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1. INTRODUCTION 

1.0 Lapworth Architects was founded in 1989 and is an 

architectural and interior design practice based in 

Edgbaston, Birmingham. 

1.0 The practice has a wide client base involved in 

housing, education, retail, commercial and industrial 

buildings. We also work on many period buildings including 

carrying out grant aided work for Birmingham City Council 

and English Heritage.  Listed building projects range from 

the restoration of the Grade I Listed Rotunda and Red Wing 

at Croome Court in Worcestershire to numerous Grade II and 

Grade II* buildings utilised for all kinds of uses including 

retail, restaurants, hotels, day nurseries, office and 

residential accommodation. 

 

1.0 We have completed a number of successful and  

award winning schemes in the region in recent years and 

elsewhere. 

1.0 We have won a number of design awards and 

indeed a project by this practice has now been included in 

Government’s By Design (CABE) document as an example of 

good design.  The design awards include best 2, 3 and 4 

bedroom houses and executive home and special category 

design in the Birmingham Post Housing Awards.  We have 

also won the Regional and National Green Tree Award for 

SensitiveBuilding in the Environment. 

1.0 Recently it has been confirmed that the practice 

has been awarded the CABE, ‘Building for life gold award’, 

for a project completed in the World Heritage site in 

Broadway, Worcestershire. 

1.0 This report has been commissioned by BCG Lakes 

Limited the owners of the site to inform and guide their 

redevelopment proposals for Great Barr Hall and the 

Registered Park.  

 

01 Olton Court, Solihull 

02 Olton Court, Solihull 

      03 Arden Oak, Warwick Road, Solihull 

      04 Lickey Grange, Bromsgrove 
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05 Broadway, Worcestershire 

06 Simpsons Restaurant, Edgbaston 

07 Croome Court, Worcestershire 

08 Somerset Road, Edgbaston 

09 19 Highfield Road, Edgbaston 

10 Barlows Road, Harborne 

11 Alcester Road, Moseley 
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1.7 This report has been prepared by Lapworth Architects on behalf of BCG Lakes 

Limited in respect of the need for enabling development to achieve the restoration 

and secure the optimum beneficial use of the Grade 11*listed hall, and associated 

parkland.  

 

1.8 Enabling development is development that under normal circumstances would not 

receive the benefit of planning permission but which is occasionally permitted 

because it brings public benefits that have been demonstrated as clearly 

outweighing any harm that would otherwise be caused. Enabling development has 

been accepted in support of a wide range of public benefits, from opera houses to 

nature conservation. In the case of Great Barr Hall, enabling development is 

proposed to secure and safeguard it’s heritage asset. 

 

1.9 The benefits of securing and safeguarding the heritage asset are paid for by the 

value added to land as a result of the granting of permission for development within 

the site; enabling development can be likened as a type of public subsidy. Thus, 

unlike most planning applications, financial considerations are central to 

determining proposals for enabling development.  

 

1.10 The vast majority of heritage assets survive because they are capable of beneficial 

use. However, a problem lies in those circumstances where the cost of maintenance, 

major repair or their conversion to an optimum viable use of a building is greater 

than its resulting value. This means that a subsidy to cover the difference (referred 

to as the “Conservation Deficit”) is necessary to secure its future.  

 

1.11 The essence of a scheme of ‘ enabling development’ is that the public, typically the 

local community, accept some dis-benefit as a result of planning permission being 

granted for development which would not otherwise gain permission, in return for a 

benefit funded from the value added to the land by that consent.  

 

1.12 Case law has established that enabling development is a legitimate planning tool; if, 

after full assessment, the balance of advantage clearly lies in approval then planning 

permission should be granted. However there is an onus on an applicant to justify 

the assertion that a particular form of development is the least damaging way of 

achieving the common objective of safeguarding the heritage asset; this is the 

purpose of this report. To provide guidance on this issue, English Heritage has 

published a Practical Guide to Assessment.  

 

1.13 This report addresses the case for Enabling Development at the Great Barr Hall and 

Registered Park following the guidance set out by English Heritage. To that extent, 

the report is structured as follows: 

 

i) Conservation deficit; understanding the Heritage Asset and the need for 

enabling development. 

ii) Assessing the potential uses; identifying the optimum beneficial use.  
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iii) Community Participation 

iv) Development Appraisal 

 

 

1.14 BCG Lakes Limited are a locally based company; the Directors of which have 

extensive experience of property development within the West Midlands and a proven 

track record on the sensitive handling of development within the historic environment.  

 

1.15 BCG Lakes Limited success is firmly based on an acknowledgment that the process 

of understanding a site and sympathetically developing an appropriate scheme requires 

a range of professional skills. In respect of the Great Barr Hall and Registered Park, the 

proposed development has been informed by a team compromising the following 

consultants and consultant practices: 

 

i) Peter Allen – Historian 

ii) Ecologists - Cotswold Wildlife Surveys  

iii) Structural Engineers 

iv) Quantity Surveyor  

v) Financial Development Appraisal works 

vi) Arboriculturalist – Acorns Environmental Management Group 

vii) Transport Assessment  

viii)  Acoustics Report – Hoar Lea Acoustics  

ix) Property Agents 

x) Lapworth Architects – Architects 

xi) UK Planning – Town and Country Planning Consultancy 

 

In addition to this planning statement the following documents are submitted in 

support of this application: 

 Design & Access Statement 

 Planning Statement 

 Heritage Statement  

 S106 Head of Terms 

 Acoustic Report – Report on Existing Noise Climate 

 Acoustic Barrier specification  

 Air Quality Assessment  

 Archaeological Desk Based Assessment of Great Barr Park 

 Archaeological Evaluation of Chapel Lane 

 Building Assessment & Recording of Great Barr Hall 
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 Extended Phase 1 Habitat & Ecological Survey for Great Barr Park and 

Hall 

 Great Crested Newts Survey  

 Bat Survey for Great Barr Hall 

 Ecological Mitigation Plan 

 Conservation Management Plan 

 Tree Survey for Great Barr Park  

 Landscape &Visual Impact Assessment 

 Land Use Consultants Site Constraints Map 

 Land Use Consultants Landscape Heritage Appraisal  

 Land Use Consultants – Visual Study & Site Sections 

 Transport Statement 

 Detailed Schedule of Costs Agreed with English Heritage 

 Detailed Schedule of Works agreed with English Heritage 

 Statement of Community Consultation 

 Statement of Community Benefits 

 Flood Risk Assessment  

 Enabling Development Justification Statement 

 Outline Schedule of External Works 

 Historic Assessment of Great Barr Hall & Registered Park 

 Great Barr Hall External Fabric Report 
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2.0 RELEVANT PLANNING HISTORY   
 

 

2.1 There have been numerous planning applications and Notices of Proposed 

Development consultations submitted to Walsall Council in modern times, many of 

which provided notification of small scale ancillary hospital works carried out as 

permitted development. 

 

. 

2.2    Details of key applications are set out below: 

 
BC33199P/C & BC33200P/C - Outline Residential Development and associated Listed 
Building Consent (relating to redevelopment of the male homes). Both applications 
withdrawn 16th February 1995. 
 
BC33201P/C & BC33202P/C - Outline Development of Land for B1 Offices and 
associated Listed Building Consent (relating to redevelopment of the male homes). 
Both applications withdrawn February 1995. 
 
BC34624P/C & BC34625P/C - Planning and Listed Building Consent Applications for 
Restoration/Extension of Great Barr Hall, additional Office/Leisure Development and 
Visitor Centre, 10 Hole Golf Facility, associated Car Parking and Landscaping (within 
northern part of site). Both applications withdrawn 20th November 1995. Although 
not determined, officers did raise concerns with regard to impact on the Hall, Green 
Belt, Historic Parkland, Sites of Importance for Nature Conservation and damage to 
agricultural land. 
 
BC40645P/C - Listed Building Consent: Demolition of Male Homes Blocks. Granted 
subject to conditions 13th April 1994. 
 
BC42933P/C - Erection of 98 Dwellings (on site of male homes), Country Park, Roads 
and Associated Structures. Application not determined. 
 
BC59707P/C & BC59709P/C - Planning and Listed Building Consent Applications for 
Creation of Football Training Ground (including changing rooms, sports hall and 
gymnasium), Alterations/Extensions to Great Barr Hall to Provide Residential 
Accommodation, Classrooms and Offices, Restoration of Lakes/Grounds, and Erection 
of 41 Detached Houses (on land south of Suttons Drive). Both applications withdrawn 
December 2000. 
 
A series of applications for planning, listed building consent and conservation area 
consent were submitted in 2001. These originally related both to the land that was 
then owned by the Receivers and the remaining NHS land.  
 
Two sets of applications were submitted. The first (application A) involved the 
development of both the former Male and Female homes on the NHS land and the 
provision of further new dwellings as "enabling development" to fund the restoration 
of Great Barr Hall and Great Barr Park. The second (application H) involved the NHS 
land only. Planning applications to change the use of Great Barr Hall to 11 
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apartments, and associated applications for listed building and conservation area 
consent were also submitted. 
 
The applications were considered by Walsall Council in May 2002. The change of use 
application for Great Barr Hall was granted but the other applications were refused 
on grounds relating to the impact on highways, the historic environment and green 
belt. 
 
Following the refusal and the submission of appeals, "application H" was amended to 
omit the redevelopment of the former Male Homes on the northern end of the NHS 
land. An appeal against the refusal of "application A" was submitted but has 
subsequently been withdrawn. 

 
The Council argued that the scale of this amendment was such that new applications 
were required. Revised applications that relate only to the redevelopment of the 
former Female Homes were submitted in December 2002 and refused by the Council 
in July 2003. These revised applications were the subject of the public inquiry in 
March 2004 and subsequently granted in September 2004.  
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3.0 PLANNING POLICY 

 

2.1 The National Planning Policy Framework (the Framework) came into force on27 

March 2012 which, amongst many other things, replaces Planning Policy Statement 

5 ‘Planning for the Historic Environment’. 

 

2.2 In addition The English Heritage (EH) document Enabling Development and the 

Conservation of Significant Places (the EH Enabling document) offers specific 

guidance on this matter. ‘The Policy’ (the EH Policy) set out below establishes 

various criteria to be used in the assessment of enabling development proposals.  

 

2.3 However, the Framework, a more recent material consideration, makes it clear that 

the benefits of the proposal should simply outweigh the disbenefits of departing 

from other policies unlike the EH Policy which sets out the tests of ‘decisively’ 

outweighing disbenefits. 

 

2.4 Previously the national policies with particular relevance to the development of this 

site in relation to sustainability were- 
 
PPS-1 Delivering Sustainable Development 
PPS-4 Planning for Sustainable Economic Development 
PPS-5 Planning for the Historic Environment 
PPG-13 Transport 
PPG-23 Planning and Pollution Control 
These have now been superseded by the National Policy Framework 

 
2.5 Section 1 of the NPFF is pertinent, as it strongly supports the building of a strong, 

competitive economy. This application is aimed a providing opportunities for the 
development and expansion of business. 
 

2.6 Section 7 advises on “Good Design” with the aim of securing “high quality and 
inclusive design” and “the integration of new development into the...historic 
environment”. 

 

2.7 Section 12 refers to “conserving and enhancing the historic environment”. 
Paragraphs 131- 134 of this section are of particular significance, referring to the 
impact of new development on heritage assets and the balance between this impact 
and the benefits which may outweigh any potential harm caused. 
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4.0 LOCAL PLANNING POLICY 

4.1 Adopted Unitary Development Plan 
 

Policy ENV4 provides a site specific policy for Great Barr Hall and Estate, stating 
that in considering development proposals, the Council will take into account the 
contribution the proposal makes to the aim of achieving a comprehensive approach 
to the restoration of the Hall and the historic landscape, along with Green Belt 
policies and Government guidelines for the setting of listed buildings, and 
development in Conservation Areas. The policy encourages the re-use of existing 
buildings, which are of architectural/historic importance, and limits new 
development to the replacement of existing buildings in locations considered to be 
environmentally acceptable and to an area and height not exceeding that of the 
buildings to be replaced. ENV4 goes on to require the preservation/enhancement of 
buildings of architectural/historic interest and the historic landscape, as well as 
areas of nature conservation value and the Conservation Area, along with the 
removal of features which detract from the character of the estate, provision of 
satisfactory arrangements for vehicular access, a comprehensive approach to the 
future use/management of the estate and controlled public access. 

 
Policy 3.1 states that the Council will continue to safeguard the character and 
function of the Green Belt, in line with the purposes of including land within Green 
Belts. Policy 3.2 goes on to state a general presumption against development 
within the Green Belt with limited exceptions (i.e. agriculture, forestry, 
institutions in large grounds, essential outdoor sport/recreation and 
minerals/waste). 

 
Policy 3.3 states that where development is considered to be consistent in 
principle with the function of the Green Belt, the Council will require that its 
siting, design, form, scale and appearance is compatible with the character of the 
surrounding area. Policy ENV2 lists criteria to be taken into account in making such 
an assessment (including, amongst others, detailed layout, grouping/height/scale 
of buildings, opportunities to use redundant buildings, traffic generation, impact 
on nature conservation and features of historic importance, and implications for 
local facilities).  

 
Policy 3.4 seeks to protect the best quality agricultural land, whilst 3.5 encourages 
the positive use of the Green Belt for outdoors sport/recreation and supports 
diversification of the rural economy. 

 
Policy 3.6 expects new development schemes to contribute towards the 
environmental improvement of the urban area, whilst 3.7 seeks to protect nearby 
uses from excessive noise, pollution and other environmental nuisance. 3.15 
encourages woodland planting as a contribution to the availability of 'wild-space' 
for informal recreation. 

 
Policy 3.18 states that the Council will continue to protect and enhance the 
Borough's built heritage. 3.19 states that the Council will examine the impact of all 
proposals within Conservation Areas to ensure that their character and visual 
amenity are safeguarded and enhanced. 
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Policy 3.20 states that buildings of special architectural or historic interest will be 
safeguarded and the Council will encourage their preservation. Economic uses for 
listed buildings will be encouraged, provided that proposals, which require their 
conversion and adaptation, respect their architectural and historic interest and 
that of their surroundings. The Council will ensure that development proposals in 
the vicinity of listed buildings do not adversely affect their special character. 

 
Policy 3.23 seeks to promote the interests of nature conservation within the 
Borough, whilst 3.24 seeks the enhancement and management of Sites of 
Importance for Nature Conservation and other sites of local importance for nature 
conservation. All development proposals are expected to take full account of 
opportunities for safeguarding and enhancing the interests of nature conservation. 
Policy ENV9 goes on to require that, wherever possible and appropriate, all new 
development should retain existing features of value. Policy ENV11 gives additional 
protection to Sites of Importance for Nature Conservation, stating that 
development which may without reasonable justification destroy or adversely 
affect such sites will not normally be allowed. 

 
Policy 6.10 requires new housing areas to facilitate the efficient provision of public 
transport services. 

 
Policy H4 provides general guidelines for the layout and design of residential 
development and protection of residential amenity, including compliance with 
residential distance standards and assistance with personal safety and crime 
prevention. 

 
In general terms, policy 7.2 sets out protection of the environment and the 
promotion of safety as the central aims of transport planning. 7.4 requires major 
development sites to be designed with public transport in mind, whilst 7.12 
requires good accessibility by bus. Policy 7.19 requires a Traffic Impact Study for 
development involving significant levels of traffic generation. 7.23 expects vehicle 
parking to be provided according to the Council's standards, and 7.25 encourages 
walking and cycling as important and beneficial modes of travel. 

 
Policy 8.1 looks to implement appropriate measures to realise the potential for 
countryside leisure and recreation, which is offered by the Borough's Green Belt. 
8.4 expects new developments to provide open space to meet their own 
requirements. 8.10 states that the Council will continue to support the protection, 
enhancement, promotion and management of the Beacon Regional Park. 

 
4.2 Unitary Development Plan Revised Deposit Draft (March 2002) 
 

Policy GP2 expects all developments to make a positive contribution to the quality 
of the environment and the principles of sustainable development.  

 
Policy GP3 states that planning obligations will be used to secure the provision of 
any on or off-site infrastructure, facilities, services or mitigating measures made 
necessary by a 
development. 
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Paragraph 3.3 proposes to continue to safeguard the character and function of the 
Green Belt, whilst paragraph 3.12 proposes that development proposals should not 
destroy, damage or adversely affect nature conservation interests. 

 
Paragraph 3.13 proposes to safeguard the archaeological heritage of the Borough, 
whilst 3.14 proposes to safeguard buildings of special architectural or historic 
interest. Paragraph 3.15 proposes continue to preserve or enhance the character of 
Conservation Areas. Proposed policy ENV2 continues to state a general presumption 
against inappropriate development within the Green Belt and lists those categories 
of development, which may be considered acceptable in principle. Policy ENV3 
goes on to propose detailed assessment criteria for proposals considered 
acceptable in principle. Policy ENV4 proposes to reflect Government advice on the 
redevelopment of major developed sites in the Green Belt, identifying St. 
Margaret's Hospital and Great Barr Hall Estate specifically, and stating that the 
redevelopment of such sites may be permitted subject to detailed assessment 
criteria. 

 
Proposed policy ENV9 largely reflects the adopted UDP policy ENV4 in respect of St. 
Margaret's Hospital and Great Barr Hall/Estate, but proposes to update the policy 
by reference to the re-use and/or redevelopment of the hospital buildings, 
replacement restricted to existing footprint, vehicular access from Queslett Road 
(with access from Chapel Lane for emergency vehicles only), public transport 
access, controlled public access without detriment to nature 
conservation/landscape quality/amenity, and proposals for enabling development 
to be assessed against English Heritage guidance. 

 
Policies ENV20, 22 and 23 propose protection from development for Sites of Special 
Scientific Interest, Sites of Importance for Nature Conservation, Sites of Local 
Importance for Nature Conservation and protected species. Policy ENV24 proposes 
that all new development must take account of the potential for enhancement of 
the natural environment and nature conservation opportunities. 

 
Proposed policy ENV27 requires protection of archaeological assets. 

  
Policy ENV29 proposes that alterations/extensions to, and changes of use of, listed 
buildings will only be permitted where the appearance, character and value of the 
building is not adversely affected. 

 
Listed Building Consent and planning permission for "enabling development" 
 

 that is, development intended to provide funding for the reinstatement and 
re-use of a listed building - will only be granted where:- 

 The reinstatement of the Listed Building is guaranteed. This may require 
some or all of the reinstatement works to take place as part of the first 
phase of the scheme. 

  Such development will not harm the building's architectural or historic 
value, or the building's immediate setting. 

 A full justification is provided to show that the proposal is both necessary 
and capable of producing the desired result. 

 The development does not compromise other policies of this Plan, including 
protection of the Green Belt. 
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Proposed policy ENV31 lists criteria to assess whether a development preserves or 
enhances the character and appearance of a Conservation Area. Policy ENV32 seeks 
to protect the Borough's registered parks and gardens from the effects of 
inappropriate built development and insensitive alteration. 

 
Policy ENV34 proposes that poorly designed development or proposals, which fail to 
properly take account of the context of surroundings, will not be permitted. 
Amongst others, this policy will relate particularly to Conservation Areas, areas 
with a special character, in the vicinity of a listed building or registered park, 
adjacent to areas of nature conservation value and within Green Belt. 
Proposed policy H10 expects the design of residential developments to create a 
high quality living environment, well integrated with surrounding land uses and 
local character, to provide adequate open space, provide an appropriate mix of 
housing types, and facilitate provision for public transport and pedestrians/cyclists. 

 
Paragraph 8.8 proposes that residential developments will only be permitted where 
adequate school capacity exists or can be provided. Where residential 
developments necessitate the provision of new or improved educational facilities 
or other forms of social and community infrastructure the Council will require 
developers to make a financial contribution to the costs of providing these 
facilities. 

 
Paragraph 8.8a goes on to propose that on housing sites of 1 hectare or more, 
developers should ensure that provision is made available for accessible community 
healthcare facilities to serve the development. 

 
4.3 Looking at the site more specifically the Planning Policy context is as follows; 
 
4.3.1 The four Black Country Local Authorities of Dudley, Sandwell, Walsall and 

Wolverhampton have prepared a Core Strategy for the Black Country – the Black 
Country Core Strategy (JCS). The document sets out the vision, objectives and 
strategy for future development in the Black Country up to 2026 and beyond. It 
forms the basis of Walsall's Local Development Framework and will guide future 
development decisions throughout the Black Country. 

 
4.3.2 As well as providing the basis for decisions on planning applications, the Core 

Strategy will also shape regeneration, investment, and growth within the borough. 
 
4.3.3 The Core Strategy was adopted on 3 February 2011 following an examination in 

public in the summer of 2010. 
 
4.3.4 The Council has also published a number of relevant Supplementary Planning 

Documents that offer developers additional guidance on issues relevant to the 
planning of new development proposals in the area. These documents carry less 
weight than policies when decisions are made about whether to grant planning 
permission, but are used to assess planning applications that require consideration 
of: 

 
– Walsall Design Guide SPD (February 2008) 

– Natural Environment SPD (April 2008) 
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4.3.5 Time constraints have prevented a detailed review of the above supplementary 
planning documents. 

 
Relevant Black Country Core Strategy Policies 

 
4.3.6 CSP3 Environmental Infrastructure – Development proposals must demonstrate 

that the strategic network of environmental infrastructure will be protected, 
enhanced and expanded at every opportunity, using the Black Country 
Environmental Infrastructure Guidance Phase 2. Infrastructure includes open space, 
areas of biodiversity and geodiversity importance, wildlife corridors, water 
courses, pedestrian and cycle routes and areas and buildings of high design quality 
and special historic character. 

 
4.3.7 CSP4 Place-Making – All development will be required to demonstrate a clear 

understanding of the historic character and local distinctiveness of the area and 
show how proposals make a positive contribution to place-making and 
environmental improvement in the following relevant spatial terms: 

 
and buildings will be influenced by their context and seek to 

enhance the unique attributes the area offers in terms of its local character and 
heritage whilst responding to current day needs, changes in society and cultural 
diversity. 
 

tifunctional open space network will not only provide space for 
sport and recreation and help support a balanced ecological environment but help 
mitigate flood risk, provide space for wildlife and informal recreation for local 
people. 
 

cumstances, the provision of public art will be required as part 
of new developments through on and off-site provision, to support and enhance the 
cultural and social development and identity of the Black Country. 
 

4.3.8 With regards to employment, policy EMP5 Improving Access to the Labour Market 
states that planning obligations will be negotiated with the developers and 
occupiers of major new job creating development to secure initiatives and/or 
contributions towards the recruitment and training of local people, particularly 
disadvantaged groups. 

 
4.3.9 EMP6 Cultural Facilities and the Visitor Economy – In order to help deliver 

economic, social and environmental transformation important cultural facilities 
will be protected and, where Landscape Heritage Appraisal of Great Barr Park, 
Walsall 5 January 2014 necessary enhanced, promoted and expanded in partnership 
with key agencies and delivery partners. 

 
4.3.10 TRAN2 Managing Transport Impacts of New Development – Planning permission 

that are likely to have significant transport implications must be accompanied by a 
Transport Assessment and proposals to provide an acceptable level of accessibility 
and safety by all modes of transport to and from all parts of a development 
including, in particular, access by walking, cycling, public transport and car 
sharing, including implementation of measures to promote and improve such 
sustainable transport facilities through agreed Travel Plans and similar measures. 
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4.3.11 ENV1 Nature Conservation - Development will not be permitted where it would 
harm internationally (Special Areas of Conservation), nationally (Sites of Special 
Scientific Interest and National Nature Reserves) or regionally (Local Nature 
Reserve and Sites of Importance for Nature Conservation) designated nature 
conservation sites, or the movement of wildlife within the Black Country and its 
adjoining areas is impeded by the development. 

 
4.3.12 Adequate information on affects, improvements and on-going management to 

designated sites or important habitats, species or geological features must be 
submitted. 

 
4.3.13 Compensation will only be accepted in exceptional circumstances. A mitigation 

strategy must accompany relevant planning applications. 
 
4.3.14 All appropriate development should positively contribute to the natural 

environment: 
 

 Extending nature conservation sites; 

 Improving wildlife movement; and/or 

 Restoring or creating habitats / geological features which actively 
contribute to the implementation of Biodiversity Action Plans (BAPs) and/or 
Geodiversity Action Plans(GAPs) at a national, regional or local level. 

 
4.3.15 ENV2 Historic Character and Local Distinctiveness– All development should aim to 

protect and promote the special qualities, historic character and local 
distinctiveness of the Black Country. Development proposals will be required to 
preserve and, where appropriate, enhance local character and those aspects of the 
historic environment together with their settings which are recognised as being of 
special historic, archaeological, architectural, landscape or townscape quality. 

 
4.3.16 Particular attention should be paid to the preservation and enhancement of locally 

listed historic buildings and archaeological sites, historic parks and gardens 
including their settings and locally designated special landscape areas and other 
heritage based site allocations. 

 
4.3.17 Development proposals that would potentially have an impact should be supported 

by evidence included in Design and Access Statements. In some instances local 
authorities may require developers to undertake detailed Historic Landscape 
Characterisation studies to support their proposals. 

 
4.3.18 ENV3 Design Quality – Successful place-making will depend on understanding and 

responding to the identity of each place with high quality design proposals. The 
following aspects of design must be addressed through Design and Access 
Statements reflecting their particular Black Country and local context: 

 
1. Implementation of the principles of “By Design” to ensure the provision of a high 

quality network of streets, buildings and spaces; 
 

2. Meeting Building Research Establishment Environmental Assessment Method 
(BREEAM)Very Good or above for non-residential development; 

 
3. Consideration of crime prevention measures and secured “By Design” principles. 
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4.3.19 ENV5 Flood Risk, Sustainable Drainage Systems and Urban Heat Island – 
Proposals for development must demonstrate that the level of flood risk associated 
with the site is acceptable in terms of the Black Country Strategic Flood Risk 
Assessment and its planning and development management recommendations as 
well as PPS25. 

 
4.3.20 All developments should incorporate Sustainable Drainage Systems (SUDs), unless it 

would be impractical to do so, create new green space, increase tree cover and/or 
provide green roofs, and Landscape Heritage Appraisal of Great Barr Park, Walsall 6 
January 2014 those requiring a Flood Risk Assessment should reduce surface water 
flows back to equivalent greenfield rates and. 

 
4.3.21 All developments should take every opportunity, where appropriate development 

lies adjacent to the river corridors, or their tributaries or the functional floodplain, 
to benefit the river by reinstating a natural, sinuous river channel and restoring the 
functional floodplain where it has been lost previously. 

 
4.3.22 WM5 Resource Management and New Development – All new developments 

should address waste as a resource, minimise waste; manage unavoidable waste 
sustainably and responsibly, and maximise use of materials with low environmental 
impacts. 

 
4.3.23 Resource and waste management should be considered in the design and layout of 

new developments. Wherever possible, building, engineering and landscaping 
projects should use alternatives to primary aggregates, recycled materials, 
renewable and locally sourced products, and materials with low environmental 
impacts. 

 
4.3.24 Where redevelopment of existing buildings or structures and/ or remediation of 

derelict land is proposed, construction, demolition and excavation wastes (CD&EW) 
should be managed on-site where feasible and as much material as possible should 
be recovered and re-used for engineering or building either on-site or elsewhere. 
Consideration should also be given to how waste will be managed within the 
development once it is in use. 

 
4.3.25 Planning applications for major development should include supporting information 

explaining what material resources will be used in the development, and how and 
where the waste generated by the development will be managed. 
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Proposal Map and Unitary Development Plan Policies 
 

 
 
4.3.26 The proposal map comes from the old Unitary Development Plan (2005). 
 
4.3.27 The thick green line outlines the boundary of Great Barr Hall &Estate and St 

Margaret's Hospital. The green dot in a square refers to a ‘proposed Local Nature 
Reserve’. 

 
4.3.28 The mottled orange area referring to ‘Existing Development Sites in the Green 

Belt’ and the mottled green area refers to a ‘Site of Importance for Nature 
Conservation’ (SINC). The key has been updated to say that both areas are covered 
by policy ENV1 in the Black Country Core Strategy (see above). 

 
4.3.29 It would seem that old UDP policies ENV 8 and ENV 4 (d) still hold some weight as 

neither policy is referred to as being made obsolete by the new joint core strategy. 
 
4.3.30 ENV4 (d) Major Developed Sites in the Green Belt – The limited infilling of major 

developed sites in the Green Belt may be permitted at St. Margaret’s Hospital, 
Great Barr Hall Estate provided that the development will have no greater impact 
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on the purposes of the Green Belt than the existing development on the openness 
and purposes of the Green Belt; the height of the existing buildings would not be 
exceeded; the area to be covered by buildings would not occupy alarger area of 
the site than the aggregate ground floor area of the existing buildings, unless this 
would achieve a reduction in height which would benefit visual amenity. 

 
4.3.31 In the case of proposals for either infilling or redevelopment it must also be 

demonstrated that there would be no significant intensification of activities on the 
site, or significant extra traffic Landscape Heritage Appraisal of Great Barr Park, 
Walsall 7 January 2014 generation, that would have an unacceptable adverse 
impact on the environment and amenities of the area. 

 
4.3.32 Policy ENV8 Great Barr Hall and Estate and St. Margaret’s Hospital – In 

considering proposals within this area, the Council will particularly take into 
account: 

 

 The contribution the proposal makes to the aim of achieving a 
comprehensive approach to the restoration of Great Barr Hall and the 
historic landscape, and the re-use and/or redevelopment of the former St. 
Margaret’s Hospital. 
 

 Green Belt policies. 
 

 

 Government guidelines for the protection of agricultural land, the setting of 
listed buildings, nature conservation, development in Conservation Areas, 
and the future use of major developed sites in the Green Belt. 
 

 The Council will encourage the re-use of those buildings of special 
architectural or historic interest in accordance with Policy ENV4 (see 
above). 

 

 New built development other than that which is normally appropriate in the 
Green Belt will be limited to the replacement of footprint of existing 
buildings. Such development will be restricted to locations considered to be 
environmentally acceptable which have no greater impact on the openness 
of the Green Belt, and to a footprint and height not exceeding that of the 
buildings to be replaced. Every opportunity should be taken to locate and 
design such footprint replacement development so that it has less 
environmental impact than the buildings it replaces. 

 
All proposals must provide for: 
 

a) The preservation, enhancement and improvement of the character of buildings 
of architectural or historic interest. 
 

b) The preservation, enhancement and management of the historic landscape, 
other historic features, the Sites of Importance for Nature Conservation and 
other areas of nature conservation value. 
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c) The preservation and enhancement of the character of the Great Barr 
Conservation Area – this 775ha Conservation Area was designated in 1996. 

 
d) The removal of those features which detract from the character of the Estate. 

 
e) Functionally and environmentally satisfactory arrangements for vehicular 

access from Queslett Road; the Council will require the developer to meet the 
costs of necessary off-site highway improvements. Any access from Chapel Lane 
should be minimised for environmental and traffic management reasons. 

 
f) An indication as to how they will contribute and relate to the aim of achieving 

a comprehensive approach towards the future use and management of the 
Estate. 

 
g) Public transport access to the site. 

 

 Developers must demonstrate how schemes will provide for controlled 
public access to the Estate without detriment to the nature conservation 
interest, landscape quality and amenity of the site. 

 

 The Council will ensure that the issues relating to the future of this Estate 
are considered in a comprehensive and long term manner. To this end, a 
phasing and implementation plan will be prepared by the Council, 
developers and all interested parties. Any proposals for enabling 
development to secure the restoration of Great Barr Hall and Estate 
including provision for future maintenance and management will be 
assessed against the guidance in the English Heritage Statement “Enabling 
Development and the Conservation of Heritage Assets”. 

 
4.4 The application site consists of the core area of Great Barr Park which includes 

Great Barr Hall and Chapel which are Statutory Listed Grade II* and both are in a 
serious case of dereliction and are currently on the English Heritage Buildings at 
Risk Register.  

 
 Recently the buildings listing was rechecked bearing in mind its decline but its 

existing level of Grade II* was confirmed emphasising the importance of this 
heritage asset.   

 
Great Barr Park is listed Grade II on the English Heritage Register of Historic Parks 
and Gardens and has also been subject to a prolonged period without management 
and is therefore on the EH Registered Park and Gardens at Risk Register. The 
registered park extends to 105 ha and the register entry for the landscape was 
given for the following principal reasons: 
 
Group value: the C18th landscape park is contemporary with and provides the 
setting for Great Barr Hall (listed Grade II*). 
 
Design interest: C18th and C19th design work by Humphry Repton, John Nash and 
Gilbert Scott, and possibly William Shenstone. 
 
Intactness: the overall layout, boundaries and features of the park remain mostly 
intact and it retains strong links with Great Barr Hall. 
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4.5 The owners of the application site which forms the core area of the park are 

seeking to prepare design proposals for the restoration and redevelopment of the 
derelict Hall and its setting.  

 
English Heritage have been and are continuing to work with the owners and Walsall 
Council to resolve the longstanding neglect and deterioration of the site in order to 
find a suitable solution for the Park and Hall guided by the English Heritage 
guidance on Enabling Development.  
 
Great Barr Park and the pleasure ground surrounding Great Barr Hall are 
spectacularly beautiful even in their current derelict condition and have resulted 
from over 200 years of intervention by luminaries in the art of landscape and 
architectural design including William Shenstone, Humphrey Repton, John Nash and 
Gilbert Scott.  
 
The site also boasts an unrivalled intellectual and social history as a meeting home 
of the Scott Family.  
 

4.6 The only survey of the site’s landscape is the De Bois Landscape Survey Group’s 
report published28 years ago in 1985, and the Hall has been empty since 1978. The 
De Bois report was commissioned by Sandwell and Walsall Councils, West Midland 
CC and Walsall Health Authority. Since its publication the landscape has been 
virtually unmaintained, with the pleasure ground overgrown and neglected, the 
remaining area of park in very poor condition and the Hall now entirely derelict. 

 
 Enabling development is now being considered in an attempt to finally achieve a 

viable and sustainable long term solution for the land in BCG Lakes’ ownership and 
avoid the further fragmentation of the estate. Despite several changes in 
ownership in the past decade, thankfully the Hall and Park remain in the same 
ownership and thus these two unique heritage assets can be restored, conserved 
and seen as one, as originally intended since the C18th. However importantly the 
EH Enabling Development Guidance sets out the need to not harm the heritage 
value of the place and its setting and the need to resolve problems arising from the 
inherent needs of the place, rather than the circumstances of the site owner or the 
purchase price paid. Here lies the dilemma for any landscape consultant reviewing 
this site – in terms of heritage landscape issues, to what extent is development 
justified in the registered park, in order to see the key heritage assets, the Hall 
and park, preserved for future generations. 

 
4.7 There have been many meetings with English Heritage and Walsall Council to 

determine the way forward and what enabling work would be required to achieve a 
successful restoration project.  

 
It has not only included considerable time and effort put in by English Heritage 
regional office but it has also included input by an English Heritage cost specialist 
based in Reading and also by an Enabling Works Specialists and assessor based in 
London.   
 
The work determined a long list of items that would be desirable to include to 
restore the Hall and core park within the application site. These items were costed 
and checked by English Heritage cost specialists and the list was then reviewed and 
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graded into four categories with items 1 and 2 on the priority listed regarded as 
essential works 3 less essential but desirable and the items in category 4 were 
removed from the application project.  
 
Furthermore to cut costs it was agreed that the Hall would not be fully restored to 
its original authentic period state internally and this would enable some more cost 
effective construction measures to be used to assist with limiting the enabling work 
required. 
 
Clearly it was vitally important that whatever the solution it would need to be one 
which would give the site a long term viable managed future.  
 

4.8 As already noted the site is regarded as a major developed site within the Green 
Belt and from the Councils existing policy base with limited infilling regarded as 
acceptable.  

 
 We are aware that unless there are very special circumstances development in 

Green Belt is not acceptable but in the case of the application site the driving 
force is the restoration of the heritage assets.  

 
 It has also been clear from the beginning that in line with the design development 

of the proposal the councils policy ENV8 will particularly take into account the 
contribution the proposal makes to the aim of achieving a comprehensive approach 
to the restoration of Great Barr Hall and the historic landscape and the 
reuse/redevelopment of the former St Margaret’s Hospital.  

 
 Up until recently there was significant existing development on land adjoining the 

site within the Greenbelt (land on the other side of Suttons Drive) but this has been 
demolished by Bovis Homes.  

 
 The application proposals have been prepared from the very beginning with Walsall 

Council and English Heritage looking at restoring the Hall and landscape and then 
discreetly introducing new residential development as the minimum Enabling 
Development to support the restoration of the Heritage Assets.  

 
 As part of that work various layouts were considered in detail and the locations for 

the enabling work dwellings were considered and groups of the dwellings split up 
and adjusted to minimise any impact.  

 
 This work was carried out over many months along with what would be the 

appropriate design route for the house working also with land use consultants.  
 
 Our ecologists, archaeologists, highway specialists, cost specialists, DTZ etc. along 

with the councils specialists to achieve the best balance that was deemed to be 
acceptable to move the project forward and become a full detailed planning 
application.  

 
 In short the development proposed was agreed by all parties to be the minimum 

enabling development required to allow the project to proceed and looking at the 
overall situation the councils officers and English Heritage confirmed the proposed 
development would be acceptable in this location because of the very special 
circumstances that exist.  
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4.9 To minimise any impact the house sizes have been carefully considered and the 

layout includes a range of sizes agreed with the council and English Heritage to 
keep the enabling income to a maximum with the minimum amount of 
development. DTZ have also assisted with this appraisal.  

 
 The houses have then been cited in locations where it has been agreed they will 

have least impact on the heritage assets which has also been agreed with all of the 
relevant parties.     

 
 The use for the Hall as a hotel, conference, event centre was one of many options 

considered by all of the parties and was agreed by all to be the only viable use 
which would give a long term future for the site and would contribute to the on-
going maintenance of the site as will all of the other residents by means of a 
maintenance service charge.  

 
 The successful completion of the project would seek to safeguard the long term 

future of the site.  
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5.0 SETTING OF LISTED BUILDING 

 
 

5.1 Great Barr Hall is a Grade II* listed building which is on the English Heritage at risk 

register in the highest “at risk” category. Great Barr Park is a Grade II Registered 

Park which is also on the at risk register. The landscape also comprises of 2 Sites of 

Importance for Nature Conservation, 0 Areas of Ancient Woodland, a Monument of 

Regional Importance.   

  

The park and the house are key features of the Great Barr Conservation Area, first 

designated by Walsall MBC in 1986 and extended in 1996.  The conservation area 

includes mainly open land to the north of Chapel Lane and to the east and west of 

Beacon Road.  The conservation area also contains a number of listed buildings, of 

which Great Barr Hall is probably the most significant. The whole of the registered 

park is also in the Green Belt. 

In a wider context the site is situated to the south of Walsall and to the north of 
Birmingham.  It lies close to Junction 7 of the M6 motorway and to the east of the 
motorway itself.  To the east and south are the mainly residential areas of Pheasey 
and Queslett which is within the administrative area of Birmingham.  To the west is 
Great Barr, an area of predominantly residential character in the Metropolitan 
Borough of Sandwell.  Great Barr straddles the A34 Birmingham Road. 

 
The setting of the listed building has been altered dramatically in recent years; the 
skyline as seen from Sutton’s Drive is dominated by features not present until the 
mid-20th century: the motorway embankment, the Holiday Inn and the power lines 
this is coupled with the fact that both the hall and registered park are on the 
English Heritage at Risk register. 

 
The impact of the proposed development on the heritage assets associated with 
the estate must be made against the background of a series of statutory and policy 
documents. Section 66(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 sets out that, in considering whether to grant planning permission for 
development which affects a listed building, or its setting, the decision-maker shall 
have special regard to the desirability of preserving the building or its setting or 
any features of special architectural or historic interest which it possesses. 

 
The Framework also states that local planning authorities should identify and 
assess the particular significance of any heritage asset that may be affected by a 
proposal (including development affecting the setting of a heritage asset). 

 
Although the Framework cancels PPS5, the PPS5 Historic Environment Planning 
Practice Guide still remains as a source of advice. This guide explains that change, 
including development, can sustain, enhance or better reveal the significance of an 
asset as well as detract from it or leave it unaltered. For the purposes of spatial 
planning, any development or change capable of affecting the significance of a 
heritage asset or people’s experience of it can be considered as falling within its 
setting. 
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More detailed advice on setting is provided in the EH guidance document ‘The Setting of 
Heritage Assets’. The setting is the surroundings in which an asset is experienced; more 
specifically it is explained as embracing all of the surroundings from which the heritage 
asset can be experienced or that can be experienced from or with the asset. Setting does 
not have a fixed boundary and cannot be definitively and permanently described as a 
spatially bounded area or as lying within a set distance of a heritage asset. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Planning Statement 
GREAT BARR HALL WALSALL 

  
   

 

  JOB No:1273 

6.0 SUSTAINABILITY 

6.1 Enabling development for a country estate may, because of the nature of the 
building it is seeking to support, be located in inaccessible or remote locations. 
Great Barr Hall is set in a suburban location and close to local facilities and the site 
is regarded as sustainable.  

 
The site is further enhanced by its close proximity to the A34 Birmingham Road 
which provides direct public transport links into Walsall, Birmingham, West 
Bromwich and Sutton Coldfield and so the site is not one from which a resident 
could access services without reliance on some other form of transport. 

 
Thus, the matter of sustainability, and the balancing within it, is one to be 
considered under the balance required by the Framework and by criterion g of the 
EH Policy guidance. The site is one which, in my view, should not be viewed as 
inherently sustainable.  
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7.0 CONSERVATION DEFICIT; UNDERSTANDING THE 

HERITAGE ASSET AND THE   NEED FOR ENABLING 

DEVELOPMENT 

7.1  Please refer to the Enabling Development Justification Statement.  
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8.0 NEW HOUSING 

 

8.1 All new housing Chapel Lane and Gilberts Wood complies with Walsall Council 

Green Space Strategy 2012-2012 and is Accessible Natural Greenspace  Model 

(ANGSt) in Towns and Cities (Natural England) - The 

ANGSt model set the following standards which are pertinent to the Green 
Space Strategy; 
 

 “ No person should live more than 300m from their nearest area of natural 
green space of at least 2 ha in size 

 

 Provision of at least 1 ha of local nature reserve per 1000 population 
 

 There should be at least one accessible 20 ha site within 2 km 
 

 There should be one accessible 100 ha site within 5 km 
 

 There should be one accessible 500 ha site within 10 km ”. 

WALSALL COUNCIL GREEN SPACE STRATERGY 2012-2017 

The proposals also accord with the Council’s Green Space Strategy 2012 – 2017 which is 
intended to be read as a standalone document and has been written as a semi-technical 
document for use by the Council and current and future partners in guiding the delivery 
of green space management, maintenance and development and planning policy.; 

 

 is a forward looking document covering the five years to 2017 that sets out a vision and 
ambition for green space that is at the heart of the Council’s priorities to improve and 
support the Borough’s diverse neighbourhoods and communities; the economy: and 
health and well-being. 
 

 The strategy sets out a vision that good quality accessible green space is a necessity, 
not a luxury, which contributes to the unique character of Walsall Borough improving 
the quality of people’s live, bringing economic benefits and contributing to physical and 
mental health and well-being. All new housing will accord with this policy.  

 

 

 Like the strategy this application contributes to Walsall by improving the landscape and 
ecology (clean and green) and has measures to make the Estate safer. It is widely 
accepted that the Great Barr Estate suffers from, vandalism, theft, arson and 
trespassing. Restoration works and boundary enhancement will help make the estate 
safer.  

Walsall Council Corporate Plan (2011/12 – 2014/15) – “Building Pride in 
Walsall” - sets out priorities for the authority around three priority areas: 
neighbourhoods and communities; the economy: and health and wellbeing. 

  
Under the theme of the economy the Plan states that: “Walsall will be an attractive 
place to live, work and socialise, where the public and private sectors continue to work 
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closely together to ensure the economic vitality of the borough”. Green spaces can 
contribute to vibrant town and district centres. 

 

The housing has been designed to create an attractive place to live.....  

 

Change to historic asset 

 

Changes to historic assets are inevitable. Over time, regular use and natural forces will 
lead to the erosion of some of the evidential values such as the fabric. The loss of the 
built heritage in this way not only constitutes an unnecessary waste of 
environmental and material resources, but also represents a failure by all to protect 
the cultural heritage for future generations to enjoy Great Barr Hall has been 
derelict for at least the last 3 decades and subject to at least two fires.  

 

The enabling development would form an integral part of the layout of the estate, 

fundamentally modifying the approach to the Hall. Provided it were carried out 

skilfully, in my view, this modification would be an asset to the estate.’ Church Lawton 

2000‘ 
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9.0 CONCLUSION 

 

9.0 Members of the project team have carried out extensive survey work on site to 

ensure that the attached proposals are born out of a real understanding of the 

buildings, their contents and the industrial process for which they were built. 

Throughout the design process the project team has also sought to consult fully 

with the statutory authorities, principally English Heritage and Walsall Council.  

 

This process has enabled the resulting proposals to offer viable new uses for the 
redundant hall whilst protecting and enhancing its special historic character. 
 

9.1 The design process has paid special regard to the Supplementary Planning Document 

published by Walsall Council, the Internal Fabric Condition Report of the Hall 

produced by Lapworth Architects and the Archaeological recording produced by 

Worcester Archaeology.  

 

9.2 Throughout the project planning process there has been close consultation and 

regular meetings with Walsall Council officers and with English Heritage. 

 

9.3 At Walsall Council consultation has been principally with Head of Planning and the 

Senior Planning Officer dealing with major projects but also with the Council's 

Conservation Officers and Corporate Directors and senior officers responsible for 

Environment, Highways, Housing and Economic Development. Their collective advice 

and especially that of the Council’s Head of Planning and Conservation and Ecology 

officers has been accommodated. 

 


