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1.0

INTRODUCTION AND BACKGROUND

1.1

This document has been prepared by Montagu Evans with support from

1.2

During the consultation period of this application objections to the

ISg Plc, BD Landscape Architects, Southern Ecological Solutions, and

scheme were lodged by local residents as it was felt that the need to

The Corporation of London, in support of an application for the removal

remove these trees had not been fully explained. This document seeks

of 3 No. trees and 1 No. shrub at the site of the CoLPAI scheme, and

to clearly set out the alternative options that have been considered and

their replacement with 3 No. 7m semi-mature specimens.

discounted. These options include:

The removal of these trees are necessary for the delivery of a new 2 form
primary academy as permitted under LB Islington reference P2017/2961/
FUL and City of London reference 17/00770/FULL. The permitted
scheme also includes the provision of 66 social rented residential units
(100% of the scheme) and 244 sq m of small business space.

1.3

1.4

Approval for the removal of the trees is being sought under Condition 5

 Option 1 – Leaving the Trees in Situ
 Option 2 – Hand Dig to Minimise Impact
 Option 3 – Moving the location of the School Hall
 Option 4 – Altering Below Ground Construction
 Option 5 – Moving the M&E Routes
 Option 6 – Utilising Offsite Methods of Construction

of the above permissions which states:
“Unless otherwise agreed in writing by the Local Planning Authority
none of the existing trees on the boundary with the neighbouring
allotments shall be removed or pruned. Prior to commencement
(excluding demolition) details of the protection of the trees including
the roots shall be submitted to and approved in writing by the Local
Planning Authority. The approved protection shall be installed in
accordance with the approved details and shall be erected before
any equipment, machinery or materials are brought on to the site
for the purposes of the development, and shall be maintained
until all equipment, machinery and surplus materials have been
removed from the site. Nothing shall be stored or placed in any
tree protection area in accordance with this condition and the
ground levels within those areas shall not be altered, nor shall
any excavation be made, without the written consent of the Local
Planning Authority. Trees which die or become in the opinion of the
Local Planning Authority seriously damaged or defective within 3
years of completion of the development shall be replaced with 4m
Birch trees or such alternatives as may be agreed in writing by the
Local Planning Authority.”
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2.0

CURRENT POSITION

2.1

At present there are 4 trees and 1 shrub located on the western
boundary of the site. These trees do not benefit from any statutory
protection; they are not subject to a Tree Preservation order, nor are

Tree Reference

Description

Condition

Grade

Life Expectancy Proposal

T1

12.6m Silver Birch

Good physiological condition.

C1

At least 10 years

Removal

335mm stem diameter

Fair structural condition, but tree confined to small
planting bed with limited soil volume.

8m Cherry

Fair physiological condition.

C2

At least 10 years

Removal

135 mm stem diameter

Fair structural condition. Suppressed by the crown of T1
and T4, and confined to small planting bed with limited
soil volume.

4m multi-stem Butterfly Bush

Fair physiological condition.

C3

At least 10 years

Removal

40, 30, 50, 50mm stem diameter

Fair structural condition.

12.3m Silver Birch

Fair physiological condition.

C1

At least 20 years

Removal

310mm stem diameter

Fair structural condition. Typical form and condition for
species and age.

16.6m Silver Birch

Good physiological condition.

C1

At least 20 years

Retention

400mm stem diameter

Fair structural condition. Forms part of screen planting,
and is confined to small planting bed with limited soil
volume.

they within a Conservation Area.
2.2

These trees lie within the administrative boundary of the London

T2

Borough of Islington. Due to the cross-boundary permissions that have
been issued for the CoLPAI scheme, the approval of information under
Condition 5 is sought from both LB Islington and the City of London.
2.3

The Arboricultural report submitted with the application for the scheme
was updated via a supplemental survey of T1-T5 in November 2018
which provided additional detail on the quality of the trees, which can

T3
T4

be summarised as follows:
T5

Grading Key:

Letter

Number

A: Highest Quality and value with at least 40 years
remaining
life expectancy

1: Mainly Arboricultural Values

B: Moderate quality and value with at least 10 years
remaining
life expectancy

2: Mainly Landscape Values

C: Low Quality and value with at least 10 years remaining 3: Mainly Cultural Values
life expectancy
U: Unsuitable for retention and cannot be realistically
retained
as living tree in the context of the current land use
for longer than 10 years
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Location of the School Hall
2.6

2.9

11.235 – Existing Trees: The application is accompanied by an

The location of the permitted school hall was subject to extensive

Arboricultural Impact Assessment which identifies that 5 category

discussion throughout the planning process. The siting of the hall

C trees located adjacent to the allotments to the west of the site

responded to comments received from residents, LB Islington’s

will be affected by the proposed development along with a category

Design Review Panel, and officers, and the location struck a balance in

C group of bundle P-RPT-COM-Main planted birch at the Golden

responding to the requirements of these stakeholders.
2.7

Lane entrance to the site and 2 areas of category C scrub/climbing

As noted in paragraph 11.81 of LB Islington’s committee report, the

plants. The Assessment identifies that the only trees of any visual

location of the hall was to seek to address resident’s concerns,

significance comprise a group of 3 birch in a raised planting bed

to reduce overshadowing of the allotments, and to allow for tree

along the western boundary of the site adjacent to the allotments,

planting to be established along the boundary to replace trees lost

and within the site curtilage. These trees have outgrown their small

in this position. Additionally, this location maximises the amount of

raised planting bed, and have inadequate soil volume to sustain

ground-floor playspace available to the school.

either stability or long-term health.

Previous Consideration of the Loss of Trees
2.8

11.236 – It is proposed to remove all of the trees and scrub/climbing
plants to facilitate the proposed development with the exception of

The loss of these trees has been previously considered by both officers

one birch tree (T5) to the west of the site which will be retained in

and the planning committees of both LB Islington and the City of

the existing raised planting bed which will be extended to provide

London.

a greater soil volume and ensure the longer term health of the tree.

Paragraph 231 of the committee report for the City of London states:

This tree will be protected by tree protection conditions.

“An Arboricultural Impact Assessment has been submitted as part

11.239 – The Council’s Tree Officer raises no objections to the

of the application. To facilitate the development, four category

proposal in terms of the trees and landscaping proposals subject

C trees (low quality and value with at least 10 years remaining

to tree protection and landscaping conditions that secure a

life expectancy or young trees with a stem diameter of less than

maintenance and replacement strategy for any trees that may fail

150mm) (two silver birches, a cherry tree and a butterfly bush), one
area of scrub, and one group of C category trees would require
Figure 2.1

2.4

Source: SES Tree Survey & Protection Plan. Drawing No. 1. Rev A

Determining the Root Protection Area (“RPA”) for single-stem trees is
set out in BS 5837, taking the stem diameter and multiplying by 12:
 T1: 335 mm *12: 4020mm (4.02m)
 T2: 135mm *12: 1620mm (1.62m)
 T4: 310mm *12: 3720mm (3.72m)

2.5

removal. One area of climbing plants would need to cut back to the

within the first 5 years.
2.10

The principle of the loss of these trees to facilitate the proposed
development has been accepted. Condition 5 was attached to the

common boundary. The landscaping proposals show that 20 new

permission to ensure that further discussion could take place on the

trees would be planted across the site and on the site frontage on

extent of tree removal should there be an opportunity to reduce the

Golden Lane. The proposed development would result in a net gain

number proposed and, critically, the detail of any replacement trees.

in tree numbers. LBI have imposed conditions requiring details of
the tree pits, details of the replacement species, maintenance for

The following paragraphs LB Islington’s committee report states:

2.11

Since approval detailed construction design work has progressed

two years and the replacement of any trees that die or become

and unfortunately there is no alternative other than to remove trees

severely damaged or diseased within five years of completion. It is

T1 – T4, and replace them with new semi-mature specimens.

On this basis, the permitted school hall would encroach in to the RPA of

considered that, subject to the conditions imposed by LBI, policy

these trees by up to 2m, resulting in damage to the roots.

DM19.2 of the Local Plan is complied with.”
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3.0

PROPOSED WORKS

3.1

To deliver the permitted scheme it is proposed that the existing trees

T1

are removed and replaced with semi-mature specimens in appropriately

Species

Height (m)

Stem Diameter Grade
(mm)

Life
Expectancy

Species

Height (m)

Stem Diameter Grade
(mm)

Life
Expectancy

Existing

Silver Birch

12.6

335

C1

At least 10
years

Cherry

8

135

C2

At least 10
years

Proposed

Downy Birch

7 (minimum)

400 - 450

A (expected)

30 - 40 years

Downy Birch

7 (minimum)

400 - 450

A (expected)

30 - 40 years

design tree pits to ensure their longevity. Condition 5 requires any
trees that are “seriously damaged or defective within 3 years of
completion of the development shall be replaced with 4m Birch trees
or such alternatives as may be agreed in writing by the Local Planning
Authority.”
3.2

It is proposed that rather than 4m Birch trees as per the requirement
of the condition, specimens of at least 7m in height are planted to

T3

provide a similar condition as exists, with the certainty that they will
approximately 18 years old, and have a remaining life expectancy of 30
– 40 years. It is anticipated that it will take 5-6 years to reach a height
of 10m, bringing them close to the existing heights of T1 and T4.
It is expected that these new trees will be categorised in Class A,
and would have a life expectancy of in excess of 30 years as they are
semi-mature direct from the Nursery and in the earlier stages of their
life, so should have no health issues or defects.
3.4

The table opposite provides a comparison of the existing and proposed
tree planting on this boundary of the site.

3.5

Whilst it is acknowledged that there would be a period during
construction without any trees in place, this is a short-term position
and this comparison clearly shows that there would be a long-term
increase in the quality and longevity of the trees planted on this
boundary of the site.

© Montagu Evans LLP 2019 | CoLPAI

T4

Species

Height (m)

Stem Diameter Grade
(mm)

Life
Expectancy

Species

Height (m)

Stem Diameter Grade
(mm)

Life
Expectancy

Existing

Butterfly Bush

4m

40, 30, 50, 50

C3

At least 10
years

Silver Birch

12.3

310

C1

At least 20
years

Proposed

-

-

-

-

-

Downy Birch

7 (minimum)

400 - 450

A (expected)

30 - 40 years

have the ability to continue to grow and survive. Trees of this size are

3.3

T2

7

4.0

OPTIONS CONSIDERED

4.1

In coming to the conclusion that Trees T1 – T4 need to be removed,

a suitable replacement that gives rise to overall betterment and

several alternative options were considered, working from the position

longevity of tree planting. This is deemed to be the most appropriate

of tree retention to potential changes to the scheme. These are set out

approach to resolving this issue.

below for information:
Option 1 – Leaving the Trees in Situ
4.2

Construction could proceed with the trees left in situ, however, the
siting of the permitted school hall encroaches in to the RPA for the
trees on the western boundary by approximately 4m. Continuing with
construction without removing the trees would cause damage to the
tree roots, resulting in them needing to be replaced in the future.

4.3

Furthermore, to install the brickwork façade to the elevation of the hall,
a scaffold structure will be required to create a safe working area. To
achieve this, extensive pruning to the existing tree canopy will be required
to provide sufficient space and access, the extent of which would be over
and above the constraints detailed in BS5837 and effectively result in the
removal of the trees extent of pruning, depicted on the adjacent graphic.

4.4

If the trees were retained in situ, the movement of plant would be
impeded due to the tree canopy, as this would restrict the location of
the excavators and mobile cranes while undertaking these works. The
trees could cause a near miss / accident if the groundworks plant and
equipment became entangled within the tree canopy.

4.5

As the building structure and scaffolding will become entangled with the
tree canopy of the trees if they are not removed, this will mean that the
building cannot be built without the trees being removed from their current
location. The scaffold structure cannot be built if the tree remain in place as
the scaffold components cannot be erected through the tree canopy, due
to the safety implications of scaffolders working through the tree canopy.

4.6

Whilst every effort could be made to protect the trees, there would be
damaged caused to the trees which would result in the need for them
to be replaced in the future as per the requirements of Condition 5.
Option Discounted

4.7

Leaving the trees in situ with the clear knowledge that they would
be damaged is misleading and irresponsible. A pro-active approach
to considering alternative scheme options or, if necessary, proposing

Condition 5 - Trees. Option Testing Document | January 2019
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Option 2 – Hand Dig to Minimise Impact
4.8

The tree roots in this area are particularly delicate and would be
damaged even if a hand dug approach was taken to excavation in this
area. However, even if excavation could be made exposing the tree
roots taking this approach, the RPA currently overlaps the ground
floor slab for the School Hall. It would not therefore be possible to
construct the building without damage to the tree roots due to the RPA
conflicting with the building.
Option Discounted

4.9

The size and location of the RPA is impacted by the location of the
consented hall. Even if it were possible to build in this location with the
trees retained, the root structure is likely to be too delicate to allow for
a hand-dig approach, resulting in damage to the trees.
Option 3 – Moving the location of the School Hall

4.10

The School Hall would have to be moved eastwards by a minimum of
4,000mm (4m) to avoid any conflict with the RPA.

4.11

This would constitute a major change to the permitted scheme,
requiring an application under Section 73 of the Town and Country
Planning Act 1990 (as amended) to vary the permissions granted. This
would need to be supported by design work and assessments on
matters such as daylight and sunlight, and there would be the need
to enter in to a Deed of Variation to the Section 106 Agreement that
secures the scheme benefits.

4.12

This is a significant piece of work that would result in a series
of detrimental impacts to both the scheme and neighbouring
residents, including:
 Construction delays whilst the scheme is redesigned.
 Construction delays to await planning approval for amended layout
once designed.
 Increased cost to scheme.
 Delay of school opening, resulting in the need for alternative
accommodation and potentially for the project to fail.
 Increase in overall project duration.
 Loss of school external play space due to relocation of school hall.

© Montagu Evans LLP 2019 | CoLPAI

Option Discounted

 Reduction in the number of proposed new trees in the scheme due
to building relocation.
 Potential daylight-sunlight impacts to residential units in Basterfield
House as the hall would be located in front of an increased number
of units.
 The need for Basterfield Road to be used for site facilities as it would
not be possible to include them within the site.
 Loss of construction safe working areas due to Sports Hall
encroaching on site traffic locations.
 Reduction of delivery loading bay resulting in potential increased
construction site traffic on the public highway.

4.13

Moving the school hall to the east by circa 4m would give rise to a
significant number of impacts both to the project and residents, and
may ultimately cause the project to fail. This would result in the
considerable planning benefits of a new 2FE school and 66 social rented
residential units being lost.

9

Option 4 – Altering Below Ground Construction
4.14

On the conclusion that there is no viable alternative for re-locating
the school hall, options for redesigning the below-ground works were
considered. However, the proximity of the building to the RPA means
that all options have an impact upon the trees as follows:
 The deep ground beam (GB2) along southern elevation needs to be
provided to facilitate the level change between Basterfield Road and
the site. There are no alternative design options for this aspect of
the scheme and is required even if the hall were to move. The RPA
encroaches in to this area.
 Due to the RPA overlapping the School Hall building footprint, the
slab cannot be deepened as it hinders potential access to install the
slab below.
 Reducing the slab depth would still impact the RPA as shallow roots
will be damaged by the construction of the slab.
 The use of a cantilevered slab as an alternative below ground
construction method has been considered. However, this method
would still encroach on the Root Protection Area as a result of the
proximity of the ground floor slab for the Sports Hall to the tree roots.

4.15

If the trees were retained in situ, the movement of plant would be
impeded due to the tree canopy, as this would restrict the location of
the excavators and mobile cranes while undertaking these works. The
trees could cause a near miss / accident if the groundworks plant and
equipment became entangled within the tree canopy.
Option Discounted

4.16

The size of the RPA and proximity of the hall, which cannot be moved
(as per the conclusions of Option 3), means that there are no feasible
below-ground construction alternatives which would enable the

GB1 600mm DP
Ground Beam
PC1-A 1000mm DP
Pile cap

retention of the trees.
Could look to reduce
depth of GB2 and
PC1-B (1525mm DP)
Existing wall line

Retain existing wall
Ground beam cannot be made shallower,
however outside the existing retaining wall line
so minimal/no impact root zone
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Option 5 – Moving the M&E Routes
4.17

Mains Water, Gas, electrical and telecommunication duct runs are
proposed to run where the existing trees are located. Removal of trees
required to install services to School Hall.

4.18

These services runs cannot be relocated to other areas of the site, as
the service rooms have been designed to be located on the West of
the School Hall and provide the most efficient run from main school
building to School Hall. Altering the location of these service rooms
would require a redesign of the permitted development, an option
already discounted.

4.19

Furthermore, maintenance and access to the service runs would also
potentially be an issue due to reduced access area.

4.20

If the trees were retained in situ, the movement of plant would be
impeded due to the tree canopy, as this would restrict the location of
the excavators and mobile cranes while undertaking these works. The
trees could cause a near miss / accident if the groundworks plant and
equipment became entangled within the tree canopy.
Option Discounted

4.21

Relocation of the M&E routes from the western boundary of the site
would:
 require a change of School Hall layout and positioning – previously
discounted under Option 3.
 require a change of below ground service design and amendments to
the Landscaping scheme to cater for movement of service runs and
access.
 prolong the construction programme whilst re-design takes place and
alterations to the planning permissions are sought, increasing cost,
delaying the school opening, and lengthening the period where the
site is under construction.
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Option 6 – Utilising Offsite Modern Methods of Construction
4.22

Modern Methods of Construction include the preparation of elements

Summary
4.26

off-site and for a scheme of this nature this would involve the use

a. retaining the trees in situ;

of pre-cast panels. This is an expensive solution in comparison to

b. moving the school hall; and

traditional methods of construction, and would have a detrimental

c. alternative methods of constructing the scheme to avoid impacting

impact upon the viability of the scheme.
4.23

4.24

A series of options have been considered which have explored:

Furthermore, extensive pruning to the existing tree canopy will be

the RPA.
4.27

The consideration of these options has identified that the only feasible

required for access potentially over and above the constraints detailed

alternative would be to proceed with the trees in situ and then replace

in BS5837, effectively resulting in the removal of the trees.

them when they die. This has been discounted as an appropriate way
forward as it is an insincere approach and does not allow for a suitable

To minimise the need to prune the trees, the option of installing

strategy to be approved for their replacement.

pre-cast panels from within the building has been considered, but is
unfeasible as they would need to be fixed to the frame of the building.

4.28

Having considered these options, it has been concluded that the most

To do this, panels would need to be craned and fixed to the frame

appropriate way forward is to proceed with removing the trees and

from the outside, which necessitates the need for extensive pruning

replacing them with suitable semi-mature specimens, as allowed for

to the trees to obtain access and to create a safe working area (as

under Condition 5.

discussed in Option 1).
Option Discounted
4.25

Utilising alternative methods of construction would still result in
damage to the trees which would harm their longevity. The necessary
pruning required to bring in pre-constructed panels would effectively
remove the trees.
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5.0

CONCLUSIONS

5.1

It is clear from the considerable amount of option testing that has been
completed there is no feasible, safe alternative to constructing the
school hall without removing these Category C trees. As allowed for
under Condition 5, a pro-active approach has therefore been taken to
ensure that there will be a long-term net improvement in the quality
and longevity of the trees on the western boundary.

5.2

The proposals are therefore for the removal of the trees and, rather
than replacement with 4m specimens as per the requirements of
Condition 5, replacement with trees of at least 7m are to be planted.
Rather than leaving trees with a circa 10 year life expectancy, the
proposals are for trees with 30 – 40 years life expectancy. Together
these present a long-term improvement to the quality of trees in this
location.

5.3

The loss of the existing trees is regrettable, but the clear net gain in
quality of tree planting is considered to outweigh the harm caused
by the short-term loss. Additionally, this approach will allow the
construction to proceed with minimal disruption to the project.
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