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1 Introduction 

1.1 On behalf of our client, Notcutts, Cushman and Wakefield (C&W) is instructed to submit a 

planning application for an extension to the existing Notcutts Garden Centre, Shirley, 

Solihull. 

1.2 The application site extends to 1.8 hectares and comprises of 4,778 sq. m. of existing 

floorspace. 

1.3 This Planning Statement refers to and should be read in conjunction with the following plans 

and documents: 

• Statutory planning application forms and certificates; 

• Site Location Plan prepared by Stanley Bragg Architects (SBA); 

• Proposed Site Layout prepared by SBA; 

• Topographical Survey prepared by SBA; 

• Design and Access Statement prepared by SBA; 

• Extended Phase 1 Habitat Survey and Bat Survey prepared by Middlemarch 

environmental; 

• Arboricultural Assessment prepared by Expert Arboriculture; 

• Transport Statement and Travel Plan prepared by WSP 

• Flood Risk Assessment prepared by McBains; 

• Sustainable Drainage Strategy prepared by McBains; 

1.4 Section 2 of this statement sets out the details of the site location and the surrounding area. 

Section 3 explains the proposed development and Section 4 reviews the relevant national, 

regional and local policy. Section 5 assesses the proposed development against relevant 

planning policy, explains the benefits and potential impacts of the proposed development 

and considers the ‘planning balance’ having regard to the technical assessments submitted 

with the application. Section 6 provides our overall conclusions. 
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2 The Site and Surrounding Area 

2.1 The application site is located off the A34 Stratford Road, Solihull, B90 4EN.  The Notcutts 

Garden Centre forms part of a retail park which is approximately 1 mile south of Shirley town 

centre and 2 miles from Solihull town centre.  

2.2 The application site is comprised of several existing buildings which make up the main garden 

centre. The existing garden centre adjoins the Tesco food store to the north, with both units 

sharing a large existing car-park, which extends to the west of the site with the main vehicle 

access from the South. In addition, Notcutts garden centre has an existing dedicated staff 

carpark located to the south of the centre, and north of the existing petrol filling station.   

2.3 South West of the application site lies Fore Business Park and beyond is the M42, which is 

joined by the Stratford Road (A34) to the south at junction 4. Public access to the site is 

shared with Tesco via Stratford Road with an additional access, also accessed via Stratford 

Road, is shared with the Tesco Petrol Filling Station, and is used for deliveries to the Garden 

Centre.   

2.4 North west of the site and beyond is a predominantly residential area known as Monkspath. 

West of the site along Stratford Road is a McDonalds drive through restaurant and Lister’s 

Land Rover showroom.  Shirley Golf Club is located south of Stratford Road opposite the site 

entrance. 
  

 

 

 

 

 

 

 

 

 

 

 

 

 

FIGURE 2.1 The site location plan 
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Planning History 

2.5 A review of the Local Planning Authority’s (LPA) website reveals Class A1 Use is 

established and an extension to the centre has been approved. The relevant applications 

are listed below with key permissions highlighted in bold.  

2.6 Of relevance to this application is PL/2003/01158, which has been partially implemented 

and, therefore, remains extant.  The permitted development, i.e. the glasshouse extension, 

is to be completed in conjunction with the proposed development.  

Reference Description Decision 

Pl/1982/01064/full  Erection of windbreak structure Approved 

Pl/1982/00604/ol  

 

O/l development to provide a Tesco superstore 
and relocated garden centre within the existing 
site with an on-site petrol filling station and 
surface car park. 

 

Approved 

Pl/1984/00258/full | Erection of a greenhouse for retail sales use. 

:  

Approved 

Pl/1984/01024/full |   Renewal of temporary planning consent for a 
windbreak structure 

 

Approved 

Pl/1986/01601/full  Renewal of temporary permission f/c/84/1410 for 
a windbreak structure 

 

Approved 

Pl/1987/02067/full  Agricultural building for use with landscape 
contractor’s department 

 

Approved 

Pl/1992/00625/full  Extension to existing glasshouse and erection of 
new pets and aquatics glasshouse 

 

Approved 

Pl/1996/01552/full  Glasshouse extension (amendment to planning 
approval 92/648) 

 

Approved 

Pl/1999/00783/full   Glasshouse extension to Notcutts nurseries 

 

Approved 

Pl/1999/02345/full   

 

Single-storey extension to front of existing garden 
centre for retail/restaurant use 

 

Approved 

Pl/2003/01159/full  Renewal of application 1999/320 for single storey 
extension to front of existing garden centre for 
retail/restaurant use. 

  

Approved 
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Pl/2003/01158/full  Renewal of application 1999/1049 to erect 
glasshouse extension to Notcutts nurseries 

 

Approved 

Pl/2008/00040/cld | Application for a certificate of lawfulness for retail 
(use class a1) without restrictions on nature of 
goods on sale. 

 

Approved 

Pl/2009/00177/cu  Change of use from use as agricultural building 
for use with landscape contractors department to 
garden centre use. 

 

Approved 

Pl/2010/01541/full |  Demolition of existing storage structures and 
erection of new portal frame storage building. 

 

Approved 

Pl/2011/00544/dcon  Discharge conditions on planning application 

2010/1104. 

Approved 

Pl/2015/50490/ppfl  Erection of conservatory/orangery showroom. 

 

Approved 

Pl/2017/00791/nonmc  Non-material amendments to approved plans 
listed a condition 1 and 3, revised to the approved 
design on planning approval pl/2015/50490/ppfl. 

 

Approved 
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3 Proposed Development 

3.1 The proposed refurbishment and new development to the garden centre are required to 

respond to the business development and investment plans, customer expectations and 

demands, responding to evolving market needs and external competition. 

3.2 The proposals comprise a range of works which are summarised below with an expanded 

description provided within the accompanying Design and Access Statement (DAS): 

• The partial infilling of the restaurant terrace seating to produce a new retail space.  

• The relocation of the existing restaurant and conversion to retail sales  

• Refurbishment of internal merchandising area 

• A new storage building  

• Development of a new restaurant and external terrace.  

• Demolition of retail buildings  

• The development of a new polytunnel permitted under reference 

PL/2003/01158/FULL. Polycarbonate will be used in lieu of glass due to H&S 

concerns  

• Relocated entrance turnstile and new boundary fence treatment  

• New retail units  

• Refurbishment of the existing dome. 

 

Pre-application Advice 

3.3 Pre-application advice was requested from the Local Planning Authority (LPA) regarding the 

proposed development, with comments received on 25th October 2017. The pre-application 

advice outlined that there was no policy objection to the proposed development, subject to 

further design details and information in relation to highways, landscape and ecology.  

 

3.4 The pre-application advice considered the principle of development and policy 

considerations, urban design and the character of the area, impact on neighbouring amenity, 

highways, and landscape and ecology.  The response for each section is summarised below.   

PRINCIPLE OF DEVELOPMENT AND POLICY CONSIDERATIONS  

3.5 The LPA response considered the proposal in relation to NPPF Paragraphs 60, 61, 64 and 

Policy P15 (Securing Design Quality), and outlined that “the principle of the redevelopment 

of the site is acceptable, subject to all other material considerations”. 

 

3.6 The response deemed the Flexible Class A1 use would be acceptable whilst discouraging 

the creation of Class B1(a) units at the site which is judged an out of town-centre location. 
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URBAN DESIGN AND CHARACTER OF THE AREA  

 

3.7 The LPA response considered that the proposed development “would relate to the 

established character of the site and pattern of development” in accordance of with Policy 

P15 of Solihull Local Plan.  

 

3.8 The LPA advised the need to submit section plans to show the relationship of the proposed 

development and the existing buildings, with a separate application for advertising also 

recommended.  

 

IMPACT ON NEIGHBOURS 

 

3.9 Due to the existing uses of the site and relationship with neighbouring businesses the 

proposed development was not considered detrimental to neighbouring amenities, and 

subject to design details would be compliant with Policy P14 of the Solihull Local Plan. 

 

LANDSCAPE AND ECOLOGY  

 

3.10 The pre-application advice outlined that subject to the submission of a suitable landscaping 

schemes would be in accordance with Policy P11 of the Solihull Local Plan. The application 

scheme incorporates areas on landscaping within the site that are changed seasonally as 

part of the garden centres qualitative offer. Therefore, areas of landscaping are shown on 

the proposed plans rather than a scheme as this would be subject to regular change. This 

approach has been agreed with the LPA.   
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4 Planning Policy Review 

4.1 As required by s.38 of the Planning and Compensation Act 2004, planning applications must 

be determined in accordance with relevant policies set out in the appropriate development 

plan, unless material considerations indicate otherwise. The main planning policies at 

national and local level relevant to the determination of this application are summarised and 

explained in this section. 

National Planning Policy Framework (NPPF, 2012) and Planning Policy 

Guidance (NPPG) 

4.2 The NPPF sets a presumption in favour of sustainable development and a positive approach 

to planning as a means of supporting the country’s economic and housing growth, while 

protecting the environment. It directs local planning authorities to approve development 

proposals that accord with the development plan without delay.  

4.3 Paragraph 7 of the NPPF advises that there are three dimensions to sustainable 

development economic, social and environmental. It is advised that all roles are viewed 

mutually and not in isolation. 

4.4 Paragraph 14 of the NPPF outlines that “at the heart of the National Planning Policy 

Framework is a presumption in favour of sustainable development, which should be seen as 

a golden thread running through both plan-making and decision-taking.”   

4.5  Paragraph 17 outlines the core principles that the planning system ought to play, planning 

principles should underpin both plan-making and decision-taking. These 12 principles state 

that planning should, inter alia:  

• “be genuinely plan-led, empowering local people to shape their surroundings 

• not simply be about scrutiny, but instead be a creative exercise in finding ways to 

enhance and improve the places in which people live their lives; 

• proactively drive and support sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local places that the 

country needs.  

• always seek to secure high quality design and a good standard of amenity for all 

existing and future occupants of land and buildings;  

• take account of the different roles and character of different areas  

• support the transition to a low carbon future in a changing climate, taking full account 

of flood risk and coastal change, and encourage the reuse of existing resources, 

including conversion of existing buildings, and encourage the use of renewable 

resources (for example, by the development of renewable energy  

• promote mixed use developments,  

• conserve heritage assets in a manner appropriate to their significance, so that they 

can be enjoyed for their contribution to the quality of life of this and future 

generations; 

• actively manage patterns of growth to make the fullest possible use of public 

transport, walking and cycling, and focus significant development in locations which 

are or can be made sustainable; and  



Prepared for Notcutts 

 

Cushman & Wakefield | Notcutts June 2018 | 9

 
 

• take account of and support local strategies to improve health, social and cultural 

wellbeing for all, and deliver sufficient community and cultural facilities and services 

to meet local needs. “ 

 

RETAIL AND ECONOMIC DEVELOPMENT 

4.6 The NPPF sets out a core principle to proactively drive and support sustainable economic 

development to deliver the homes, business and industrial units, infrastructure and thriving 

local places that meet the country needs.  

4.7 Paragraph 160 outline that “local planning authorities should have a clear 

understanding of business needs within the economic markets operating in and across 

their area.” 

4.8 Paragraph 160 sets out the following in order to achieve this “work together with county and 

neighbouring authorities and with Local Enterprise Partnerships to prepare and maintain a 

robust evidence base to understand both existing business needs and likely changes in the 

market; and work closely with the business community to understand their changing 

needs and identify and address barriers to investment, including a lack of housing, 

infrastructure or viability.”   

4.9 Local planning authorities should use this evidence base to assess:  

• “the needs for land or floorspace for economic development, including both the 

quantitative and qualitative needs for all foreseeable types of economic activity over 

the plan period, including for retail and leisure development; 

• the role and function of town centres and the relationship between them, including 

any trends in the performance of centres.” 

4.10 Paragraph 26 states that “When assessing applications for retail, leisure and office 

development outside of town centres, which are not in accordance with an up-to-date Local 

Plan, local planning authorities should require an impact assessment if the development is 

over a proportionate, locally set floorspace threshold (if there is no locally set threshold, the 

default threshold is 2,500 sq. m).”   

 

TRANSPORT 

4.11 The NPPF supports development that “reduces congestion and encourages the use of 

sustainable modes of transport. Decisions will be made on the basis that the opportunity for 

sustainable transport modes have taken up, that safe and suitable access to the site can 

be achieved for all people, and if necessary that improvements are made within the 

transport network to cost effectively limit any significant impacts identified.”  

4.12 Paragraph 35 states “developments should give priority to pedestrian and cycle movements 

and have access to high quality public transport facilities, create safe and secure layouts 

which minimise conflicts between traffic and cyclists or pedestrians, and consider the needs 

of people with disabilities by all modes of transport.” 
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DESIGN 

4.13 In line with Paragraph 58, planning decisions should aim to ensure that developments: 

• “will function well and add to the overall quality of the area, not just for the 

short term but over the lifetime of the development; 

• establish a strong sense of place, using streetscapes and buildings to create 

attractive and comfortable places to live, work and visit; 

• optimise the potential of the site to accommodate development, create and sustain 

an appropriate mix of uses (including incorporation of green and other public space 

as part of developments) and support local facilities and transport networks; 

• respond to local character and history, and reflect the identity of local surroundings 

and materials, while not preventing or discouraging appropriate innovation; 

• create safe and accessible environments where crime and disorder, and the fear 

of crime, do not undermine quality of life or community cohesion; and 

• are visually attractive as a result of good architecture and appropriate landscaping.” 

4.14 Paragraph 60 outlines that “planning policies and decisions should not attempt to impose 

architectural styles or particular tastes and they should not stifle innovation, originality or 

initiative through unsubstantiated requirements to conform to certain development forms or 

styles. It is, however, proper to seek to promote or reinforce local distinctiveness.”  

4.15 Paragraph 61 of the NPPF stating that, “although visual appearance and the architecture of 

individual buildings are very important factors, securing high quality and inclusive design 

goes beyond aesthetic considerations. Therefore, planning policies and decisions should 

address the connections between people and places and the integration of new development 

into the natural, built and historic environment”  

4.16 Paragraph 64 adds that “permission should be refused for development of poor design that 

fails to take the opportunities available for improving the character and quality of an area and 

the way it functions” 

ENVIRONMENT 

4.17 Under the NPPF, planning decisions should encourage the effective use of land by re-using 

land that has been previously developed (brownfield land), provided that it is not of high 

environmental value. Within local planning documents, authorities should consider a locally 

appropriate target for the use of brownfield land. 

4.18 Paragraph 96 states that “In determining planning applications, local planning authorities 

should expect new development to comply with adopted Local Plan policies on local 

requirements for decentralised energy supply unless it can be demonstrated by the applicant, 

having regard to the type of development involved and its design, that this is not feasible or 

viable; and take account of landform, layout, building orientation, massing and landscaping 

to minimise energy consumption.” 

4.19 Paragraph 103 states that “When determining planning applications, local planning 

authorities should ensure flood risk is not increased elsewhere and only consider 
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development appropriate in areas at risk of flooding where, informed by a site-specific flood 

risk assessment.” 

4.20 Paragraph 118 states that: 

• “When determining planning applications, local planning authorities should aim to 

conserve and enhance biodiversity by applying the following principles:  

• if significant harm resulting from a development cannot be avoided (through locating 

on an alternative site with less harmful impacts), adequately mitigated, or, as a last 

resort, compensated for, then planning permission should be refused;  

• development proposals where the primary objective is to conserve or enhance 

biodiversity should be permitted”  

 

Solihull Development Plan (2013) 

4.21 The Solihull development plan was adopted in December 2013 with the purpose to set out 

the long-term spatial vision for how its towns, villages and countryside will develop and 

change over the Plan period (2011- 2028), and how this vision will be delivered through a 

strategy for promoting, distributing and delivering sustainable development and growth.  

4.22 The plan covers a range of core policy themes, with retail, design and environment policies 

significant for this application, as refenced within the pre-application advice       

          RETAIL  

4.23 Policy P2 states that “The Plan seeks to ensure the vitality of its town centres as the heart of 

their communities. Proposals for main town centre uses will be expected to locate in Solihull 

Town Centre and/or Shirley and Chelmsley Wood town centres. Proposals for main town 

centre uses elsewhere, that do not accord with the policies and proposals of this local plan, 

will be considered in the light of the requirements of the National Planning Policy Framework.” 

DESIGN  

4.24 POLICY P14 outlines that “the Council will seek to protect and enhance the amenity of 

existing and potential occupiers of houses, businesses and other uses in considering 

proposals for new development, and will:  

• Permit development only if it respects the amenity of existing and proposed 

occupiers and would be a good neighbour;  

• Safeguard important trees, hedgerows and woodlands, encourage new and 

replacement tree and hedgerow planting and identify areas that may be suitable for 

the creation of new woodlands. Priority will be given to locations that enhance or restore 

the green infrastructure network and to the planting of species characteristic of the 

Arden Warwickshire landscape;  

• Seek to minimise the adverse impact of noise. Development likely to create 

significant noise will be permitted only if it is located away from noise sensitive uses or 
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it incorporates measures to ensure adequate protection against noise. Noise sensitive 

development will be permitted only if it is located away from existing sources of 

significant noise, or if no suitable alternatives exist, the development incorporates 

measures to reduce noise intrusion to an acceptable level;  

• Protect the amenity of residential and shopping areas, community facilities and 

open space from bad neighbour uses. Development that would be significantly harmful 

because of smell, noise or atmospheric pollution will not be permitted, whilst 

development that would be potentially harmful to such areas will be expected to 

incorporate appropriate attenuation, mitigation or compensatory measures. In locations 

close to existing bad neighbour uses, the Council will not permit new residential or other 

sensitive development, unless the effects can be satisfactorily mitigated as part of the 

development” 

4.25 POLICY P15 Securing Design Quality outlines that “all development proposals will be 

expected to achieve good quality, inclusive and sustainable design, which meets the 

following key principles:  

• Conserves and enhances local character, distinctiveness and streetscape quality and            

ensures that the scale, massing, density, layout, materials and landscape of the 

development respect the surrounding natural, built and historic environment; 

• Ensures that new development achieves the highest possible standard of environmental 

performance through sustainable design and construction and the location and layout 

of the development in accordance with the guidance provided in Policy P9 – Climate 

Change; 

• Secures the sustainable long-term use of new development through flexible, robust and 

future-proofed design e.g. high-speed digital connectivity;  

• Makes appropriate space for water within the development, using sustainable 

drainage (SuDS) principles, to minimise and adapt to the risk of flooding. Further 

guidance is provided in Policy P11 – Water Management; 

• Conserves and enhances biodiversity, landscape quality and considers the impact on 

and opportunities for green infrastructure at the earliest opportunity in the design 

process. Further guidance is provided in Policy P10 – Natural Environment;  

• Integrates the natural environment within the development through the provision of 

gardens, quality open space and/or improved access to, enhancement or extension of 

the green infrastructure network.  

• Creates attractive, safe, active, legible and uncluttered streets and public spaces which 

are accessible, easily maintained and encourage walking and cycling and reduce crime 

and the fear of crime.”  

4.26 Policy P15 further encourages applicants to “engage with officers early in the design 

process through preapplication discussions and outlines that applicants will be required 

to demonstrate that they have followed the robust Assessment-Involvement-Evaluation-

Design process outlined in the national guidance on Design and Access Statements.” 
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4.27 P15 states that “all major development proposals are required to demonstrate how the local 

community has been consulted and engaged in the design process. Significant development 

proposals will also be encouraged to engage with the national and regional Design Review 

process.” 

ENVIRONMENT  

4.28 Policy P9 states that “The Council will take full account of national and local targets for 

reducing greenhouse gas emissions and increasing the generation of energy from renewable 

and low carbon sources, when considering the location and design of new development” 

4.29 The policy confirms that “Developers will be expected to follow a sequential approach to 

carbon reduction for all new development.”  Having regard to the location of the application 

site, the policy states that “Development should achieve the necessary carbon reduction 

through on-site measures incorporating design, energy efficiency and renewable energy 

generation, taking account of the contribution from the Building Regulations. Where it is 

demonstrated that carbon reduction through on-site measures is not feasible or viable, a 

financial contribution toward off-site carbon reduction will be required, in the form of allowable 

solutions.”  

4.30 The policy requires that “All new developments shall provide for systematic monitoring of the 

energy use and carbon emissions with the capability of linking into a Borough-wide 

monitoring system, unless it is demonstrated that such monitoring is unnecessary. All 

applications shall include evidence to show compliance with this policy in the form of an 

energy or sustainability statement and/or within the format of the West Midlands 

Sustainability Checklist or an agreed equivalent.” It has been agreed that is incorporated 

within the supporting Design and Access Statement. 

4.31 Policy P10 (Natural Environment) states that “The full value and benefits of the natural 

environment will be taken into account in considering all development proposals, including 

the contribution to the green economy and the health of residents, and the potential for 

reducing the impacts of climate change.”  

4.32 In relation to the application sites location, the policy states: “Outside designated sites, 

developers will be expected to take full account of the nature conservation or geological 

value, and the existence of any habitats or species included in the Local Biodiversity Action 

Plan, or sites in the Local Geological Action Plan. Developers will be required to undertake a 

full ecological survey and to deliver a net gain or enhancement to biodiversity, unless it is 

demonstrated that it is not appropriate or feasible. Where development is permitted, 

appropriate mitigation of the impacts and compensation where relevant will be required to 

deliver a net gain in biodiversity, habitat creation, landscape character and local 

distinctiveness. Enhancements should be undertaken either on the site, or in its vicinity, but 

where it is demonstrated that this is not possible, offsetting in alternative strategic locations 

within the biodiversity or green infrastructure network, to deliver biodiversity or other 

objectives may be considered.” 

4.33 Policy P11 Water Management outlines that “all new development should have regard to the 

actions and objectives of appropriate River Basin Management Plans in striving to protect 

and improve the quality of water bodies in and adjacent to the Borough, including the Rivers 

Blythe and Cole and their tributaries… Applicants are required to undertake risk assessments 

of the impact of proposals on surface and groundwater systems and incorporate appropriate 

mitigation measures where necessary.” 
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4.34 In relation to drainage the policy requires that “All new development shall incorporate 

sustainable drainage systems, unless it is shown to be impractical to do so. Developers shall 

ensure that adequate space is made for water within the design layout of all new 

developments to support the full use of sustainable drainage systems, and shall demonstrate 

that improvements to the water environment will be maximised through consideration of a 

range of techniques. Wherever possible, sustainable drainage systems will be expected to 

contribute towards wider sustainability considerations, including amenity, recreation, 

conservation of biodiversity and landscape character, as well as flood alleviation and water 

quality control.” 

4.35 “On all development sites larger than 1 hectare, surface water discharge rates shall be limited 

to the equivalent site-specific Greenfield run off rate. “ 

 

TRANSPORT 

4.36 POLICY P7 Accessibility and Ease of Access states that: “All new development should be 

focused in the most accessible locations and seek to enhance existing accessibility levels 

and promote ease of access.”  

4.37 The policy also states that “Proposed retail and leisure development should be located in 

town centres, or other established locations. Here and elsewhere they should be within a 

400m walk distance of a bus stop served by a commercially run high frequency bus service” 

4.38 “Access to development from the core walking, cycling, public transport and road networks 

will be expected to be safe, attractive, overlooked and direct on foot, by bicycle and from 

public transport”  

4.39 POLICY P8 (Managing Demand for Travel and Reducing Congestion) requires that “All 

development proposals should have regard to transport efficiency and highway safety.  

Specifically:  

• Development will not be permitted which results in a significant increase in delay to 

vehicles, pedestrians or cyclists or a reduction in safety for any users of the highway 

or other transport network; 

• Provision for parking and servicing will be required in accordance with a 

Supplementary Planning Document on managing travel demands associated with 

development; 

• The use of sustainable modes of transport, i.e. walking, cycling and public transport, 

shall be promoted and encouraged in all developments; 

• Ensuring the design and management of the development enables and encourages 

the use of sustainable modes of transport.” 
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Solihull Community Infrastructure Levy Schedule (2014) 

4.40 Community Infrastructure Levy (CIL) is a planning charge, introduced by the Planning Act 

2008 as a tool for local authorities in England and Wales to assist in the delivery of 

infrastructure in local areas. It came into force on 6 April 2010 through the Community 

Infrastructure Levy Regulations 2010.  The Solihull CIL was adopted in July 2016.   

4.41 The application site is located within what is defined as the “mature suburbs” in the CIL 

schedule, with the application falling within “other retail formats”, as it is not a convenience 

store.  The charging schedule identifies a fee of £50 per sq. m subject to indexation.  

4.42 Pre-application advice from the LPA confirmed that the 2018 charge is £55.72 per sq. m. The 

CIL contribution required will be agreed with the LPA through the determination of the 

application. 
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5 Planning Assessment 

5.1 This section evaluates the proposed development against relevant planning policy set out in 

section four of this report and refers to the findings of the technical assessments undertaken 

to inform and support this application.  

Principle of Proposed Development 

5.2 The proposed development comprises an extension and refurbishment of the existing 

Notcutts garden centre.  The proposal is in response customer expectations and demands, 

evolving market needs and external competition. 

5.3 The principle of retail use on the application site has been established through planning 

permissions on the site and the LPA has confirmed in pre-application advice that “the 

principle of the redevelopment of the site is acceptable, subject to all other material 

considerations”. 

Sustainable Development 

5.4 Paragraph 14 of the NPPF advises that at the heart of the National Planning Policy 

Framework there is a presumption in favour of sustainable development. Sustainable 

development is considered to encompass three dimensions (paragraph 7) these of which 

include; Economic- Contributing and building a strong responsive and competitive economy; 

Social- Supporting a strong, vibrant and healthy communities; and Environmental- 

Contributing to protecting and enhancing our natural built and historic environment.  

5.5 The NPPF specifically advises that these roles should not be taken in isolation, because 

together they are mutually dependent. The following sections provide an assessment of how 

the proposed development provides a sustainable form of development. 

ECONOMIC SUSTAINABILITY  

5.6 The proposed development meets the economic dimension by providing new approximately 

20 permanent full-time jobs associated with the extended garden centre together with an 

estimated 15 new jobs in the proposed commercial units within the site.  In addition, the 

development will create construction jobs and additional jobs within the supply chain.  

SOCIAL SUSTAINABILITY 

5.7 The proposed development will help meet the needs of the local community by providing a 

qualitative and quantitative improvement to the existing established offer at Notcutts.  The 

site refurbishment will create an attractive and vibrant destination for customers, which is 

accessible for a choice of means of transport. 

5.8 The commercial tenant units will provide accommodation for a range of complementary 

businesses, which will improve the vibrancy of the centre and encourage linked trips.  
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ENVIRONMENTAL SUSTAINABILITY 

5.9 The proposed development will make efficient use of the previously developed site and 

maximise site efficiency, which is a key element of sustainable development.  In addition, the 

proposed development will deliver the following environmental benefits, which accord with 

the Development Plan: 

Accessibility and Connectivity 

5.10 The application site forms part of an established retail location, which benefits from good 

access to public transport, cycling and pedestrian routes.  The site also benefits from a 

substantial amount of customer and staff car parking.   

5.11 A Transport Assessment (TA) submitted with this application identifies that bus stops are 

located approximately 200 metres from the application site with three services provided from 

this location with a good frequency of service. 

5.12 Accordingly, the proposed development is in one of the most accessible locations in 

accordance with Policy P7 of the adopted Plan. 

5.13 The TA concludes that “there are no highway safety issues which have a negative bearing 

on the acceptability of the proposal. The net traffic analysis that the traffic arising from this 

Garden Centre extension development will not constitute a severe impact upon the operation 

of the surrounding highways network in the peak network periods. It is therefore concluded 

that this development is acceptable in transportation and highways terms.” 

5.14 Consequently, in accordance with Policy P8, the proposed development will not result in a 

significant increase in delay to vehicles, pedestrians or cyclists or a reduction in safety for 

any users of the highway or other transport network. 

5.15 The proposed development will make use of the existing car parking provision on site.  There 

are over 800 car parking spaces for customers, as well as separate staff car parking.  The 

TA concludes that the car parking provision fully accords with the LPA’s standards. 

Ecology 

5.16 The proposed development will result in the removal of a small number of trees and shrubs.  

In accordance with Policy P10 a Tree Survey, Arboricultural Impact Assessment (AIA), 

Ecology Assessment and subsequent Bat Survey have been undertaken to inform the 

proposed development, identify the potential impacts and recommend mitigation where 

appropriate. 

5.17 The AIA concludes that “the development will result in the removal of 4 category B trees and 

9 category C trees and 3 groups.  The trees to be removed as part of the development are 

barely visible from outside of the Garden Centre due to boundary screening from other trees. 

None of the trees are covered by Tree Preservation Order.”  

5.18 The AIA demonstrates that the development proposals will have a very limited impact on 

trees on site.  It recommends a methodology for the protection of trees to be retained on site. 

5.19 A Preliminary Ecological Appraisal was undertaken on the site and recommended the 

following: 
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• A preliminary roost assessment on the buildings and suitable features on trees 

• Control of lighting to maintain dark corridors 

• An approach to site construction and management. 

5.20 In accordance with the recommendations A Preliminary Roost Assessment was carried out.  

The assessment identified the potential for bats in several trees, which will not be affected 

by the development.  Trees to be removed as part of the proposed development are 

considered to have low and negligible potential for roosting bats.  One part of the building to 

be demolished is identified as having high potential for roosting bats.  Accordingly, an 

emergence survey is currently being undertaken. 

5.21 The supporting ecology and tree surveys recommend appropriate methodologies to ensure 

the construction of the proposed development does not impact on the sites ecology.  

Mitigation measures are also proposed.     

Flood Risk and Drainage Strategy 

5.22 In accordance with policy P11, a Flood Risk Assessment (FRA) and Drainage Strategy (DS) 

has been prepared to inform and support the application TA and TP. 

5.23 The FRA identifies that the application site is in flood zone 1 and concludes that it is at 

relatively low risk from all forms of flooding. 

5.24 The Drainage Strategy recommends that “the proposed runoff from this site will be limited to 

a maximum of the pre-development brownfield 1in1yr runoff rate to offer betterment over 

existing, as limiting to QBar greenfield runoff is not practical in this instance.” 

Design and Layout  

5.25 The Design and Access Statement (DAS) submitted with the application explains in detail 

how the proposed site layout has evolved through discussions with the LPA. 

5.26 The DAS and submitted plans propose a development which is consistent with the design 

principles established within the NPPF and Development Plan Policies.  Specifically: 

5.27 The proposed design of the extensions is high quality and provide a significant improvement 

to this important retail park.  In association with this application, a comprehensive refresh of 

the sites signage is proposed through a separate advertisement application. 

5.28 The proposed development will relate to the established character of the site and pattern of 

development” in accordance of with Policy P15 of Solihull Local Plan. Further, its relationship 

the existing buildings and the surrounding area is positive and will not impact on amenity.  

The proposed development will only be visible from within the application site and the existing 

car park due toe the scale of development and the existing established natural boundary to 

the site. 

5.29 The proposal integrates very well with the surrounding environment.  In particular, this is 

because of the use of the site as a garden centre.  Whilst a formal landscaping scheme is 

not proposed, the development does incorporate a substantial landscaped boundary to the 
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south and east of the site through its planteria and landscaped borders, which will be changed 

on a seasonal basis. 

5.30 The commercial tenant units will provide accommodation for a range of complementary 

businesses, which will improve the vibrancy of the centre and encourage linked trips.  

5.31 The proposed development will incorporate sustainably sourced materials for the 

construction of the new build elements.  Internal refurbishments will include LED lighting and 

the latest energy efficient standards. 

5.32 Notcutts are committed to maintaining sustainable operation practice through recycling of its 

retail waste through waste streaming. 

5.33 External lighting will include LED lighting at low level in accordance with recommendations 

contained within the Ecology Reports. 

Summary  

5.34 Sustainable development is considered to encompass three dimensions – Economic, Social 

and Environmental. The NPPF specifically advises that these roles should not be taken in 

isolation, because together they are mutually dependent. 

5.35 This section has demonstrated that the proposed development will make the most efficient 

use of a previously developed site and that it contributes towards all three dimensions of 

sustainable development.  It has been shown that the proposed development accords with 

the Development Plan. 

5.36 The NPPF sets a presumption in favour of sustainable development and directs LPA’s to 

approve development proposals that accord with the development plan without delay. 
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6 Summary and Conclusions 

6.1 This planning application is for an extension to the existing Notcutts Garden Centre, Shirley, 

Solihull. 

6.2 The proposed refurbishment and new development to the garden centre is required to 

respond to the business development and investment plans, customer expectations and 

demands, responding to evolving market needs and external competition. 

6.3 The proposed development will make the most efficient use of a previously developed site 

and contributes towards all three dimensions of sustainable development.  It has been shown 

that the proposed development accords with the Development Plan. 

6.4 The redevelopment of the site is not expected to have any significant detrimental impacts on 

the surrounding area. The mitigation recommended in the technical assessments submitted 

with this report will off-set the potential impacts from the surrounding area.  

6.5 The NPPF sets a presumption in favour of sustainable development and directs LPA’s to 

approve development proposals that accord with the development plan without delay. 

6.6 Accordingly, it is respectfully requested that the application be determined positively. 

 

  



 

 

 


