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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Removal of condition 6 (tree protection measures) from planning permission 3/2015/0771.

	Site Address/Location:
	Oaksmead, Manor Road, Copster Green, BB1 9EP.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Countryside:
	

	A site visit was carried out by the 2 countryside officers Alex Shutt and David Hewitt on the 16/11/2016 and carried out a separate Amenity Evaluation Rating for a TPO on the Oak tree T1 at Oaksmead.  The overall score was low and being guided by this alone we would not consider protecting T1 with a TPO.  Part of the main criteria used is that the Estimated Remaining Contribution(ERC) or Safe Useful Life Expectancy (SULE) is at least over 20+ years. Alex Shutt, David Hewitt and Jennie Keighley from Bowland Tree Consultancy Ltd, are all in agreement that this cannot be guaranteed. 

“I do understand the concerns of the local residents but T1 has been dealing with defects its entire life from root severance and compaction to compartmentalising the basal cavity, other pruning wounds and branch failures, which has impeded its ability to thrive.  Although T1 is showing moderate vigour it has slowed down its reaction growth and due to the defects will never reach its full potential.  Of course the tree does have some habitat value and use as a Sustainable Urban Drainage System (SUDS) but due to the aforementioned defects its ability to carry out these tasks is heavily impeded.  Tree and limb failure into the road is also a factor to be taken into consideration, the best way to reduce this risk is by removing the limb overhanging the lane, though as mentioned by Jennie, it would be ‘pretty drastic’ and remove more than a third of the crown.   By replanting a standard sized Oak in place of T1 the majority of benefits the local residents are concerned about losing will be replenished ten-fold and will help secure the future tree cover at Copster Green.

It is worth noting that the applicant has spent around £400.00 on T1 to try and secure its retention.”

	

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from 4 individual households objecting to the application on the following grounds:

· The tree to be removed is in good condition and has been there for over 150 years

· The removal of the tree would result in the application property looking excessive and bulky

· Negative impact on local wildlife 

· Impact climate change 

· Removal of a landmark tree from area 

· Request for a further survey to be carried out 

Various requests for a Tree Preservation Order to be placed on the oak tree were also submitted.  

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General considerations
Policy DME1 – Protecting Trees and Woodland.

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2015/0771 - Extension and alteration of existing dwelling to create new ground floor bedroom and garage extension (Approved with conditions). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two store dwelling within the settlement of Copster Green. All first floor rooms and are located within the roofspace. The property is located 75m east of the A59. The immediate area is typified by detached two storey dwellings of a similar age, design and construction.

	Proposed Development for which consent is sought:

Consent is sought to remove condition 6 (tree protection measures) from planning permission 3/2015/0771 to allow the tree to be removed as part of the development. Condition 6 of planning permission 3/2015/0771 states that: 
Prior to commencement of any part of the development hereby permitted, details of protection measures for the  Oak tree identified T1 on plan number 15.124 dated 17 June  2015 shall be submitted to and approved in writing by the Local Planning Authority. The information to be submitted shall be accordance with the BS5837 2012 [Trees in Relation to Demolition, Design & Construction] and shall include details of a Geoweb  based construction for the tarmac drive. The approved protection measures shall be followed throughout the entire period of development works.

Details of crown reduction/ crown re-balancing tree work of the Oaktree shall also be submitted  for the written approval of the Local Planning Authority. No tree work shall be implemented without prior written permission, which will only be granted when it is demonstrated that the submitted tree work details comply with BS3998 for tree work and shall be carried out by an approved arboricultural contractor.The approved works shall then be carried out in accordance with a timescale that has first been agreed in writing by the Local Planning Authority.

The reason for this condition was the existing tarmac area to the front of the property was located on the edge of the Root Protection Area (RPA) for the Oak Tree. It was felt that any further incursion resulting in excavations leading to root loss may well impact on the stability and long-term health of the tree. The front elevation of the proposed extension would be on the edge of the RPA, any increase in the tarmac area would be within the RPA. Therefore it would be necessary to impose a condition requiring a geogrid system. This would reduce the potential adverse effects of development on an Oak Tree considered to be of visual amenity value and to comply with Policy DME1 of the Ribble Valley Core Strategy.

	Landscape/Ecology:

An Amenity Evaluation Rating for a TPO on the Oak tree was carried out by the Countryside Officers. The resultant score for the test was low and it was decided that the tree should not be protected by a TPO. The main reasoning behind this decision was that both the Countryside Officers and Jennie Keighley from Bowland Tree Consultancy Ltd were all in agreeance that the Estimated Remaining Contribution(ERC) or Safe Useful Life Expectancy (SULE) of the Oak Tree could not be guaranteed to be at least over 20+ years. 

The Countryside Officers concluded that the Oak Tree had been dealing with defects its entire life and due to these defects it would never reach its full potential. There is also concerns regarding the overhanging of the tree onto the road, the solution would be to remove the limb overhanging the road. Jennie Keighley states that this would be considered “pretty drastic” as this would include removing more than a third of the crown. 

Whilst it is noted that the tree does have some habitat value in the local area and may contribute to sustainable drainage this does not outweigh the aforementioned defects which is heavily impeding the Oak Trees abilities to carry out certain tasks. The reason the applicant is requesting the removal of condition 6 is due to the condition of the Oak Tree and its distance from the approved development, the applicant now wishes to remove the tree as part of the development.  It is noted that the applicant has spent around £400 on the Oak Tree trying to secure its retention. 

The Countryside Officers have evaluated the Oak Tree by undertaking a site visit and completing a visual amenity evaluation and have taken into consideration the comments made by the objectors and local residents and have no objections to condition 6 (tree protection measures) being removed. 

Therefore I am satisfied that the removal of this condition would not materially change the development as approved under planning application 3/2015/0771. The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact on the dwelling or surrounding area.  Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


