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1.

Introduction

1.1

This Statement has been prepared on behalf of Thomas Armstrong (Construction) Ltd
in support of presentations to the Hearings into Matter 5 (Issue 5b) relating to the
Examination of the Allerdale Local Plan (Part 2) Site Allocations.

1.2

They are made against a background of representations submitted on behalf of
Thomas Armstrong as part of the previous versions of the Local Plan including the:
•

Alledale Local plan (Part 2) Issues & Options Discussion Paper July 2014
(LPP4)
Allerdale Local Plan (Part 2) Preferred Options January 2017 (LPP6)
Allerdale Local Plan (Part 2) PreSubmission Consultation October 2018 (CD1)

•
•
1.3

The statement proceeds as follows:
•
•
•

Section 2 addresses Question 71;
Section 3 deals with Question 72;
Section 4 deals with Question 73.
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2.

Question 71
Is the proposed allocation (0.75 hectares) justified and appropriate in terms of
the likely impacts of the development?

2.1

In dealing with this question the focus is on ‘site specific issues’ and therefore we leave
more detailed comments on employment land supply and the scale of the proposed
allocation in the context of the need for employment land in Cockermouth to our
Hearing Statement addressing Issue 2b (Settlement Boundaries) and representations
already made on the ALPP2.

2.2

However, by way of summary, the Allerdale Local Plan (Part 1) (SD21) includes Policy
S3 which states that the local plan will make provision for the delivery of at least 54
hectares of employment land over the plan period 2011-2029.

2.3

Document TP6 sets out the employment land position at March 2018 with an overall
employment land requirement of 59.23 hectares when account taken of demolitions
(see paragraph 3.1 of TP6).

2.4

Policy S3 addresses scale of provision by settlement with Cockermouth ‘broadly’
accommodating 10% of requirements or around 5.9 hectares.

2.5

Taking into account the ‘Main Modifications Schedule’ (CD16) the Allerdale Local Plan
(Part 2) PreSubmission Consultation Plan (CD2) includes two proposed allocations
that taken together amount to 1.04 hectares as follows:
• Land north of Low Road (north) – 0.75 hectares
• Land south of Low Road (south) – 0.29 hectares

2.6

The supporting text to Policy S3 of the Allerdale Local Plan (Part 1) indicates that
employment land will be distributed across the Plan Area ‘broadly’ following the pattern
outlined Policy S3 taking into account a variety of factors.

2.7

However, at just 1.04 hectares, the proposed level of allocated land is substantially
below the ‘broad’ approach for employment land set out in Policy S3.

2.8

This is the case even if account is taken of the recent grant of outline planning
permission for employment uses (LPA Ref: 2/2018/0551) on a 0.57 hectare site
immediately west of the Laureates housing development. The site was previously used
as the construction compound and appears now as cleared/rough ground.

2.9

In terms of the scale of the need for future employment land in Cockermouth, the
proposed allocation of a site at Low Road north for ‘employment’ is in principle
‘justified’, although in our view the site area should be extended.

2.10

Elsewhere we address why we consider the allocation should be extended to include
additional land and broadened to include ‘other employment generating uses’ to
provide a more flexible approach to delivery thus ensuring the plan is effective and
positively prepared.

2.11

Against this background and as indicated by the MIQ heading, this Statement focusses
on site specific issues and asks whether the proposed allocation is “justified and
appropriate in terms of the likely impacts of development”.
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2.12

In relation to the proposed allocated site and its history, previous representations made
on behalf of Thomas Armstrong (Construction) Ltd have highlighted that:
•
•
•
•
•
•
•
•
•
•
•

The Low Road site includes cleared rough ground occupying a significant area
of the site;
The eastern part of the Low Road site was formally occupied by buildings which
have now been cleared (see history further below);
The proposed allocated site is previously developed land;
Historically a railway line occupied the line of the embankment along the
southern boundary (1866) of the site;
By 1900 historical maps showed a timber yard in the northeast corner of the
site. A Saw Mill was located directly east of the site;
By 1967 the Saw Mill was extended onto the site and occupied the north east
corner;
By 1970 the railway had been dismantled with the embankment along the
southern boundary left intact;
By 1993 the Saw Mill and some coal yard depot buildings are shown as cleared
on historical maps;
The site therefore has a history of development but has been vacant for some
time.
The southern boundary of the allocated site is formed by a raised embankment
on which trees and other vegetation have become established over time since
dismantling of the former railway line.
Part of the Council’s proposed allocation site and further land to the west
(forming part of the wider site allocation proposed in representations) is subject
to Tree Preservation Order (TPO) No 9 of 2017.

2.13

In relation to the suitability of this general location for a proposed allocation for
‘development’, we consider that land north of Low Road is justified as an appropriate
location given the history of the site and its previous uses leaving rough cleared ground
on the edge of the settlement.

2.14

With regard to whether the site can support future development in terms of likely
impacts this has been assessed in the context of a proposed retail unit (A1) and flexible
employment unit (B1/B2/B8) as part of a hybrid application seeking full permission for
a comparison goods retail unit and outline planning permission for a flexible
employment unit (LPA Ref: 2/2018/0070).

2.15

Although the application was recommended for approval by officers, Members
determined to refuse the application on grounds relating to loss of employment land
and loss of TPO’d on trees Low Road, Cockermouth to the detriment of the visual
amenities and character of the locality and the approach to the town centre.

2.16

We deal with the latter point shortly, but in relation to promoting development on the
Council’s proposed employment allocation and additional land to the west (Appendix
1), the submitted information supporting the above application demonstrated
development was acceptable on the site in the context of relevant planning
considerations including:
•
•
•

Highways impact
Sustainability, access and car parking
Sequential and impact tests for retail
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•
•
•
•
•

Flood risk & drainage
Ecology
Heritage
Ground conditions
Residential amenity

2.17

So far as the above considerations are concerned there was agreement between
professional officers, relevant consultees and Members regarding development
potential of the Council proposed employment allocation and land to the west. A copy
of the officer’s report to the Development Panel is included at Appendix 2.

2.18

As indicated above and notwithstanding the officer’s recommendation to approve
application 2/2018/0070, Members of Planning Committee resolved to refuse planning
permission for two reasons, one of which relates to the loss of TPO’d trees and impact
on visual amenity of the locality and the Low Road approach into Cockermouth. It is
to this matter we now turn.

2.19

As part of an early PreApplication enquiry with Allerdale Borough Council relating to
an earlier application on the site (2/2016/0186), the Council sought advice from their
external advisers (Capita) in relation to the potential loss of protected trees.

2.20

The Capita Report was provided with submitted representations and is also included
in Appendix 3 for ease of reference. The Capita Report highlights that at the time the
earlier TPO was served (1988), it was clear that the TPO was not intended to prevent
future development and it was acknowledged that tree removal would be necessary.

2.21

The Capita Report continued by highlighting that collectively the TPO’d trees provided
a pleasant background amenity adding to the green feel of the busy Low Road route
into and out of Cockermouth.

2.22

The report summarised that trees along the southern boundary were on the route of
the former railway branch line and principally comprised ballast. Capita concluded it
unlikely tree roots will have penetrated much below 3-400mm.

2.23

Along the northern boundary, Capita concluded that existing trees were situated
directly over a sewer easement and in that respect could be removed by United Utilities
as an exemption under the TPO.

2.24

Overall, the Capita Report concluded the protected trees have no outstanding features,
individually or collectively with their benefit being principally as a background element
in the landscape. Capita concluded that although redevelopment of the site would see
a change in character and appearance of the land, carefully designed and
implemented, this could blend into the surrounding landscaping and maintain visual
continuity alongside Low Road.

2.25

The Capita Report concluded that the presence of the TPO should not prevent
appropriate development of the site.

2.26

This view is also shared by consultants (Brooks Ecology) involved in providing an
Arboricultural Impact Assessment and Preliminary Tree Survey in support of
applications seeking development on the proposed employment allocation on Low
Road north and land to the west.
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2.27

Brooks Ecology have carried out two Preliminary Tree Surveys on the subject site. The
first was in April 2014 to support application (2/2016/0186) and therefore before the
most recent TPO order was confirmed (May 2018) but with a second Tree Survey
carried out in October 2017.

2.28

The second tree survey was undertaken very shortly before the tree preservation order
No 9 (2017) was served and we include a copy of the survey and impact assessment
at Appendix 4. The report was submitted in support of application 2/2018/0070 and
therefore addressed the area covered by the application site boundary for that
proposal.

2.29

The later Brooks Ecology Tree Survey Report (2017) concluded in the context of
development proposed on the site that “whilst collectively the trees along the sites front
provide a ‘green avenue’ into Cockermouth, the trees have little individual merit and
are positioned along the old railway embankment in deep ballast. It is likely they have
regenerated from coppice stools since the disuse of the railway” (paragraph 26).

2.30

The report continues by concluding that “given the nature and limited quality of the
individual trees along the Low Road frontage, it would be possible to replace with
appropriate planting and retain the ‘green avenue’ into Cockermouth” (paragraph 27).

2.31

Paragraph 29 of the Brooks report ultimately concludes that in arboricultural terms, the
“redevelopment of the site provides an opportunity to replace poor grade material with
new planting that has the potential to enhance the site and in turn the aspect of Low
Road. Without redevelopment of the site, the trees current tree stock will diminish due
to a lack of maintenance….”

2.32

When dealing with proposed tree removal to facilitate development of the site
incorporating the frontage area, the Brooks Report concludes that the “loss of the trees
on the Low Road frontage could be appropriately mitigated by replacement planting.
It is also felt that due to the trees location they could be removed without majorly
affecting the visual amenity of the area” (paragraph 33).

2.33

What is clear from the above is that on more than one occasion since 2016, expert
evidence provided on behalf of both Allerdale Borough Council (the Capita Report) and
an applicant (Brooks Ecology) seeking planning permission for development on a wider
site, has demonstrated that redevelopment of the entire proposed employment
allocation site could take place in an appropriate and satisfactory manner.

2.34

On this basis we support the Council’s MM34 to the extent that it incorporates land
fronting Low Road within the developable area of a proposed allocation site although
clearly in our view the allocation should be extended further west to incorporate
additional land.

2.35

In order to reflect modification MM34, it is considered the following text in Policy SA43
(2nd bullet) should be removed:
“The mature trees upon the former railway line adjacent to Low
Road which contribute to the locally distinctive character of the
area should be retained, screening the development and
protecting the setting of the listed Fitz, in addition to providing a
valuable biodiversity corridor.”
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2.36

The need for appropriate replacement landscaping is adequately addressed by the 3rd
bullet point in Policy SA43 which states that development considerations for the site
require a suitable landscaping scheme to mitigate visual impact.

2.37

In light of the above we conclude the proposed allocation of land north of Low Road in
principle is justified and appropriate in terms of likely impact of the development.

2.38

However, as addressed elsewhere, we consider the area of land allocated should be
extended to the west to increase the size of the allocation. We also deal elsewhere
with the range of ‘employment generating uses’ that should be allowed for in the
allocation.
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3.

Question 72
Any there any overriding problems with the allocation of the site or particular
constraints? If so, how are they to be addressed?

3.1

In response to Question 71 we have addressed the background of the proposed
employment allocation and why we consider that development of the 0.75 hectares is
justified and appropriate in terms of the likely impact of the development.

3.2

In responding to the above question, we have set out in the preceding section that
previous development proposals on the proposed employment allocation and
additional land to the west, have been found acceptable in all respects by officers and
relevant consultees.

3.3

In our view there are no overriding problems with the allocation of the site for
development or particular constraints that cannot be overcome.

3.4

In relation to more technical based matters the history of considerations of
development proposals on the site clearly demonstrate that development is acceptable
in this location and there are no overriding problems that adversely affect development
prospects.

3.5

Whilst the previous schemes on the site have taken access directly from Low Road
and not from the existing service access road to the rear of the Lakes Home Centre as
envisaged with the proposed employment land allocation, it demonstrates that safe
and convenient access can be achieved for a greater quantum of development than
could be accommodated solely on the Council’s proposed employment allocation.

3.6

We have also addressed matters relating to the loss of trees that are protected under
TPO No 9 (2017) and the background to consideration of such matters. It is our view
that an acceptable form of development on the Low Road north site is achievable with
an appropriate soft landscape scheme.

3.7

In light of the above and based on all the evidence presented, we do not consider there
to be any overriding problems or particular constraints with the allocation of the site or
additional land to the west (addressed elsewhere) that would mitigate against an
acceptable form of development on the site.
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4.

Question 73
Are the suggested Main Modifications MM34 and MM35 justified? Are they
necessary in the interests of soundness?

4.1

For reasons set out in our Statements for the Local Plan (Part 2) Examination Hearings
and from previous representations made, we consider the plan “unsound” without
MM34 incorporating the frontage land to Low Road, along with our view the site should
include additional land to the west within the allocation.

4.2

This is not only due to the shortfall in allocated employment sites in Cockermouth when
seen in the context of more strategic policies of the development plan (ALPP1 [SD21],
Policy SA3) but also due to fact that we consider appropriate mitigation soft
landscaping can be provided to address the replacement of existing planting on the
Low Road frontage addressing visual amenity aspects.

4.3

MM35 proposes an amended wording to Policy SA43 addressing the expectation that
sustainable surface water drainage methods would be incorporated in any future
development proposals on the site.

4.4

We do not consider MM35 is necessary to make the Plan “sound”. It addresses a
matter of detail that is dealt with elsewhere in more general policies in the development
plan. Consequently, we do not consider MM35 to be necessary.
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ARBORICULTURAL REPORT
Summary Report for Allerdale Borough Council
Prepared by Robert Sim
Reference:

Potential retail development

Location:

Land adjacent to Low Road, Cockermouth

Officer:

Steve Long

Date:

23 July 2014

CONSULTANTS REPORT
DESCRIPTION OF PROPOSAL
The Council has been approached in relation to the potential development of a site
next to Low Road in Cockermouth to provide a new retail outlet on the western
outskirts of the town.
TREE PRESERVATION ORDER
Tree Preservation Order 1987 No 2, Low Road, Cockermouth protects trees on the
site as two Areas and was served in response to an outline planning application for
redevelopment and followed concerns about tree removal on land further west.
The site is a former railway line and sidings that went out of use in the 1960s as a
result of the Beeching review. Part of the site is designated Employment Land and
this is the area that has previously seen a number of different uses at the eastern
end, at the time the TPO was served it was shown to be a Saw Mill but all the
buildings have since been removed and the most recent use has been as an
overflow car park for the adjacent site, The Lakes Home Centre. Recently a large
earth bund has been made around the eastern end to prevent any vehicular access
onto the site.
The Area designation for the site was entirely appropriate at the time when the TPO
was served, however, it only protects those trees present on 14 January 1988 and
not any trees that have become established in the twenty six years since and there
will inevitably be some uncertainty about what younger trees are, and are not,
protected.
The committee report supporting the TPO makes it very clear that the TPO was not
intended to prevent future development, acknowledging that tree removal would be
necessary and confirming that consent for reasonable tree removal would not be
withheld.
THE SITE TODAY
When the site was part of the railway network, vegetation would have been removed
on a regular basis creating multi-stemmed coppice stools, since railway use ceased
these coppice stools have grown unchecked and natural regeneration has also
become established. The result is a narrow belt of unmanaged developing scrub
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woodland, and although none of the trees are individually noteworthy, collectively
they provide a pleasant background visual amenity and add to the green feel of this
busy route into and out of Cockermouth. Whilst there is no public access within the
site there is a roadside path alongside Low Road for the entire length of the
woodland.
Natural regeneration has seen Areas 1 and 2 merge a little since 1987 but there
remains a visual and physical separation.
Area A1 is mostly at a higher level and appears to follow the route of the former
branch line, this higher level is likely to principally comprise ballast, initially with little
organic matter, and root development for the trees and shrubs will have produced an
interlocking network close to the surface. In the years since railway use discontinued,
organic matter will have increased but will have been limited to the surface and it is
unlikely that tree roots have penetrated much below 3-400 mm.
Area A2 runs along the rear boundary of the site and root development is likely to
have been limited in a similar way to Area A1. Visually the A2 trees are not as
prominent from the public viewpoint, although they do provide some screening to the
site when viewed from the properties and public highway at Papcastle. It is also the
case that the trees in Area A2 are situated directly over a sewer easement and in that
respect could be removed by United Utilities as an exemption under the TPO.

Image 1: Google Maps aerial image, site outlined in yellow

West of this site trees have been removed and replaced with a an agricultural type
hedgerow before reverting to scattered woodland trees where the River Derwent cuts
in close to Low Road on the approach to the roundabout junction with the A66 and
A595.
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THE DEVELOPMENT PROPOSAL
The developer viewpoint is that any retail development of the site will need to utilise
all of the site to be able to attract a national company and therefore the existing trees
and shrubs should be removed and mitigated for by appropriate landscaping. A tree
report has been prepared by Brooks Ecological and it is my view that individually this
is an accurate assessment of the trees, however, BS5837:2012 Trees in relation to
demolition, design and construction – Recommendations is clear from Table 1
on page 9 that where trees “…….are present in numbers, usually as groups or
woodlands, such that they may attract a higher collective rating than they might as
individuals…..” provide a collective benefit they should be rated a group. In this case
I consider a group rating of Retention Category B for Area A1 is appropriate (trees of
moderate quality with an estimated life expectancy of at least 20 years) although
Retention Category C remains appropriate for Area A2.
To be able to successfully retain the majority of the trees within Area A1 (excluding
Group G1 within the Brooks tree report), it will be necessary to retain the
embankment including the level area where the tracks for the branch line were
situated. Trees at the eastern end shown as Group 1 in the Brooks report are in poor
condition and should not be included and in terms of landscaping successful
retention of these trees would provide continuity and maturity in keeping with the
existing situation. The removal of T13, T14, G11 and G12 at the western end to
create an access into the site would be a much more significant change in the
landscape.

Image 2: Google Maps aerial image, possible retained part of Area A1 shown in red

The retention of these trees would present challenges in terms of ensuring the
stability and integrity of the embankment and incorporating the appearance if the
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remainder of the site is levelled. The future management of the trees within a
changed land use would also need to be taken into account.
The alternative option is to remove all the trees and provide mitigation planting,
successfully done this would link in with, and provide continuation of, the landscape
alongside the retail outlet to the west, losing the wooded impression of the current
site and creating a more formal but still visually pleasing landscape with trees as an
important element.
SUMMARY
The justification for the TPO remains sound and prevents pre-emptive work that may
be carried out as happened on the adjacent site. However, the presence of a TPO
should not prevent appropriate development, it simply allows the trees to be a
material consideration and weighed against all the other benefits and disbenefits
within any proposal.
The principle of redevelopment of the site including an element of tree removal has
been established since the TPO was served in 1987, this has been reinforced with
the designation of part of the site as Employment Land. I am not aware of any other
schemes that may have been put forward for the site but to be able to retain the
current appearance and nature of the site requires the roadside edge of the site to be
left intact and this reduces the options for redevelopment.
Sites to the west and east alongside Low Road have seen the removal of similar
trees and successful replacement with more formal landscaping, and therefore
similar treatment of this site would not be out of keeping and would provide continuity
in the longer term.
The protected trees will require management at some future point, including tree
removal and coppicing, regardless of any development and this would result in a
significant temporary change in appearance.
CONCLUSION
The protected trees have no outstanding features, individually or collectively, and
their benefit is principally as a background element within the landscape. I am not
aware of any environmental designations or other factors that add to this value.
The redevelopment of the site as proposed will see a change in the character and
appearance of the land, carefully designed and implemented this could be blended
into the surrounding landscape and maintain visual continuity alongside Low Road.
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Summary
This survey included twenty individual trees and thirteen groups of trees.
One Individual tree currently requires removing due to its imbalanced and
leaning crown over the road.
The trees on site have a low to moderate impact on the local treescape.
The trees on site are protected by Tree Preservation Order Ref: Number 9 of
2017 – Trees on Land at Low Road, Cockermouth – Allerdale Borough Council.
The trees are listed with W1 of the order.
A proposed development master plan has been provided by the client. The
proposed development consists of mixture of retail and employment buildings,
a garden centre, with a new main access road, footpaths, services yards, car
parking areas and landscaping. An internal link road structure will provide
access to the proposed units.
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To ensure the development would be achievable, the majority of tree cover
would require removal to facilitate the proposal. Due to the fluctuations in
levels it would be impossible to safely retain the roadside trees whilst creating
a sufficient, useable developable area.
The recommendations in this report are of a preliminary nature and are subject
to comments enforced by Allerdale Borough Council, in line with the current
planning application.

Introduction
Purpose of the Report
1.

This report has been commissioned to provide professional, independent,
detailed arboricultural advice on all relevant trees present at site off Low road,
Cockermouth. This Arboricultural Impact Assessment aims to offer professional
advice and necessary recommendations with regards to proposed
development design, evaluating the direct and indirect effect it will have on
the existing tree cover.

2.

The report has been undertaken in accordance with BS 5837:2012 ‘Trees in
relation to construction – Recommendations’.

3.

A topographical plan has been supplied by the client. A development
masterplan has been supplied by the client.
Limitations

4.

All findings and recommendations are based on visual observations
conducted from ground level during the site visit only. No other diagnostic
procedures were used to establish any extent of internal decay nor was a
climbing inspection undertaken.

5.

All measurements were obtained with the use of a clinometer and an
electronic distometer. On occasion it is not viable to provide accurate
measurements due to restricted access or other mitigating circumstances on
site, and the data may be estimated.

6.

The trees on site are protected by Tree Preservation Order Ref: Number 9 of
2017 – Trees on Land at Low Road, Cockermouth – Allerdale Borough Council.
The trees are listed within W1 of the order.

Site Visit
Site Description
7.

Land Use –The land is located at the Western entry into the town of
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Cockermouth and is currently derelict. The site is generally surrounded by fields
except to the east of where there are a mixture of residential and commercial
dwellings. Low road runs along southern boundary of the site connecting the
surrounding A roads to the town centre. The river Derwent meanders just to
the north of the site.
8.

Topography - The land included within the survey had a number of alterations
in topography. Manmade structures are present within some of the trees
rooting environment. Such alterations in topography are not believed to have
an effect on drainage but are likely to have altered root dispersion. It is
believed the railway ballast will have dramatically altered root displacement
and restricted its penetration into deeper soil mediums.

9.

Treescape - The area on a whole has reasonable tree cover.

10.

The trees on this site have a moderate to low impact on the local treescape.

11.

Species diversity – The species diversity on this site is relatively poor and is mainly
dominated by just a few species. Species surveyed include; Sycamore, Ash,
Hawthorn, Oak, Birch, Willow, Elder and Elm.

12.

Visual amenity value - The trees on site collectively provide a moderate to low
visual amenity to the surrounding area. The trees along Low Road provide a
desirable avenue into the town. Trees within the middle of the site aren’t
accessible to the public. The trees on the northern site boundary have some
long range visibility from the residential dwelling north of the river. Further to the
east these will be hidden behind some large individual trees growing in the
adjacent field.

13.

Around one third of the site supports secondary woodland which has
developed over former railway embankments and easements. It consequently
lacks maturity and is characterised largely by relatively immature tree growth
lacking the faunal potential of older trees.

14.

It comprises a mixture of species typically sycamore (Acer pseudoplatanus)
and willows (Salix spp.), ash (Fraxinus excelsior) and birch (Betula sp.) with an
understorey principally of hawthorn (Crataegus monogyna) with some
blackthorn (Prunus spinosa) and honeysuckle (Lonicera periclymenum).

15.

The trees located to the north of the site are not as prominent as the
embankment trees. They are positioned above a large sewer duct so due to
the exemptions of TPO law, these trees could be removed without consent by
utility companies if they required to undertake maintenance of the
underground apparatus.

16.

Collectively the trees along the sites front provide a ‘green avenue’ into
Cockermouth. The trees have little individual merit and are positioned along
the old railway embankment in deep ballast. It is likely they have regenerated
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from coppice stools since the disuse of the railway and therefore, regardless of
any development proposal these trees will require management to ensure their
safety and retention.
Survey Conditions
17.

The survey was carried out on 17TH October 2017 by Michael Gane

18.

The weather conditions; Cloudy but clear.

Results
Tree descriptions and recommendations
19.

The tree survey revealed a total of twenty individual trees and thirteen groups
of trees. Of these, four individual trees and one group were identified as
retention category ‘B’, twelve individual trees and twelve groups were
identified as retention category ‘C’ and four trees were identified as retention
category ‘U’. There was no retention category ‘A’ trees identified Please refer
to Appendix 2 for retention category and definition criteria.

20.

One individual tree (T6) has been recommended for removal within the next
year due to a heavily imbalanced and leaning canopy over the highway. This
recommendation has been made to avoid potential hazards in the future.

Conclusions
21.

The trees surveyed were generally found to be in fair condition however many
had multiple stems with included bark and supressed canopies due to
competition.

22.

One Individual tree (T6) requires removing due to its imbalanced and leaning
crown over the road.

23.

Any proposed development should be accompanied by an Arboricultural
Method Statement detailing the protection measures necessary for each tree.
This should specify fencing standard and positions, acceptable tree friendly
construction techniques and necessary tree work.

Implications for future potential development
24.

The proposed development consists of mixture of retail and employment
buildings, a garden centre, with a new main access road, footpaths, services
yards, car parking areas and landscaping. An internal link road structure will
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provide access to the proposed units.
25.

To ensure the development would be achievable, the majority of tree cover
would require removal to facilitate the proposal. Due to the fluctuations in
levels it would be impossible to safely retain the roadside trees whilst creating
a sufficient, useable developable area.

26.

Whilst collectively the trees along the sites front provide a ‘green avenue’ into
Cockermouth, the trees have little individual merit and are positioned along
the old railway embankment in deep ballast. It is likely they have regenerated
from coppice stools since the disuse of the railway.

27.

Given the nature and limited quality of the individual trees along the Low Road
frontage, it would be possible to replace with appropriate planting and retain
the ‘green avenue’ into Cockermouth.

28.

The trees located to the north of the site are not as prominent as the
embankment trees. They are positioned above a large sewer duct so due to
the exemptions of TPO law, these trees could be removed without consent by
utility companies if they required to undertake maintenance of the
underground apparatus.

29.

In Arboricultural terms, the redevelopment of the site provides an opportunity
to replace poor grade material with new planting that has the potential to
enhance the site and in turn the aspect of Low Road. Without redevelopment
of the site, the trees current tree stock will diminish due to a lack of
maintenance or alternatively require removal and re-coppicing as part of an
on-going management regime.

Tree Works
30.

Prior to any development commencing on site the first operation will be to
carry out the necessary tree works. All tree works should conform to BS
3998:2010 – Recommendations for tree works. All tree works should be formally
approved from the local planning authority before beginning.

31.

Those trees which overhang the public footpaths or public highways, detailed
at Appendix 1, shall require future maintenance to maintain clearance heights
for vehicular or pedestrian traffic. These heights should be 5.6m above a road
and 2.5m above a footpath.

Proposed tree removal to facilitate development
32.

G1, T2, T3, G4, T5, T6, T7, G8, G9, G10, G11, a small section of G13, G14, T15,
G16, G17, T18-T31, G32 and G33 are designated for removal to meet the needs
of the development. In this instance the removal of these trees would be
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deemed unavoidable if any development is to take place within this area.
33.

Whilst the removal of these trees will be of some detriment to the arboricultural
values of the site, it is recognised that the retention of these trees is only one
consideration in the design process. It is considered that the loss of trees on the
Low Road frontage could be appropriately mitigated by replacement
planting. It is also felt that due to the trees location they could be removed
without majorly affecting the visual amenity of the area.

34.

The removal of the sites internal and northern tree cover would not have a
detrimental impact on the wider visual amenity of the site or its setting as the
trees are not currently visible from surrounding highways.

35.

The removal of the frontage trees would cause some loss in amenity in the
immediate future which could be successfully mitigated with an extensive
planting scheme.

Implications for retained trees
36.

The following procedures should be put in place to protect the retained trees.
Tree works

37.

Prior to any development commencing on site the first operation will be to
carry out the necessary tree works. All tree works should conform to BS
3998:2010 – Recommendations for tree works. All tree works should be formally
approved from the Local Planning Authority before beginning.

38.

Necessary tree works are detailed at Appendix 1.
Protection

39.

Once the necessary tree works are complete, the protective barriers should be
fully installed. No other work should commence until this happens – this includes
movement of materials, supplies or machinery onto the site and any
excavations or soil stripping. Once the barriers are properly erected in their
correct positions, they should not be removed or altered in any way without
prior approval from the Local Planning Authority.

40.

All tree protection barriers should be constructed in accordance with BS
5837:2012. This fencing will create construction exclusion zones in order to
protect the retained trees root protection areas. No pedestrians, vehicles,
materials or equipment should be allowed within these fenced areas at any
time.

41.

On this site it has been possible to protect the entire root protection areas of
all retained trees
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Drainage and Utilities
42.

It is our understanding that any drainage and utilities will not be installed within
the root protection area of any tree on this site.
Landscaping

43.

With regard to mitigation tree and shrub planting an opportunity presents itself
in the form of the proposed development to provide new tree cover. In this
regard space is available along the sites frontage within the sizeable
designated planting margins and additional spaces have been allocated
throughout the site. A landscape scheme associated with the development
proposal has been prepared by Arlene McIntosh Landscapes Architect. The
proposal consists of a mixture of native specimens and a native species hedge
is also proposed along the boundaries. Such planting would help vary the age
and species of trees present in the locality whilst providing long term cover
where the current tree stock would fail. The cumulative effect of desirable
planting will mitigate for the development related tree loss, whilst enhancing
the future character of Low Road and indeed the site itself. Such proposals will
effectively mitigate for the loss of defective trees, whilst enhancing the future
character of the area.

44.

A detailed Specification has also been provided. This details species choice,
stock size, protection methods and a regime of maintenance. The planting of
trees would improve the aesthetic value of the surrounding area and may be
conditioned in the usual way. All in line with British Standards BS 4428:1989 & BS
8545.
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Appendix 1: Tree Data
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Appendix 2: Explanation of Tree Descriptions
Measurements
Tree height is calculated in metres from ground level to the highest point of
the tree.
Stem diameter is measured and rounded down to the nearest ten millimetres
at 1.5m above ground level using a specialist measuring tape. Where a tree
divides into multiple stems each stem will be measured.
Canopy spread is measured from the centre of the stem base to the tips of
the branches in all four cardinal points using an electronic distometer.
Crown clearance is estimated in metres and is an indication of the lowest
significant live branches of the crown.
Age Class is divided into young, semi-mature, early-mature, mature, over
mature, and veteran.
Physiological condition is an assessment of the health and vigour of the tree.
Structural condition is an indication of the structural integrity of the tree. This is
given as good, average or poor.
The observations column will include a brief description of each tree and
provide further information as relevant.
The remaining contribution is a rough estimate of the number of years a tree
is expected to survive in a structurally sound condition.
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Retention Categories
Category ratings are allocated based on the current quality and value of a
tree in its current surroundings assuming the recommendations of this report
are carried out. No consideration is given to any specific development
proposal when allocating category ratings.
Category A trees are those which are of high quality and value, are in good
structural and physiological condition and are expected to contribute for at
least another 40 years.
Category B trees are those which would be considered as category A trees
but which are of lower quality and value, poorer structural condition, and
which are expected to contribute for at least 20 years.
Category C trees are those which are of low quality and value, are in poor
condition, and are expected to contribute for at least 10 years.
Category U trees are those which are expected to contribute for less than 10
years due to serious defects. As is common in risk management, where there
is doubt, the precautionary principle may be applied.
Sub-categories
Sub- categories of 1, 2 or 3 are included in the tree data tables and are
defined as follows:
Sub-category 1 trees are those with 'mainly arboricultural value'
Sub-category 2 trees are those with 'mainly landscape value'
Sub-category 3 trees are those with 'mainly cultural or conservation value'
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Appendix 3: General Recommendations
All work must be to BS 3998:1989 - ‘Recommendations for tree work’.
This report is based upon a visual inspection. The consultant shall not be
responsible for events which happen after this time due to factors which were
not apparent at the time, and the acceptance of this report constitutes an
agreement with the guidelines and the terms listed in this report.
Any defects seen by a contractor or the employer that were not apparent to
the consultant must be brought to the consultant's attention immediately.
It is advisable to have trees inspected by an arboricultural consultant regularly.
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Appendix 4: Tree Constraints Plan
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Appendix 5: Tree Protection Plan
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Canopy Spread

Tree/group
number

Common name

Botanical name

Diameter
(mm)

North

East

South

West

Crown
clearance (m)

Physiological
condition

Structural
condition

Observations

Recommendations

Visual amenity
value

Remaining
contribution (years)

Retention
category

G1

Mixed

Mixed

Semi
mature

To 10

To 250

See plan

See plan

See plan

See plan

0+

Fair

Poor

Group of Sycamore, Goat Willow, Elder,
Hawthorn and Elm growing on the southern
site boundary. No individual specimens of
any arboricultural merit. Group provides
some amenity value from Low road.

Selectively fell poorest
quality trees and monitor

Mod

To 20

C2

T2

Sycamore

Acer pseudoplatanus

Early
mature

13

350 + 300

5

6

5

5

3E

Fair

Fair

Co dominant stems from ground level.
Growing close to and in conflict with the
lamp post. Minor dead wood and epicormic
growth.

No action required at
present

Mod

To 20

C2

Good

Fair

Single stemmed tree with imbalanced crown
due to close competition of other trees.
Minor deadwood. Tree has good future
potential and would benefit from clearing
the lesser quality trees around it.

12

440

4

4.5

6.2

3.5

2N

No action required at
present

Mod

20 - 40

B2

Age class Height (m)

T3

Sycamore

Acer pseudoplatanus

Early
mature

G4

Sycamore &
Hawthorn

Acer pseudoplatanus
& Crataegus
monogyna

Early
mature

To 15

To 500

See plan

See plan

See plan

See plan

0+

Good

Fair

Group of multi stemmed Sycamores with
tight unions. Provide amenity value along
low Road. Understorey of Hawthorn which
are typical of species. No major defects.

Selectively fell trees in
competition with T3

Mod

To 20

C2

T5

Sycamore

Acer pseudoplatanus

Early
mature

13

To 370

7.5

7.5

8.9

7.60

2.5 N

Good

Fair

Multi stemmed from ground level with tight
unions. Ivy limits inspection. Minor
deadwood and sucker growth.

Crown clean to remove
dead wood and monitor

Mod

20 to 40

B2

T6

Sycamore

Acer pseudoplatanus

Early
mature

12

350

1

1

4

1

2N

Fair

Poor

Single stemmed tree growing in competition
with T7 and leaning over the road. Heavily
imbalanced and low future potential.

Remove

Mod

To 10

U

T7

Ash

Fraxinus excelsior

Early
mature

12

380

2

2

2

2

2n

Fair

Fair

Single stemmed with balanced canopy. In
competition with other trees. Minor
deadwood. No major visible defects.

Monitor

Mod

To 20

C2

G8

Mixed

Mixed

Early
mature

To 15

To 350

See plan

See plan

See plan

See plan

0+

Fair

Fair

Group of Sycamore, Ash and Hawthorn.
Multi stemmed with tight unions. No
individual trees of any particular merit
however group provides amenity value along
low road.

Selectively fell poorer
quality trees within the
group.

Mod

To 20

C2

G9

Mixed

Mixed

Early
mature

To 17

To 350

See plan

See plan

See plan

See plan

1.5 +

Good

Fair

Group of Sycamore, Ash and Hawthorn
growing in two informal rows on the Low
road boundary. Most trees are
multistemmed with varying degrees of tight
unions. Minor deadwood and Ivy.

Crown clean to remove
dead wood

Mod

20 to 40

B2

G10

Mixed

Mixed

Early
mature

To 15

To 350

See plan

See plan

See plan

See plan

1+

Fair

Fair

Group of Sycamore, Ash and Hawthorn on
the Low road boundary. Trees of relatively
poor form. Minor deadwood and Ivy.

Crown clean to remove
dead wood

Mod

To 20

C2

G11

Hawthorn

Crataegus monogyna

Mature

To 7

To 250

See plan

See plan

See plan

See plan

0+

Good

Fair

Group of Hawthorn. Typical of species. No
major defects. No visual prominence from
the road.

No action required at
present

Low

10 to 20

C2

To 15

To 380

See plan

See plan

See plan

See plan

0+

Fair

Fair

Mod

10 to 20

C2

Easterly specimen growing on boundary and
lifting pavement. Trees within group are
Selectively fell poorer
generally multi stemmed with decaying
specimens within the group
pockets. Poorer specimens should be
which have the most serious
monitored closely. Removal and
decaying pockets.
replacement should be considered.

G12

Ash

Fraxinus excelsior

Early
mature

G13

Mixed

Mixed

Semi
mature

To 12

To 200

See plan

See plan

See plan

See plan

0+

Fair

Fair

Close grouping of predominantly Birch,
Rowan, Ash & Hawthorn. No major visible
defects.

Selectively fell to retain
better stock that can
develop when given room.

Low

10 to 20

C2

G14

Ash

Fraxinus excelsior

Early
mature

To 11

To 330

See plan

See plan

See plan

See plan

0+

Fair

Fair

Group of multi stemmed Ash. Some long
distance amenity value from the small
settlement across the river. No individual
trees of any merit.

No action required at
present

Low/mod

10 to 20

C1

T15

Oak

Quercus sp.

Mature

14

350 + 300 +
300

6.1

6.5

6

5.9

1.5 n

Good

Fair

Multi stemmed Oak with balanced canopy.
Good quality tree.

No action required at
present

Low/mod

20 to 40

B1

G16

Hawthorn

Crataegus monogyna

Mature

To 9

To 280

See plan

See plan

See plan

See plan

0+

Good

Fair

Hawthorn possibly of former hedgerow. No
major visible defects.

No action required at
present

G17

Mixed

Mixed

Semi
mature

To 12

To 200

See plan

See plan

See plan

See plan

0+

Fair

Fair

Group of Ash, Hawthorn and Rowan within
Selectively fell by up to one
the middle of the site. Close grouping
third.
competing for light. No major visible defects.

T18

Sycamore

Acer pseudoplatanus

Early
mature

17

290 + 290 +
220

8.2

5

8

7.3

1S

Fair

Fair

Multi stemmed from 0.5 m. Very tight
included unions. Large bark wound at 1 m.

T19

Sycamore

Acer pseudoplatanus

Mature

19

To 420

8.5

5

9

5.2

4S

Fair

Poor

T20

Oak

Quercus sp.

Early
mature

18

430

9

2

0

1

2.5 N

Poor

T21

Sycamore

Acer pseudoplatanus

Mature

19

To 600

10

6

10

6.5

3S

Fair

Low

To 20

C1

Low

10 to 20

C1

No action required at
present

Mod

To 20

C2

Possible phytophthora on lower stem. Large
basal wounds. Included bark with decay.
Dead wood and girdling roots.

No action required at
present

Mod

To 20

C2

Poor

Heavily suppressed and imbalanced tree of
limited potential. Ivy limits inspection.
Moderate dead wood.

No action required at
present

Mod

10 to 20

C2

Fair

Multi stemmed from 0.5 m with imbalanced
canopy. Included unions present. Minor
basal wound and dead wood present.

No action required at
present

Mod

10 to 20

C2

T22

Sycamore

Acer pseudoplatanus

Mature

19

To 380

7.1

6

7.2

2.9

4S

Poor

Poor

Multi stemmed with bark wounds. One stem
is significantly dying back. Imbalanced and
limited future potential.

No action required at
present

Mod

10 to 20

C2

T23

Sycamore

Acer pseudoplatanus

Mature

19

330

9

2.3

6.3

6.5

4N

Poor

Poor

Major wounds lower down and decay
present. Limited life expectancy.

No action required at
present

Mod

To 10

U

19

420

8

4.1

8.3

6

0.5 S

Poor

Poor

Twin stemmed from 0.5 m with tight union.
Major wounds. Fungi evident on dead
wood. Early fruiting bodies of either King
Alfred's cakes or exidia sp. Limited remaining
life expectancy.

No action required at
present

Mod

To 10

U

T24

Sycamore

Acer pseudoplatanus

Early
mature

T25

Sycamore

Acer pseudoplatanus

Early
mature

19

600

9

9.3

9.5

3

2S

Fair

Fair

Stem bifurcates at 1.5 m. Wounds and fused
stems. Moderate deadwood.

No action required at
present

Mod

To 10

U

T26

Sycamore

Acer pseudoplatanus

Early
mature

16

330 + 180

7.1

3

7

6.2

0.5 N

Fair

Poor

Twin stemmed with included bark union.
Poorly rooted tree. Basal wounds.

No action required at
present

Mod

To 20

C2

T27

Sycamore

Acer pseudoplatanus

Early
mature

15

450

9

2

3.2

9.1

2S

Fair

Fair

Major basal wound and moderate
deadwood. In competition with T29.

No action required at
present

Mod

To 20

C2

T28

Ash

Fraxinus excelsior

Mature

15

430 + 370

10

10.2

9

4.3

3N

Fair

Fair

Twin stemmed with moderate decay. Dead
wood and cavities evident. Low future
potential.

No action required at
present

Mod

To 20

C2

T29

Ash

Fraxinus excelsior

Early
mature

16

470 + 380

1

9

4

0

3W

Poor

Poor

Twin stemmed with included bark union.
Imbalanced tree with major basal wound.
Ivy limits inspection.

No action required at
present

Low/mod

To 20

C2

T30

Sycamore

Acer pseudoplatanus

Mature

16

To 420

8.1

9

8.3

8.1

2S

Good

Fair

Multi stemmed with balanced canopy. Some
tight unions however no major visible
defects.

No action required at
present

Low/mod

To 40

B1

T31

Sycamore

Acer pseudoplatanus

Early
mature

13

320

4.3

5.2

5

5

2S

Fair

Fair

Stem divides at 2m with multiple leaders.
Moderate deadwood.

No action required at
present

Low/mod

To 20

C1

G32

Willow

Salix sp.

Semi
mature

To 9

To 250

See plan

See plan

See plan

See plan

0+

Fair

Fair

Group of Willow within the middle of the
site. Typical of species. No major visible
defects. Limited public visibility.

No action required at
present

Low

To 20

C1

G33

Willow &
Sycamore

Salix sp. & Acer
pseudoplatanus

Semi
mature

To10

To 200

See plan

See plan

See plan

See plan

0+

Fair

Fair

Group of Sycamore and Willow on the
northern site boundary. Limited public
visibility. No individual trees of any
particular merit. No major visible defects.

No action required at
present

Low

To 20

C1

N

T15

G14

G16

T18

T23

T20
T19

T21 T22

T24

T25

T28

T26
T27

G33

T30

T29

T31

G17
G13

G17

G17

G11
G10

G12

G32

G9
G8

T7
T6
T5
G4
T3
T2

G1
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Paper Size: A1

Scale: 1:500

BS 5837: 2012 Retention Categories

CATEGORY A

CATEGORY B

CATEGORY C

CATEGORY U

Please note:
The plan is for guidance only
and should not be scaled from.

ROOT PROTECTION AREA

TREE STEM

The original of this drawing was produced
in colour - a monochrome copy should not be
relied upon.
50m

N

T15

G14

G16

T18

T23

T20
T19

T21 T22

T25

T28

T26

T24

Fence with
exit gate

T31

Fence
52

G13
G13

G33

T30

T29

T27

G17

G17

Service
area

G17
5

G11
G10

G12

G32

G9

Secure
access gate

GARDEN CENTRE
25m dia TURNING CIRCLE

4

31

14
Fence

G8
Low R
oad

T7
EXTERNAL DISPLAY
AREA

2 no.
containers

T6

EXTERNAL DISPLAY
AREA

T5

Bike Storage

G4
T3
T2

G1

Low R
oad

Email: vb@brooks-ecological.co.uk
Tel No: 01943 884 451

www.brooks-ecological.co.uk

APPENDIX 5 - TREE PROTECTION PLAN
Site: Land at Low Road, Cockermouth.

Paper Size: A1

Scale: 1:500

BS 5837: 2012 Retention Categories

Trees to be retained

Trees to be removed

Protective fencing
in line with BS5837:2012

Please note:
The plan is for guidance only
and should not be scaled from.
ROOT PROTECTION AREA

TREE STEM

The original of this drawing was produced
in colour - a monochrome copy should not be
relied upon.
50m

