Walsall Council

Planning Committee

Report of Head of Planning and Building Control
30 October 2025

Plans list item number

ltem number: 3

Reason for reporting to the planning committee.

1) A Petition of 22 signatures submitted contrary to officers’ recommendation.

Application details

Application reference: 24/0501
Site location: 5, HIGHGATE CLOSE, WALSALL, WS1 3JD

Application proposal: Full planning application for change of use from a house (C3
dwellinghouse) to a residential childrens care home (C2 residential facility) including garage

conversion.
Application type: Full Application: Change of Use

Link to application documents: https://go.walsall.gov.uk/planningapps?id=24/0501

Applicant: Mr David Demay St. Benedicts Care Solutions Ltd, 5 Highgate Close, Walsall,
WS1 3JD


https://go.walsall.gov.uk/planningapps?id=24/0501

Planning agent: Mr Larry Priest / Mr Pop BPN ARCHITECTS, 3, MARY STREET,
BIRMINGHAM, B3 1UD

Ward: St Matthews

Red line location
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Crown Copyright and database rights 2024 Ordnance Survey 100019529

Recommendation

Planning Committee resolve to Delegate to the Head of Planning & Building Control to

Grant Planning Permission Subject to Conditions and subject to:

1. The amendment and finalising of conditions.



Site and surroundings

A site visit was carried out on 20" August 2025.

Highgate Close is a post war cul-de-sac of modern designed mid-20t" Century detached
houses which extends off Highgate Road, which is an older street with a mix of larger
traditional detached houses and more modern flats. The houses on Highgate Close have
front gardens and although many have now been fully hard surfaced to provide driveways,

there are also cars parked on the highway.

Both neighbouring houses are in residential use.

Planning history

Planning applications

¢ None relevant
Pre-application advice

¢ None relevant
Enforcement investigations

e Non relevant

Relevant policies

National Planning Policy Framework (NPPF)

The NPPF sets out the Government’s position on the role of the planning system in both
plan-making and decision-taking. It states that the purpose of the planning system is to
contribute to the achievement of sustainable development, in economic, social and
environmental terms, and it emphasises a “presumption in favour of sustainable
development”. The NPPF is a material consideration in the determination of a planning

application.


http://www.gov.uk/guidance/national-planning-policy-framework

Human rights and reducing inequalities

The provisions of the Human Rights Act and principles contained in the Convention on
Human Rights have been taken into account in reaching the recommendation contained in

this report. The articles/protocols identified below were considered of particular relevance:

e Article 8 — Right to Respect for Private and Family Life
e THE FIRST PROTOCOL - Article 1: Protection of Property

Section 149(1) of the Equality Act 2010 places a statutory duty on public authorities in the
exercise of their functions to have due regard to the need to (a) eliminate discrimination,
harassment, victimisation and any other conduct that is prohibited by or under the Act (b)
advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it (c) foster good relations between persons
who share a relevant protected characteristic and persons who do not share it (the Public
Sector Equality Duty or 'PSED'). There are no equality implications anticipated as a result of

this decision.
Walsall Council Development Plan

Planning law requires planning applications to be determined in accordance with the

development plan unless material considerations indicate otherwise.
Our Development Plan includes:

e Black Country Core Strategy (BCCS)

e Walsall Site Allocation Document (SAD)

e Saved policies of Walsall Unitary Development Plan (UDP)
e Walsall Town Centre Area Action Plan (AAP)

Planning guidance is published within a number of Supplementary Planning Documents.

Those of relevance will be referenced in this assessment.

Public consultation has been carried out in accordance with the Development Management

Procedure Order and the council’'s Statement of Community Involvement.



Consultee comments (planning officer’'s summary)

Environmental Protection

No objections

Local Highway Authority

No objections subject to conditions

Community Protection

No objections

West Midlands Fire Service

No objections

Planning Policy

No objections, concern about potential surface water flooding from hard surfacing

Neighbour and interested parties’ comments (planning officer’s

summa!y[

Objection
8 comments received objecting to the proposal for the following reasons:

e Safety and security of residents at risk
e Noise

¢ Increase in Traffic

e Crime

e Anti-social behaviour

e House depreciation

¢ Difficult to sell house

¢ Residents do not approve



e Loss of a family house, housing need

¢ No benefit to the area

e Drugs

e Decision prejudged

e Lack of information

e Profiteering

e Disturbance from comings and goings.

e Building inadequate for the use

e No room for extra traffic

¢ Not efficient use of tax

e Cheap housing a determining factor not location

e No evidence of a need in the area

e Work has started on the garage conversion

e Out of character

e Future maintenance would not meet current standards

e No evidence of qualification or experience

e Loss of garden

e Application states no trees, but there are to the rear.

e Evidence from 78 Leopold Avenue, Birmingham of anti-social behaviour at
another property alleged to be in the same use as proposed and operated by

the applicant.

Also, a petition with 22 signatures has been provided against the development. Addresses

are from Highgate Close and Highgate Road.

Determining issues

N o ok~ wbd =

Principle of development

Design, layout, and character

Amenity of neighbours and future occupiers
Highways

Ecology and Biodiversity Net Gain

Flood risk / Drainage

Other issues



Assessment of the proposal

Principle of development

Paragraph 63 of the NPPF 2024 requires that the size, type and tenure of housing needed
for different groups in the community should be assessed and reflected in planning policies,

and the description of these groups specifically includes ‘looked after children’.

Paragraph 135 of the NPPF states that Planning policies and decisions should ensure that

developments:

a) 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;

b) are visually attractive as a result of good architecture, layout and appropriate and

effective landscaping;

c¢) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate

innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live,

work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and

transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion

and resilience.

The proposal accords with paragraph 135 in that there would be no changes to the external
appearance of the existing dwellinghouse, therefore its appearance would remain

sympathetic to the local residential character. It would also provide for inclusive and



accessible housing for looked after children, addressing a national demand for the type of

accommodation being proposed.

SAD policy HC3 states that the Council will encourage the provision of housing for people
with special needs, including single people, the elderly, people with disabilities and any
other groups who require specialist accommodation, in locations that would be acceptable

for general housing.

There are no policies in the development plan specifically about children’s care homes or
homes used for the care of children. Saved UDP policy H6 is about nursing homes and rest
homes for the elderly but contains advice about parking and the types of property that will
be suitable. Paragraph (b) VIII states that large, detached properties are the most obviously
suitable for these uses. Paragraph (b) X states that the Council will take account of the

accessibility of a property to local amenities and public transport.

The application site is approximately 500m from a local convenience store on West
Bromwich Street and less than 1km from Asda in Walsall, there are also schools and
nurseries nearby. On Weston Street which is 400m away there are bus stops which provide
services including the 4 (Walsall - Blackheath), 4H (Walsall - Hayley Green), and 4M
(Walsall - Merry Hill), operated by both National Express West Midlands and Diamond Bus.

Consequently, the principal of the proposal in what is a sustainable location is supported by
policies HC3 of the SAD and saved policy H6 of the UDP.

Design, layout, and character

Residential dwellings are typically occupied by a single-family unit, where the activities
associated with the property would be regularly undertaken by the same individuals of that
family. However, it is recognised that members of a family are likely to have their own working

hours, differences in behaviour and their own comings and goings.

The applicant has stated that during the day there will be 3 members of staff with two
staying overnight. There would not be a fixed shift pattern, but a typical pattern is suggested
as being: start from 0730am-1400hrs; 2000hrs and 2200hrs being cut off time for the day
prior to overnight and sleep in shifts starting usual from 2200 until morning staff arrive from
0700hrs. In addition, there would be occasional visitors from other health professionals,

tutors and visitors that you might imagine would visit any home.



These times for staff plus occasional visitors are not dissimilar to the comings and goings
that might be expected at a family home and at what is a large family house which could
accommodate extended family. It should also be noted that there are no concerns raised by

Environmental Protection Officers.

The garage would also be converted into a staff room. There would be no effect on the
external appearance of the house as the garage door would remain with insulation

proposed behind it to provide a suitable office environment.

A local resident has raised that the application form does not recognise there are trees on
the site. It is acknowledged that there are trees within the site boundary however works to
trees would not be required by the proposal. Any matters relating to trees or unauthorised
works to trees which are covered by a Tree Preservation order can be investigated

separately. This application does not seek any works to trees and would not approve any.

The numbers of children and staff would not represent a significant change to the character
of the property to justify refusal of planning permission and could be limited through a
suitably worded condition, is it considered that the proposed change of use would have
limited impact on the appearance or character of the site in accordance with the
requirements of the Black Country Core Strategy policy ENV2, saved UDP policies GP2
and ENV32 of Walsall's Unitary Development Plan as well as the SPD Designing Walsall
DWa. the proposal.

A safeguarding condition preventing any external advertisements to the property should be
attached to any permission that may be granted to retain the residential character of the

site.
Amenity of neighbours and future occupiers

The properties surrounding the application site are in residential use. The proposal would
result in some transient level of activity through the comings and goings of different people
who would work at the property and from visitors on occasion. However, this would not create
a significant difference in character to that of a single-family unit. There would be little if any
effect on the living conditions of the occupiers of neighbouring properties, with any noise or
disturbance created from the comings and goings and vehicle movements associated with

the proposed use similar to that which might be expected from a single-family unit.



Safety and security of residents, drug use, crime and anti-social behaviour have all been
raised by residents, however the Police and Community Protection Team have been
consulted and have raised no concerns. Such sites should be regulated and monitored by
OFSTED and their management is outside of the planning remit. The Local Planning

Authority has no authority for the management of the operation.

For these reasons subject to a condition to limit the number of children at the house it is
considered that the development would not result in any unacceptable noise and
disturbance to the occupiers of the neighbouring houses and would accord with UDP policy
GP2.

Highways

The Highway Authority considers the development would not have an unacceptable impact
on road safety or have severe cumulative impacts on the operation of the road network and
is acceptable in accordance with the NPPF paragraph 115. Conditions recommended for

driveway surfacing, visibility splay and cycle parking provision.
Ecology and Biodiversity Net Gain

There are no ecological implications. The site is exempt from the requirement of
Biodiversity Net Gain as the proposed development would impact on an area of less than
25m2 of onsite habitat it is below the de minimis threshold. There are no ecological

implications. In accordance with saved UDP policies ENV10 and GP2.
Flood risk / Drainage

A concern has been raised about hard surfacing and surface water runoff, and a condition
can be attached to ensure satisfactory drainage within the site in order for the development
to be compliant with SAD policy EN3 and saved UDP policy ENV40.

Ground conditions and environment

As the application premise is a detached property, and given the information provided
within the Planning Statement, Environmental Protection are of the opinion that there
should not be any significant environmental impacts that require controlling in accordance
with saved UDP policies ENV10 and GP2.



Other issues

Concerns have been raised by members of the public regarding the value of a house or the
ability to sell it if the development was approved. However, this is not a determining issue of

a planning application.

Contrary to concerns raised, there are no known conflicts of interest which prevent Officers
from making a recommendation and the Council has a procedure for committees to make
decisions on applications in the event there was any conflict, in this instance the application

will be determined by planning committee in any case.

The profits, use of tax payer money or market interests of the proposed operator are not
determining issues in decision making because any permission would not be tied to that

operator and in any case is subject to other regulations.

Works reportedly already undertaken as described by neighbours, such as the removal of
trees, have been reviewed and do not constitute a change of use and do not require

permission.
The Council has powers to ensure that sites are not kept in an untidy state.

Information provided of anti-social behaviour at another property alleged to be in the same
use as proposed and operated by the applicant, is inconclusive and has not been given

weight in decision making.

Conclusion and reasons for decision

On balance, this application is considered acceptable when assessed against the local and

national planning policies and guidance as set out in this report.

The numbers of children who would occupy the house and the proposed staffing levels are
considered acceptable and would not be so dissimilar to the comings and goings of a large
family home that such a proposal should be refused. The benefits of this use in this location
are given significant weight considering the house is in a central location close to services,

facilities and public transport.

Considering the above factors, it is proposed that the application, subject to conditions

should be approved.



Recommendation

Planning Committee resolve to Delegate to the Head of Planning & Building Control to

Grant Planning Permission Subject to Conditions and subject to:

1. The amendment and finalising of conditions;

Conditions and reasons

1: The development hereby permitted shall be begun not later than 3 years from the date of

this permission.

Reason: To ensure the satisfactory commencement of the development in accordance with
the requirements of Section 91 of the Town and Country Planning Act 1990 as amended by

Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall not be carried out otherwise than in accordance

with the following approved plans details and documents:

e Location Plan dated 23/04/24

e Proposed Site plan 2737.00 Rev01

e Design and Access Statement: Supporting the application for Change of Use from a
house (C3 Dwellinghouse) to residential children’s care home (C2 Residential
Institution) dated March 2004.

e Proposed floor plans 2737.1100 Rev02

e Proposed Elevation and Garage Door Details 2737.02.01 Rev01

Reason: To ensure that the development undertaken under this permission shall not be
otherwise than in accordance with the terms of the application on the basis of which

planning permission is granted, (except in so far as other conditions may so require).

3. a) Prior to occupation of the development hereby permitted a minimum of four parking
spaces each measuring a minimum of 2.4m by 4.8m shall be provided on the drive within

the curtilage of the/each application property/dwelling.



3. b) The parking spaces shall be fully consolidated hard surfaced and drained to prevent

surface water from the driveway running on to the public highway or into any highway drain.

3. ¢) The development hereby permitted shall not be carried out otherwise than in
accordance with the approved details and the parking spaces shall thereafter be retained
for the purposes of parking vehicles and for no other purpose for the lifetime of the

development.

Reason: In accordance with the requirements of saved Unitary Development Plan policies
GP2, T7, T13 and ENV40 and in the interest of highway safety.

4. a) Notwithstanding the details submitted and prior to commencement of the development
hereby permitted a revised plan shall be submitted in writing to and approved in writing by
the Local Planning Authority showing a 2.4m x 3.4m pedestrian visibility splay at the end of

the driveway.

4. b) The development hereby permitted shall not be occupied until the approved visibility

splay has been constructed.

4. c) Nothing shall be planted, erected or grown within the visibility splay that will exceed
the height of 600mm.

4. d) The development hereby permitted shall not be carried out otherwise than in
accordance with the approved plan and the visibility splay shall thereafter be retained for

the lifetime of the development.



Reason: In the interest of highway and pedestrian safety in accordance with the saved UDP

policies T7 and T13 of the Walsall Unitary Development Plan.

5. a) Prior to the development first coming into operation, full details of the proposed cycle
shelter, which shall be secure, covered and illuminated, shall be submitted to and approved

in writing by the Local Planning Authority.

5. b) The development hereby permitted shall not be carried out otherwise than in
accordance with the approved details and the approved details shall thereafter be retained

for the lifetime of the development.

Reason: To encourage sustainable modes of travel and in accordance with the Black
Country Core Strategy Policy TRAN4.

6. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order
1987 (or any order revoking and re-enacting that order with or without modification) the

premises shall only be used as a residential care home for up to three children and for no
other purpose (including any other use falling within Class C2 of the Order, but may revert

back to C3 (dwellinghouse) on cessation of the use).

Reason: To safeguard the character of the area and to minimise potential noise and
disturbance in the interests of the occupants of neighbouring houses and to accord with
UDP policies GP2 and ENV32.

7: The development hereby permitted shall not be carried out otherwise than in accordance
with the approved details and there shall no advertisement(s) displayed to the frontage of

the property at any time.



Reason: In the interests of maintaining the character of the area in accordance with saved
UDP policies GP2 and ENV32.

Front page of submitted petition

Petition to Walsall Council

The undersigned are against the planning application for change of use from a house (C3 dwellinghouse) to a residential childrens care home (C2
residential facility) including garage conversion at 5 Highgate Close Walsall WS1 3D
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End of report



