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1.0 Introduction 

1.1 This Arboricultural Impact Assessment has been prepared by Ruskins Tree Consultancy to inform the 

outline planning application for the proposed redevelopment of Land north-west of Southwater.  The 

outline planning application, with all matters reserved (except for primary access to the highway) is for a 

phased development comprising: “the demolition of existing buildings and the construction of residential 

dwellings (including affordable housing) (Use Classes C2 and C3); a mixed-use neighbourhood centre (Use 

Classes E and F2); education facilities (Use Class F1(a)); business and employment floorspace (Use Classes 

B2, B8 and E(g)); redevelopment of existing agricultural buildings including construction of a building for 

community use (Use Class F2); improvements to public rights of way; sports pitches; gypsy and traveller 

pitches/plots; public open space; landscaping, and associated infrastructure”. 

1.2 There is an additional proposal for the extension of the car parking facilities on a site adjacent to Christ's 

Hospital Railway Station measures approximately 1.34ha in size and is located approximately 800m to the 

north-west of the main Site.   Whilst this site is part of the planning application the delivery of this site is 

dependent on future demand for this facility and is to be addressed within a s106 agreement.   

1.3 This Arboricultural Impact Assessment assesses the likely significant effects of the proposed development 

with respect to Arboriculture. This report also describes the legislative and policy framework; the methods 

used to assess the effects; the baseline conditions currently existing at the site; the mitigation measures 

required to prevent, reduce or offset any significant negative effects; and the likely residual effects after 

these measures have been adopted.  

1.4 We have been provided with a copy of the Tree Survey Report and Arboricultural Impact Assessment 

prepared by Hankinson Duckett Associates  (HDA Ref: 2090.88  Issue: 01  September 2022).  This was 

prepared to inform the previous planning application for this site.   

1.5 We have visited the site and undertaken a walkover survey to check and update the tree survey to reflect 

the current condition of the trees.  To help avoid confusion we have used the same tree numbers as the 

2022 tree survey, the main change to the tree survey information is the increase in the number of Veteran 

trees that have been identified.   

1.6 The tree condition survey was circulated to the design team very early in the layout design process and 

has informed the proposed development of this site.  We have subsequently been provided with a copy 

of the proposed layout plans and have been instructed to assess the impact of development proposals on 

the arboricultural resource and to produce the following: 

• Arboricultural Impact Assessment. 
• Tree Survey  
• Tree Removals Plan. 
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2.0  Report Limitations 

2.1 Trees are living organisms as well as self-supporting dynamic structures. Their physiological and structural 

condition can change rapidly in response to a wide range of biotic/abiotic factors. They have the potential 

to fail structurally, both with and without prior manifestation of any reasonably observable symptoms.  

2.2 This report is prepared for the planning application purposes only and does not evaluate the degree of 

risk posed by trees. 

2.3 It is beyond the scope of this report to comment in relation to structural damage – direct or indirect, 

existing or potential – that might be associated with vegetation growth, or vegetation-related soil 

subsidence or heave.  

2.3 Findings relate to the condition of the trees as found at the time of survey.  Any physical alterations to 

site conditions subsequent to the date of the site survey will have the potential to change/invalidate the 

findings and recommendations of this report. 

2.4 The findings and recommendations of this report are limited to a period of 24 months from the date of 

this report.  In the event of any changes in the rooting environment of the trees including excavation 

works, waterlogging or removal of any underground structures /services the condition of the trees should 

be reviewed.   

2.5 After extreme weather events or if any large branch failure, storm damage, structural failure or symptoms 

of disease of decay including fungi are observed then we recommend that the condition of the trees 

should be reviewed.  

3.0 Site Description  

3.1 The Site falls within the administrative boundary of Horsham District Council (‘the Council’ or ‘HDC’).  It 

is located to the northwest of Southwater, with its eastern boundary largely defined by the edge of the 

existing settlement.  

3.2 The Site principally comprises a large irregularly shaped area of farmland, the boundary of which 

follows a range of existing field boundaries, defined centrally by a manorial boundary of probable Saxon 

origin. The Site covers an area of approximately 116 hectares. The area of the Site extends as far as the 

A24 to the north, Two Mile Ash Road lies to the west and the Downs Link, and a series of field 

boundaries lie to the south.  

3.3 There is a separate parcel of land included within the red line boundary, located northwest of the 

principal Site and to the east of Christ’s Hospital Station.  The site adjacent to Christ's Hospital Railway 

Station measures approximately 1.34ha in size and is located approximately 800m to the north-west of 

the main Site.   Whilst this site is part of the planning application the delivery of this site is dependent 

on future demand for this facility and is to be addressed within a s106 agreement.    
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3.11 The tree resource has been subject to limited management.  There has been some small scale woodland 

planting for example to the northern side of the concrete driveway leading to the agricultural buildings 

accessed from Two Mile Ash Road and a larger woodland the northern boundary to the southern side of 

the A24.   

3.12 Generally the trees, woodlands and hedgerows on site are (with the exception of the ash trees) in 

reasonable condition with relatively long remaining life-expectancies.  The proposed illustrative layout 

has been designed to retain as much of the existing field boundary vegetation as possible, with the 

majority of this vegetation to be retained within areas of open space.     

3.13 It should be noted that many of the ash trees on-site and in the locality are showing symptoms of Ash 

Dieback Disease.  Ash Dieback Disease is now affecting ash trees and woodlands across the UK, leading 

to the death of thousands of trees.  Once a tree is infected the disease is usually fatal - a very limited 

number of trees are seemingly tolerant or resistant to infection.  Mature ash trees infected by ash dieback 

may survive for several years but often succumb to a secondary attack by other pests or pathogens, 

including honey fungus, which can cause butt or root rot and lead to the tree falling.   As the disease 

progresses it makes the main branches and stems very brittle and trees are prone to partial or complete 

failure.    

3.14 As Ash Dieback Disease progresses and the health of ash trees declines the felling of trees using traditional 

chainsaw techniques becomes more dangerous due to the brittle failure of the timber and large machines 

need to be used to undertake the works safely.   Regardless of any development of this site, it is 

considered that the majority of the the ash trees growing near the highway and areas of public access will 

require management or removal over the next few years.   

3.15 Statutory Tree Protection 

3.14 A check of Horsham District Council online interactive map in January 2026 showed that three Tree 

Preservation Orders (TPO) affect some trees within the site and two TPOs affect some trees immediately 

to the east of the site.   See Appendix for details of these TPOs.  

• TPO/0598 July 1988 protected twenty-eight individual trees and one area. None of the trees are 
within the site,  although some are immediately adjacent to the site boundary. Note: some of the 
trees included in the TPO are no longer present  

• TPO/1059 August 2000 protected three individual Oak trees.  These trees are within the site and 
are referenced as T70 and two trees within G82 in the tree  survey. 

• TPO/1429 October 2010 and protected three individual Oaks trees. One of these is within the site 
(T122), one is off site and the other appears to have been removed to allow construction of 
Chessall Avenue. 

• TPO/1477 June 2015 protected an off-site group of trees that overhangs the site and is referenced 
as G152 within this tree survey. 

• TPO/1543 September 2020 comprises thirteen individual trees and two woodlands. Some of the 
trees are within the site and some are immediately adjacent to the site boundary. It should also 
be noted that the TPO schedules states that W2 excludes Ash trees. 
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3.15 An Area TPO protects all trees (unless exempt) growing within the area indicated on the TPO plan at the 

time of the TPO being served.  The Woodland TPO protects trees that were growing within the area 

identified on the plan at the time the TPO was served but also any trees of whatever age, size or species 

which grow at any time after the TPO was served.   

3.16 Where trees are protected by a TPO, it is necessary to make a formal application to the local planning 

authority for consent to undertake treeworks. If this is refused it is possible to appeal.  There are some 

relevant exemptions from the normal procedures: 

• Removing or making safe any trees that are dead, or which are ‘imminently dangerous’ does not 
need consent but in such cases the council must be given five days’ notice.   If works are proposed 
due to the trees ‘imminently dangerous’ state only the minimum works necessary to make the 
trees safe should be undertaken under this exemption.  Please note the description of ‘dying’ is 
no longer a valid exemption. 

• Any treeworks which are directly necessary to implement a full planning permission are deemed 
to be exempt from the TPO and are covered by the planning consent for the development. 

• Removal of deadwood can be undertaken without TPO consent. 

3.17 In addition to the Tree Preservation Orders, the Forestry Act and Felling Licence legislation is relevant to 

this site.  Excluding specific exemptions there is a statutory restriction relates to tree felling and quantities 

of timber that can be felled within set time periods.   In basic terms, even in the absence of any TPOs,   it 

is an offence to fell trees that result in more than 5m3 of timber (over 8cm diameter) in any one calendar 

quarter without having first obtained a Felling Licence from the Forestry Commission.   

3.18 The Felling Licence legislation is not relevant when the proposed tree removals are necessary to 

implement a Full Planning Consent.  Outline planning consent prior to discharge of reserved matters is 

not considered to allow for tree removals under a Felling Licence Exemption.  

3.19 Prior to any treeworks or vegetation clearance being undertaken the possible presence of nesting birds 

or protected species needs to be considered and if necessary specific ecological advice should be sought.  

Nesting birds and protected species (including bats and their roosts) are protected from disturbance 

under the Wildlife and Countryside Act 1981 (as amended), The Countryside and Rights of Way Act 2000 

(as amended) and the Conservation of Habitat and Species Regulations 2017. The Project Ecologists are 

Hankinson Duckett Associates.      
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4.0  Relevant Planning Policy and Guidance 

4.1 National policies and Guidance 

4.2 National Planning Policy Framework (December 2024) from Department for Communities and Local 

Government.  The updated version of the National Planning Policy Framework (NPPF), originally published 

in July 2021, and has built upon many of the principles which were set out in the preceding frameworks. 

It provides the overarching planning policy framework against which all local plans and neighbourhood 

plans should be prepared and against which all planning applications are determined. 

4.3 National Planning Policy Framework (2024) includes guidance on design and the natural environment in 

relation to trees in paragraphs 136, 187,  193. 

National Planning Policy Framework (2024) Paragraph 136.  

Trees make an important contribution to the character and quality of urban environments, and can also 
help mitigate and adapt to climate change. Planning policies and decisions should ensure that new streets 
are tree-lined, that opportunities are taken to incorporate trees elsewhere in developments (such as parks 
and community orchards), that appropriate measures are in place to secure the long-term maintenance 
of newly-planted trees, and that existing trees are retained wherever possible. Applicants and local 
planning authorities should work with highways officers and tree officers to ensure that the right trees are 
planted in the right places, and solutions are found that are compatible with highways standards and the 
needs of different users. 

National Planning Policy Framework (2024) Paragraph 187.  

Planning policies and decisions should contribute to and enhance the natural and local environment by: 

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and soils (in a 
manner commensurate with their statutory status or identified quality in the development plan);  

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits from 
natural capital and ecosystem services – including the economic and other benefits of the best and 
most versatile agricultural land, and of trees and woodland; 

c) maintaining the character of the undeveloped coast, while improving public access to it where 
appropriate;  

d) minimising impacts on and providing net gains for biodiversity, including by establishing coherent 
ecological networks that are more resilient to current and future pressures and incorporating 
features which support priority or threatened species such as swifts, bats and hedgehogs;  

e) preventing new and existing development from contributing to, being put at unacceptable risk 
from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or 
land instability. Development should, wherever possible, help to improve local environmental 
conditions such as air and water quality, taking into account relevant information such as river 
basin management plans; and  

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where 
appropriate. 

National Planning Policy Framework (2024) Paragraph 193.  

When determining planning applications, local planning authorities should apply the following principles:  

a) if significant harm to biodiversity resulting from a development cannot be avoided (through locating 
on an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused;  

b) development on land within or outside a Site of Special Scientific Interest, and which is likely to have 
an adverse effect on it (either individually or in combination with other developments), should not 
normally be permitted. The only exception is where the benefits of the development in the location 
proposed clearly outweigh both its likely impact on the features of the site that make it of special 
scientific interest, and any broader impacts on the national network of Sites of Special Scientific 
Interest;   
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c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient 
woodland and ancient or veteran trees) should be refused, unless there are wholly exceptional 
reasons and a suitable compensation strategy exists; and  

d) development whose primary objective is to conserve or enhance biodiversity should be supported; 
while opportunities to improve biodiversity in and around developments should be integrated as part 
of their design, especially where this can secure measurable net gains for biodiversity or enhance 
public access to nature where this is appropriate. 

4.4 The Glossary Annex 2, of the Framework defines ancient or veteran trees and Ancient Woodland as:  

Ancient or veteran tree:   A tree which, because of its age, size and condition, is of exceptional biodiversity, 
cultural or heritage value.  All ancient trees are veteran trees.  Not all veteran trees are old enough to be 
ancient, but are old relative to other trees of the same species.  Very few trees of any species reach the 
ancient life-stage.    

Ancient woodland: An area that has been wooded continuously since at least 1600 AD. It includes ancient 
semi-natural woodland and plantations on ancient woodland sites (PAWS). 

4.5 Standing Advice for Ancient Woodland and Veteran Trees (Natural England and the Forestry Commission, 

January 2022) guidance issued by Natural England for ancient and veteran trees uses the following 

definition.   

Ancient and veteran trees 

Ancient and veteran trees can be individual trees or groups of trees within wood pastures, historic 
parkland, hedgerows, orchards, parks or other areas. They are often found outside ancient woodlands. 
They are also irreplaceable habitats. 

Ancient trees 

An ancient tree is exceptionally valuable. Attributes can include its: 

• great age 
• size 
• condition 
• biodiversity value as a result of significant wood decay and the habitat created from the ageing 

process 
• cultural and heritage value 
 
Very few trees of any species become ancient. 

Veteran trees 

A veteran tree may not be very old, but it has significant decay features, such as branch death and 
hollowing. These features contribute to its exceptional biodiversity, cultural and heritage value. 

All ancient trees are veteran trees, but not all veteran trees are ancient. The age at which a tree becomes 
ancient or veteran will vary by species because each species ages at a different rate. 

Ancient woodland 

Ancient woodland takes hundreds of years to establish and is defined as an irreplaceable habitat. It is a 
valuable natural asset important for: 

• wildlife (which include rare and threatened species) - there is also standing advice for protected 
species 

• soils 
• carbon capture and storage 
• contributing to the seed bank and genetic diversity 
• recreation, health and wellbeing 
• cultural, historical and landscape value 
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It’s any area that’s been wooded continuously since at least 1600 AD. It includes: 

• ancient semi-natural woodland mainly made up of trees and shrubs native to the site, usually arising 
from natural regeneration.  

• plantations on ancient woodland sites - replanted with conifer or broadleaved trees that retain 
ancient woodland features, such as undisturbed soil, ground flora and fungi. 

 

They have equal protection in the National Planning Policy Framework (NPPF). 

Other distinct forms of ancient woodland are: 

• wood pastures identified as ancient 

• historic parkland, which is protected as a heritage asset in the NPPF 
 

Many of these do not appear on the ancient woodland inventory (AWI) because their low tree density does 
not register as woodland on historic maps. 

You should consider wood pastures identified as ancient in the same way as other ancient woodland when 
making planning decisions. 

‘Wooded continuously’ does not mean there’s been continuous tree cover across the whole site. Not all 
trees in the woodland have to be old. Open ground, both temporary and permanent, is an important 
component of ancient woodlands. 

4.6 The Standing Advice is a material consideration which should be taken into account when determining 

planning applications.  A list of potential effects of development on ancient and veteran trees is outlined 

in the Standing Advice, including direct effects such as loss or damage, and indirect effects such as 

pollution, hydrological changes, soil compaction and disturbance.  

4.7 The advice recommends that these effects are avoided however, where effects are unavoidable, a range 

of possible mitigation and compensation measures are identified.  The standing advice gives guidance on 

the Buffer Zones and Root Protection Areas required to protect Ancient Woodland and Veteran and 

Ancient Trees  (See Section 6 of this report).  

4.8 Policy paper ‘Keepers of time: ancient and native woodland and trees policy in England’   May 2022  

published by DEFRA outlines the Governments Policy on retaining and protecting Ancient Woodland.   It 

states that:  

9. Safeguarding landscape context 

Our strategic objective is to recognise, protect and enhance the value of ancient woodland and ancient 
and veteran trees in our landscape. 

Ancient woodland and ancient and veteran trees have been a feature of our landscapes for centuries. They 
provide an important sense of place and local distinctiveness to landscape character which we must 
protect. Where activity such as intensive agriculture and development takes place near these habitats, we 
should consider adequate buffer zones to protect the resource from harm. 

To safeguard the landscape the Government will: 

9.1 Make sure the management and creation of ancient and native woodland conserves and enhances 
the local distinctiveness and landscape character. 

9.2 Avoid and minimise the effects of intensive land uses such as agriculture and development that are 
in close proximity to or adjoin ancient or native woodland. 
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4.9 The UK legislation and best practice guidance that has been taken into account in making judgements in 

this assessment are listed below.  Principal application of these documents relates to the conveyance of 

statutory protection, and to the relationship between trees and the construction process. This 

information has been used to inform development design and to inform the AIA process.  

4.10 Relevant Legislation and Best Practice Documents  

4.11 The Town and Country Planning Act 1990 this act provides legislative protection to trees in the form of 

Tree Preservation Orders (TPO) and Conservation Area (CA) designations. It is a criminal offence to wilfully 

destroy or damage a tree covered by a TPO without attaining prior consent or within a CA without giving 

sufficient notification.  The Town and Country Planning (Tree Preservation)  (England) Regulations 2012 

Replaces all existing legislation on the subject of TPOs and include a number of important changes to TPO 

procedure.  

4.12 Forestry Act 1967 (as amended) this gives the Forestry Commission powers to control the quantity of 

trees being felled at any one time with the provision of felling licenses. The Hedgerows Regulations 1997 

Protection of hedgerows qualifying as ‘Important’ by controlling their removal through a system of 

notification. 

4.13 Biodiversity Net Gain (BNG) is a mandatory planning and development approach in England that ensures 

new projects leave the natural environment in a measurably better state than before development began. 

The core requirement is for a minimum 10% increase in biodiversity value.  Mandatory Requirement: BNG 

became mandatory for major developments in February 2024.  

4.14 Best Practice Guidance  

4.15  British Standard 5837:2012 Trees in relation to design, demolition and construction – Recommendations, 

this is the main reference document taking account of current best practice regarding planning for the 

management, protection and planting of trees in relation to planning and development.   BS5837 provides 

a framework for the categorisation of trees to identify the quality and value of an existing tree stock.   

4.16 British Standard 3998:2010 Tree work – Recommendations.  This presents general recommendations for 

tree work, including advice for those responsible for planning, specifying and undertaking work on trees.  

4.17 Natural England – Veteran trees management handbook, and Ancient Tree Forum -Ancient and other 

veteran trees: further guidance on management.  These publications provides advice on all aspects of 

veteran tree management. 

4.18 Local Planning Policies.  

4.19 Horsham District Council’s relevant policy is set out within the following documents: 

• Horsham District Planning Framework (HDPF), 2015 
• Emerging Local Plan - The Horsham District Local Plan 2023 - 2040 (Regulation 19) 
• Southwater Neighbourhood Development Plan (June 2021)  
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4.20  The relevant tree related policies are listed below:  

Horsham District Planning Framework (HDPF) 

• Policy 25 Strategic Policy: The Natural Environment and Landscape Character 
• Policy 31 Green Infrastructure and Biodiversity 

Horsham District Local Plan 2023 - 2040 (Reg 19) 

• Strategic Policy 13: The Natural Environment and Landscape Character 
• Strategic Policy 17: Green Infrastructure and Biodiversity 
• Strategic Policy HA3: Land North West of Southwater 

Southwater Neighbourhood Development Plan: 

• SNP2:  Proposals for new residential development 
• SNP16:  Design  
• SNP18:  A Treed Landscape  

4.21  Furthermore, the following guidance documents are relevant material considerations.   

• Green Infrastructure Strategy Horsham District Planning Framework, April 2014 
 

4.22  In relation to the trees woodland and hedgerows and associated green infrastructure the points below 
have informed the proposed development of this site.   

• Development should be landscape-led.  
• Veteran Trees and Ancient Woodland will be retained and protected  
• Mature trees and groups of trees will be retained and protected. 
• Proposals should maintain and enhance the green infrastructure network and existing 

biodiversity.  
• Retain natural and semi-natural habitats where possible.   
• Create native species-rich hedges through the development and retain existing wildlife 

corridors.   
• To provide one new tree (standard at 8-10cm girth) per 40m2 of development. As set out in 

DAS and Fabrik Landscape Submission.  
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5.0  Arboricultural Impact Assessment 

5.1 The planning application is an outline application with with all matters reserved (except for primary access 

to the highway).   

5.2 To help avoid confusion we have used the same tree numbers as the 2022 tree survey, the main change 

to the tree survey information is the increase in the number of Veteran trees that have been identified 

and additional trees surveyed around the access points.  In terms of BS Categories with the exception of 

the Veteran Trees some of which were previously Category B rather than A,  all the tree categories remain 

as per the original  tree survey.   This decision was taken because the original tree survey was considered 

to be of good quality and any changes in BS5837 Category would have downgraded trees for example due 

to declining health due to Ash Dieback Disease.   

5.3 As part of this application four new primary vehicle accesses will connect the main site to the highway 

network,  two on Worthing Road (to the north and east boundary of the site), one from Chessall Avenue 

to the south-eastern part of the site and an access to the west onto Two Mile Ash Road.  An additional 

access is proposed from Worthing Road to the proposed Gypsy and Travellers site.  We will assess the 

arboricultural impact these access points in paragraphs 6.19-6.24 of this report. 

5.4 There are two ancient woodlands Courtland’s Wood 5.8ha and Smiths Copse 1ha within the site.  In the 

proposed indicative layout both the Ancient Woodlands are given a minimum of a 15m wide undeveloped 

buffer.  The larger woodland Courtland’s Wood has an undeveloped buffer which is closer to a minimum 

25m in width and to the western part of the northern boundary and to the entire western side this buffer-

zone is linked with extensive open space.  Smiths Copse has a minimum of a 20m wide buffer zone.   

Further information on this buffer zone is included in the Landscape strategy.   

5.5 The proposed development runs between these two woodlands with a green corridor is proposed along 

with to create a link providing ecological connectivity between these woodlands.  The Proposed 

Landscape Parameter Plan shows undeveloped green landscaped corridors linking these woodlands with 

the wider landscape.          

5.6 The proposed layout design has from the outset been informed by the tree survey information, including  

the presence of ancient woodland and veteran trees.  The result of the early consideration of the tree 

related constraints and benefits is that the proposed development as shown on the layout and parameters 

plan can be constructed without detriment to the health, longevity or stability of the retained woodland 

and trees.   

5.7 It is considered that the proposed layout design ensures there is sufficient separation between the 

development and the ancient woodland to avoid any direct impacts on the woodland.   The risk of indirect 

impact on the woodland has been significantly reduced as part of the layout design and will continue 

through any reserved matters application.   
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5.13 For example an English oak tree can remain alive as a veteran tree for several centuries.  During this time 

its canopy size reduces and its trunk may become completely hollow, the tree can however continue to 

live for many decades perhaps centuries, whilst a horse chestnut may be a classified as a veteran tree for 

a couple of decades, before it almost inevitably succumbs to decay and fails.   Whilst all veteran trees are 

considered to be important irreplaceable habitats,  the potential longevity of oak trees during their 

veteran life stage and their associated biodiversity value makes these trees particularly valuable.      

5.14 With regard to the guidance contained in BS5837, and within the Natural England Standing Advice for 

Ancient Woodland and Veteran Trees (Natural England and the Forestry Commission, January 2022) this 

development has followed the recommended procedure with the tree resource being surveyed in 2021 

and again in 2025 at the very outset of the layout design process.   

5.15 The Root Protection Areas (RPAs) for the Veteran trees have been calculated following the Natural 

England Standing Advice for ancient woodland and veteran trees (Natural England and the Forestry 

Commission, January 2022)  which gives these trees a notably larger RPA than that proposed under the 

BS5837 (2012) formula.   

5.16 BS 5837 ‘Trees in relation to design, demolition and construction – Recommendations’ 2012 refers to 

Veteran Trees in sections 4.5.11 and 5.2.4  (See Below). 

4.5.11. The tree survey might identify the presence of Veteran trees on the site. The implications of their 
presence on the land use of the surrounding site should be assessed at the earliest possible stage 
of the design process. Where such trees are to be retained, particular care should be taken in the 
design to accommodate them in a setting that aids their long term retention.   

5.2.4  Particular care is needed regarding the retention of large, mature, over-mature or Veteran trees 
which become enclosed within the new development (See 4.5.11).   Where such trees are 
retained, adequate space should be allowed for their long-term physical retention and future 
maintenance.  

5.17 One of the primary considerations during the layout design process has been to retain the Veteran trees 

and the retained mature trees, hedgerows and vegetation in areas of open space and not within the 

gardens of the proposed dwellings.  The proposed design complies with the guidance contained in BS5837 

(2012) and the Veteran Tree and Ancient Woodland Standing Advice and the layout ensures there is a 

good relationship between the retained trees and the proposed development.        

5.18 With regard to the design of the proposed indicative layout, the veteran trees,  ancient woodland and the 

retained mature trees, hedgerows and vegetation can be successfully protected from damage and 

disturbance during construction works.   

5.19 This can be achieved by the following the guidance as outlined in the Natural England Standing Advice for 

Ancient Woodland and Veteran Trees and the  installation of Tree Protection Fencing and other measures 

as recommended under BS5837 including Arboricultural Monitoring visits, all of which can be secured by 

use of a standard planning condition.    
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5.20  The veteran trees and open spaces around these trees will be managed by a management company 

following a bespoke Landscape Management Plan including a Veteran Tree Management Strategy which 

can be secured by use of a planning condition.  The Veteran trees and surrounding open space will be 

managed primarily for the benefit of biodiversity,  in order to safeguard the genetic resource, to provide 

continuity of habitat for wildlife, to perpetuate maturity and continuity within the landscape and to 

perpetuate aesthetic values.   

5.21 Deadwood is observed in a number of the trees, some trees particularly oak and limes have the ability to 

retain deadwood for a number of years as it decays, and usually it eventually falls in small relatively light 

pieces, whilst other trees species have a tendency to drop relatively large pieces of deadwood.  With 

regard to these species characteristics, we have only identified dead wooding as necessary where 

significant pieces of relatively large deadwood are observed overhanging the pedestrian /car parking 

areas or highway.  Deadwood has a high biodiversity value and where relatively small amounts of 

deadwood is observed in areas of light traffic, we recommend that this is allowed to remain.    

5.22 The areas of open ground around the veteran trees will be managed in a way that is beneficial to the 

trees.  This will avoid laying turf or cultivation of formal lawn areas around veteran trees which can be 

detrimental to the health of these trees.   The areas around veteran trees may be mulched to improve 

the growing conditions for these trees.  The veteran trees may be fenced-off with estate style fencing to 

prevent or deter access around and under these trees   

5.23 The proposed main access from Worthing Road (North) which runs to to the southern side of the Hop 

Oast Roundabout requires the removal of a small section of the south-eastern tip of  the woodland W3.   

5.24 The Wooded area W3 extends to over 5 hectares along the northern boundary of the site to the southern 

side of the A24 and the proposed removals for the access require the removal of less than 100m2  of this 

woodland, this equates to less than 0.2% of this woodland being removed from the very easter corner of 

the woodland.  This will have no impact on the landscape or biodiversity value of this woodland.  

5.25 The access from Worthing Road (North) for the Gypsy and Travellers Site utilises an upgrade existing 

concrete agricultural access, with poor quality vegetation dead elms and hawthorn to be removed to allow 

for this access.     

5.26 The main access from Worthing Road (East) requires the removal of a section of the hedgerow H6 and to 

ease constraints associated with this access we are recommending the removal of the hawthorn T138, 

and declining ash tree T139  within the G6, to the northern side of the proposed access which are growing 

within the unmanaged hedgerow H6.   

5.27 The works associated with the access from Worthing Road (East) are all located to the western side of the 

existing highway. The mature oak tree T137on the eastern side of Worthing Road is unaffected by these 

proposed works.  
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5.28 The proposed access from Chessall Avenue requires a section of the recently planted hedgerow to be 

removed.  

5.29 The proposed access to the west of the site onto Two Mile Ash Road is located in an area occupied by a 

concrete driveway which currently provides access to the agricultural buildings which are proposed to be 

demolished.  A small semi-mature oak tree T118 along with some small self-set trees growing close either 

side of the existing driveway are be removed to allow for this access.   This access also requires the removal 

of a small section >20m2 of scrubby vegetation including T129 and T130 growing within the northern end 

of G49, with the remaining vegetation along this highway is to be retained.    

5.30 There is a 20m wide shelterbelt of semi-mature trees G50 running along the northern side of the existing 

agricultural access driveway which are to be retained.  

5.31 There is a veteran tree T59 to the northern side of the existing access, this tree is on a raised bank beyond 

a hedgerow and within the group G50.  With regard to the existing topography, its distance from the 

proposed access it is our opinion that subject to detailed designed this access and associated s278 works 

can be delivered without impacting on the health, stability or longevity of this tree T59.  

5.32 In addition to the veteran trees and ancient woodland the proposed layout has been informed by the 

existing field boundary hedgerows and the mature trees which are growing within these boundaries.   To 

achieve an appropriate layout it is necessary to construct roads and footpaths that provides links between  

the existing fields and these require the removal of sections of the internal hedgerows.   

5.33 For the proposed Illustrative Masterplan Proving Layout there are two hedgerows H41 and H66 which 

require complete removal, for other hedgerows for the main access road we have indicated that up gaps 

up to 20m in width may be required, for secondary roads and for footpaths and driveways this width can 

be reduced to 10m.   

5.34 The trees and hedgerows to be removed to allow the proposed development are shown on the Tree 

Removals Plan and on Schedule of  trees and hedgerows to be removed for the proposed development 

See Appendix.   It should be noted that this table shows the trees and hedgerows to be removed to allow 

for the proposed access points  (Detailed Application) and for the Outline Application based on the 

Illustrative Masterplan Proving Layout prepared by KPK Studios.     

5.35 The principal of removing trees and hedgerows to allow for an appropriate layout subject to 

appropriate new tree and hedgerow planting is supported in all the relevant planning policies and in 

BS5837 (2012).‘Trees in relation to design, demolition and construction – Recommendations’ which 

states that:   

5.1.1 The constraints imposed by trees, both above and below ground (see Note to 5.2.1) should inform 
the site layout design, although it is recognized that the competing needs of development mean that 
trees are only one factor requiring consideration. Certain trees are of such importance and sensitivity 
as to be major constraints on development or to justify its substantial modification.  

5.36 In my opinion none of the trees or hedgerows to be removed are of considered to be of ‘such 

importance or sensitivity to be major constraints on development or justify its substantial 

modification’.   
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5.37 The original Tree Survey for the main site (2022) identified 122 individual trees, 153 groups of trees, 

71 hedgerows and 7 woodlands.   This survey covered a slightly larger site than is now proposed but 

nevertheless the scale of tree,  hedgerow and woodland removals required to allow for the proposed 

development compared to the amount of retained vegetation shows  that this application has been 

informed by and respected the existing green infrastructure and landscape characteristics.   

5.38 With the exception of the limited removals required for the site access points the trees to be removed 

for the proposed development are located internally within the site.  At this stage of the planning 

process we have not identified tree removals which may be needed as part of good arboricultural 

management for example due to the condition of the trees in relation to Ash Dieback Disease.    

5.39 These type of works will be dealt with as part of the reserved matters application based on the 

condition of the trees at the time of the RM application,  and informed by the location of the trees in 

relation to the proposed development, existing neighbours and their proximity to highways. .   

5.40 Due to the scale of the proposed development this application provides a unique opportunity to secure 

provision of extensive areas of public open space, along with significant new tree and hedgerow 

planting and associated habitat creation along with the beneficial management of the woodland, 

hedgerows and individual and groups of trees.   The open space provision within this development 

extends to approximately 59 hectares.    The landscape information prepared by Fabrik shows over 

1500  trees of 8-10cm and above and extensive hedgerow and scrub planting.    

5.41 The proposed new tree planting will give the opportunity to significant increase the tree species and 

age class diversity within this site. This planting also gives the opportunity to help improve climate 

change and disease resilient enhance the quality, landscape and amenity value of the tree resource 

across the site, whilst protecting valuable ecological habitats, increasing the biodiversity value of the 

wider area.   

5.42 The management of the trees within the wider site including the woodland, veteran and mature trees, 

hedgerows will be addressed in a detailed Ecological and Landscape   Management Plan.  This will 

include a Veteran tree management strategy.   

5.43 The tree management aims will be to provide a safe environment for residents, visitors and adjacent 

land users whilst preserving and enhancing the amenity, landscape, biodiversity, conservation, 

historical and environmental value of the tree resource.  

5.44 With regard to the design of the proposed layout providing the retained trees are subject to 

appropriate protection during all site works it is my opinion that the proposed development can be 

constructed without detriment to the health, or longevity of the retained trees, hedgerows and 

woodland.    
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5.45 As recommended in BS5837 (2012) it is proposed that subject to planning consent being granted, a 

detailed Arboricultural Method Statement will be prepared prior to site works commencing.  The 

provision of Arboricultural Method Statement can be secured by use of standard planning condition.   

5.46 The significance of the arboricultural effects of the proposed development and the proposed 

protection / mitigation and enhancement measures are summarised on Table 3. 
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6.0 Conclusion 

6.1 The proposed residential development has been informed by the tree survey information and the layout 

has been designed to retain the ancient woodland and veteran trees, along with the majority of the 

existing field boundary trees, hedgerows and vegetation.  The proposed layout design complies with the 

guidance contained in BS5837 (2012) and the Veteran Tree and Ancient Woodland Standing Advice and 

the layout ensures there is a good relationship between the retained trees and the proposed 

development.        

6.2 The limited scale of tree,  hedgerow and woodland removals required to allow for the proposed 

development compared to the amount of retained vegetation confirms that this application has been 

informed by and respects the existing green infrastructure and landscape characteristics.   

6.3 The layout has been designed to ensure that the retained trees, woodland and hedgerows are given 

appropriate space within the development, with appropriated buffer zones and Root Protection Areas 

respected across the site.  This ensures that the retained trees will continue to contribute to the area for 

many decades without undue pressure from residents for tree removals or management.   The proposed 

layout includes provision for appropriate tree root protection areas and buffer zones.  

6.4 The protection of retained trees, woodland and hedgerows during the proposed development works can 

be achieved by continuing to follow the guidelines within BS5837 (2012), the NE Standing Advice and the 

provision of a detailed Arboricultural Method Statement  and by use of standard planning conditions.  

6.5 The proposed landscaping scheme prepared by Fabrik will serve to serve to significantly improve the age, 

species diversity and bio-diversity value and long-term future of the tree resource whilst providing an 

attractive environment for future residents.  The impact of the tree and vegetation removals associated 

with the proposed residential development will be mitigated by the proposed tree and hedgerow 

planting.    

Peter Wilkins  BA (Hons) MArborA  MIEnvSc. CEnv  
Ruskins Tree Consultancy T/a  RG Consultancy Limited   
24th February 2026 
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Tree Survey  
Schedule of Tree Works  
Tree Preservation Orders 
 
Tree Survey Plans (Submitted Separately)   
 
Tree and Hedgerow Removals Plan (Submitted Separately)   
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1.0 Introduction 

1.1 We have been provided with a copy of the Tree Survey Report and Arboricultural Impact Assessment 

prepared by Hankinson Duckett Associates  (HDA Ref: 2090.88  Issue: 01  September 2022).  This was 

prepared to inform the previous planning application for this site.   

1.2 We have visited the site and undertaken a walkover survey to check and update the tree survey to reflect 

the current condition of the trees.  To help avoid confusion we have used the same tree numbers as the 

2022 tree survey, the main change to the tree survey information is the increase in the number of Veteran 

trees that have been identified.   

1.3 The tree condition survey was circulated to the design team very early in the layout design process and 

has informed the proposed development of this site.  We have subsequently been provided with a copy 

of the proposed layout plans and have been instructed to assess the impact of development proposals on 

the arboricultural resource and to produce the following: 

• Arboricultural Impact Assessment. 
• Tree Retention and Tree Removal Loss Plan. 

 

1.4 The objective of the survey is to collect tree data relevant to the proposed redevelopment of the site and 

to categorise individual trees or tree groups in accordance with BS 5837 (2012) ‘Trees in relation to design, 

demolition and construction – Recommendations’  based on their condition, quality and future potential.    

1.5 The purpose of the categories within BS5837 2012, is not to determine whether retention of trees is 

desirable, ‘The purpose of the tree categorization method, which should be applied by an arboriculturist, 

is to identify the quality and value (in a non-fiscal sense) of the existing tree stock, allowing informed 

decisions to be made concerning which trees should be removed or retained in the event of development 

occurring.’  (BS5837 2012 Section 4.5.2).  This survey should therefore be regarded as an initial appraisal 

and observations, assessments or recommendations relating to tree protection zones, remedial tree 

works, protective fencing, foundation design, material specification are beyond the scope of this report.   

1.6 The location of the trees and tree groups  are shown on the attached drawing.  A detailed inspection with 

respect to decay, defects and hazard is not included. 

1.7 This survey has been updated to include information on the vegetation removals necessary to deliver the 

detailed and outline elements of this Outline Planning Application.    
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