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1.1

1.2

1.3

Site Description and Proposal

The application site is located on the northern side of ‘The Avenue’, a residential street to the
east of the B4234 Walford Road, some 700 metres south of the Ross-on-Wye town centre. The
site comprises ‘The Chestnuts’, which is one of a number of large mansion style Victorian
buildings, which has a large post-war extension and a relatively large curtilage. The site has
until recently been used as a care home. It is within the settlement boundary of Ross-on-Wye, in
the Wye Valley Area of Outstanding Natural Beauty (ANOB) and Ross on Wye Conservation
Area.

The application site consists of the rear of the former care home The Chestnuts and includes
the large post war extension. The extension is rectangular in shape with a frontage onto The
Avenue. There is limited parking or hard standing currently within the site; however there is
street parking on The Avenue. There is a stone wall covered in ivy on the southern boundary
facing onto The Avenue. Stone walls are a common feature along the street, with a number of
mature trees also present. Within the application site, of note is a large sweet chestnut tree in
the western corner on the roadside boundary. The surrounding context of the site is
predominantly residential, although St Joseph’s primary school is accessed via The Avenue.

The original submission of this application proposed to demolish the post-war extension and
develop the site with the construction of five detached dwellings. However officers expressed
concerns with regards to the scheme representing an inappropriate form of development by
virtue of its density, layout, scale and massing that represented over- development of the site that
would be harmful to the character and appearance of the established residential area. The
applicants have since amended the scheme by reducing the proposed development to four
dwellings.
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The scheme now put forward seeks planning permission and conservation area consent to
demolish the post-war extension and construct four dwellings fronting onto The Avenue. The
dwellings all have an identical appearance and scale, with an attached flat roofed garage and
rear garden. The amended scheme retains a larger portion of garden for the existing building.
Plot 1 is located 17.8m from the existing Chestnut building, with a 2.4m gap between each of
the dwellings. All four dwellings comprise four bedrooms, two of which are provided within the
roof.

The dwellings are to be constructed with stone walls on the ground floor, with a mixture of
render and vertical timber boarding above. The roof is to be constructed from slate. To the rear
of the dwellings timber louvers are used on part of the building. On all the dwellings there are
windows provided on side elevations to give light to the stairs, however all are obscured glazing.
The ridge height of each dwelling is 9.7m, with a width of 11.2m (including the garage) and
length of 15.9m.

There is a natural fall in level across the site from west to east. The street plan submitted with
the application shows the dwelling reflects this fall in level, with the proposed dwellings stepping
down across the site.

The application is accompanied by a Design and Access Statement, an Ecological Report, Tree
Survey and an Arboriculture Assessment.

The revised proposal is currently the subject of further re-consultation with consultees and
interested parties. The consultation period expires on 18 November and any additional
responses will be reported verbally.

Policies
National Planning Policy Framework:
The following paragraphs are considered to be relevant:

53 — Local Planning Authorities should...resist inappropriate development of residential
gardens, for example where development would cause harm to the local area.

56 — Good design is a key for sustainable development, is indivisible from good planning, and
should contribute positively for making places better for people.

58 — Planning policies and decisions aim to ensure that developments:

Function well and add to the overall quality of the area;

o Establish a strong sense of place, using streetscapes and buildings to create attractive and
comfortable places to live;

¢ Optimise the potential of the site to accommodate development, create and sustain an
appropriate mix of uses; 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; and

¢ Are visually attractive as a result of good architecture and appropriate landscaping.

60 — 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.
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3.2

64 — Permission should be refused for development of poor design that fails to take the
opportunity available for improving the character and quality of an area and the way it functions.

65 — Local planning authorities should not refuse planning permission for buildings or

infrastructure which promote high levels of sustainability because of concerns about incapability
with an existing townscape, if those concerns have been mitigated by good design

Herefordshire Unitary Development Plan:

S1 - Sustainable Development

S2 - Development Requirements

S7 - Natural and Historic Heritage

HA1 - Hereford and the Market Towns: Settlement Boundaries and Established
Residential Areas

H13 - Sustainable Residential Design

H14 - Re-using Previously Developed Land and Buildings

DR1 - Design

DR3 - Movement

HBA6 - New development within conservation areas

HBA7 -  Demolition of unlisted buildings within conservation area

LA1 - Areas of Outstanding Natural Beauty

LA2 - Landscape Character and Areas Least Resilient to Change

LAS - Protection of Trees, Woodlands and Hedgerows

LAG - Landscaping Schemes

T11 - Parking Provision

NC1 - Biodiversity and Development

NC8 - Habitat Creation, Restoration and Enhancement

NC9 - Management of Features of the Landscape Important for Flora and Fauna

Herefordshire Local Plan — Core Strategy 2011 — 2031 (draft)

SS1 - Presumption in favour of sustainable development

SS6 - Environmental quality and local distinctiveness

MT1 - Traffic management, highway safety and promoting active travel
LD1 - Landscape and townscape

LD2 -  Biodiversity and geo-diversity

LD3 - Green infrastructure

SD1 - Sustainable design and energy efficiency

The Unitary Development Plan policies together with any relevant supplementary planning
documentation can be viewed on the Council’s website by using the following link:-

http://www.herefordshire.gov.uk/housing/planning/29815.aspp

Planning History

S130207/F Demolition of post-war building and erection of 5 no. dwellings. Withdrawn
9 April 2013.
DCH953084/F Lift enclosure. Approved.
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Consultation Summary

Welsh Water: (comments received in response to original submission) No objection raised
subject to conditions controlling the discharge of foul and surface water.

Internal Council Advice

Conservation Manager (Landscapes):

Comments received in _response to original submission

The site has been visited previously and pre-application advice provided over a number of
months.

Trees — The tree survey is suitable and follows recommended standards. It is particularly
useful to have included off-site boundary trees to the north. | agree that the Sweet Chestnut
(T2) is one of the most important trees on site and that it should be retained. The proposed site
layout does include adequate root protection, through retaining the raised bank around the base
and setting the house back. | agree that removal of T1 would improve the setting and future
health of the Sweet Chestnut. It is a shame that T4, yew, has to be removed for the
development. With suitable protection during construction, T2 should not be damaged by the
proposed development, however as it is on the southern site boundary | am still concerned
about long term amenity for residents and future pressure for removal of the tree in the long
term through conflicts such as shading to windows and gardens, proximity of branches and
seasonal leaf / fruit drop.

Landscape / townscape and green infrastructure — The site is within the Wye Valley Area of
Outstanding Natural Beauty and the Ross-on-Wye Conservation Area. The site is suitable for
residential development, as per the urban landscape character.

| support replacement of the existing, modern extension, with high quality houses, however the
density of development is too high. It will fill the whole site, more than doubling the building
footprint compared with the extension. The rear gardens of the proposed buildings are very
small and the fronts will be predominantly parking. This density of development does not leave
any space for replacement planting in compensation for the two trees that are to be removed
and loss of the open, grass area.

| agree with the Senior Building Conservation Officer that the boundary wall is a positive feature
of The Avenue and should be retained; the proposal to create four vehicle access gaps does
not respect this. From a conservation view the need to take cars off the public highway does
not outweigh loss of this feature.

Together, the loss of trees and open space, lack of compensatory planting and damage to the
historic boundary wall, will all have a negative impact on the townscape character of The
Avenue, contrary to UDP Policy LA2.

The Traffic Manager: Response awaited at the time of writing report.

Conservation Manager (Ecology):

Comments received in response of original submission

| have read the additional information on the bat survey provided by Tyler Grange as requested
by Bridgit Symons and dated 25th July 2013. | take it the ‘dawn’ survey of 8th July is an
evening survey as it is timed at 21.30 onwards. | am happy with the findings in that they bear
out the lack of evidence of bat roost within the building.
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5.1

5.2

The National Planning Policy Framework 2012 states that “The planning system should
contribute to and enhance the natural and local environment by minimising impacts on
biodiversity and providing net gains in biodiversity wherever possible”. It goes on to state that
“‘when determining planning applications, local planning authorities should aim to conserve and
enhance biodiversity” and “opportunities to incorporate biodiversity in and around developments
should be encouraged”.

If this application is to be approved, | recommend the inclusion of conditions.

The Ecologist has been consulted following the submission of the amended plans and there has
been no change in his recommendation

Conservation Manager (Historic Buildings and Conservation):

Comments received in response to original submission

Although | did not object to the original scheme, | am inclined to think the design of the
individual units is actually more successful now in architectural terms and as a whole it has lost
much of the unrelenting uniformity (bordering on monotony) of its predecessor. However | am
concerned at the further erosion of the southern (roadside) boundary wall, which | regard as a
key feature of the site. The arguments advanced for this seem to be wholly utilitarian and since
there is no public benefit in this loss, and a perfectly feasible layout was achieved previously
without it, | would not support this aspect of the revised scheme.

Shared access concentrated on two locations is preferable to the four breaches proposed here,
which fatally undermine the logic of the wall as a linear structure.

The Conservation officer has been consulted following the submission of the amended plans
and at the time of writing has not responded.

Representations

Ross-On-Wye Town Council:

Response to original submission - No objection.

Seven letters of objection were received in relation to the original submission. The content is
summarised as follows:

o Proposed dwellings are inappropriate in terms of scale and density, with the regimental
design not in keeping with the prevailing character of the street and surrounding area.

e The dwellings will have an overbearing impact on adjoining dwellings and impact on their
amenity with regards to privacy.

¢ Additional vehicle access through stone wall will cause additional traffic crossing the
pavement and will impact on the safety of pedestrians, especially at peak times when school
children are being dropped off and picked up.

e The additional vehicle access through wall detrimental to the character of the area through
the loss of the stone wall.

o Not enough parking provided within the site, with vehicles not having enough room to turn
within the site resulting in them reversing on to highway.

e No plans or information provided on the intended use of the original Georgian building on
site, considered site should be considered as one.

¢ No consultation with neighbours has taken place.
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o Development will impact upon a number of existing trees both within the site and within
adjoin properties.

All those that made a representation have been re-consulted following the receipt of amended
plans and at the time of writing no further submissions had been received. Any further letters
received will be reported at committee.

The consultation responses can be viewed on the Council’'s website by using the following
link:-
http://news.herefordshire.gov.uk/housing/planning/searchplanningapplications.aspx

Internet access is available at the Council’s Customer Service Centres:-
www.herefordshire.gov.uk/government-citizens-and-rights/complaints-and-
compliments/contact-details/?q=contact%20centre&type=suggestedpage

Officer’s Appraisal

The key considerations in the determination of the application are as follows:

1) The Principle of Development

2) Impact of the development on the residential character and surrounding site context
3) Impact of the development on the neighbouring residential amenity

4) Impact of the development on the local highway

5) Other matters

6) Conclusion

The Principle of Development

The application site lies within the defined settlement boundary of Ross-On-Wye within which
saved Policy H1 of the Herefordshire Unitary Development Plan (UDP) recognises that there is
scope for appropriate residential development providing that the character and appearance of
the wider locality is not adversely affected by the proposed development. Therefore, the
proposal is acceptable in principle, subject to other material considerations being satisfactorily
resolved.

Impact of the development on the residential character and surrounding site context

The importance of achieving a high quality of design in all proposals is clearly set out within the
NPPF and policies DR1 and H13 of the UDP. At the heart of the NPPF is a presumption in
favour of sustainable development. Paragraph 17 of the NPPF outlines the 12 core planning
principles that the planning system should underpin both in plan—-making and decision-taking.
One of these principles is that planning should ‘always seek to secure high quality design and a
good standard of amenity for all existing and future occupants’.

The Government attaches great importance to the design of the built environment, recognising
good design is a key aspect of sustainable development and is indivisible from good planning.
New development should contribute positively to making places better for people. Paragraph 58
of the NPPF sets out the design requirements of developments:

e 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;

e establish a strong sense of place, using streetscapes and buildings to create attractive and
comfortable places to live, work and visit;
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6.5

6.6

6.7

6.8

6.9

e 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;

e respond to local character and history, and reflect the identity of local surroundings and
materials, while not preventing or discouraging appropriate innovation;

e are visually attractive as a result of good architecture and appropriate.

The application site is within the curtilage of the former Chestnuts care home and includes the
demolition of a large two storey extension constructed in the 1960s. The original scheme
proposed 5 dwellings on the site all of similar design and scale. This was considered to
represent over- development of the site that would have been harmful to the character and
appearance of the established residential area. The scheme now under consideration is for 4
dwellings, still of similar scale and design, however with more space provided between each
dwelling, as well as there being additional land left with the existing building. The layout and
scale of the 4 dwellings proposed are considered to be more appropriate in the surrounding
context and more in keeping with the overall street scene.

The NPPF advises that Local Planning Authorities should resist development which fails to take
the opportunities available for improving the character and quality of an area and the way it
functions. The amended scheme proposes 4 dwellings, all of similar design, appearance and
scale. The Chestnuts is one of a number of large mansion style buildings grouped in the area
close to the junctions of Walford Road and The Avenue. The buildings are typically set in large
gardens with mature vegetation and bounded by stone walls. Dwellings have been built in some
of the curtilages of some of the large dwellings, and in the case of the application site a large
ancillary extension to the former care home. The extension to be demolished is not considered
to be of any architectural or historic merit, and does not contribute to the quality or character of
the area. Therefore in principle its removal, having regard to improving the character and quality
of the area is welcomed. The amended scheme allows for a larger part of the grounds to be
retained with the existing building, which is welcomed by officers as it will improve the overall
amenity of the future occupants of the Chestnuts in relation to private amenity space and
outlook.

The Avenue itself is characterised by a mixture of different designed two storey dwellings,
constructed from a mixture of brick, render and stone. The dwellings also vary in scale, however
they are all detached within their own curtilages, set back from the highway with mature
vegetation to the front. There are also a number of trees within the street on grass verges
separating the pavement from the highway. Stone boundary walls are also a distinctive feature
throughout the street scene. There is on street parking however, the majority of the dwellings do
have sufficient parking within their curtilages. The scheme allows for all 4 of the new dwelling to
have there own allocated parking with turning within the curtilage.

The scheme as amended is considered to have addressed concerns which were raised in
relation to the impact on the landscape and character of the conservation area, by limiting the
number of new vehicle accesses off the highway to only one, with the two existing also utilised
within the scheme. The layout takes into consideration the large Sweet Chestnut tree in the
western corner of the site by ensuring that there is no development within the root protection
zone.

The proposal is for 4 bed detached family homes, fronting on to the highway, with their own
parking and rear amenity space. The dwellings are proposed to be constructed from a mixture
of materials including render, vertical timber boarding and stone on the ground floor. They also
have a large amount of glazing down the centre of the dwellings serving bedrooms and living
areas. The height of each dwelling is 9.6m, although the layout follows the natural fall in site
level from west to east across the site, allowing the houses to appear stepped within the street
scene.
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UDP policies DR1 and H13 along with section 7 of the NPPF emphasise the importance of good
design both in terms of the architecture of the buildings, the function of public and private
spaces and integration with the wider environment. Paragraph 61 of the NPPF identifies that
visual appearance and the architecture of individual buildings are very important factors, and
securing high quality and inclusive design goes beyond aesthetic considerations. Therefore
when assessing proposals for new development, consideration should be given to the
connections between people and places and integration of new development into the natural,
built and historic environment, with consideration to the overall scale, density, massing, height,
landscape and layout of new development in relation to neighbouring buildings and the local
area more generally.

The scheme overall occupies a larger footprint than the existing block but the units are visually
independent, and their townscape impact is mitigated by their set-back position and the
retention of the characterful stone boundary wall along the street frontage. It is acknowledged
that they are of a contemporary design and appearance when compared to others in the street,
however the NPPF states in paragraph 60 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’.
Given that The Avenue is such a mixed context, where no one characteristic predominates, |
would consider that this scheme is on balance a valid response to these objectives.

The scale, massing and layout of the proposed 4 dwellings allow for acceptable spacing and
private amenity space, which respects the overall surrounding context of the site and the
existing residential character. In conclusion, when having regard for the character and
appearance of the established residential area, the proposed scheme for 4 dwellings, is
considered to represent an acceptable form of development on the site which integrates
appropriately into the established residential area.

Impact of the development on the neighbouring residential amenity

Policy H13 of the UDP requires all proposals to provide for acceptable levels of residential
amenity including privacy both within the scheme and in respect of nearby properties. As
already established the area surrounding the application site is primarily residential in character.
Chapter 7 of the NPPF identifies that schemes should establish a strong sense of place, using
streetscapes and buildings to create attractive and comfortable places to live. The advice is that
Local Authorities should concentrate on guiding the overall scale, density, massing, height,
landscape, layout, materials and access of new development in relation to neighbouring
buildings and the local area more generally.

The two dwellings to the rear of site, Mulberry Lodge and Chasewood Lodge, are considered to
be the two residential dwellings which are most likely to be affected by the development. It is
clear that the development will alter and change the outlook for the two properties to the south.
However neither property looks directly into the application site, and the new dwellings face
onto their private amenity space. The two storey element of each new dwelling is located 8m
from the rear boundary, with the single storey snug being a distance of 4m. It is acknowledged
that the proposed dwellings have a large amount of glazing on the rear elevations, however
there is already a significant amount of vegetation both within the site and in the adjoining two
properties curtilages. Both the neighbouring properties have relatively large curtilages and on
balance having considered issues of overlooking and privacy the amended scheme are
considered to be acceptable. The distance from the boundaries and existing vegetation will
prevent the dwelling having an overbearing impact and will limit overlooking into the private
amenity space.
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Consideration has also been given to the amenity of the future occupants of the Chestnuts. The
building and immediate surrounding grounds are not included within the application site. Its
lawful use is that of a care home. Realistically it is likely that the building will either be
developed into a single resident home, or be developed and sub-divided into residential
apartments. Either way it is considered important to ensure that the development of the rear
curtilage does not prejudice or harm the future occupants of the building. The application does
not include any information or consider the future of the building, however, the amended
scheme has allowed for a larger portion of garden to the rear to be retained with the existing
property. On balance the scheme is now considered to be acceptable having regard for the
future occupants of the Chestnuts Building.

In accordance with Policy H13 of the UDP and paragraph 58 of the NPPF the proposal now
provides for acceptable levels of residential amenity, including privacy both within the scheme
and in respect of near by properties.

Access and Highways Issues

The amended block plans has identified that there are to be three access points into the site.
Plot 4 is to be accessed through the existing garage which is to be demolished, whilst plot 1 is
to be accessed via the existing access, and plots 2 and 3 will be accessed via the new access.
Each dwelling will have parking for 2 cars, as well as room within the garage. The scheme also
allows for the vehicles to turn and leave the site on forward gear. The Transportation Manager
has not made any comments on the application at the time of writing the report. However, | am
satisfied that highway aspects of the scheme are acceptable.

Residents have raised a number of concerns in relation to the increase in vehicle movements
as well as the reduction of on street parking which will occur due to the increase in access
points. The residents have also highlighted that the road can be busy around school drop-off
and pick up times by parents parking. This has been considered, however, given that the site is
“previously developed” with lawful uses that generated similar traffic movements and that the
scheme allows for the provision of parking and turning within the site, it is not considered that
this would be sufficient to represent a highway safety objection. As such the proposed access to
the site would comply with the requirements of policy DR3 of the UDP.

Policy DR3 of the UDP is the principal policy which deals with movement in new development
schemes, in particular that of vehicles and pedestrians. The policy seeks to ensure that all
schemes provide for suitable provision for access to and from the site. The provision of
attractive, safe and convenient movement into and out of the site is highlighted as an important
factor with regards to highways safety.

Although the residents’ concerns have been given full consideration, the proposed additional
vehicle access and traffic movements generated by the proposal are not considered to
prejudice highway safety and the off-site parking provision accords with adopted standards.
Accordingly it is considered that the proposal would comply with the requirements of policies
DR3 and T8 of the UDP.

Other matters

Impact on Protected species

In determining all development proposals, the effect upon biodiversity and protected species
has to be given full consideration. Proposals are required to demonstrate that the proposal will
have no adverse effects on or damage protected or priority habitats or species. In regards to
these proposals the main consideration with regards to biodiversity relates to the demolition of
the previous extension. In the previous application the applicant had not carried out sufficient
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6.26

6.27
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bat activity surveys for the Council to be satisfied that the requirements of policies NC8 and
NC9 within the UDP and the guidance within chapter 11 of the NPPF.

Submitted with this application is an updated ecological report with surveys having been carried
out in the summer months. In summary, the surveys confirmed that no bat roosts are present
within the building to be demolished as part of the proposed development. The application is
therefore considered to be in compliance with relevant Policies within the UDP and NPPF.

Drainage

It is proposed to connect the foul drainage from the development to the public foul sewer
located within The Avenue via a new gravity connection. Welsh Water has confirmed that there
is sufficient capacity within the public foul sewer network to serve the foul flows from the
development. They have also raised no objection in relation to surface water providing that it is
not allowed to connect to the public sewerage system.

Housing Supply

Herefordshire currently has a published shortfall with regards to providing a five year housing
land supply. Recent appeal decisions across the country make the Government’s position clear
on this matter that greater weight will be given to Paragraph 49 of the NPPF which stipulates
that relevant policies concerning the supply of housing land should not be regarded as up to
date if a five year land supply cannot be demonstrated. In view of this, there is a requirement to
release further land for housing that is deliverable within the next five years and which is
sustainable, unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits when assessed against the polices in the NPPF as a whole, or specific
polices in the NPPF indicate development should be restricted.

The amended scheme has removed concerns in relation to the scale, density and layout and
now represents an acceptable form of development which would contribute to meeting
additional housing requirements. The location of the development, being within the settlement
boundary and an established residential area makes the principle of the development
acceptable.

Conclusion

In conclusion, the amended proposal is considered to be acceptable. The application site is
within the Ross-on-Wye settlement boundary and within an established residential area, where
the principle of development is acceptable. The amended scheme in relation to the scale,
design, layout, density and massing is considered to be acceptable and the scheme now
represents an acceptable form of development which integrates effectively into the existing
residential area without detriment to the existing character and appearance of the area or
harming the amenity of neighbouring residential properties. The scheme is considered to accord
with the relevant policies within the UDP and the guiding principles of the NPPF.

It follows that Conservation Area Consent should also be granted as the existing building to be
demolished is not considered to be of any architectural or historical merit and its removal is not
considered to be of detrimental to the setting of the conservation area. Furthermore the
scheme put forward for consideration for 4 dwellings under application 132033/F provides for an
acceptable redevelopment proposal for the site in accordance with policy HBA6 of the UDP.
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RECOMMENDATION

That subject to no further objections raising additional material considerations by the end of the
consultation period the officers named in the Scheme of Delegation be authorised to issue
planning permission subject to the following conditionsand any further conditions considered
necessary by officers:

1. A01 Time limit for commencement (full permission)

2. B01 Development in accordance with the approved plans

3. C01 Samples of external materials

4. GO04 Protection of trees/hedgerows that are to be retained
5. G10 Landscaping scheme

6. G11 Landscaping scheme - implementation

7. H13 Access, turning area and parking

8. F14 Removal of permitted development rights

9. L01 Foul/surface water drainage

10. L02 No surface water to connect to public system

11. L03 No drainage run-off to public system

12. 116 Restriction of hours during construction

13. F08 No conversion of garage to habitable accommodation
14. H27 Parking for site operatives

In respect of 132034/C:
That Conservation Area Consent is granted for the following conditions:
1. C23 - Time limit for commencement

2. C35 - Signing of contract before demolition

INFORMATIVES:

1. The Local Planning Authority has acted positively and proactively in determining
this application by assessing the proposal against planning policy and any other
material considerations. Negotiations in respect of matters of concern with the
application (as originally submitted) have resulted in amendments to the proposal.
As a result, the Local Planning Authority has been able to grant planning
permission for an acceptable proposal, in accordance with the presumption in
favour of sustainable development, as set out within the National Planning Policy
Framework.

Further information on the subject of this report is available from Ms R Jenman on 01432 261961
PF2
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