
Planning

Memo

To:
Louise Fuller, Planning
From:
Amy Daly, Assistant Natural Environment Officer, Planning 

CC:
 

Date:
7th April 2025
Re:
Consultation on an Application
Planning Application Ref: PL/25/0293
Application Type: Full planning permission
Address: Belle Vue Hotel, 2 Tilehurst Road, Reading, RG1 7TN
Proposal: Change of use from a hotel (Use Class C1) into 7 x 1-bedroom flats (Use Class C3), together with associated internal works to the listed building and external site works including 3 x car parking spaces, 8 x cycle parking spaces, soft landscaping and provision of, communal external amenity space.
The site is within a Conservation Area, within an AQMA, within one of the two lowest canopy cover wards in the Borough and sited on a ‘treed corridor’. Improvements to the landscaping (currently consisting of two small trees on the frontage) is therefore justified by EN14 and the adopted Tree Strategy.  I also note the property is a listed building, hence improvements to the landscaping will also help with the setting of the building and improve it’s ‘kerb appeal’. Lastly, the conversion to residential demands provision of some soft ‘amenity space’ which is currently lacking. There is currently no official landscape plan submitted.

After reviewing the Tree Survey and Arboricultural Impact Assessment, 10th October 2024, Project No. 24_5837_09_43, I have the following comments. In section 4.3.1 it is stated that ‘T1 and T2 are of such low amenity value that no mitigation planting is considered necessary. However, as T1 and T2 are planted within dedicated raised brick built planting areas. It is recommended that two new high quality trees are planted within the dedicated raised brick built planting area to mitigate against tree loss and maintain canopy coverage.’ Firstly, T1 and T2 are the only soft landscaping on the frontage of the property, therefore adding some amenity value and importance. Secondly, replanting in a restricted, raised, brick-built area isn’t suitable or sustainable. I wouldn’t object to the proposed removal of T1 and T2, given their significant health defects leading them to fall under category U, as long as, sustainable replanting could be demonstrated, in line with EN14 and the adopted Tree Strategy. Trees removed in Conservation Area’s are to be replaced. This area is an AQMA, has low canopy cover and is sited on a treed corridor, all supporting the need for replanting. 
Proposed Site Plan 19/566/006 appears to show the retention of T1 & T2 which is not appropriate given their condition.  This should be reconsidered, and removal and replacement (in ground) shown.  For clarity, a separate Section 211 will not be required to be submitted for these proposed removals if they are shown on proposed (and ultimately approved) plans.
Also, within the Tree Survey and AIA, section 4.6.1 states ‘No new hard surfaces are proposed within the Root Protection Areas of any trees’ and section 4.5.1 states ' No impact on tree roots to be made by the proposed development’. However, the RPA of T3 is located within the site boundary. Without a hard and soft landscaping scheme submitted, it is difficult to judge if the RPA is affected by any work. Within the Proposed Plans it appears that some soft landscaping will be installed, to replace what appears to be gravel. This therefore will require construction within an RPA. Following the BS5837 2012 recommendations of ‘To avoid damage to tree roots, existing ground levels should be retained within the RPA. Intrusion into soil (other than for piling) within the RPA is generally not acceptable’. More information is needed on landscape plans to determine whether there will be intrusion into soil within the RPA. The BS5837 2012 also states ‘it is essential to make allowance for, and plan, all construction operations which will be undertaken in the vicinity of trees.’ Following this guidance, an AMS should be submitted.
Landscaping is included in many of the drawings of the site. Although, there is no scheme submitted and therefore there is no detail or clarity in these drawings. However, this could be resolved via condition.
In conclusion, condition L1 (landscaping – please make this pre-commencement), L4 (LMP) & L7 (AMS) are applicable. This is to provide some assurance that this development will comply with EN14 and The Reading Borough Local Plan 2019. Tree planting should be included in this, in accordance with the adopted Tree Strategy. 
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