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1. Introduction 

 

1.1 This statement sets out the evidence of Jago Trevelyan Keen (CV at 

Appendix JK1) in respect of tree matters in relation to the application for 

development of the site on Land rear of The Hollies Nursing Home, Reading 

Road, Burghfield Common. 

 

1.2 The evidence which I have prepared and provide for this appeal is true and I 

confirm that the opinions expressed are my true and professional opinions. 

 

1.3 This evidence extends the information laid before the Council in the 

determination of the application. 

 

1.4 I am familiar with the site having undertaken an update to the tree survey on 

the 10th September 2021 and a reinspection of the trees on the 26th April 

2023. The information gained during the tree survey is used as the basis for 

assessing the effect upon trees at the site. 

 

1.5 In this statement I will consider Reason for Refusal 3. The only tree-related 

concerns are: 

 

• the impact of the loss of trees protected by Tree Preservation Order; 

• and, the potential to plant replacement trees within the application site.   

 

1.6 No other tree-related matters are cited as a reason for refusal. 
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2. The impact of the loss of trees protected by Tree Preservation Order 

 

2.1 There are two cohorts of trees protected by Tree Preservation Order (“the 

Order”) that the application proposals seek to remove. 

 

1. The loss of trees within group 68A that fall within W1 of the Order. 

2. The loss of four stems from group 80, being part of G1 of the Order. 

 

2.2 The trees within Group 68A are diminutive, comprising of mixed saplings that 

have grown due to a reduced regime of land management. The group 

includes a mix of field maple, goat willow, blackthorn and ash. The ash are in 

decline and dying from a common disease, Ash Dieback. 

 

2.3 None of the trees within 68A offer significant amenity (see Photograph 1 at 

Appendix JK6); they are not perceptible from public viewpoint and have little 

visual merit from internal views. None of the trees are of exceptional quality 

and some are dying. In my view they are not of sufficient quality to constrict 

the proposed scheme of residential development. 

 

2.4 The loss of protected trees from Group 68A is very localised. The loss is only 

required to accommodate Plot 6. That loss is offset by the new planting 

proposed to bolster the existing woodland edge. Whilst the replacement 

planting is not in exactly the same location it is directly adjacent the point of 

loss. The planting location extends the woodland and results in a net gain of 

woodland cover. 
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2.5 Projecting within the boundary of TPO W1 are the proposed attenuation pond 

and the open space. By looking at the proposed scheme in relation to the 

existing tree cover (see Tree Protection Plan (Core document CD2.33)) we 

can see that none of the trees identified are proposed for removal. There are 

small seedlings amidst the bramble and grass sward but these offer little 

amenity currently. What minor losses there may be from this cohort of 

seedlings can be more than offset by the proposed infill planting elsewhere, 

within and beyond, the boundary of TPO W1. As set out above, this new tree 

planting bolsters the woodland cover and so enhances the amenity the TPO 

seeks to protect. 

 

2.6 The trees within Group 80 are recorded in the tree survey as a group of 

primarily early-mature English oak trees that form part of a row of similar sized 

trees, of varying quality, that bisects the fields. Recorded as present within the 

row is an understorey of ash, hawthorn and blackthorn. 

 

2.7 To inform the appeal a re-inspection of the trees was undertaken. This 

revealed that the five stems proposed for removal to accommodate the 

proposed road are not all oaks (see Photograph 2 at Appendix JK6). One 

stem is an ash (refer to G80 – Analysis Plan at Appendix JK2) and so is not 

protected by the TPO. As a result there are four protected oaks that need to 

be removed to accommodate the proposed road. 

 

2.8 The oak trees, and the ash, are not exceptional individual specimens but they 

do have collective value as part of the row. None of the trees (in fact none of 

the trees on site) are of an age, or bear characteristics of, veteran or ancient 

trees such that paragraph 180 (c) of the NPPF need be considered. 
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2.9 The Council (Statement of Case paragraph 8.1, page 37) advises that Tree 

Preservation Order number 0835 lapsed and only TPO 0989 (see Appendix 

JK3) is extant. 

 
2.10 Tree Preservation Order number 0989 records G2 (see the 1st schedule of the 

Order) as containing seven oaks. The tree survey undertaken (see Tree 

Constraints Plan for location and schedule of trees) shows there to be nine 

oak trees (tree 78 and 8 stems within Group 80) within the boundary of G2 as 

drawn on the map accompanying the Order. The pair of ash trees numbered 

79, and the stem of ash within group 80, are not protected as they are not 

oaks. 

 

2.11 The four oak stems and one ash stem of Group 80 are proposed for removal 

to accommodate the road that links the parcels of land north and south of the 

tree line.  

 

2.12 The loss results in an opening in the tree line, close to the junction with tree 

Group 113 that extends the tree line to the north east. 

 

2.13 The trees within Group 80 that are proposed for removal are barely 

perceptible from public view. In winter, if one is focussed on seeing them, a 

merest glimpse of their branches can be seen from a narrow viewpoint from 

Reading Road, through the foil of trees 110 and group 113 (see Photograph 3 

at Appendix JK6). 

 

2.14 There is no view of them from Regis Manor Road (not adopted and so not a 

public road) to the north east, Paddock End (a private road) to the south, or 

Lamden Way to the south west. On all other sides the site is screened by 

private woodland that lies outside the site boundary.  
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2.15 The loss of the trees from group 80 would make no discernible change from 

the narrow viewpoint from Reading Road. 

 

2.16 Views of the trees in group 80 will not change unless the site is afforded some 

form of public access, ordinarily through development. 

 

2.17 The loss of trees from group 80 does not therefore detract from public amenity 

nor does it have a discernible impact on landscape character. The loss of 

these trees creates an opening, not uncommon in tree lines and certainly 

evident in the local area, that is a normal component of landscape character. 

 

2.18 New views, if development of the site occurs, will not be informed by the 

presence of those four oaks; they would no longer be present having been 

removed to facilitate the access road. However, amenity provided by trees 

remains at virtually the same level. The row of trees extending north west will 

remain and will continue to be read as a tree line; they are not currently 

protected by TPO but they could be to ensure their amenity is protected as 

part of the new development. Nearby tree group 113 would also remain. The 

belt of trees would therefore continue to be read although now with an 

opening containing an access; a very common view. 

 
2.19 Whilst not raised in support of the decision to refuse consent but referred to in 

the Council’s Statement of Case, tree 92 (tree T3 of TPO 0989) a dying ash, 

is already consented for removal due to its condition. It is to be removed 

irrespective of these appeal proposals. 

 
2.20 Other trees are proposed for removal but these are not protected by TPO. 

They are all of low quality and value. The loss of such trees is typically 

acceptable. 
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2.21 Hedgerow 91 is proposed for removal (the Council refer to it is hedgerow 92 

at paragraph 8.18 of their Statement of Case). To inform the appeal we re-

inspected the hedgerow in conjunction with the ecologists. We were both in 

agreement that it is defunct and gappy (see ecologist’s Technical Note at 

Appendix JK4). 

 

2.22 The majority of the hedge (as indicated on Hedgerow 91 – Analysis Plan at 

Appendix JK5 and shown in photographs at Appendix JK6) has disappeared 

and is now a mass of overgrown bramble containing occasional scrubby 

stems of hawthorn (see Photograph 4). The area around trees 92 and 93 is 

dominated by the fallen tree (93) and ivy (see Photograph 5). North west of 

tree 92 there is a fragment of hedge that is now outgrown, forming a line of 

small trees (see Photograph 6). At the far north western end, closest the 

woodland, no vegetation is present (see Photograph 7). 

 

2.23 I therefore remain of the view, based on its defunct and gappy condition, that 

the hedgerow is of low quality and value. That view is shared by the 

ecologists (paragraphs 4.15 and 4.16 of the Ecological Assessment of 

November 2021 and their Technical Note at Appendix JK4) that consider the 

hedgerows to be species poor with low ecological value.  

 

2.24 The loss of the hedge (the 22m length of outgrown hedge within hedgerow 

91) is offset by hedge planting proposed (49m of new native hedge and 166m 

of ornamental hedge) throughout the scheme of development. Analysis of the 

Landscape Strategy plan (Cored Document CD2.37) indicates that further 

planting of hedgerows (especially more native hedgerow) could be 

accommodated if further offsetting is required. A fully detailed landscape plan 

can be prepared, and agreed with the Council, to secure new hedgerow 

planting. 
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2.25 Cumulatively the loss of trees and hedgerow from this site is at a very low 

level. The loss of trees and hedges is a common scenario when an allocated 

site is brought forward for development. An appeal decision is appended at 

Appendix JK7 that recognised tree and hedge loss, in this case the loss of 

better quality trees and hedgerows, was deemed necessary to bring forward 

an allocated site. 
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3. Alternative access options 

 

3.1 I am informed that at the time the site layout was being designed, studies 

were undertaken to determine if that part of the row of trees containing trees 

numbered 75 to 78 (those of lesser quality) could be utilised for the access 

road. This could, potentially, allow the retention of the trees within group 80. 

 

3.2 To utilise the area where trees 75 to 78 stand it is necessary for the access 

road to descend the slope. The highways consultants (see their technical note 

and drawing at Appendix JK8) inform us that the slope would be somewhere 

in the region of 1 in 11 and therefore does not meet the requirement for a 

slope of 1 in 20. The level of the road could be increased to enable a 1 in 20 

slope. 

 

3.3 Building the road to an adoptable standard of 1 in 20 would require significant 

underbuild that would require banking on the southern and western side of the 

road. This banking would project within the root protection area of trees within 

group 80 and give rise to material harm (a substantial build up of soil levels 

within the root protection area of trees results in slow death of trees). The plan 

at Appendix JK9 has been prepared to show where the fill material is 

necessary and shows the relationship to the trees. 

 

3.4 The alternative scheme therefore has a greater impact on trees and amenity: 

 

• all of group 80 will be lost, over a short space of time, due to the 

detrimental impact of the infill material; 

• trees 75 to 78 are lost, albeit they are of lesser quality; 

• public open space provision, due to the alternative layout, is reduced by 

circa 41% (details provided on the Twenty20 drawing at Appendix JK10) 
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4. Potential to establish replacement planting 

 

4.1 The reason for refusal links the loss of trees protected by Tree Preservation 

Order with the alleged deficiency of space to replace those that are lost. 

 

4.2 The trees protected by Tree Preservation Order that are lost are set out at 2.1 

of this statement. 

 

4.3 Landscape Strategy Plan (Core document CD2.33), produced by RPS, was 

submitted as part of the application. It shows the enhanced buffer to the 

ancient woodland, high quality open space and a mix of native and 

ornamental planting. 

 

4.5 The Strategy retains the existing vegetation within the ancient woodland 

buffer proposed to the rear of plots 24 to 29. This area will undergo natural 

processes of vegetation development and no new planting is intended, or 

appears required, to sustain those natural processes. This accords with the 

‘standing advice’ prepared by Natural England and the Forestry Commission 

(extract from that ‘standing advice’ at Appendix JK11). The guidance advises 

that a buffer zone “should consist of semi-natural habitats such as: 

 

• woodland 

• a mix of scrub, grassland, heathland and wetland” 

 

4.6 The buffer zone to the rear of plots 24 to 29 will be secured from the garden 

spaces by means of a timber fence, so discouraging access and undesirable 

use of the buffer. The buffer zone and other open spaces will be managed by 

a management company and so be subject to monitoring and control to allow 

the desired natural processes to take place. 

  



Proof of Evidence - Trees 4th May 2023  

Jago Trevelyan Keen 

 
 

 

Page 12 of 17 

 

4.7 The main area of open space is sited in the north west corner of the site. It 

extends the buffer zone and allows for more separation and a soft edge to the 

woodland beyond. 

 

4.8 The buffer to the ancient woodland (that respects the standing advice of 

Natural England and the Forestry Commission, and the requirement of Policy 

HSA16, to provide a 15m buffer from ancient woodland), and the increased 

buffer that incorporates the open space, help to mitigate the loss of trees from 

the site. Locating these green/biodiversity features along the north western 

edge of the application site bolsters the existing woodland feature and it is 

good practice to extend and enhance existing features such as this. 

 

4.9 The buffers and open space provide a generous area of the site in which to 

plant replacement trees. 

 

4.10 The planting, as indicated on the Landscape Strategy, makes provision for 

extensive new “native shrub mix & native buffer infill” in three main areas: 

 

1. Along the south eastern boundary between Plots 1-5 and Plot 15. 

2. North east of Plots  21 – 23. 

3. Along the north western boundary north of Plot 24. 

 

4.11 Taking each of the above areas in turn: 

 

Area 1 – In this location the planting will bolster the existing line of TPO 

trees (group 113). Due to the canopies of the trees the planting will 

take the form of understorey planting as would be typical of an oak 

dominated hedgerow or woodland. The native species typically 

associated with such habitats would thrive, develop a further layer to 

the tree cover, bolster the screening between existing properties and 

the appeal site, and greatly enhance the biodiversity of the planting and 

the biodiversity it supports. 
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Area 2 – This planting is also centred around a line of existing trees. It 

would take much the same form as Area 1 to provide understorey 

planting. It has the same benefits as Area 1 apart from the fact it would 

provide a green screen between proposed properties rather than from 

existing properties. 

 

Area 3 – This large area of planting protects the buffer to the ancient 

woodland. It accords fully with the ‘standing advice’ of Natural England 

and Forestry Commission (see paragraph 4.3 above) to deliver an 

extension to the woodland and a mix of scrub. Planting details can be 

formulated to plant a mix of native trees and shrubs in keeping with the 

species composition of the local area. The planting would be 

interspersed amongst the retained trees and represents a net gain of 

trees and seedlings lost from this area (including that small portion of 

TPO area W1 where seedlings may be lost from the undergrowth). 

 

4.12 Throughout the layout of development, including with the open space areas, 

thirty new trees are proposed to be planted. The Landscape Strategy shows 

these as new “Feature trees, Street/Park trees, and multi-stemmed trees”. 

 

4.13 The trees have been sited in places where there is room for them to grow and 

develop to maturity; they are all sited adjoining open areas such as open 

space, boundaries of rear gardens, parking areas, corners of streets and ends 

of streets. A detailed landscape scheme can determine what species of tree 

suits which location with those trees that are larger at maturity being placed in 

the larger open spaces and those trees of smaller stature being placed 

amongst the layout of dwellings. 
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4.14 These thirty new ‘specimen’ trees have space to develop and provide ample 

provision to replace the four protected trees removed from Group 80. 16 of 

the proposed trees are located in the open space in the northern part of the 

site. More could be accommodated if required. I note from the Council’s 

Statement of Case that “the proposed planting of 12-13 open grown trees 

around the open space in the north of the site offers the best mitigation for the 

loss of the 5 B-grade oak stems from group 80 . . .”. The appeal scheme 

delivers a handful more than 12-13, and more can be added to a detailed 

scheme of landscape if required. Typically a new landscape scheme is 

managed by way of a Landscape Maintenance Plan that sets out how trees, 

and other landscape features, will be looked after post-installation. This will 

aid the trees establish. Often, a planning condition will be imposed that 

requires any plant failures to be replaced within a period of 5-years post-

planting. Together with good maintenance this ensures success of new 

planting. 

 

4.15 The scheme therefore delivers the “best mitigation” planting, additional street 

tree planting, infill planting, and understorey planting. The benefits include: 

 

• long term replacement of trees to offset losses; 

• increased woodland cover; 

• enhanced amenity; 

• localised screening; 

• added biodiversity of plant material; 

• enhanced support of biodiversity provided by that planting. 

 

4.16 Should the appeal be allowed, a condition can be imposed to require the 

production of a detailed landscape scheme to show the location and 

specification of all proposed planting. 
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5. Policy considerations 

 

5.1 The reason for refusal cites policies the Council considers the proposals are 

contrary to. I have set out my analysis of those policies and their application to 

the appeal proposals in the table at Appendix JK12. 

 

5.2 Following the analysis set out in Appendix JK12 it is my opinion that the loss 

of a small group of saplings (section of Group 68A) and four protected oak 

trees (from Group 80) does not constitute valid arboricultural grounds to 

substantiate the refusal of consent when considered against the policies cited 

in the reason for refusal. 
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6. Conclusions 

 

6.1 In this statement I consider the two grounds the Council put forward to 

substantiate their reason for refusal number 3 due to impact on trees. Those 

grounds being the loss of trees protected by Tree Preservation Order and the 

alleged inability to replace those trees. 

 

6.2 The development proposals result in the loss of small area of saplings and 

five trees from a linear tree group, four of which are protected. All other 

protected trees on the site are retained and will be unharmed by the 

proposals. 

 

6.3 Those trees proposed for removal are currently barely perceptible from public 

view. They are masked by other trees; the trees that are being retained.  

 

6.4 The trees proposed for removal are not of exceptional quality; the saplings are 

diminutive and the four oak trees being removed are those that are 

commonplace in the area. None are veteran or ancient trees. 

 

6.5 An alternative road layout was considered to try and retain the four oaks 

however it results in greater impact to trees and diminishes open space 

provision. 

 

6.6 The hedgerow being removed is of poor quality as it is defunct and gappy. 

The ecologists record it as of low ecological value. 

 

6.7 None of the trees or hedgerows proposed for removal are those of sufficient 

merit to warrant their retention such that the layout of development as 

proposed should not be consented. The harm derived through their loss is 

minor. 
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6.8 The loss of the trees is offset with a net gain of tree cover. Extensive areas of 

new native planting offset the loss of saplings. Thirty new trees are proposed 

in prominent places – the right trees in the right places – to offset the loss of 

the four protected oak trees. Sixteen of these new trees are said by the 

Council to offer the “best mitigation”. 

 

6.9 My analysis of the policies cited in the reason for refusal indicates that those 

policies are met. 

 

6.10 In summary, the loss of a small group of protected saplings and four protected 

oak trees represents minor harm, especially when considered in relation to 

the extensive and high quality proposed planting that this scheme delivers. 
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Curriculum Vitae 

 

of 

 

Jago Keen 
 

Qualifications: MSc Conservation Management 
 Professional Diploma in Arboriculture 
 
Professional Accreditation: Registered Consultant of the Institute of Chartered 

Foresters 
  Member of the Arboricultural Association 
  Chartered Arboriculturist 
   
Voluntary Posts: Retired - Chairman of the Arboricultural Association  
 
Commissions: 
  

Rushmoor Borough Council – Tree Preservation Order Study 
Lead consultant to undertake study within Rushmoor Borough Council of its Tree 
Preservation Orders, applications and decisions.  Analysis of the works 
requested, the reasons given for requiring the works, and the outcome, 
demonstrated the effectiveness of Orders in the protection of tree populations. 
 
Biodiversity Study 
I undertook a research project to determine the support of biodiversity by urban 
street trees. Trees are a major component of green infrastructure so it is essential 
that the species of tree planted is conducive to hosting biodiversity. 
 
The study found marked differences in the support of biodiversity, with native tree 
species generally performing better. The study also gave an indication of how our 
native trees perform in higher average temperatures providing an insight to how 
these trees will fair in the wider countryside if climate change predictions are 
realised. 

 
Massaria disease of London Plane 
On behalf of the City of London I undertook a survey of its plane trees to 
ascertain if this novel disease was present. 39% of the City’s plane trees were 
infected. I formulated a strategy to overcome the risk to humans of branch failure 
and how to manage the tree population to ensure sustainable tree cover in the 
urban core of London.  I presented my findings to the Forestry Commission’s 
conference entitled “Tackling the threat to London’s trees”. 

  



 
 

 
 

 
Landscape Management 
I have prepared a number of concept, strategic and management plans for a 
variety of amenity and recreational landscapes in the UK and Russia. Those 
plans have sought to integrate built-form, respect local landscape, enhance the 
landscape setting and deliver benefits to occupants and local community. 
Projects have varied from gold medal-winning gardens at Chelsea Flower Show, 
concept plans for development projects, restoration of historic palace landscapes 
and urban green infrastructure planning. 

 
NHS Trusts 
As part of the NHS initiative to integrate trees within their estates for the 
recognised benefits to patient well-being and speeding of recovery times I have 
been involved in the redevelopment of major sites to integrate the need for built 
form with tree retention. In addition we have devised concept and detailed 
schemes of landscape to ensure continuity of healthcare benefits. 

 
Tree Strategies 
I have prepared, for an inner-London borough and for private landowners, tree 
strategies to ensure the management of their tree populations is sustainable. 
Following analysis of their current tree stocks I was able to put forward proposals 
for tree management and regeneration to create resilience. Resilience in tree 
populations is key to mitigating the threat from novel pests and diseases many of 
which are host specific. 
 
City of London Research Department 
Published in early June 2013, Following commendation from the Forestry 
Commission, I have written a focussed technical paper setting out the threats to 
London’s trees and how the threat may be approached. Written primarily for the 
informed layperson the paper considers current and future threats, the challenges 
faced in managing the impact and concludes to recommend resilience through 
diversity. Diversity of portfolio is a term familiar to those in the financial capital. 

 
Russia 
On behalf of the Regional Government of the Voronezh Region I was engaged to 
provide advice in relation to integrating trees within their green infrastructure, 
restoration of historic parks and gardens, and development of their urban 
landscapes. 
 

Jago Keen has over 30-years’ experience in arboriculture, landscape and conservation.  
Throughout this career many thousands of trees, hundreds of landscapes and many 
aspects of conservation have been considered. 
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APPENDIX JK3 

Tree Preservation Order number 201/21/0989 

  



Town and Country Planning Act 1990

West Berkshire District Council
(Land to the North West of Reading Road, Burghfield Common, Reading,

Berkshire) Tree Preservation Order 201/21/0989
2019

WEST BERKSHIRE DISTRICT COUNCIL, in exercise of the powers conterred on it by Section 196 of
the Town and Country Planning Act 1990 hereby makes the following Order:

1. Citation

This Order may be cited as West Berkshire District Council (Land to the North West of Reading Road,
Burghfield Common, Reading, Berkshire) Tree Preservation Order 20112110989 2019

2. Interpretation

(1) In this Order “the authority” means West Berkshire District Council.

(2) In this Order any reference to a numbered section is a reference to the section so numbered in the
Town and Country Planning Act 1990 and any reference to a numbered regulation is a reference to the
regulation so numbered in the Town and Country Planning (Tree Preservation) (England) Regulations 2012.

3. Effect

(1) This Order takes effect provisionally on the date on which it is made.

(2) Without prejudice to subsection (7) of section 198 (power to make tree preservation orders) or
subsection (1) of section 200 (tree preservation orders: Forestry Commissioners) and, subject to the
exceptions in regulation 14, no person shall--

(a) cut down, top, lop, uproot, wilfully damage, or wilfully destroy; or

(b) cause or permit the cutting down, topping, lopping, uprooting, wilful damage or wilful
destruction of,

any tree specified in the Schedule to this Order except with the written consent of the authority in
accordance with regulations 16 and 17, or of the Secretary of State in accordance with regulation 23, and,
where such consent is given subject to conditions, in accordance with those conditions.

Dated this l& day of 2019

EXECUTED AS A DEED by affixing the Common
Seal of WEST BERKSHIRE DISTRICT COUNCIL

and authenticated by:

Authorised by the Council to sign in that behalf

CONFIRMATION OF ORDER I

This Order was confirmed by the West Berkshire

District Council without modification on the

gl&yof
t4OVe.-kC 2019

by the Council to sign in that behalf



SCHEDULE
SPECIFICATION OF TREES

Article 3
Trees specified individually (encircled in black on the map)

Reference on map Description Situation

Ti Oak Land to the North West of Reading
Road, Burghfield Common,
Reading, Berkshire

Reference on map Description Situation

T2 Oak Land to the North West of Reading
Road, Burghfield Common,
Reading, Berkshire

Reference on map Description Situation

Ta Ash Land to the North West of Reading
Road, Burghfield Common,
Reading, Berkshire

Trees specified by reference to an area (within a dotted black line on the map)

Groups of trees (within a broken black line on the map)

Reference on map Description (including number Situation
of trees of each species in the
group)

Gi 13 Oak Land to the North West of Reading
Road, Burghfield Common,
Reading, Berkshire

Reference on map Description (including number Situation
of trees of each species in the
group)

G2 7 Oak Land to the North West of Reading
Road, Burghfield Common,
Reading, Berkshire

Woodlands (within a continuous black line on the map)

Reference on map Description Situation
Wi Land to the North West of Reading

Road, Burghfield Common,
Reading, Berkshire



Land to the North West of Reading Road, Burghfield Common, Reading, Berkshire

Tree not covered by TPO
(Tree pos4cns aprsx,,,aIe)

Group of Trees

ALl th o ri s ati on
S tarn p
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Ecology Technical Note 

  



Technical Note – Land to the Rear of The Hollies 
 

 

 

 

 
Our ref: 7758 Land to the rear of the Hollies 
 
Produced by: Louisa Standbrook-Jones MCIEEM 
 
Date: 05/05/23 
 
 
An assessment was made of Hedgerow 91 on the 26th April 2023 by experienced ecologist Alex Hannam MCIEEM. 
The hedgerow location is shown on the Tree Protection Plan.  
 
This is a heavily vegetated area which appears to have previously comprised a fence with a small number of mature 
trees. This has now been encroached with bramble scrub which is over five metres wide in sections. This area has 
therefore been mapped as a large area of scrub rather than a hedgerow due to the width of the habitat and an 
absence of woody species. It is not considered to fall within the criteria of a hedgerow.  
 
The Hedgerow Regulations 1997 are therefore not applicable to this habitat.  
 
References 
 
Keen Consultants (2022) Tree Protection Plan, Drawing 730-KC-XX-YTREE-TPP01RevA 
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Hedgerow 91 – Analysis Plan 
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1. This tree survey information has been prepared for planning purposes
only. Additional detail will be needed for foundation design.

2. The original of this drawing was produced in colour - a monochrome
copy should not be relied upon.

3. Scale for planning purposes only.
4. All dimensions to be checked on site.
5. The copyright of this document resides with Keen Consultants unless

assigned in writing by the company.
6. Details shown on this drawing are devised with reference to

BS5837:2012:Trees in relation to design, demolition and construction -
Recommendations.

7. Tree Preservation Order based on West Berkshire Council Online
Map.

8. Priority Habitat Inventory - Deciduous Woodland (England) based on
information from MAGIC website.

9. Topographical survey based on KND Surveys Ltd drawing number   L
10 15 - T.

10.Where trees were not identified on the topographical survey they
have been plotted by eye.
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Photographs 

  



 
 

 
 

 

 

 
 

Photograph 1: Saplings within group 68A can be seen amidst the dominant 
bramble. Saplings to left of image are outside the TPO zone. Trees in distance 
are part of groups 74 and 125. 
 

Photograph 2: View of tree group 80 showing location of ash within the group of 
oaks. 
 

Oak 

Tree Group 
80 

Ash 



 
 

 
 

 
 

 

Photograph 4: South eastern section of hedgerow 91 now defunct and dominated 
by bramble and scrub. 
 

Photograph 3: View toward tree group 80 from Reading Road. Tree group 80 is 
located rear of tree 110 and group 113. 
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Tree group 80 
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Tree Group 113 



 
 

 
 

 
 

 
 
 
 
 
 
 
 

 
 

 

Photograph 5: Central section of hedge dominated by collapsed tree 93 and tree 
92 (already consented for removal), as well as a mass of ivy. 
 

Photograph 6: North western end of hedgerow contains outgrown stems forming 
line of small trees. Sections also dominated by bramble. 
 



 
 

 
 

 
 

 

 

 
 
  

Photograph 7: Far north western end of hedgerow devoid of vegetation (tree 89 
to right of image and tree 90 to left of image). Fence marks line of hedgerow 91. 
 



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX JK7 

Appeal decision reference APP/Z0116/W/22/3308537 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
  





























































































 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX JK8 

Cole Easdon file note and Alternative Planning Layout – Overview Plan 

 
  



File Note  
___________________________________________________________________________________________________ 
 

Project Title: The Hollies, Burghfield Job No: 7740 

Date: May 2023 Sheet: 1 
 

___________________________________________________________________________________________________ 
1                                                                                                                                 QMF 09.11 

Issue 2 
O:\QUALITY MANAGEMENT\Templates\PRM 09 – Control of Non-Conformance\(QMF 09.11) File Note - Issue 2.doc 

 
 
 
Comments on proposed alternative site layout Ref 2021/PO162 – Drawing 02 by Twenty-20 Architects 
 
 
 
We note one of the reasons for the planning refusal related to impact of the development on trees. We 
would suggest that the revised layout provided does not improve the situation with the trees. The roadway 
has been moved adjacent to plots 13 and 14 to avoid passing through the tree line where we note this now 
avoids the TPO Oak Trees.  
A turning head is shown to the south of Plot 12, such a turning head is not required in this area and can be 
removed.  
The revised roadway, as it drops to the north, however, has to be built up to such a degree that the 
embankment required to support the road will impinge well into the tree protection areas affecting more 
trees than those previously lost.  
 
 
 
We provide answers to the questions raised as follows:-  
 

1. Highways note on alternative layout,  
 
Firstly the attached tracking drawings (7740-105) shows that a refuse vehicle can effectively 
negotiate the revised highway route past plots 13 and 14 dwellings. 
The issue with the revised highway route is the required highway gradient where design standards 
suggest 1 in 20 is the desirable gradient. Gradients can be made steeper where up to 1 in 12 can be 
used however this then brings into account the usability of the road for all users including 
pedestrians, wheelchairs users and vehicles in wintry conditions. Designs have previous erred on 
the side of caution utilising a 1 in 20 gradient which is an acceptable adoptable highway standard. 
The issue with the 1 in 20 gradient is the road will be up to 6.0m out of the ground where the road 
passes through the tree line area. The embankment required to support this highway cannot be 
provided without impinging well into the existing tree root protection areas.  
The adjacent Plot 14 garden will require a 4.0m high retaining wall above the proposed open space 
which is located to the north of the wall. Plots 25 will also require a 5.5m high retaining wall to the 
northern garden boundary which edges into the existing woodland area.  
If the road was dropped at 1 in 12 from Plot 11 then the previously proposed level of 80.10 in the 
vicinity of Plot 24 can be met. However the road will still be 4.75m out of the ground where the road 
passes through the tree line and the embankment required to support this road will also still impinge 
into the existing tree root protection areas. 
 
 
 

2 Levels – how large would the between – plot retaining walls be, plus by how much would the 
alternative route of the road be out of the ground?  Would the underbuild of the road / retaining walls 
encroach with the RPAs of the very trees we are hoping to save? 
We attach a markup of the proposed new layout with the revised levels shown in red (Drawing 
7740-104). The original scheme levels are shown in black. The red levels are based on a 1 in 20 



File Note  
___________________________________________________________________________________________________ 
 

Project Title: The Hollies, Burghfield Job No: 7740 

Date: May 2023 Sheet: 1 
 

___________________________________________________________________________________________________ 
2                                                                                                                                 QMF 09.11 

Issue 2 
O:\QUALITY MANAGEMENT\Templates\PRM 09 – Control of Non-Conformance\(QMF 09.11) File Note - Issue 2.doc 

highway gradient and shows the impact of the revised road embankment extending into the tree 
protection areas.   
 
 
Our summary of the above is that the proposed alternative layout, whilst saving the TPO’d Oak 
trees, provides a worse design for levels and retaining walls across the site which impacts the tree 
line to the north of the protected oaks. This layout also requires higher retaining walls to the sites 
northern garden boundaries which border the protected woodland and proposed open space areas.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Signed: 
 

Initials: RMB 

Copies To:  Date: 05.05.2023 
 



Threshold

Ridge

Eave

Ridge

Ridge

Eave

Ridge
Eave

Ridge

Chimney

Ridge

Chimney

Eave

Ridge

Ridge
Gutter

Chimney

Ridge

Eave

Ridge

Ridge

Ridge

Gutter

Gutter

Gate

Gate

GPGP

GP
GP

R
W

P

RW
P

RW
P

RW
P

RW
P

R
W

P

Fruit

Fruit

Fruit

Ash

Silver birch

Silver birch

Beech

Ash

Oak

Silver birch

Oak

Oak

Hawthorn

Silver birch

Silver birch

Silver birch

Silver birch

Cypress

Poplar

Beech

W
illow

Oak

Oak

Oak

Silver birch

Hazel

W
illow

Oak

Ash

Ash

Fruit

Cypress

Silver birch

Silver birch

Silver birch

Ash

Oak

Hawthorn

Cypress

Cypress

Hawthorn

Silver birch

Ash

Fruit

Oak

Oak

Oak

Oak

Ash
Ash

Cypress

Poplar

Fruit

Ash

Cypress

Cypress

Oak

Elderberry

Oak

Oak

Silver birch

H
aw

thorn

Oak

Oak

Ash
Ash

Oak

Oak

Oak

Oak

Oak

W
illow

W
illow

Ash

Ash

Ash

Oak

Oak

Ash

Ash

W
illow

Oak

Oak

Ash

Ash

Oak

Oak

Silver birch

Oak

Oak

Oak

Silver birch

Silver birch

Silver birch

Silver birch Silver birch

Silver birch

Cypress
Cypress

Silver birch

Silver birch

Silver birch

W
illow

Ash

Poplar

Silver birch

Silver birch

Maple Multibole

Oak

Ash

Cypress

Cypress

Fruit

Fruit

Cypress

Ash

Ash

TOW

TOW
TOW

Roof

Roof

TOW

20

21

22

23

24

26

27

30

31

32

33

34

35

36

37

38

41

42

43

45

Stand

Post

167400mN

167420mN

167440mN

167460mN

167480mN

167500mN

167520mN

466000mE

465980mE

465960mE

465940mE

465920mE

465900mE

465880mE

Gutter

Gutter

5m

Fruit

5m

11m

Cypress

7m
3m

6m

4m

8m
16m

18m

8m

3m

Hawthorn7m

16m

Ash

16m14m

Ash

8m

12m

6m 5m

Ash
Ash

16m

16m
8m

Horse Chestnut

16m

8m

22m
16m

16m

16m

Eave

15m

20m

Oak

Oak

Ash Multibole

20m

18m

20m

15m

15m

20m

16m
20m

Oak20m

16m

16m

18m

18m

19m

13m

16m

24m

Maple

Maple

Maple

Maple

20m 12m

12m

12m 12m

18m

22m

W
illow18m

23m

13m

Oak

10m8m

16m16m

20m

20m 18m

Ash

Silver birch

Silver birch

Silver birch

24m
Oak10m

Ash

Ash

8m

18m
Ash

20m

20m
20m

16m

18m
Oak

18m18m

18m

18m

6m

6m

5mFruit6m

9m

7m

Beech

12m

Elderberry3m

Ridge

U/S Fascia

Gutter

9m

Garage

Lean To
W

orkshop

Shed

InspectionPit

Concrete

Cable Pit
Concrete

Brick

Paving

Gates

H a y c r o f t

Cover Damaged

UTLSW
 100mm

Seized
UTL

T h e   S t a b l e s

Dense

Bramble
Post & Rail

Post & Rail

17m
Cypress

Screen 4m

Post & Rail

Oak

FencePostPost16m

Pipe

Shed

Cable Pit

Area Of

Fallen Trees

Stump

Stump

Stump

Stump

Stump

Stump

Trough

Post

Stump

Stump

Stump

Stump
Stump

Stump

Trampoline

Decking

Approximate Position

15m

4m

4m

Hawthorn

Oak

Chainlink

8m

Panel

Line Of 

Cypress Trees 9m

Raised

Decking

Ridge

Post

Post & Rail

14m

Fallen Tree & 

Bushes

Oak

16m

18m

Ash24m

H
aw

thorn
6m

Hawthorn

Cherry

Hawthorn

Hawthorn

Hawthorn

Maple

Maple

Ash

Oak

Cherry

Hawthorn

5

7

9

10

11

12

13

Ditch

Oak

Hawthorn

Oak

Hawthorn Hawthorn

Hawthorn

Ash

Floor level

Eave

Eave

Ridge

Ridge

Ridge

Ridge

Gutter

Ridge

LC

Hawthorn

Hawthorn

Hawthorn

Hawthorn

Hawthorn

Elderberry

Hawthorn

Hawthorn

Oak

Hawthorn

Elderberry

8

Shed

Barbed W
ire

Brambles

"HOLLIES"

Nursing Home

"HAZELDENE"

"BLEAK COTTAGE"

"W
AYCROFT"

"STABLE COTTAGE"

150mm Foul

100

100

150

150

Floor Slab

Gate

Brambles / Small Trees

Brambles / Small Trees

(Buttresses Not Shown)

18m

Brambles

Brambles

Brambles

Brambles

6m

5m

7m
5m

4m

4m 6m

6m

6m

7m

Grass

Grass

Building At

Area Of

Hawthorn &

8m

8m

8m

Hawthorn

Screen 8m

8m

20m

20mLeaning

10m

18m

18m

8m
8m

8m

8m

8m

Leaning Post &

Barbed W
ire

Post & W
ire

Leaning Post &

Barbed W
ire

Leaning Post &

Barbed W
ire

No Other Visible Boundary

12m

9m9m11m

Ditch

8mDead

1st Floor

1st Floor

1st Floor

1st Floor

Ridge

1st Floor

1st Floor

1st Floor

1st Floor

1st Floor

1st Floor

1st Floor

1st Floor

High Level

Oak20m

No Other Visible Boundary

Garage

Post & Rail

Properties In

Lamsden W
ay

Gate

Post & Rail

Post & Rail

Gate

4m

8m
Oak10m

4m

Post & Rail

Grass

18m

Grass

Post & Rail

Post & Rail

16m

16m

10m

Post & Rail

Post

10m

17m

Post & W
ire

Post & Rail

Fence

Change

Area Of

Hawthorn &

Bushes

Post & Rail

Area Of

Bushes

Grass

7m
7m7m

7m

5m

16m

16m

6m

8m

9m

Grass

Bank

6m

6m

12m

Foul 150mm

Ditch

Dense Brambles

+ Small Trees

Post + Rail Post + Rail

Holly5m

Fallen Tree

16m

16m

17m

16m

17m

20m
20m 22m

Oak20m

Ash16m(Dead)

Ash20m(Dead)
24m

24m

16m

18m

8m

20m

20m

18m

16m

18m

24m

16m18m

18m

14m
14m

18m

18m

18m

15m

16m

16m

16m

16m

16m
16m

Area of Fallen Trees

16mAsh16m

Ash Multibole18m

20m

Area Of

W
oodland

Area Of

W
oodland

Area Of Brambles

And Small Trees

Area Of Brambles

And Small Trees

Barbed W
ire

Barbed W
ire

Barbed W
ire

Oak10m

Oak20m
Oak10m

W
illow15m

Oak16m

Post and Rail

18m

Broken

Stile

Oak20m

Oak20m

Grass

Grass

Grass

Grass

Grass

Grass

Grass

Grass

Brambles

Brambles

Electric

Fence 1m

Electric

Fence 1m

Electric

Fence 1m

Electric

Fence 1m

Electric

Fence 1m

Electric

Fence 1m

Broken Post &

20m

Oak18m

Oak18m

Oak20m

Broken Post &

Broken Post &

Oak18m

Oak18m

Oak18m

Hawthorn6m

Post and Rail

Hawthorn

Rootline 6m

Gate

Post and W
ire

Post and W
ire

Post and W
ire

Electric

Fence 1mBushes & SmallTrees 5m

Bushes & Small

Trees 5m

Outbuilding

Hawthorn

Rootline 8m

Brambles

Dense

Brambles

Dense

Brambles

18m
18m

24m

Ash20m

Hawthorn

Hedge 7m

Hawthorn

Hedge 7m

44

89.40

90.473

91.133

89.805

90.958

91.068

89.351

87.339

87.548

83.158

84.403

83.977

74.821

72.260

72.082

75.994

78.268

88.884

86.823

86.089

82.581

89.77
89.77

89.76

90.03

85.44

83.88

80.97

89.55

88.79

87.96

86.40

83.87

83.83

83.91

84.16

83.91

83.83

79.42

78.10

77.66

76.54

74.64

73.25

72.66

72.01

72.51

72.89
74.70

75.36

74.86

74.30

72.40 72.63
72.76

73.04

73.43 73.69

73.35 72.68

89.69

90.04

89.86

89.97

90.13

90.15

90.10

89.85

89.96
90.13

86.83

86.76

84.49

83.94

83.09

89.34

88.76

81.84

77.27

76.93
77.32

78.27

80.99

84.10

86.34

84.07

85.56

85.84

85.35
84.31

84.40

84.31

81.79

79.14

75.08

74.69

75.13

75.96

76.5776.71

76.18

75.29

75.61
76.96

79.24
80.99

82.18

83.14

83.98

86.14

69.97
69.51

69.55

72.65
72.56

72.30
72.32

71.9472.06
72.20

71.91

71.75

69.42

69.46 69.87

69.45

69.77

73.07

72.97 73.17

73.32

73.83 74.10

73.80 73.08

72.59

73.52
73.12

86.48
86.44

86.47
86.44

86.22

86.47

86.31

86.81

83.24

82.03

81.35

80.85

78.00
77.55

76.56

75.07 75.19 73.89

73.39

72.73

74.89 75.31

73.66
73.13

91.20

97.79

95.17

95.55

93.66

95.47

94.87
93.03

96.32

98.00

94.54

96.91

93.61

96.07

98.38
93.78

98.86

92.51

96.66

96.63

96.17

91.77

92.90

MH CL 91.00

MH CL 91.15

MH CL 91.09
GU CL 90.98

GU CL 90.84

89.70

88.99

87.93

76.75

78.08

80.77

83.67

85.09
84.01

69.41

69.49

72.23

71.97

71.61
71.8171.53

69.26

70.32

71.28

71.53

72.11

86.45
86.14

86.34
86.16

83.10
81.98

77.68
77.20

75.89

74.56 74.91 74.71 73.81 73.30 72.59

74.15

73.31
72.88

90.90

90.66

90.48

90.51

90.46

90.82
89.58

88.34

87.80

87.91

87.43

87.08

87.02

87.09
89.74 90.06

89.66

88.74

87.89

86.68

85.90

84.23

83.09

81.44

86.53

85.61

84.93

84.29

83.72

82.32

81.47

80.6680.4080.0179.51

77.77

77.50
76.96

75.46
74.81

73.64

70.70
70.56

69.94

70.01

72.23

69.94

69.90

69.94

69.98

70.69

71.1772.06

72.88

73.29

73.64

73.8774.0173.8473.6073.20

73.0073.1472.82

73.52

69.80

70.05

70.21

76.97

77.73

78.02

78.25

78.49

78.73

78.79

78.66

78.42

78.2178.01

77.92

81.58
82.25

83.60

84.73
85.15

88.05

88.15

87.65 87.31 87.33
87.59

87.42

87.28

84.02

83.62

83.46

83.75

83.77

83.52

82.78

79.35

80.25

81.13

81.39

81.17

80.81

80.34

80.70

81.55
82.09

82.88

83.60

87.29

86.91

87.89
87.64

86.48 86.50
86.49

86.01

85.78

85.69

85.58

85.55

87.21

87.23

87.23

87.05

86.67
86.29

86.28

86.32

86.26

86.01

85.41

84.58

85.99

83.04

81.25

83.58 82.98

81.10
77.84

77.52
77.33

76.29

76.98

77.09

76.91
75.68

74.80
74.81

73.92 73.44 73.26

72.98

90.91

90.75

90.71

90.95

91.01

90.92

90.69

90.37

89.66

89.85

90.09

89.75

89.59

89.31

90.23

90.25

89.10

88.93

88.91

89.03

88.94

88.78

88.40

88.10

87.78

86.76
88.41

88.63
88.97

89.54
86.77 86.51

83.83

82.67

88.32

89.02

88.91

88.33

87.9187.35

87.99

89.07
89.5189.0288.59

87.69

86.7285.34

87.38

84.07

83.84

83.45

83.46

87.27

85.98

85.13

74.28 74.57

74.79

76.10

75.19

77.78

76.44
75.41

74.74

74.33

72.33

72.80

73.10
73.45

74.20

74.79

75.50

76.11

76.83
76.93

77.12

76.92

81.88

82.27

84.15

84.49

86.25

86.55

86.64

86.99

87.68

87.24 86.95

86.11

86.18

86.27

86.02

85.75

85.57
85.07

84.70
84.41

84.20

81.29

81.51

81.19

80.49

79.85

79.40

79.14

78.53

77.05

77.35

77.41
78.07

78.70

79.47

80.24

86.49
86.29

86.43

86.39

85.87

84.58

83.29

82.71

81.15

80.86

79.69

82.00
82.20

81.00

81.46

81.68

81.81
81.28

80.48

79.28

78.12

76.27

75.36

76.59

76.74

76.68
76.09

75.49

76.45

76.88

77.15

76.99

76.14
75.62

75.08

75.25

75.78

76.02

75.50

78.72

78.5178.49

74.92

75.13

91.28

91.12
90.64

90.27

90.25

90.1489.76

90.95

90.96

90.92
90.97

90.96

90.99

90.92

91.09

90.98

89.14

83.95

85.34

85.97

89.57

83.18

84.67

85.97

87.38

88.11

82.25

83.38

84.62

84.85

86.75

87.91

82.18

80.75

82.17

80.35
79.38

76.41 77.57

79.43 80.31

77.80

76.87

75.90

72.53

77.30
76.24

75.21

73.38

73.38
74.60

75.56
76.75

77.50 78.05

77.17

75.96

73.59 74.15

75.19
76.11

77.15

77.84

77.61

77.19

76.55
75.87

74.95

74.21

73.93
74.77

75.41

76.01

76.63

77.05

75.60

75.10

74.46
73.42

85.91

84.44

85.50

86.45

86.70

85.47
84.44

84.61

85.74

86.82

86.59

85.30

83.94

84.02

85.39
86.19

86.68

82.43
80.73

81.54

82.59

82.93
81.87

82.20

83.26

82.89

81.88

82.37

79.05

80.07

80.53

79.61

78.85

78.92

79.90
80.85

80.18
79.14

78.26

77.57

78.42

79.26 78.83

77.78

77.20

87.84

85.86

86.46

86.58

86.75

87.07

86.81 86.68

86.70

83.30

84.82

85.28

80.92

82.89

84.33

83.82

82.46

80.89
79.72

81.37

82.36

80.17

90.32

86.01
85.70

85.24

73.69
74.48

75.71

76.47
77.50

IC CL 90.96

IC CL 89.36
90.98

90.94

91.13
91.14

91.07

90.9090.88

91.09

90.87

91.30

91.18

91.18

86.7186.72

86.73

90.73

78.08

90.28

74.54

77.72

83.56

78.93

75.97

75.74

74.23

75.74

74.72

73.96

74.05

74.00

86.54

75.82

83.68

87.21

87.51

89.22

74.06

73.66

76.30

86.97

75.13 73.55

90.77

90.35

90.49

83.38

83.10

78.17

76.23

73.41

86.77

86.50

86.68

82.74

77.58

90.58

77.82

81.05

74.66

72.16

81.38
76.85

90.09

90.27

76.25

90.20

83.57

87.47

78.78

78.1877.20

87.04

77.78

89.61

86.81

72.21

90.49

87.96

84.96

74.94

74.14

86.73

87.85

80.51
80.62

81.88

85.98

78.53

72.11

74.33

73.73

76.91

86.29

87.15

73.93

79.83

73.70

73.92

87.40

77.49

83.10

74.94

74.55

79.37

72.29

71.70

70.83

74.70

74.55

87.87

76.17

75.86

74.84

74.62

72.79

74.35

73.81

73.57

86.62
86.54

81.39

83.12

81.77

73.34

73.59

75.16

73.56

76.09

73.31

73.84

78.49

73.27

86.68

73.61

74.68

74.67

86.97

72.84

86.78

86.51
86.07

86.48

86.54

78.16

78.04

78.01

92.04

92.95
93.14

93.06

91.72

89.14

91.13

91.13
91.13

89.55

88.20

85.34

Post

90.90

88.54

82.60

86.72

80.00

79.45

86.67

92.07

91.25

86.29

87.27

86.701.5m

1.4m

86.34

85.20

85.46

80.43

77.34
76.94

74.06

73.18

72.82

74.05

75.08

74.87

87.13

87.83

87.21

87.28

86.91

89.22

87.70

82.92

83.37

81.87

79.65

74.85

73.50

73.12

73.22

73.36

73.79

73.96

73.86

72.15

75.22

74.55

76.52

71.33

73.98

77.03

82.88

78.30

84.12 89.79

89.77

90.46

91.08

91.14

91.03

100.1596.90

93.52

90.90

91.02

IL 90.59

Fence 1.2m

Fence 1.2m

Fence 1.2m

87.17

Fence 0.7m

Fence 1.2m

87.40

89.28

Fence 1.2m

73.60 72.51

73.18

88.805

79.371

79.653

74.423

78.085

90.86

90.68

90.9491.01

90.83

90.4990.49

90.56

81.45

79.24

75.85

74.52

71.83 72.58

72.35

71.12

71.00
73.23

74.74

75.36

75.74

76.30

90.55

90.62

s 95.67
s 95.67

s 96.33

s 95.58

s 95.57

s 95.58

s 95.58

s 92.43

s 92.42

s 92.42

s 95.58
s 92.43

90.50

90.50
90.53

90.60

90.63

90.57
90.60

90.68

90.76

90.69

90.51

90.56

90.47
90.46

90.39

90.43

90.39

90.18

90.24

90.26

90.36
89.01

89.61

90.02

90.15

90.26
90.39

90.42
90.26

90.13
89.88

89.43

88.89

88.26

89.33

89.92
90.08

90.25

90.38

90.41

90.38
90.52

90.55

90.39

90.55
90.66

90.93

90.74

90.44

90.26

90.17

90.17
89.7789.78

89.94

90.12

89.45 89.29

89.42

88.85

88.82

89.02

89.36

89.10

88.67 88.13

87.41

87.42

88.60

86.4486.47

87.20

88.00

87.72

86.46

86.13

90.73

86.73

87.74

87.68

90.80

90.83

86.15 85.73

90.84

84.51

86.79

90.58 90.11

90.14

90.02
90.11

h 96.75
h 96.75

h 96.75

h 96.97

h 93.97

h 93.98

h 96.96
h 93.96

93.96

h 93.97

83.59

87.33

87.89

87.30

84.8586.83

86.61

86.46

86.12

90.381

90.819

91.28

93.66

96.77

100.07

100.08

100.57

100.02

97.10

100.04

91.15

90.8191.04

91.07
91.05

90.86
90.68

90.36

89.98

89.33

88.53

88.34

90.61

90.75

90.79

90.97

90.90
90.66

90.68

90.57

90.52

88.31

88.70

88.40

87.70

87.61

86.48 86.64

87.10

90.78

90.63

90.54

90.54

89.02

88.97

88.95
89.24

89.45

89.74

90.00
90.16

90.34
90.78

87.68

87.91

87.69

87.66

87.72

87.87

88.27

88.72

90.24

90.49
90.55

90.24

90.21

90.21

89.45

89.69

89.80

90.01

89.41

88.36

88.46

88.49

89.05
91.26

91.24

89.28

88.91

88.88

86.42

87.26

87.68

88.79

88.83

87.78

87.42

88.62

90.66

90.72

90.90

90.67

90.67

90.63

90.86

MH CL 90.95

IL 90.21

W
all 1.80m

W
all 1.30m Pillar 2.20m

W
all 1.55m

Pillar 1.80m

W
all 1.80m

Post & R
ail Fence 1.20m

Post & R
ail Fence 1.20m

Post & R
ail Fence 1.20m

Post & R
ail Fence 1.20m

Fence 1.1m

Fence 1.7m

Fence 1.1m

Fence 1.1m

Fence 1.2m

88.452

h 93.97

h 96.96

s 95.58
s 92.44 h 93.96

s 95.58
s 92.43

h 93.95

s 95.58
s 92.42

s 95.59

s 95.67
h 93.95

h 93.65

h 93.96

h 93.97

h 93.66 h 93.96

h 93.97

100.08

s 95.58
h 96.97

h 96.74

91.06

72.57

72.25

72.31

76.08

76.03

74.96

75.44

74.35

73.97

73.00 73.15

72.77

72.47

72.65

72.84

MH CL 91.00

74.93

78.12

77.93
77.92

77.11

77.13

77.67

74.87

75.53

74.84

73.73

72.81

Fence 1.15m

Fence 0.95m

Fence 1.05m

Fence 1.15m

Fence 1.05m

Fence 1.05m

Fence 1.15m

Fence 1.2m

Fence 1.2m

Fence 1.05m

Area of M
isc. Sm

all Trees / H
edge Typ. 7m

IL 89.28

Fence 1.15m Fence 1.15m

89.98

Area of Misc. Trees

Bramble Typ. 7m

72.21

72.02

Fence 1.2m

Fence 1.2m

Fence 1.2m

74.42

75.47

74.70

75.75

76.76

Fence 1.15m

78.91

82.00

85.19

89.63

Rail Fence 1.15m89.02

88.60

88.36

Rail Fence 1.15mRail Fence 1.15m

87.45

85.59

85.84

87.15

Fence 1.3m

Fence 1.15m

Fence 1.15m

Fence 1.3m

73.40

73.14

72.8972.930Hawthorn6m
74.71

12m
Maple

73.08
7mPost and Rail

Fence 1.15m

Post and Rail

Fence 1m

Post and Rail

Fence 1m

Post and Rail

Fence 1m

Post and Rail

Fence 1m

Post and Rail

Fence 1m

18m

Post and Rail

Fence 1.15m

W
OODLAND

W
OODLAND

W
OODLAND

s 92.43

Container

Approximate Location

Of Buried Manhole

Post

PLOTS 1 - 5

PLOT 20

PLOT 23

PLOT 22

PLOT 21

PLOT 15

PLOT 16

PLOT 29
PLOT 28

ATTENUATION
POND

PLOT 6PLOT 7

PLOT 17

PLOT 19PLOT 30

2

Glebe Gardens

7

(Nursing
Hollies

Home)

46

Cottage

Hazeldene

90.8m

Close

1
Bleak

Poplar
Cottage

30

Kelynack
Haycroft1

4

Stable

Ordnance Survey (c) Crown Copyright 2021. All rights reserved. Licence number 100022432

PLOT 32

PLOT 8PLOT 9PLOT 10PLOT 11

PLOT 18

OPEN SPACE

PLOT 31

LINE OF 15m ANCIENT
WOODLAND BUFFER

1

2

2

3

3

4

5

V

11 11 10 10 9 9

8

8

7

7

6

6

6-11

1515
1616

171717

1818

1919

2020

21 21

19/20
30 30

30

31 31

31

32

32

32

2929

29

16
15

BCP

BINS/
CYCLES

22 22

23 23

PLOT 24
PLOT 25PLOT 26PLOT 27

PUMPING
STATION

(BY OTHERS)

MAINTENANCE
PARKING

BAY

24

24

25

25

27 27
26 26

27

28 28

28

A

9

8

PROPOSED FOOTPATH

26

POTENTIAL FOOTPATH
LINK

24

PLOT 12

PLOT 13

PLOT 14

12 12

13 13

141414

A

B

B

+4.40m

+4.20m

-1.40m

-2.60m

+3.40m
+1.70m

-0.40m

+1.70m

+6.10m

-1.0m

+4.00m

+5.50m

+6.10m

+0.10m

+0.10m

Client

Job Title

Drawing Title

ScaleDate

Drg. No.

C Copyright

Rev.

Drawn by: Checked by:

www.ColeEasdon.com

cec@ColeEasdon.com

Web Site

E-mail

Designed by:

COLE EASDON

CONSULTANTS

EDISON PARK

YORK HOUSE

: 01793 619965

DORCAN WAY

SN3 3RB

Tel

WILTSHIRE

SWINDON

FOR PLANNING FOR TENDER FOR APPROVAL FOR CONSTRUCTION AS BUILT

Drawing Status:

FOR COMMENT

**CONSTRUCTION AT CLIENT / CONTRACTOR RISK**

T A FISHER & SONS LTD

Reading Road,
Burghfield Common,
Reading

Alternative Planning Layout 
Overview Plan

AJM AJM RB

May 2023 1:500 @ A1

7740/104 A

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+90.00

AutoCAD SHX Text
+89.55

AutoCAD SHX Text
+89.15

AutoCAD SHX Text
+88.05

AutoCAD SHX Text
+87.55

AutoCAD SHX Text
+86.25

AutoCAD SHX Text
+85.25

AutoCAD SHX Text
80.10+

AutoCAD SHX Text
GFFL 85.55

AutoCAD SHX Text
GFFL 83.50

AutoCAD SHX Text
FFL 84.10

AutoCAD SHX Text
FFL 84.00

AutoCAD SHX Text
FFL 90.00

AutoCAD SHX Text
FFL 84.40

AutoCAD SHX Text
FFL 84.10

AutoCAD SHX Text
FFL 83.40

AutoCAD SHX Text
FFL 88.30

AutoCAD SHX Text
FFL 88.30

AutoCAD SHX Text
FFL 88.30

AutoCAD SHX Text
FFL 87.80

AutoCAD SHX Text
FFL 87.35

AutoCAD SHX Text
FFL 86.90

AutoCAD SHX Text
FFL 83.25

AutoCAD SHX Text
FFL 83.25

AutoCAD SHX Text
FFL 82.90

AutoCAD SHX Text
FFL 82.45

AutoCAD SHX Text
FFL 83.40

AutoCAD SHX Text
FFL 85.00

AutoCAD SHX Text
FFL 83.40

AutoCAD SHX Text
FFL 82.15

AutoCAD SHX Text
FFL 82.15

AutoCAD SHX Text
+81.35

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+83.03

AutoCAD SHX Text
+84.75

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+84.26

AutoCAD SHX Text
1/20

AutoCAD SHX Text
FFL 82.55

AutoCAD SHX Text
FFL 82.55

AutoCAD SHX Text
FFL 81.50

AutoCAD SHX Text
FFL 81.50

AutoCAD SHX Text
+83.55

AutoCAD SHX Text
+82.85

AutoCAD SHX Text
+82.00

AutoCAD SHX Text
+81.35

AutoCAD SHX Text
1/10

AutoCAD SHX Text
1/10

AutoCAD SHX Text
1/10

AutoCAD SHX Text
+82.25

AutoCAD SHX Text
RW 0.60

AutoCAD SHX Text
RW 0.45

AutoCAD SHX Text
RW 1.35

AutoCAD SHX Text
RW 1.95

AutoCAD SHX Text
RW 0.60

AutoCAD SHX Text
RW 0.90

AutoCAD SHX Text
RW 1.2

AutoCAD SHX Text
RW 1.20

AutoCAD SHX Text
RW 1.65

AutoCAD SHX Text
RW 3.75

AutoCAD SHX Text
RW 3.00

AutoCAD SHX Text
RW 3.60

AutoCAD SHX Text
RW 0.90

AutoCAD SHX Text
RW 1.80

AutoCAD SHX Text
RW 1.80

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
RW 2.55

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
RW 1.35

AutoCAD SHX Text
RW 1.20

AutoCAD SHX Text
RW 4.80

AutoCAD SHX Text
RW 4.80

AutoCAD SHX Text
RW 0.90

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
RW 0.90

AutoCAD SHX Text
RW 1.20

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
RW 0.825

AutoCAD SHX Text
RW 0.60

AutoCAD SHX Text
RW 0.60

AutoCAD SHX Text
RW 0.30

AutoCAD SHX Text
RW 0.15

AutoCAD SHX Text
RW 7.05

AutoCAD SHX Text
RW 1.05

AutoCAD SHX Text
RW 3.30

AutoCAD SHX Text
RW 5.55

AutoCAD SHX Text
RW 4.65

AutoCAD SHX Text
RW 1.35

AutoCAD SHX Text
+87.60

AutoCAD SHX Text
+90.10

AutoCAD SHX Text
+83.75

AutoCAD SHX Text
+83.05

AutoCAD SHX Text
+89.85

AutoCAD SHX Text
82.75+

AutoCAD SHX Text
1/68

AutoCAD SHX Text
1/26

AutoCAD SHX Text
1/38

AutoCAD SHX Text
+83.95

AutoCAD SHX Text
87.95+

AutoCAD SHX Text
1/3

AutoCAD SHX Text
+87.07

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
88.10+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+90.63

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+88.70

AutoCAD SHX Text
89.85+

AutoCAD SHX Text
+89.85

AutoCAD SHX Text
+89.85

AutoCAD SHX Text
+82.00

AutoCAD SHX Text
+82.00

AutoCAD SHX Text
81.40+

AutoCAD SHX Text
1/16

AutoCAD SHX Text
81.35+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.25

AutoCAD SHX Text
82.65+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.20

AutoCAD SHX Text
82.68+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+82.95

AutoCAD SHX Text
84.35+

AutoCAD SHX Text
+84.70

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+84.20

AutoCAD SHX Text
83.80+

AutoCAD SHX Text
1/19

AutoCAD SHX Text
84.25+

AutoCAD SHX Text
84.35+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+84.35

AutoCAD SHX Text
82.70+

AutoCAD SHX Text
+82.85

AutoCAD SHX Text
85.50+

AutoCAD SHX Text
+85.45

AutoCAD SHX Text
+85.65

AutoCAD SHX Text
87.55+

AutoCAD SHX Text
+88.15

AutoCAD SHX Text
1/19

AutoCAD SHX Text
1/20

AutoCAD SHX Text
89.85+

AutoCAD SHX Text
89.85+

AutoCAD SHX Text
+89.45

AutoCAD SHX Text
+89.20

AutoCAD SHX Text
+88.95

AutoCAD SHX Text
1/20

AutoCAD SHX Text
89.40+

AutoCAD SHX Text
89.15+

AutoCAD SHX Text
88.70+

AutoCAD SHX Text
88.15+

AutoCAD SHX Text
88.65+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
88.90+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+88.40

AutoCAD SHX Text
1/20

AutoCAD SHX Text
88.08+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
88.10+

AutoCAD SHX Text
88.10+

AutoCAD SHX Text
+87.00

AutoCAD SHX Text
+87.00

AutoCAD SHX Text
90.40+

AutoCAD SHX Text
+87.15

AutoCAD SHX Text
87.50+

AutoCAD SHX Text
+87.35

AutoCAD SHX Text
87.70+

AutoCAD SHX Text
+86.90

AutoCAD SHX Text
87.25+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
86.70+

AutoCAD SHX Text
87.15+

AutoCAD SHX Text
87.60+

AutoCAD SHX Text
+86.25

AutoCAD SHX Text
1/27

AutoCAD SHX Text
Ex BW 0.65

AutoCAD SHX Text
+86.90

AutoCAD SHX Text
+87.05

AutoCAD SHX Text
1/15

AutoCAD SHX Text
Ex BW 0.40

AutoCAD SHX Text
82.40+

AutoCAD SHX Text
81.48+

AutoCAD SHX Text
81.83+

AutoCAD SHX Text
1/11

AutoCAD SHX Text
82.60+

AutoCAD SHX Text
82.18+

AutoCAD SHX Text
82.05+

AutoCAD SHX Text
82.55+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+81.95

AutoCAD SHX Text
+81.95

AutoCAD SHX Text
1/3

AutoCAD SHX Text
+84.10

AutoCAD SHX Text
84.50+

AutoCAD SHX Text
81.40+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.40

AutoCAD SHX Text
+83.75

AutoCAD SHX Text
+82.90

AutoCAD SHX Text
+82.80

AutoCAD SHX Text
+82.65

AutoCAD SHX Text
+82.40

AutoCAD SHX Text
+82.03

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+83.05

AutoCAD SHX Text
+83.50

AutoCAD SHX Text
83.70+

AutoCAD SHX Text
+84.20

AutoCAD SHX Text
79.60+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+84.85

AutoCAD SHX Text
83.38+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
83.90+

AutoCAD SHX Text
+84.65

AutoCAD SHX Text
83.60+

AutoCAD SHX Text
1/16

AutoCAD SHX Text
83.03+

AutoCAD SHX Text
83.20+

AutoCAD SHX Text
+83.60

AutoCAD SHX Text
+81.90

AutoCAD SHX Text
1/17

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+82.95

AutoCAD SHX Text
82.25+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/13

AutoCAD SHX Text
1/35

AutoCAD SHX Text
82.70+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.30

AutoCAD SHX Text
+83.35

AutoCAD SHX Text
1/15

AutoCAD SHX Text
83.05+

AutoCAD SHX Text
+83.50

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/48

AutoCAD SHX Text
+83.60

AutoCAD SHX Text
1/26

AutoCAD SHX Text
+82.85

AutoCAD SHX Text
83.05+

AutoCAD SHX Text
1/48

AutoCAD SHX Text
1/23

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.60

AutoCAD SHX Text
+83.60

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
84.90+

AutoCAD SHX Text
83.95+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+83.95

AutoCAD SHX Text
+83.25

AutoCAD SHX Text
1/22

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+89.40

AutoCAD SHX Text
+89.13

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+89.90

AutoCAD SHX Text
+89.68

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/35

AutoCAD SHX Text
+85.60

AutoCAD SHX Text
+86.57

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+87.00

AutoCAD SHX Text
87.65+

AutoCAD SHX Text
86.57+

AutoCAD SHX Text
1/11

AutoCAD SHX Text
83.03+

AutoCAD SHX Text
Ex BW 0.60

AutoCAD SHX Text
+83.10

AutoCAD SHX Text
+83.18

AutoCAD SHX Text
1/48

AutoCAD SHX Text
+83.80

AutoCAD SHX Text
1/46

AutoCAD SHX Text
+83.80

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/48

AutoCAD SHX Text
1/39

AutoCAD SHX Text
1/39

AutoCAD SHX Text
+82.30

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/17

AutoCAD SHX Text
+82.74

AutoCAD SHX Text
+82.73

AutoCAD SHX Text
Ex BW 0.45

AutoCAD SHX Text
Ex BW 0.30

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/30

AutoCAD SHX Text
1/13

AutoCAD SHX Text
1/16

AutoCAD SHX Text
+79.70

AutoCAD SHX Text
+83.20

AutoCAD SHX Text
78.80+

AutoCAD SHX Text
79.00+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
Ex BW 4.65

AutoCAD SHX Text
Ex BW 4.65

AutoCAD SHX Text
+78.80

AutoCAD SHX Text
1/15

AutoCAD SHX Text
79.45+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+77.80

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/16

AutoCAD SHX Text
1/65

AutoCAD SHX Text
+79.43

AutoCAD SHX Text
83.95+

AutoCAD SHX Text
1/13

AutoCAD SHX Text
1/15

AutoCAD SHX Text
84.80+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
Ex BW 0.75

AutoCAD SHX Text
1/29

AutoCAD SHX Text
1/6

AutoCAD SHX Text
1/3

AutoCAD SHX Text
84.20+

AutoCAD SHX Text
+78.70

AutoCAD SHX Text
83.03+

AutoCAD SHX Text
78.54+

AutoCAD SHX Text
1/19

AutoCAD SHX Text
1/15

AutoCAD SHX Text
79.20+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
Ex BW 4.05

AutoCAD SHX Text
1/3

AutoCAD SHX Text
+77.60

AutoCAD SHX Text
+78.60

AutoCAD SHX Text
+85.95

AutoCAD SHX Text
1/33

AutoCAD SHX Text
1/12

AutoCAD SHX Text
+82.10

AutoCAD SHX Text
81.33+

AutoCAD SHX Text
+81.80

AutoCAD SHX Text
1/15

AutoCAD SHX Text
82.40+

AutoCAD SHX Text
81.60+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+76.95

AutoCAD SHX Text
+75.82

AutoCAD SHX Text
+76.75

AutoCAD SHX Text
+78.55

AutoCAD SHX Text
+83.47

AutoCAD SHX Text
83.65+

AutoCAD SHX Text
1/10

AutoCAD SHX Text
+88.95

AutoCAD SHX Text
84.75+

AutoCAD SHX Text
79.90+

AutoCAD SHX Text
+77.57

AutoCAD SHX Text
85.25+

AutoCAD SHX Text
84.70+

AutoCAD SHX Text
84.08+

AutoCAD SHX Text
85.03+

AutoCAD SHX Text
84.23+

AutoCAD SHX Text
+86.10

AutoCAD SHX Text
84.60+

AutoCAD SHX Text
84.37+

AutoCAD SHX Text
RW 6.45

AutoCAD SHX Text
RW 1.20

AutoCAD SHX Text
+85.00

AutoCAD SHX Text
+85.00

AutoCAD SHX Text
86.30+

AutoCAD SHX Text
RW 1.35

AutoCAD SHX Text
1/21

AutoCAD SHX Text
1/23

AutoCAD SHX Text
1/34

AutoCAD SHX Text
1/15

AutoCAD SHX Text
82.77+

AutoCAD SHX Text
1/80

AutoCAD SHX Text
82.85+

AutoCAD SHX Text
Ex BW 0.30

AutoCAD SHX Text
+84.85

AutoCAD SHX Text
+83.90

AutoCAD SHX Text
+82.60

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+81.30

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+82.85

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+82.00

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+85.35

AutoCAD SHX Text
1/20

AutoCAD SHX Text
GFFL 85.15

AutoCAD SHX Text
GFFL 84.05

AutoCAD SHX Text
82.07+

AutoCAD SHX Text
GFFL 82.45

AutoCAD SHX Text
82.30+

AutoCAD SHX Text
+82.40

AutoCAD SHX Text
+81.80

AutoCAD SHX Text
+82.30

AutoCAD SHX Text
Ex BW 0.225

AutoCAD SHX Text
+82.30

AutoCAD SHX Text
Ex BW 0.75

AutoCAD SHX Text
+81.60

AutoCAD SHX Text
+82.40

AutoCAD SHX Text
82.55+

AutoCAD SHX Text
+81.85

AutoCAD SHX Text
+81.95

AutoCAD SHX Text
GFFL 82.10

AutoCAD SHX Text
+85.60

AutoCAD SHX Text
1/15

AutoCAD SHX Text
85.60+

AutoCAD SHX Text
RW 1.00

AutoCAD SHX Text
1/15

AutoCAD SHX Text
1/15

AutoCAD SHX Text
+82.95

AutoCAD SHX Text
83.79+

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+83.50

AutoCAD SHX Text
1/20

AutoCAD SHX Text
+84.06

AutoCAD SHX Text
+84.53

AutoCAD SHX Text
1/20

AutoCAD SHX Text
1/33

AutoCAD SHX Text
81.40+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
RW 3.30

AutoCAD SHX Text
RW 7.05

AutoCAD SHX Text
+82.60

AutoCAD SHX Text
81.87+

AutoCAD SHX Text
1/1

AutoCAD SHX Text
84.28+

AutoCAD SHX Text
85.33+

AutoCAD SHX Text
1/0.5

AutoCAD SHX Text
84.75+

AutoCAD SHX Text
+84.80

AutoCAD SHX Text
1/20

AutoCAD SHX Text
84.95+

AutoCAD SHX Text
1/15

AutoCAD SHX Text
84.95+

AutoCAD SHX Text
1/3

AutoCAD SHX Text
84.05+

AutoCAD SHX Text
1/0.8

AutoCAD SHX Text
83.19+

AutoCAD SHX Text
1/0.5

AutoCAD SHX Text
GRAVEL BOARD & MAXIMUM RETAINED HEIGHT

AutoCAD SHX Text
GRBD 0.45

AutoCAD SHX Text
RETAINING WALL & MAXIMUM RETAINED HEIGHT. WALLS >600mm HIGH TO HAVE GUARD RAIL FIXED TO TOP. REFER TO STRUCTURAL ENGINEER DETAILS.

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
1/30

AutoCAD SHX Text
FALL ARROWS

AutoCAD SHX Text
2Steps

AutoCAD SHX Text
PROPOSED GRADIENT INDICATOR

AutoCAD SHX Text
M

AutoCAD SHX Text
PART M ACCESS

AutoCAD SHX Text
EXPOSED BRICKWORK

AutoCAD SHX Text
Ex BW 0.3

AutoCAD SHX Text
%%uKEY:

AutoCAD SHX Text
FINISHED FLOOR LEVELS

AutoCAD SHX Text
ROAD KERBS

AutoCAD SHX Text
FOOTWAY EDGING KERB

AutoCAD SHX Text
PROPOSED STEPS. (STEPS SUPPORTED BY RETAINING WALLS TO HAVE HAND RAIL FIXED 900mm ABOVE PITCH LINE OF STEPS)

AutoCAD SHX Text
FFL 47.60

AutoCAD SHX Text
+44.50

AutoCAD SHX Text
1/30

AutoCAD SHX Text
FALL ARROWS (ROADS)

AutoCAD SHX Text
PROPOSED SPOT LEVELS

AutoCAD SHX Text
+44.50

AutoCAD SHX Text
PROPOSED ROAD SPOT LEVELS

AutoCAD SHX Text
+44.50

AutoCAD SHX Text
EXISTING SPOT LEVELS

AutoCAD SHX Text
+	OR - LEVEL FROM EXISTING GROUND OR - LEVEL FROM EXISTING GROUND LEVELS TO PROPOSED LEVELS

AutoCAD SHX Text
1/30

AutoCAD SHX Text
(REVISED) FALL ARROWS

AutoCAD SHX Text
(REVISED) FINISHED FLOOR LEVELS

AutoCAD SHX Text
FFL 47.60

AutoCAD SHX Text
+44.50

AutoCAD SHX Text
1/30

AutoCAD SHX Text
(REVISED) FALL ARROWS (ROADS)

AutoCAD SHX Text
(REVISED) PROPOSED SPOT LEVELS

AutoCAD SHX Text
+44.50

AutoCAD SHX Text
(REVISED) PROPOSED ROAD SPOT LEVELS

AutoCAD SHX Text
(REVISED) RETAINING WALL & MAXIMUM RETAINED HEIGHT. WALLS >600mm HIGH TO HAVE GUARD RAIL FIXED TO TOP. REFER TO STRUCTURAL ENGINEER DETAILS.

AutoCAD SHX Text
RW 0.75

AutoCAD SHX Text
+	OR - LEVEL FROM EXISTING GROUND OR - LEVEL FROM EXISTING GROUND LEVELS TO PROPOSED LEVELS

AutoCAD SHX Text
(REVISED) 

AutoCAD SHX Text
TOP OF EMBANKMENT

AutoCAD SHX Text
BOTTOM OF EMBANKMENT

AutoCAD SHX Text
(REVISED) PROPOSED GRADIENT INDICATOR

AutoCAD SHX Text
No.

AutoCAD SHX Text
Date

AutoCAD SHX Text
Revision Details

AutoCAD SHX Text
By

AutoCAD SHX Text
REFERENCE DRAWINGS:

AutoCAD SHX Text
Drawing No.

AutoCAD SHX Text
Drawing Title

AutoCAD SHX Text
Revision

AutoCAD SHX Text
Date

AutoCAD SHX Text
Company

AutoCAD SHX Text
KND Surveys Ltd

AutoCAD SHX Text
Twenty-20

AutoCAD SHX Text
22/12/15

AutoCAD SHX Text
24/03/23

AutoCAD SHX Text
-

AutoCAD SHX Text
-

AutoCAD SHX Text
Topo Survey

AutoCAD SHX Text
Alt Site Layout

AutoCAD SHX Text
L 10 15 T

AutoCAD SHX Text
21-P0162-0-2

AutoCAD SHX Text
A

AutoCAD SHX Text
04/05/23

AutoCAD SHX Text
Embankments added adjacent to Plots 12 to

AutoCAD SHX Text
14.

AutoCAD SHX Text
AJM



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX JK9 

Alternative Planning Layout – Tree Impact Plan 
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1. This tree survey information has been prepared for planning purposes
only. Additional detail will be needed for foundation design.

2. The original of this drawing was produced in colour - a monochrome
copy should not be relied upon.

3. Scale for planning purposes only.
4. All dimensions to be checked on site.
5. The copyright of this document resides with Keen Consultants unless

assigned in writing by the company.
6. Details shown on this drawing are devised with reference to

BS5837:2012:Trees in relation to design, demolition and construction -
Recommendations.

7. Tree Preservation Order based on West Berkshire Council Online
Map.

8. Priority Habitat Inventory - Deciduous Woodland (England) based on
information from MAGIC website.

9. Topographical survey based on KND Surveys Ltd drawing number   L
10 15 - T.

10.Where trees were not identified on the topographical survey they
have been plotted by eye.

11.Alternative Planning Layout based on Cole Easdon Consultants
drawing number 7740/104 Rev A.
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Embankment to proposed road
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APPENDIX JK10 

Twenty20 architecture Alternative Site Layout – November 2022 
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ALTERNATIVE SITE LAYOUT – NOVEMBER 2022

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX JK11 

Extract from Natural England and Forestry Commission Standing Advice 

  



 
 

 
 

Extract from Natural England and Forestry Commission 
‘standing advice’  (found at https://www.gov.uk/guidance/ancient-
woodland-ancient-trees-and-veteran-trees-advice-for-making-
planning-decisions#ancient-woodland-ancient-and-veteran-tree-
management ) 

Buffer zone recommendations 

For ancient woodlands, the proposal should have a buffer zone of at least 15 metres from the 
boundary of the woodland to avoid root damage (known as the root protection area). Where 
assessment shows other impacts are likely to extend beyond this distance, the proposal is likely to 
need a larger buffer zone. For example, the effect of air pollution from development that results in a 
significant increase in traffic. 

For ancient or veteran trees (including those on the woodland boundary), the buffer zone should be at 
least 15 times larger than the diameter of the tree. The buffer zone should be 5 metres from the edge 
of the tree’s canopy if that area is larger than 15 times the tree’s diameter. This will create a minimum 
root protection area. 

Where assessment shows other impacts are likely to extend beyond this distance, the proposal is 
likely to need a larger buffer zone. 

Where possible, a buffer zone should: 

• contribute to wider ecological networks 

• be part of the green infrastructure of the area 

A buffer zone should consist of semi-natural habitats such as: 

• woodland 

• a mix of scrub, grassland, heathland and wetland 

The proposal should include creating or establishing habitat with local and appropriate native species 
in the buffer zone. 

You should consider if access is appropriate. You can allow access to buffer zones if the habitat is not 
harmed by trampling. 

You should not approve development proposals, including gardens, within a buffer zone. 

You should only approve sustainable drainage schemes if: 

• they do not affect root protection areas 

• any change to the water table does not negatively affect ancient woodland or ancient and 
veteran trees 
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APPENDIX JK12 

Analysis of tree-related elements of the policies cited in the decision notice 

  



 
 

Analysis of tree-related elements of the policies cited in the decision notice 

Policy 

reference 

Tree-related element of policy Analysis 

Policy ADPP1 This policy talks of the need to protect and enhance green 

infrastructure within the supporting text of the policy. 

However, this specific element does not appear in the 

policy itself.  

In this case the appeal proposals do protect and 

enhance the green infrastructure. They do require 

some tree loss but they provide buffers to the 

woodland areas, provide new open space and 

secure new tree planting to offset losses, provide 

additional woodland, complement the existing 

network of green infrastructure and therefore 

ensure a sustainable contribution to the local 

green infrastructure. 

Policy CS14 Seeks efficient use of land whilst respecting the density, 

character, landscape and biodiversity of the surrounding 

area. It also seeks the provision, conservation and 

enhancement of biodiversity and its linkages.  

The appeal proposals respect the landscape and 

biodiversity by retaining the majority of significant 

landscape features, providing buffers to the 

ancient woodland, adding new native planting to 

bolster the tree cover and new specimen planting. 

All of which complements and builds on the 

existing landscape and biodiversity network. 

 

 



 
 

 
 

Policy CS18 Seeks the protection and enhancement of green 

infrastructure. It also provides for the acceptance of loss 

of green infrastructure where replacement can be 

provided. 

It has been identified that the loss of those few 

protected trees is offset by areas of new planting 

that are far greater in extent than those lost and 

the planting of thirty specimen trees to replace the 

four trees removed from Group 80. 

Policy CS19 Seeks the conservation and enhancement of local 

landscape character. 

As set out in Section 2 of this evidence, the 

character is conserved and enhanced through the 

retention of the majority of trees, the provision of 

buffers to ancient woodland and the provision of 

generous new planting to supplement the retained 

tree cover. 

NPPF 

paragraph 131 

Recognises the importance of trees to urban 

environments. 

The application proposals are accompanied by a 

landscape strategy that seeks to provide trees 

within the streets and open spaces, securing the 

right trees in the right places. The application 

clearly proposes trees in streets and open spaces 

and therefore meets this policy requirement. 

 

 

 

 



 
 

 
 

NPPF 

paragraph 180 

(c) 

Concerns itself with the loss or deterioration of 

irreplaceable habitats such as ancient woodland and 

veteran trees. 

The proposals result in no loss of these habitats 

(there are no veteran trees on, or adjacent to, the 

site). By providing a buffer to the ancient 

woodland, in accordance with Natural England 

guidance, ample provision is made to avoid 

deterioration of the habitats in the long term. The 

provision of new native planting alongside the 

retained woodland provides a net gain. The 

application therefore meets this policy 

requirement. 
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