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Statement of Clarification 
 

Introduction 
 

This statement seeks to provide clarity in regards to certain aspects and concerns raised by the public and 

statutory consultees in relation to the section 73 planning application ref 20201990 to vary condition 4 of 

outline consent 20170196. This application aims to amend the site layout approved under the outline consent 

to allow for alterations to house positions and their associated parking areas, along with minor amendments 

to the alignment of the internal roads, which resulted from the detailed design work undertaken prior to the 

submission of the Reserved Matters application. Please see the consented site plan overlayed over the 

proposed site plan at Appendix 1. 

The outline planning application was approved in July 2018 to erect 29 dwellings, including housing with 

assisted living. A Reserved Matters (RM) (ref 20201729) application was subsequently submitted for the 

southern part of the site. 

It is understood that the applicant has submitted a further, subsequent Reserved Matters application (ref 

20201185) for the whole site, superseding the previous Reserved Matters application and includes the 

required updated surveys and reports. 

This most recent RM application has not yet been validated as it included a revised site layout that requires 

prior consent under a section 73 application to vary the approved site plan, currently under consideration 

(20201990). Subsequently, following a positive determination, the submitted Reserved Matters application 

(ref 20201185) should be validated and will be subject to a separate consultation process. 

It is noted that the bulk of the concerns raised relate to the trees affected by the proposed development. 

The following sections will clarify these and other matters based on the best of the writer’s knowledge. 

 

2016 Tree Survey 
 

Firstly, it is important to note that the Tree Survey conducted in 2016 was undertaken for the purposes of an 

outline planning application and therefore, the document is less specific than the more recent surveys. 

The 2016 Tree Survey submitted with the consented outline application stated that a total of 20 trees would 

be required to be removed, and a total of 37 trees affected in any way (paragraph 3.2). However, it continues 

that in addition to these, two groups of trees would be affected, with one required to be removed in entirety 

(see para. 3.7). It also confirms that any tree loss would be replaced by new planting on a ratio of no less than 

2 to 1. 

It is worth noting that the Tree Survey, in appendices 2 and 3, recommends the removal of a total of 45 trees 

and two entire groups of trees. Additionally, a number of trees would be affected by the proposal, either by 

reducing crowns, branches, or encroachment into their Root Protection Areas (RPAs). 
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Figure 1: Trees and group of trees to be removed (red circles) as approved under the outline consent. 

The addendum to the Tree Survey included the removal of the hedgerow adjacent to the access to allow for 

acceptable visibility splays. It specifies that the hedgerow would be replaced with a net gain of 100 sqm of 

hedgerow. 

Lastly, it is considered that there are a number of inconsistencies within the Tree Survey itself, including the 

stated replanting ratio at ‘greatly exceeding’ 1:1 (para. 4.11), at ‘least 2:1’ (para. 3.7) and ‘very much greater’ 

than 2:1 (2nd para of Appendix 3 of Tree Survey). 

 

2020 Tree Impact Schedule & Arboricultural Impact Assessment 
 

The 2020 Tree Impact Schedule (Appendix 2) compares the specific trees that are to be removed under the 

outline consent and under the section 73 application (under consideration), respectively. Together with the 

revised Arboricultural Impact Assessment (AIA) it assessed all trees within the site, including individual 

specimens part of a group of trees. These addressed the apparent inconsistencies withinin the 2016 report. 

The 2020 Tree Impact Schedule identifies a number of the trees that were not surveyed by the 2016 Tree 

Survey or which have merely been referenced as groups of trees rather than assessed individually. Overall, 

the Tree Impact Schedule specifies 46 no. trees not surveyed previously, and 55 no. trees included in groups 

of trees. Of these, 58 no. trees are to be felled under both the consented scheme and the section 73 proposal, 

36 no. to be retained by both schemes, and 17 no. trees to be retained under the outline consent but 
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removed under the section 73 proposal. Finally, 3 no. trees surveyed by both assessments were to be 

removed under the consented scheme but are to be retained under the section 73 application. 

Therefore, under the originally consented scheme, 100 no. trees would be removed, while under the revised 

proposal currently under consideration 114 no. trees, including group of saplings, are to be removed. 

However, the revised Arboricultural Impact Assessment (January 2021) (Appendix 3) clarifies that from the 

114, 21 no. are to be removed for arboricultural reasons, 74 no. to facilitate the development and the 

remainder 19 no. will be affected only (see paragraphs 6.3 to 6.5).  

The remainder of trees will be retained and works undertaken to ensure their healthy growth. The Planning 

Statement submitted with this application suggested that the site currently comprises in the region of 1500 

trees. The removed trees therefore represent a small portion of the overall quantum which would 

nevertheless be replaced with new and additional planting.  

It should be noted that the vast majority of the trees to be removed are not of particular significance and are 

of poor quality and/or size. Only a few significant trees are to be felled. 

Lastly, full details of tree works, including removal, retention, protection and crown reduction, will be 

provided to the Local Planning Authority for approval under an application to approve details of condition 25 

of the outline consent (See Decision Notice at appendix 4). 

Please refer to the Figures section further in this document for annotated pictures showing a few examples 

of trees to be removed or retained. 

 

Replanting, Landscape & Maintenance 
 

As discussed previously, under the consented scheme, trees were to be replaced at a ratio averaging 2 to1, 

while the hedgerow is to be replaced with 100 sqm of additional hedging. Consequently, the proposed 

development results in a considerable net gain in terms of biodiversity and biomass. Full details of the 

replanting scheme will be provided at the approval of details stage of the outline consent for pre-

commencement condition 24. Also, the condition requires that the applicant makes provision to ensure 

healthy growth of the new planting for a period of at least five years. 

As stated previously, the vast majority of trees to be removed are of poor quality or of little biodiversity value. 

These are to be replaced by native species of good quality, improving the overall biodiversity value of the 

site. 

The applicant confirms that the application to discharge this and other conditions is currently being prepared. 

The aim is to replace all trees at a ratio of 2:1 with an exact location to be confirmed once the site layout 

under consideration within the section 73 application has been approved. 

In addition to this, the maintenance of the wider site could be secured by the development itself, ensuring 

the continuous maintenance of the trees and open areas both in need of works to ensure healthy specimens. 

Full details of these aspects will be established under the discharge of condition 24. 

To ensure that the woodland continues to provide an important amenity locally, a management plan would 

be developed for the communal areas within the site, including advice to the new householders, so that the 

site's character can be maintained.  
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Therefore, whilst the development of the site requires the loss of a number of trees of varying quality, the 

aim is to materialise on the crucial opportunity to manage the retained trees and plant new trees as part of 

a site-wide landscape scheme that contributes to and recognises the important habitat features which define 

much of the character of the site. 

 

Footpaths and other matters 
 

Under the current proposal, the site will retain some of the existing informal footpaths but also create new 

footpaths while public access will be formalised. 

It is noted that one of the concerns of the revised layout is the repositioning of the public footpath between 

plots 9 and 10. The applicant confirms that this footpath will be retained for pedestrian public use and will 

not act as a springboard for future development to the rear of the site. In any case, the footpath does not 

provide sufficient width for adequate vehicular access. 

To confirm, the aspirations for the southern portion of the site is to be kept as an open space for public use 

and to preserve the existing landscape of the site as much as possible, therefore retaining the long views 

from the site over the Wensum Valley. 
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Summary 
 

In conclusion, this statement seeks to clarify the following matters: 

 

• The proposal under consideration relates to the revision of the site layout largely reorientating dwellings 

and some minor amendments to the internal roads. 

• Reserved matter application, currently awaiting validation, will be subject to a separate period of 

consultation. 

• The approved 2016 Tree Survey stated a total of 37 no. trees to be affected (20 no. removed). However 

in appendices 2 and 3, it recommended the removal of 45 no. trees and clearance of two groups of trees. 

Additionally, a number of trees would be affected by the proposal, either by reducing crowns, branches, 

or encroachment into their RPAs. 

• The 2020 Tree Impact Schedule identified 46 no. trees not surveyed previously, and 55 no. trees defined 

as part of a group of trees and were not assessed individually. 

• In total 100 no. trees are to be removed under the outline consent, and 114 no. trees to be removed 

under the current proposal. 

• However, the revised AIA (January 2021) confirms that from the 114 no. trees referenced, 21 no. will be 

removed for arboricultural reasons, 74 no. to facilitate development, and 19 no. will be affected only 

(pruning, reducing of crowns etc.), meaning that a total 95 no. trees will be removed. 

• Therefore, the section 73 application allows for the retention of 5 no. additional trees when compared 

to the outline consent. 

• The vast majority of the trees to be removed are either dead, poor quality or of low significance with 

only a handful of trees of notable biodiversity value. 

• Full details of tree works (i.e. retention, removal, crown reduction) are to be provided under the 

discharge of condition 25 of the outline consent. 

• The replanting and landscaping scheme is to be detailed and considered under the application to 

approve the details of condition 24 of the outline consent. 

• This is currently being prepared and it aims to replace any lost trees with good quality native trees at a 

ratio of at least 2:1. 

• Consequently, the proposal will result in an enhancement of the biodiversity and ecological value across 

the site. 

• The proposal will formalise the public access ensuring a network of maintained public footpaths across 

the site. 

• The applicant has no intention to develop any additional part of the site and seeks to retain the open 

spaces within the site for public use. 
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Figures 

 

Figure 2: Picture showing tree T200 and G67 (a group of 10 individual trees) to be removed. 

 

Figure 3: Picture showing trees to be removed for access road including dead trees T94, T95 and T96 
(highlighted in red). 
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Figure 4: Picture showing tree T199 to be removed, and trees T197 and T198 to be retained.
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