
RE: Planning application 129020/FO/2020 USDAW Oakley 188 Wilmslow Rd

David Dutton <david.dutton@tameside.gov.uk>
Wed 03/03/2021 11:59
To:  Robert Griffin <robert.griffin@manchester.gov.uk>

Hi Robert
 
Sorry I am not aware of any research on impact of shading on mature trees.  I would doubt it would be
significant and would vary species to species dependent on the shade tolerance of each species.  Mature trees
are however primarily impacted upon only when overtopped in my experience.   I have seen many examples
of trees that were grown in open habitat, then swallowed up by natural regenera�on on all sides ie shaded
laterally but apparently suffering no harm to the canopy
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From: Robert Griffin <robert.griffin@manchester.gov.uk>  
Sent: 03 March 2021 11:14 
To: David Du�on <david.du�on@tameside.gov.uk> 
Subject: Re: Planning applica�on 129020/FO/2020 USDAW Oakley 188 Wilmslow Rd
 
Hi David
I hope you are well.
 
I have a ques�on rela�ng to the above applica�on. I have received a number of objec�ons to the
above applica�on and poten�al impacts of the proposed tall building on exis�ng mature trees on the
boundary of the site but within Pla� Fields Park to the immediate north. Are you aware of any
research or other evidence rela�ng to overshadowing impacts from buildings on mature trees? My
arborist colleagues are aware of impacts on newly planted trees in dense urban areas but they do
not have any knowledge on what poten�al impacts on mature trees could be.
 

https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.tameside.gov.uk%2F&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642957827%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=dwwxAAN6rioK6wCFKg7ky%2BJXuwzseToHEYAVb3AK0TQ%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftwitter.com%2Ftmbc_places&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642957827%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=Jzj3e202%2F%2BL1YMfYmecQoC7UoSmjZRxahFMh19saHbk%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2FTameside-Council-55100423375%2F%3Fref%3Dts%26fref%3Dts&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642967786%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=kDz3Oi4wVjz%2BgfGwCD5SbyNTdoXhmNIAYlj2iNZuNHk%3D&reserved=0
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If you are able to assist I would be grateful  for any guidance you may be able to provide.
 
Regards
 
Rob Griffin
Principal Planner
Development Management South
Planning, Licensing and Building Control
Growth and Development Directorate
Manchester City Council
PO Box 532
Manchester
M60 2LA
 
T: 0161 234 4527
 
e: robert.griffin@manchester.gov.uk
 
 

 

From: David Du�on <david.du�on@tameside.gov.uk> 
Sent: 20 January 2021 10:52 
To: Robert Griffin <robert.griffin@manchester.gov.uk> 
Subject: Planning applica�on 129020/FO/2020 USDAW Oakley 188 Wilmslow Rd
 
Hi Robert
 
Hope you are well
 
Summary 
Ecological issues rela�ng to bats, nes�ng birds, small mammals, rhododendron and mi�ga�on for loss of trees
can be dealt with via condi�on.
 
Bats 
Buildings and trees on site were surveyd by an experience consultancy, for bat roos�ng poten�al and one
emergence survey, late in the survey season carried out on one building.   No evidence of bats was found with
all buildings proposed for demoli�on assessed as having negligible bat roos�ng poten�al, with the building for
reten�on assessed as moderate risk, downgraded to low risk following the emergence survey owing to a high
level of external ligh�ng.  In addi�on as this building with low to moderate poten�al is to be retained,
reasonable avoidance measures can be applied.  I recommend a condi�on along the following lines is applied
to any permission.
 
Works associated with the building to be retained including demoli�on of extensions shall be carried out in
accordance with the details contained in the Ecological Appraisal, Bowland Ecology reference BOW17/1126
Sec�on 5.7 as already submi�ed with the planning applica�on and agreed in principle with the LPA prior to
determina�on. If works associated with this building are not commenced prior to 1st May 2022 an
addi�onal emergence survey will be carried out.
 
In addi�on three trees proposed for removal were assessed as having low bat roos�ng poten�al and requiring
further survey.  Labelled as BT4 a semi-mature yew, BT5 a holly nd BT7 a semi-mature yew, in the ecological
report.  Given they are low risk further and based on the photographs I am happy for further assessment to
occur via condi�on along the following lines.
 

mailto:robert.griffin@manchester.gov.uk
mailto:david.dutton@tameside.gov.uk
mailto:robert.griffin@manchester.gov.uk


The removal of tree called BT4, BT5 and BT7 may have the poten�al to cause harm to  bats as iden�fied in
the Bowland Ecology reference BOW17/1126  sec�ons 5.8 and appendix E and  shall not in any
circumstances occur unless further informa�on on the risk poten�al to bats has been provided to and
agreed in wri�ng by the local planning authority
 
Nes�ng Birds
Trees and shrubs will be lost as a result of the development, poten�al bird nes�ng habitat.  All Bri�sh birds
nests and eggs (with certain limited excep�ons) are protected by Sec�on 1 of the Wildlife & Countryside Act
1981, as amended. I recommend a condi�on along the following lines be applied to any permission.

 
No works to trees or shrubs shall occur between the 1st March and 31st August in any year unless a detailed
bird nest survey by a suitably experienced ecologist has been carried out immediately prior to clearance and
wri�en confirma�on provided that no ac�ve bird nests are present which has been agreed in wri�ng by the
LPA.
 
Mammals
Habitats on site were assessed as providing poten�al nes�ng habitat for hedgehog and grey squirrel dreys
were recorded in some of the trees on the site.
 
Hedgehog are a UK Biodiversity priority species and therefore a material considera�on.  I recommend a
condi�on along the following lines is applied to any permission.  
 
Prior to any earthworks a resonable avoidance measures method statement for hedgehogs shall be
supplied to and agreed in wri�ng by the LPA
 
Grey squirrels are included within schedule 9 part 1 of the Wildlife & Countryside Act 1981 (as amended) ie
they are regarded as a pest species.  However it is s�ll illegal to cause them unnecessary suffering.  Ie any
control has to be humane.  Felling a tree with an occupied drey would be an offence under the Wild Mammal
(Protec�on) Act 1996.  I recommend an informa�ve along the following  lines is applied to any permission.
 
The applicant is reminded that, under the Wild Mammal (Protec�on) Act 1996 it is an offence to inflict
unnecessary suffering to wild mammals.  Planning consent does not provide a defence against prosecu�on
under this act.
 
Invasive Species
Rhododendron was recorded on the site.  Rhododendron pon�cum is included within schedule 9 part 2 of the
Wildlife & Countryside Act 1981, as amended. It is an offence to introduce or cause to grow wild any plant
listed under this schedule.
 
It is quite probable that the Rhododendron on site are ornamental varie�es not included under schedule 9
part 2.  They are also unlike japanese knotweed unlikely to propagate from plant fragments or to have a seed
bank within the soil like himalayan balsam, plus it is not illegal to grow rhododendron on a site such as this.   I
am therefore sa�sfied that the risks of an offence are very low and can be covered by an informa�ve along the
following lines.
 
It is an offence under the Wildlife & Countryside Act 1981, as amended to introduce,  plant or cause to grow
wild any plant listed in Schedule 9 part 2 of the Act. Species such as Rhododendron pon�cum (purple
flowered species) are included within this schedule.  If any Rhododendron or soil contaminated with
Rhododendron is to be taken off site a suitably experienced consultant should be employed to advise on
how to avoid an offence.
 
Contribu�ng to and Enhancing the Natural Environment
Sec�on 170 of the  NPPF 2019 states that the planning policies and decisions should contribute to and
enhance the natural and local environment.  The main ecological impacts are loss of trees, loss of associated
bird nes�ng habitat and loss of associated bat foraging habitat.  (The site had high levels of common
pipistrelle ac�vity associated with the trees).   Replacement tree plan�ng should therefore be provided to
mi�gate for tree loss and in the long term restore bat foraging and bird nes�ng habitat. 



 
Significant levels of new tree plan�ng are proposed along the boundaries,  as well as other plan�ng that will
be an improvement ecologically even if ornamental on the exis�ng habitats on  site.  The proposals are likely
to be adequate to mi�gate and enhance the site in the long term and includes some na�ve species such as
beech and field maple.   I would however recommend that the ecological value is improved further by
subs�tu�ng non-na�ve birches with silver birch (B. pendula).
 
In terms of the short-term mi�ga�on whilst the trees mature, I recommend provision of bird boxes on mature
retained trees for typical urban/suburban species and to enhance the site for foraging bat by ensuring that
any new external ligh�ng has less unnecessary impacts than the exis�ng external ligh�ng on the retained
trees and retained building.   The details can be condi�oned via a landscape condi�on and a separate external
ligh�ng strategy condi�on along the following lines.
 
 Prior to development an external ligh�ng strategy shall be submi�ed to and approved in wri�ng by the
LPA.  The strategy shall:
 

·         Iden�fy areas/features on site that are poten�ally sensi�ve to ligh�ng for bats;
·         show how and where ligh�ng will be installed  and through appropriate ligh�ng contour plans 

demonstrated clearly that any impacts on bats is negligible/less than that previously present on
site;

·         Specify frequency and dura�on of use.
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Ecologist
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Planning and Transport
Growth

Tameside MBC | Twi�er | Facebook | Instagram
Dukinfield Town Hall | King Street | Dukinfield | Tameside | SK16 4LA
 
Tel. 0161 342 2895
Mobile. 07583961784
 
Email Disclaimer h�p://www.tameside.gov.uk/disclaimer

 
Confidentiality: This e-mail its contents and any attachments are intended only for the above named.
As this e-mail may contain confidential or legally privileged information, if you are not, or suspect
that you are not the above named or the person responsible for delivering the message to the above
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Security and Viruses: please note that we cannot guarantee that this message or any attachment is
virus free or has not been intercepted and amended.
Monitoring: The Council undertakes monitoring of both incoming and outgoing e-mails. You should
therefore be aware that if you send an e-mail to a person within the Council it may be subject to any
monitoring deemed necessary by the organisation from time to time. The views of the author may not
necessarily reflect those of the Council.
Access: As a public body, the Council may be required to disclose this e-mail (or any response to it)
under the Freedom of Information Act 2000, unless the information in it is covered by one of the

https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.tameside.gov.uk%2F&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642977743%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=nFN%2Fe8ue0HyTHkOiS9HSJXVovWevlUGgIjcSp9BM7dY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftwitter.com%2Ftmbc_places&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642987696%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=XMY1514U2FmHu%2Fig0nZB1ULF1H6q3JdoIdK9F%2Fd7mWo%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2FTameside-Council-55100423375%2F%3Fref%3Dts%26fref%3Dts&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642987696%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=GxBFnviH%2BjgLey9MFNq%2BtLQAjVeQHAOTM0t2SXhC41w%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.instagram.com%2Ftamesidecouncil%2F&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642997649%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=BMbEyjxbUTRX2UPZtc60lPikq2iS1M2mvL%2FAfkMSpfE%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.tameside.gov.uk%2Fdisclaimer&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695642997649%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=0K5yBes%2BioN%2FkJUQpNGONb6ejITFhmN9xT7xcB9LM88%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.tameside.gov.uk%2Fcovidvaccine&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695643007606%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=WwK6Rj6vRbnB7LRsO1Pw%2FvnKO4ieVm%2B1bDCKQSj%2BmH8%3D&reserved=0


exemptions in the Act.
******************************************************************** 
This email and any files transmi�ed with it are confiden�al and intended solely for the use of the individual or en�ty to whom they are
addressed. 
If you have received this email in error, please no�fy the system manager. 
The full text of the Council's email disclaimer is available at  www.manchester.gov.uk/emaildisclaimer. 
Your personal data is very important to us. Please refer to our privacy no�ce at  www.manchester.gov.uk/privacy  for further
informa�on. 

This footnote also confirms that this email message has been swept for the presence of computer viruses. 
********************************************************************

Confidentiality: This e-mail its contents and any attachments are intended only for the above named.
As this e-mail may contain confidential or legally privileged information, if you are not, or suspect
that you are not the above named or the person responsible for delivering the message to the above
named, delete or destroy the email and any attachments immediately. The contents of this e-mail may
not be disclosed to nor used by anyone other than the above named.
Security and Viruses: please note that we cannot guarantee that this message or any attachment is
virus free or has not been intercepted and amended.
Monitoring: The Council undertakes monitoring of both incoming and outgoing e-mails. You should
therefore be aware that if you send an e-mail to a person within the Council it may be subject to any
monitoring deemed necessary by the organisation from time to time. The views of the author may not
necessarily reflect those of the Council.
Access: As a public body, the Council may be required to disclose this e-mail (or any response to it)
under the Freedom of Information Act 2000, unless the information in it is covered by one of the
exemptions in the Act.

https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Femaildisclaimer&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695643007606%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=8S7UPEamnFjPjV37N1UiLNm3aZPvBE9uvcmnNzb1GxY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.manchester.gov.uk%2Fprivacy&data=04%7C01%7Crobert.griffin%40manchester.gov.uk%7C7da866a6d0504d944e9e08d8de3bc8a4%7Cb0ce7d5e81cd47fb94f7276c626b7b09%7C0%7C0%7C637503695643007606%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=djr31noijkICap3LNXMmbupVcOcbr27W%2BanhZXl99TM%3D&reserved=0

