
Arun District Council                                                      Date of inspection: 29th September 2020 

Planning Officer:   Mrs A Gardner    

Planning Application Ref:      M/68/20/PL 

Location: Poultry Farm, 87 Yapton Road, Middleton-On-Sea, PO22 6DY 

Description of works: Demolition of the existing structures & redevelopment to provide a new 66-
bedroom care home arranged over two storeys together with associated access, 
car & cycle parking, structural landscaping & amenity space provision 
(resubmission following M/80/19/PL). This application is in CIL Zone 4 (Zero Rated) 
as 'other development'. 

Comments on Application:  

• The applicants have employed PJC Consultancy to prepare an Arboricultural Impact Assessment & Method Statement 
along with a Tree Protection Plan for this project. 

• There are established trees that could be adversely affected by these proposals. Some of those trees enjoy Statutory 
Protection (TPO/M/1/15 – PJC survey ref. T4, T5 & T10) and TPO/M/1/96 - PJC survey ref. G23). 
 

• The Tree Survey data is comprehensive and accords with the requirements of BS5837:2012. I am broadly in agreement 
with the retention category ratings applied, although now having had the benefit of a summer assessment question the 
Category C rating afforded to T04. I do so not to aggravate an already delicate situation rather to highlight that T04 and 
T05 share an impressive crown profile (and root system) that offers high visual amenity and the implications for their 
ongoing healthy and vitality arising from cumulative pressures associated with this development proposal may be 
significant. Where crown dieback of unconfirmed cause exists on ash there ought to be a presumption of absence of 
Chalara ash dieback, and recognition that some ash will have a degree of resistance to disease. 
 

• It is not clear to me that vehicle access from the Yapton Road has been thoroughly explored and if so, why it has not 
been promoted. If viable, that alternative would eliminate the one and only tree-related (significant) constraint that 
persists throughout present and recent history of development proposals for this site. 

 

• Complex engineering solutions (including ‘No-dig’ construction) are proposed around the main site access to achieve 
protection of retained trees either side and enhance the culvert/drainage infrastructure beneath. 
  

- I support the principle of this element of the scheme although we have yet to see adequate detail in the form of an 
engineer’s construction method, which will need to be submitted for our consideration and approval. Aside from the 
restoration (de-silting) of existing watercourses which carries a risk of root damage, we do not yet understand the 
extent of culvert enhancement required. This is critical to understanding how much of the soil structure (within RPA of 
T04 & T10) and from what depth, would have to be sacrificed. 
 

• The remaining site layout tries hard to be sympathetic to those trees retained and has the potential to be harmonious, 
but only realistically achievable if subject to adequate instruction and monitoring of activities in their vicinity by the 
project arboriculturist - throughout and until completion of the development. 

 

• Notwithstanding T04 ash is the subject of a Tree Preservation Order, its condition and long-term prospects are such 
that it ought not to be a complicating factor in the consideration of a quality development which adequately 
compensates for tree removal within a detailed landscape plan for the site.  

 

Conclusions:            

• There are two options available which I could support.  

1. We are in receipt of an engineer’s construction method for the access drive/culvert enhancement which has gained 

the support of our Engineering Team and demonstrates a tolerable extent of RPA loss. 

2. If the above cannot be provided to our satisfaction, I would support the removal of ash tree T04 to facilitate a more 

standard form of construction across the culvert and on direct approach to the main site access), so long as parking 

bays 28 & 29 were left as unmade ground and there was replacement planting of a semi-mature pedunculate oak 

(minimum 30cm girth, containerised stock, UK homegrown) in undisturbed open ground immediately to the north of 

TO4 and made subject of a new Tree Preservation Order.  
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- Although access with a less sympathetic construction methodology has been approved previously (M/45/16/PL) I am 

uncomfortable with the plan. Considerable effort is made to accommodate T04/5 & T10 yet overall the scheme exerts 

cumulative pressure (e.g. facilitation pruning, de-silting of watercourses, culvert enhancement, installation of concrete 

headwalls and pedestrian railings) on those trees, such that I question the efficacy of such a plan. Furthermore, I am not 

convinced that isolated parcels of ‘No-dig’ construction at the north of T04/T05’s RPA will be found to be practical once 

development gets underway; so exists a corresponding risk of further RPA incursion.       

● If this development proceeds with access from Silver Birch Drive (as proposed), then it will be necessary to complete 

that element of the scheme prior to any other groundworks or construction occurring elsewhere on the site, to 

safeguard trees. I am pleased this approach has been described in the Construction Traffic Management Plan (para. 

3.3.).   

- Retention of expert arboricultural services throughout the project (to include an auditable trail of their site inspections 

and monitoring) will be essential to limit damage to retained trees of amenity and landscape value. 

Recommendations 

If you are minded to approve this scheme as it stands, then I would recommend the following conditions be applied: 

1.   Before the site is occupied or any machinery is introduced to the site or demolition work or construction work or 
alterations to existing ground levels takes place a PRE-COMMENCEMENT Site Meeting is to take place between the 
Planning Authority’s Tree Officer and the Arboricultural Expert representing the site owner(s) – at this meeting all 
protective fencing will be inspected to verify it is ‘Fit for Purpose’ as required under British Standard 5837:2012 and 
erected and positioned exactly as shown on the Tree Protection Plan, PJC/5602/20/C (sheets 1 to 4), 27/08/2020. 

- A schedule of Site Monitoring/Supervision visits and Reporting Procedures prepared by an Arboricultural Expert will be 
required and their extent will be agreed on at the site meeting to the satisfaction of the Planning Authority’s Tree 
Officer. 

Reasons: To comply with BS5837 and to ensure that retained trees are afforded due respect and appropriate levels of 
protection such that their ongoing health and vitality is not compromised, and they can continue to enhance the 
landscape and amenity of the area. 

 

2. All activity at the site is to be carried out in strict accordance with: - Arboricultural Impact Assessment, PJC ref: 
5602/20-02 Rev – and Arboricultural Method Statement, PJC ref: 5602/20-03 Rev  

- If there is deemed to be a need for any Utility Service Route connections to bisect retained tree Root Protection 
Areas/Zones, then prior to their installation a Method Statement prepared by an Arboricultural Expert must be 
submitted that stipulates how this can be achieved without adverse impact on tree roots. Written approval and 
confirmation of acceptance of this Methodology must be issued before any works are commenced out on site. 

Reasons: To comply with BS5837 and to ensure that retained trees are afforded due respect and appropriate levels of 
protection such that their ongoing health and vitality is not compromised, and they can continue to enhance the 
landscape and amenity of the area. 

 

3. Any approved tree pruning or that later considered essential to enable the agreed development must wherever 
achievable meet the requirements of BS3998:2010 Tree work – Recommendations: 

- Where whole branches are to be removed and final cuts made close to the trunk or branch union they are to be made 
as shown in Figure 2 of BS3998:2010  

- Where branches are to be shortened back the final cuts are to be made at the correct angle shown in BS3998:2010 and 
adjacent to a live bud or lateral. 

Reasons: In the interest of continued health and vitality of trees and to accord with current industry guidelines and 
sound arboricultural practice. 

 

 

 

 

Mark Warwick      

Tree Officer / Parks and Greenspace Team 
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