Circus
Queensway
Birmingham B2 2JE.

Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.Birmingham City Council.  Licence No.100021326, 2009
This map is reproduced from the Ordnance Survey Material with the permission of Ordnance Surveyon behalf of the Controller of Her Majesty's Stationery Office © Crown Copyright.

Site Boundary

Site Location

Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.Birmingham City Council.  Licence No.100021326, 2009
This map is reproduced from the Ordnance Survey Material with the permission of Ordnance Surveyon behalf of the Controller of Her Majesty's Stationery Office © Crown Copyright.

APPENDIX

SCALE 1:5000

SCALE 1:1250

Neighbourhood Offices

Conservation Area

Locally Listed Buildings

Statutory Listed BuildingLand off Ravenhurst Road (Site A)
Moor Pool
Harborne
Birmingham

2012/01434/PA
2012/01435/PA

N







 


	Moor Pool Site A FUL
	Map - 01434, 01435 - Land off Ravenhurst Road (Site A)
	Photo 1 Moor Pool, Site A 
	Photo 2 Moor Pool, Site A 
	Blank

