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DMC2015-020 APPLICATION FOR CONSENT TO FELL TREES COVERED 
BY TREE PRESERVATION ORDER 

 
Application No:  15NP0056 
 
Proposed Development:  Felling of 3 Scots Pine Trees at Todlaw House, Rochester, 

Otterburn, Newcastle Upon Tyne, NE19 1RH 
 
Applicant Name:  Northumberland National Park Authority 
 
Reason for Committee Decision: Parish Council objection 
 
 

1. Proposal and Site 

 

1.1  This application seeks to fell three mature trees that form part of a designated Woodland Tree 

Preservation Order (TPO), which covers a group of trees at Todlaw in Rochester. The trees 

are predominantly Scots Pine and are protected in recognition of their landscape and amenity 

value as a group, rather than as a result of any special individual significance that any of the 

trees may have. Three trees are proposed to be planted within the site as replacements.  

 

 
Photographs looking south east from the access track to the site, showing the three trees to be removed 

 

1.2 The application follows a recent application (15NP0021), which granted consent earlier in 

2015, to fell 53 of the existing trees within the TPO woodland. The earlier proposal sought to 

replace the 53 trees with 67 new trees, including 20 new Scots Pine and a mix of broadleave 

trees, including a variety of species including Oak, Silver Birch, Hazel, Rowan and Hawthorn.  

 

1.3 Of the existing mature trees within the site, the plans submitted with this application 

(15NP0056) indicate that 41 mature trees would remain, supplemented by a total of 70 new 

trees (three proposed as part of this application, 67 as part of the previous application). 
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1.4 The three trees to be removed are in a central location within the site, which is otherwise 

being cleared of Scots Pine trees. To the south, a substantial number of Scots Pine trees that 

are to be retained lie between the location of the three to be removed and the A68, the most 

prominent viewpoint, to the south. A large number of replacement trees to be planted as part 

of 15NP0021 are also located to the south. The plan below shows the site with the three trees 

proposed for removal highlighted in orange. This plan shows the site how it would look after 

the removal of the trees consented under 15NP0021 and the replacement trees that are a 

condition of that consent. The plan highlighting the locations of the three replacement trees 

follows this.  

 

 
(Above) Extract from site plan, showing the three trees to be removed 

 

(Below) Extract from site plan showing the three trees when removed, with replacements included  

(annotated with stars to make the location clear) 
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1.5 It is understood that the Scots Pine trees on the site are approximately 100 – 120 years old. 

The site has also seen signs of a bark beetle infection, with wind throw also preventing a 

potential threat due to the height and location of the trees. The rationale behind this proposal, 

(and the recent application) was to create a younger and more sustainable woodland, 

introducing more variety and a growth of trees at a lower level than the existing high tree 

canopy of the older Scots Pine trees, reducing problems linked to woodlands of a single age 

and species.   

 

1.6 The supporting information provided on behalf of the applicant states that the three trees 

proposed for removal here were identified during the marking of the trees consented for 

removal, but had been omitted from the plans submitted with the original proposals in error. 

 Both the current and approved applications for tree works on the site are accompanied by an 

overall management plan and site plans to indicate the aspirations for the management and 

condition of the whole of the woodland on the site over the next 50 years, with a review of this 

due to take place in 10 years. It is only the felling and replacement proposals relating to three 

trees that form part of the formal consent procedure in this case, however, the long term 

aspirations provided a helpful background to assessing this.  

 

1.7 The existing Scots Pine woodland provides part of an important view to the right hand side 

when travelling west along the A68, forming a backdrop to the rear of the terraced houses on 

this side of the road, which is an attractive feature that makes a positive contribution to the 

visual appearance of the area.  

 
View of the site to the rear of residential properties (from the A68)  

 
1.8 The site is accessed from the west of a track, which is at the northern side of the A68. The 

trees on the site are predominantly Scots Pine. Trees have previously been removed on site 

in accordance with the implementation of planning permission 10NP0014 and also due to the 

infection and death of some trees, associated with bark beetle.  

 
1.9 The site of the TPO has planning permission for the construction of two dwellings 

(10NP0014), located centrally within the site. While these are not substantially constructed to 

date, it is understood that basic connection works have been carried out to commence 

development and ensure that the permission remains live.  
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2. Planning Policy 

 

2.1 National Policies & Guidance 

 

 National Planning Policy Framework (NPPF) 

 National Planning Practice Guidance (NPPG) 

 

Local Policies 

 

 Northumberland National Park Local Development Framework Core Strategy and 

Development Policies Document (Core Strategy) 

 

Policy 3 General Development Principles 

Policy 20 Landscape Quality and Character 

Policy 22 Trees, Woodlands and Forests 

 

Supplementary Planning Guidance 

 

 NNPA Landscape Supplementary Planning Document (Landscape SPD) 
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3.   Relevant Planning History 

 

 15NP0021 – Proposed works to trees subject to Todlaw Rochester 2007 Tree Preservation 
Order – approved with conditions 
 

 10NP0014 – Construction of two detached two-storey dwelling houses – approved with 
conditions (discharge of condition applications 13NP0040 & 14NP0044 approved) 

 

 The Todlaw, Rochester Order 2007 – a Woodland Tree Preservation Order (W1), dated 22nd 
August 2007, affecting the trees on the application site 

 
 

4. Consultee & Public Responses 

 

4.1  Formal consultation and public notification is not required on applications for works to trees 

subject to a Tree Preservation Order. However, consultation may be carried out by the LPA 

where it is deemed to be appropriate. A consultation was sent to the Parish Council to inform 

them of the proposals. The Park’s Landscape and Forestry Officer was also consulted.  

 

4.2 Rochester Parish Council: Objects to the proposal. The objection letter is briefly 

summarised below:  

 

 Concerns that the trees are healthy and have a preservation order on them. The Parish 

Council believes that felling of trees in the previous application was of those suffering from 

disease; 

 Concerns that dwellings approved on the site have not yet been built; 

 The diversity of the agreed mixed species woodland proposed is appreciated. 

 

4.3 NNPA Landscape and Forestry Officer: No objection. 
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5. Assessment 

 

5.1 The key material planning considerations are: 

 

 Effects on the amenity value of the woodland; 

 Effects on visual amenity and landscape. 

 

Effect on amenity value of the woodland 

 

5.2 The National Park’s Landscape and Forestry Officer provided a detailed assessment of the 

woodland TPO area and the effects of tree removal and replacement proposals as part of 

application 15NP0021, which granted permission for the removal of 53 trees. 58 trees had 

been initially proposed for removal, although it was agreed to retain five of the more 

prominent trees on the north eastern boundary (shown below) at this time, following 

discussions.  

 

 
View looking north from within the site, showing the five prominent trees towards the boundary to the right 

 

5.3 The Landscape and Forestry Officer’s response to this application indicates that this proposal 

to remove three protected trees remains in line with the Woodland Management Plan that 

was previously supported by the Local Planning Authority earlier this year, when considering 

that application.  

 

5.4 The woodland is currently suffering to an extent, as a combination of the age of the trees on 

site (circa 100 – 120 years old), a lack of natural regeneration and exposure to wind throw. 

Infection of trees from bark beetle has also been an ongoing cause of concern across the site. 

Trees on the site have a particularly high canopy, with no trees at a lower level. Without 

removal of some of the taller Scots Pine trees, it would be difficult for new trees to grow well 

and there would be little prospect of natural regeneration within the site, meaning that the 
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amenity value of the woodland could be lost. The potential for wind throw also presents a 

safety concern.  

 

5.5 The nature of the woodland would not be affected by the removal of an additional three trees. 

The three trees are not in a prominent location and their removal would not have an effect 

that would affect the visual appearance of the area. The image below shows that the removal 

of these trees would not affect the amenity value of the woodland, which arises from its group 

value and their function as a backdrop behind the houses on the northern side of the A68. A 

substantial number of the existing Scots Pine trees (41 in total) are retained in this proposal, 

allowing the existing character to be maintained, whilst allowing the space and room for 

growth that would allow regeneration. 

 

 
View of the site looking north-west (from the bottom of the track just off the A68)  

 

5.6 The overall management plan for tree felling and replacements on the site of the Todlaw 

Woodland TPO has been put forward with the aim of achieving a number of objectives. These 

include retaining a longer term amenity value of the woodland, by introducing younger trees, 

increasing diversity of species and allowing trees to be planted at low densities to grow more 

naturally. The overall aim is create a healthier and more resilient woodland, overcoming 

problems arising from the age of the trees and disease, which is supported by the Park’s 

Landscape and Forestry Officer and has been acknowledged by the Parish Council. The 

removal and replacement of the three trees proposed here form part of this overall scheme 

and this is explained in the supporting statement included with the application on behalf of the 

applicant. There is considered to be arboricultural justification for the removal of the trees. 

 

5.7 Rochester with Byrness Parish Council’s response to the application has been to object to the 

application for the felling of the three trees, seeking two conditions in the event that the 
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proposal is approved. While the Parish Council has raised an objection to the removal of the 

three trees proposed in this application, no representations were made by the Parish Council 

in respect of the earlier application which proposed the removal of 58 trees in 15NP0021 (and 

saw consent granted to remove 53 of these).  

 

5.8 Concerns have been raised by the Parish Council that these trees are healthy trees, whilst 

they believed that the previous application (15NP0021) stated that all of the trees earmarked 

for removal in the previous application were suffering from disease. This is not the case. The 

Woodland Management Plan (submitted with both applications) makes it clear that a bark 

beetle disease is present within this woodland, but that there are were no indications that this 

has spread to trees that had not been removed prior to the submission of 15NP0021. The 

information submitted with this proposal and the previous application does not identify 

individual trees as diseased or healthy, but highlights the risk of disease which applies across 

the site. The Woodland Management Plan highlights the relatively old age of the existing 

trees and the fact that the existing woodland would continue to degrade over time. The Plan 

also broadly set out proposals to clear trees within the central section of the site, where the 

three trees that are the subject of this proposal are located.  

 

5.9 The Parish’s concern also relates to the housing development approved on the site, seeking 

to ensure that these 3 trees are only felled if the development approved in 10NP0014 goes 

ahead, stating that the trees would permanently be lost if the development does not go 

ahead. It is should be noted that the development has already commenced, although is at a 

very early stage and is not currently ongoing. While the application form had stated that the 

three trees would interfere with the new houses, they are not located where the houses would 

be built. A supporting statement has also been provided to clarify that the removal of these 

three trees forms part of the overall Woodland Management Plan, having been omitted from 

the previously submitted plan.  

 

5.10 Whether or not the dwellings on the site are built is not a material planning consideration and 

should not be given weight in assessing this proposal. A condition requiring the dwellings to 

be completed before the trees are removed would be unreasonable, not directly related to the 

proposal and would go against directions on the use of planning conditions in National 

Planning Practice Guidance.  

 

5.11 The Parish Council also seeks a condition requesting that the replacement trees are looked 

after.  It is agreed that looking after the replacement trees to make sure they establish is 

important to the overall amenity value of the woodland. A condition on the previous consent 

(15NP0021) required any replacement trees that die within 5 years of planting to be replanted 

owners. This should give adequate time for the replacement trees to establish and any trees 

that fail to establish could be identified and replaced within this timeframe. It is considered 

that an identical condition would be suitable in this case. The condition proposed by the 

Parish Council (that replacement trees must make maturity for at least 10 years) would be too 

imprecise and vague and could ultimately cover a period of several decades, well beyond a 
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timeframe that could be seen as a reasonable condition to impose on an applicant. A 

condition for a 10 year maturity that the Parish Council has suggested would not meet the 

tests required of planning conditions, set out in National Planning Practice Guidance. 

 

5.12 The NPPG states that authorities dealing with applications for consent for works to trees 

under Tree Preservation Orders must grant consent so far as accords with good forestry 

practice, unless it is satisfied that the granting of consent would fail to secure the 

maintenance of the special character of the woodland or the woodland character of the area. 

It is considered that this proposal achieves this. The inclusion of an additional three trees to 

be felled, along with three replacements provided, is not considered to adversely affect the 

amenity value of the woodland.  The trees are located in a central location, surrounded by 

existing and proposed trees, with a large number of mature trees between them and the most 

prominent viewpoints from the south and south east. It is not considered that the loss (and 

replacement of) these three trees would compromise the overall group amenity value of the 

woodland or its importance within the local landscape, which forms the basis of the TPO 

designation. The proposal accords with Core Strategy Policy 22 and the NPPF. 

 

Effect on visual amenity & landscape 

 

5.13 Much of the consideration relating to the visual amenity of the area is already touched upon 

above. In short, it is considered that the wider proposals will maintain the amenity value of the 

woodland, through regeneration of the site, adding a diversity of appropriate broadleave 

species to the Scots Pine. This will allow the visual amenity of the area to be maintained 

through sustainable management of the woodland and maintain the impressive backdrop that 

it provides to the rear of the residential properties which face on to the A68. The proposal to 

remove the three trees will not compromise the ability to maintain this impressive backdrop 

and its benefits to visual amenity and the wider landscape. Without the proactive 

management, of which this proposal forms part of, there is a real risk that the amenity value of 

the woodland would decline in the medium to longer term and this would be to the detriment 

of the wider visual amenity of the site.  

 

5.14 It is considered that the proposal accords with the NPPF and Core Strategy policies 3, 20 and 

22, in respect of the effects on visual amenity and the wider landscape.  

 

Conclusion 

 

5.15 The proposals being considered in this application relate to the removal and replacement of 

three trees. These three trees are a small part of a wider aim to provide the first phase of a 

long term solution to proactively manage the woodland at Todlaw and have been welcomed 

by the National Park’s Landscape and Forestry Officer and planning officers.  

 

5.16 It is considered that the proposal would be carried out in line with good forestry practice, with 

arboricultural justification and would not adversely affect the special character of the area 
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covered by the TPO, which has been designated for its group amenity value and importance 

within the local landscape, providing an attractive backdrop to residential properties on the 

north side of the A68. This group amenity value would be retained and the visual amenity of 

the area would not be compromised by the removal of these three trees.  

 

5.17 Conditions are proposed to ensure that the tree works are carried out in accordance with the 

appropriate British Standard, to ensure that the replacement trees are planted within the first 

planting season following the completion of the removal of the protected trees and to ensure 

that any replacement trees that die within the first 5 years are replanted, in order to maintain 

the visual amenity of the area and the amenity value of the woodland.  

 

5.18 The development accords with development plan policies, including Core Strategy policies 1, 

3 and 22, the NPPF and national planning guidance on works to protected trees.   

 

6. Recommendation  

 

6.1 That consent for works to trees is granted, subject to the following conditions: 

 

1. The tree works hereby approved shall be undertaken in accordance with BS 3998: 2010 - 

Tree Work Recommendations. 

 

 Reason: To ensure that the works would preserve the amenity of the area in accordance 

with the aims of policies 3, 20 and 22 of the Core Strategy and Chapter 11 of the National 

Planning Policy Framework.  

 

2. This consent is valid for a period of two years from the date of this decision notice. 

 

 Reason: To ensure that the works are carried out in a reasonable time period in 

accordance with the Town and Country Planning (Tree Preservation) (England) 

Regulations 2012.  

 

3. The works hereby approved shall be carried out in accordance with the following details 

and plans contained in the application. 

 

 Application Form received on 06/07/2015 

 Todlaw House – Amendment to Tree Preservation Order (Supporting Statement) 

received on 22/07/2015 

 Existing Site Plan (P-1001/22, as annotated) received on 22/07/2015  

 Proposed Site Plan (P-1001/22, as annotated) received on 22/07/2015 

 Woodland Management Plan received on 22/07/2015 
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 Reason: To preserve the amenity value of the woodland and the wider visual amenity of 

the area, in accordance with the aims of policies 3, 20 and 22 of the Core Strategy and 

Chapter 11 of the National Planning Policy Framework.  

 

4. The replacement planting of the three trees identified in the Proposed Site Plan (Drawing 

Number P-1001/22, as annotated), received on 22/07/2015 shall be carried out no later 

than the first planting season following the completion of the felling works. The species 

and location of the trees shall be planted in accordance with those set out in this plan.  

 

 Reason: To preserve the amenity value of the woodland and the wider visual amenity of 

the area, in accordance with the aims of policies 3, 20 and 22 of the Core Strategy and 

Chapter 11 of the National Planning Policy Framework.  

 

5. Should any of the replacement trees die within 5 years of planting, they shall be replaced 

by the owners of the site.  

 

 Reason: To preserve the amenity value of the woodland and the wider visual amenity of 

the area, in accordance with the aims of policies 3, 20 and 22 of the Core Strategy and 

Chapter 11 of the National Planning Policy Framework.  

 

 

Contact Officer: 

For further information contact Chris Stanworth, Planning Officer on 01434 611508 or e-mail: 

planning@nnpa.org.uk  

 

Background Papers: 

Application for Tree Works File 15NP0056 

mailto:planning@nnpa.org.uk


 
Development Management Committee 
Wednesday 7th October 2015 
 

 

 

DMC2015-020  15NP0056 Todlaw House 
Page 12 of 12 

 

 


