
Planning

Memo

To:
Alison Amoah, Planning
From:
Sarah Hanson, Natural Environment Officer, Planning 

CC:
 

Date:
5 August 2021
Re:
Consultation on a Discharge of Conditions Application
Application Number: 210704








Application Type: Approval of Conditions

Address: Reading International Business Park Land to the South of A33 Relief Road Reading Berkshire RG2 6DA
Proposal: Application for approval of details reserved by conditions 3, 4, 5, 12, 14, 15, 16, 21, 31, 32, 33 and 34 of application 192054 

It is not relevant for me to offer responses to conditions 3 (materials), 14 & 15 (contamination & remediation), 31 (vehicle movement), 32 (EV charging points) or 34 (emergency plan).  I will offer comments on other non-strictly tree/landscape related conditions where applicable.
Condition 4 (tree pits)
To discharge this condition Tree Pit in Soft Detail – Drawing no: 1219-402 Rev P1 has been submitted.  This is already listed as an approved document in the decision for 192054.  At the end of the application process I commented (ref my email of 23/12/20):

As indicated below the tree pits for soft areas are not applicable across the site.  Using the tree planting between units 2 & 3 as an example:


These are going to need specially constructed tree pits using root cells under the adjacent hard surfacing in order to provide sufficient root volume for each tree – one long linear pit made up of root cells would be most beneficial in this particular location as that increases the soil volume for each individual tree.  The details will show the extent of roots cells, root barrier, hard surfacing edges, which is not represented by the soft tree pit detail submitted:
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Wherever appropriate soil volume is not provided by the soft bed, extension of the tree pit with root cells will be expected.

Further tree pit specifications are therefore required in order to discharge this condition.  See additional comments under condition 21.
Please refer to the additional plan enclosed entitled: ‘Condition 4 - 1219-409 Rev.P01 - Tree Pit next to hard surfaces’ and refer to the accompanying notes and details on the plan showing the suitability of this tree pit specification in those locations adjacent to hard surfaces. 
Condition 5 (Landscape management plan)

With reference to Landscape Management & Maintenance Plan RILP-MGS-ZZ-ZZ-SP-L-9004 P03 dated 09.03.2021 from Macgregor Smith Ltd, it is largely acceptable, however I have the following comments:

· 1.8 (Replacement planting) states: ‘Any replacement items will be of the same species and quality to those being replaced, unless otherwise agreed..’.  This should state: ‘unless otherwise agreed with the LPA’
· We have amended the LMP to reference replacements to be agreed with the LPA – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
· 2.1.1 states: ‘Regular examination of trees should be made with proposals for thinning as necessary, to ensure the health and vigour of the trees whilst still maintaining the overall character of the park’.  If this refers to crown thinning, why would this be appropriate?  If this refers to thinning out of tree numbers (which I think is the meaning), this is undesirable as the landscaping has been approved to provide a certain level of tree coverage long-term.  Clarification is required. (thinning is also mentioned in 2.2 & 2.9.4)
· We have removed reference to thinning within these paragraphs. Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’. 
· 2.3 – I don’t understand this as the zones will be mulched (as per tree pit drawing) but there is no reference to this.

· We have clarified this by adding reference to the tree pit drawing – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
· 2.7 Watering – what is a ‘dry period’?  As a default trees will need to be watered weekly in the first two growing seasons at least (increasing or decreasing depending on weather).  25-30cm trees need approx. 100+ litres of water weekly.

· We have re-worded this paragraph to clarify and added note referencing the rate of watering required during establishment – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’. 
· 3.9 hedges – has a desired height been determined?
· We have clarified the design height of hedges is 1.5 – 2m – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
· 5.5.1 grass management – it would be useful to have reference to care being required when working around trees, particularly with herbicides.

· We have amended the paragraph to add a requirement for the maintenance contractor to take all necessary precautions here – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
· Section 7 reference to the TPO Woodland but there is no reference to the individual TPO trees.

· We have added section 7.7 to cover individual TPO trees – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
· Appendix C; Vegetation Maintenance and Management Schedule Over 20 Years – this indicates that formative pruning will be done in year one and then not until year 10 which is a long time; BS3998:2010 suggests after 3-5 years (following initial).  Weed control is only specified in years 1-3 – surely this is ongoing?  Tree replacements are only specified for the first 5 years and whilst I realise that this is the period required by planning condition 6, would Arlington not replace any trees after this?
· We have adjusted formative pruning schedule to show as every 3-5years following establishment. We have shown weed control as ongoing. We have shown tree replacements as ongoing – Please refer to the enclosed document entitled ‘Landscape Management and Maintenance Plan – Updated 26.08.21’.
6.0 Aquatic, Marginal and Riverside Planting, 8.0 Wildlife Features, 9.0 Watercourse Buffer Zone – these need checking by GS Ecology.

I have not digested the hard landscape maintenance fully so you may wish to.

Condition 7 (Arb Method Statement)

This has not been included in this application but is a pre-commencement condition hence we await the details
These details have now been submitted under application ref: 211313 which you should have been consulted on. 
Condition 12 (CMS)

With reference to the CMS E20082 dated 16/3/21 and the plan attached to this – whilst the plan shows ‘water and tree protection’ this is not in accordance with that shown on initial tree protection plans submitted with the application.  I would suggest it is not appropriate to agree this without condition 7 being discharged as plans for both conditions need to be consistent.
Please refer to application ref: 211313.
Condition 21 (SUDs)

With reference to Drainage Strategy Plan RILP - BMP - ZZ - ZZ - DR - C – 5200 PC1, the location of the underground cellular storage areas don’t directly affect the ability to plant the approved trees but could have an impact on their growth.  Comparison of the location of the cellular storage and tree planting between Units 3 & 4 is in the plan extracts below:
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The Drainage plan states that the cellular storage is 0.4m deep, which I assume means the top of them is 0.4m below ground level.  This leaves a max depth of 0.4m for root growth but it will be less than that as root growth will be directed down below the hard surfacing and sub-base. Specific tree pits are required for the trees within limited soft bed volume and tree pits can be desinged to form part of a SUDs strategy – they can be mutually inclusive.  Consideration of this area, along with the additional information required for condition 4 is required to demonstrate adequate soil volume for the trees.
The depth of the tank indicated in the drainage drawings represents the height of the tank. The attenuation storages no. 3 & 4 are 0.8m and 1.025m below ground respectively. This should provide sufficient space for the roots to grow based on the comments received.

It will be worth noting that the distance from the centre of the tree to either of the attenuation tanks is approximately 5.5m, which we believe provides sufficient distance. 
Condition 33 (lighting)

With reference to external lighting Layout drawing P03, I have focused on the location of lamp columns compared to trees to assess whether future conflict between tree canopies and lighting columns is foreseeable.  It is obviously best to consider this now to avoid the need to prune trees in the future.  I note that the west side of the car parks of Units 3 & 4 and the east side of Unit 3 have columns proposed next to trees when there is space elsewhere – can this be reconsidered?
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We have issued a marked up plan querying which specific lighting columns you are referring to, and await feedback on this. 
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