Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0162/P

	Development Proposed:
	Resubmission of application 3/2008/0939/P for proposed erection of a steel portal framed building for light industrial use at Up Brooks Mill, Taylor Street, Clitheroe 



	CONSULTATIONS: Parish/Town Council

	Town Council – See 16 July 2009 Committee report.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - See 16 July 2009 Committee report.

United Utilities - See 16 July 2009 Committee report.



	CONSULTATIONS: Additional Representations.

	See 16 July 2009 Committee report.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application was considered by the Planning and Development Committee on 16 July 2009 when it was resolved that a decision be deferred and delegated to the Director of Development Services.  The reason for that resolution was in order to ensure that the recommended conditions relating to trees could actually be satisfied.  This related in particular to condition No 2 and its reference to a root protection zone of 12 x the diameter at breast height (DBH) of the trees.  

Following the deferral, the case officer visited the site with the Council's Countryside Officer.  Although most of the trees have very small diameter trunks, there are some with approximate diameters of 70cm.  As the building is proposed to be sited approximately 2.5m from the trunks of the trees, the condition as worded would not be satisfied (as it would require a separation distance of 8.4m in respect of any tree with a 70cm DBH). 

However, following the site visit, the Countryside Officer confirmed his views as follows:

The root protection area (RPA) of 12 x the stem diameter at breast height (DBH) is a recommendation in the British Standard for Trees in Relation to Construction.  That should be fully implemented in situations where a tree’s root zone extends into virgin ground.  However, where there have been substantial changes to ground conditions, (ie where previous excavations have occurred, concrete and/or tarmac applied or where buildings domestic or industrial have been constructed) then there is scope for some compromise.  

In this instance, the existing conditions suggest that no more tree root damage is likely to occur than has already occurred as a result of the construction of the adjacent housing development, the industrial building and tarmac/concrete surfacing of the yard. 

Although he hedgerow is protected by a Tree Preservation Order a number of trees are not what would be considered to be specimen type or of significant visual amenity value, whilst the hedge would benefit from some traditional hedgerow management (ie relaying and gap planting with appropriate species).  Ideally, considering the juxtaposition of the industrial yard and residential housing, it would be appropriate to allow the removal of the hedge and create a new planting screen using Leylandii.  This would create a far more effective screen, bring in improved noise amelioration benefits for residents and as long as the Leylandii were maintained at a maximum height of approximately 3m, would resolve any tree resentment issues.

In view of these comments of the Countryside Officer it was considered that the decision on the application could legitimately be taken by the Director of Development Services under the powers delegated to him by the Committee.  However, it was considered necessary to slightly amend the conditions from those recommended in the Committee report.  

As previously stated, the Countryside Officer considers it highly unlikely that constructing the building in the proposed position (ie approximately 3m away from the boundary fence) would cause any damage to the roots of the trees.  This is especially the case as the applicant has advised that (subject to suitable ground conditions) the portal frame building would rest on localised pad foundations as opposed to a strip foundation.  An additional condition requiring precise details of the foundations to be submitted to and approved by the Local Planning Authority prior to the commencement of the development is now therefore considered to be appropriate.  

The applicant has also given an assurance that he would cease works (including works involving the removal of existing concrete and tarmac surfaces) and would take advice from the Countryside Officer in the event that major roots were encountered.  It is therefore considered that the previously recommended condition 2 should be deleted and replaced with a less specific condition that requires the Council to be given appropriate notice of the commencement of the development works in order that an officer could be present to ensure no damage to the trees.  

It is now therefore considered appropriate that the application be approved under delegated powers subject to the conditions originally recommended in the Committee Report but amended as described above.  



	SUMMARY OF REASONS FOR APPROVAL:

	

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














