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CENTRAL 

 

Application No. 
25/01125/TPO 

Proposal 
Works to Woodland TPO 292: 
Fell 6x Sycamore trees (T2, T3, T4, T5, T6, T7) due to alleged clay shrinkage subsidence 
damage to property No. 1 Hymers Avenue. 

Application Address: - 
Jacksons Bakery (Land Adjacent To) 
40 Derringham Street 
Kingston Upon Hull 
HU3 1EW 
 

Date registered: 
04.12.2025 

Consultation Expiry: 
06.01.2026 

Target date: 
01.02.2026 

Extension of Time Date: 
N/A 

Applicant: - 
Burnham 

Case Officer: - 
Najma Lelei 

Recommendation:  
- Approval subject to conditions 
 

 

Woodland TPO NO. 292 Plan 
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Reason as to why the case is at committee:  

- Scheme of delegation 

RECOMMENDATION 

That the application be approved subject to the following conditions: - 

1. The protected trees (T2, T3, T4, T5, T6 and T7 of Woodland TPO no. 292) shall not be 

removed before a scheme for the provision of 6x replacement trees has been submitted 

to and approved in writing by the local planning authority. The scheme shall include 

details of size at planting (which shall be 14 – 16 cm standard) and species of tree 

(Hazel, Alder, Wild Cherry or Whitebeam, unless otherwise previously been agreed in 

writing with the local planning authority), a phasing plan for planting of the trees, which 

shall be no later than the planting season following the removal of the protected trees, 

and details of where planting shall be carried out. The planting of the replacement trees 

shall be carried out in accordance with the approved scheme and any replacement tree 

which dies in the first 5 years after planting shall be replaced with another tree of the 

same species and size at planting (in the interests of avoiding loss of trees and to comply 

with policy 45 of the local plan).  

SITE 

The 6x Sycamore trees are located within a green network and covered by Woodland TPO 

292 to the west of Jackson's Bakery site. The Woodland TPO was confirmed on 29th January 

2025 after a request to fell several trees was refused (24/00938/TC). The site is located close 

to an industrial site and residential properties within the Spring Bank West conservation area. 
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PROPOSAL 

Works to Woodland TPO 292: 

- Fell 6x Sycamore trees (T2, T3, T4, T5, T6, T7) due to alleged clay shrinkage 

subsidence damage to property No. 1 Hymers Avenue. 
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PLANNING HISTORY 

TPO No. 292 confirmed 29.01.2025 
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24/00938/TC - 17.12.2024. 1. Fell 5 x Sycamore, 2 x Elm, 4 x Ash & 1 x Elder tree. 2. Crown 

lift and prune 8 x Sycamore trees, 1 x Ash tree & 1 x Cherry tree to 4m (revised description). 

Refused. TPO issued. 

14/00991/TC - 18.09.2014, Notification of intention to: Crown lift 3 sycamore, 1 silver birch, and 

1 ash tree adjacent to acoustic fence, Jacksons Bakery. Approved. 

REPRESENTATIONS  

Urban Forestry (UF) 

There appear to be all the relevant investigatory details to which UF will not question. 

UF would suggest that there are accommodating spaces within the plantation area to offset the 

loss. It is suggested that Hazel be the choice of replacement however, UF would recommend 

a mix to enhance biodiversity. 

Alder, Wild Cherry and Whitebeam could also be considered. 

Hymers Avenue Residents Association 

None received. 

2 Comments from local residents: 

- There does seem to be a strong case for removing these trees which are affecting No 1 

Hymers Avenue though it will make a big hole in the woodland. That said sycamores 

are like weeds and will no doubt refill the space eventually. 

- Objects to the application. Indicating that trees should never be felled because of 

‘alleged’ damage. Only if a) Actual damage has occurred and b) It can be proved that a 

particular tree is causing the damage, might there be a case to fell that particular tree. 

There is no way that 6 trees can all be responsible for damage to one small house. 

Trees which are big enough to cause damage just do not grow that close together. 

APPLICANT’S CASE 
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The following were submitted to support the application: 

- 2x Site investigation report dated 10 October 2025 and 2 December 2025 

- Site investigation factual report dated 11 March 2025 

- Subsidence Monitoring report dated 25 November 2025 

- Arboricultural Appraisal report dated 26 November 2025 

- Photos of the property 

PLANNING FRAMEWORK 

Hull Local Plan 2016 to 2032 

Policy 45 – Trees 

Other Material Considerations: - 

SPD 10 – Trees 

Tree Preservation Orders A Guide to the Law and Good Practice Addendum – May 2009. 

Trees in the Townscape - A Guide for Decision Makers 

National Planning Policy Framework 

NPPF15 Conserving and enhancing the natural environment (paras 187 to 201). 

APPRAISAL 

This area of woodland was made subject to a TPO on 29th January 2025 in the interests of 

amenity, to protect the woodland comprising trees of various species due to the potential 

cumulative loss of trees, which would have a significant adverse impact upon the amenity of 

the area, as well as on biodiversity and climate change. 
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The woodland is an integral part of the Spring Bank West Conservation Area and is a prominent 

landscape feature within the locality, contributing significantly to public amenity and 

biodiversity. Many of the sycamore trees within the site vary in maturity, including mature, semi-

mature, young, and self-seeded trees. 

The proposal is to fell 6x sycamore trees within the woodland area on the grounds that they 

are causing damage to the property at No. 1 Hymers Avenue. Evidence submitted includes a 

monitoring report , with readings taken at periodic intervals since 5 March 2025 and most 

recently on 25 November 2025. The report indicates significant crack opening and downward 

movement over the summer months until September, followed by upward movement and crack 

closure thereafter. Root identification testing confirmed the presence of roots from the Acer 

species, which includes maple and sycamore. The site investigation report identifies the main 

area of damage as being to the left side of the property and the first-floor rear kitchen, with 

additional minor internal cracking. 

Given the evidence presented, and in the absence of any objection from the Urban Forestry 

Officer, it is considered likely that the situation will not improve but likely deteriorate without the 

removal of the trees. 

As such, the proposed felling is considered acceptable. To mitigate the loss, a condition 

requiring replacement planting should be secured. The Urban Forestry team has provided 

recommendations regarding the appropriate size and species of replacement trees, which 

would be part of the condition. 

In this case a Felling Licence would normally be required from the Forestry Commission (since 

the area is defined as woodland), who would consult the Local Planning Authority.  Following 

discussion with the Forestry Commission they highlight that it could be appropriate for an 

exception to be applied for the felling of a tree or trees necessary for the prevention of danger 

or the prevention or abatement of a nuisance.  The nuisance exception could be said to apply 

only where there is an actionable nuisance (i.e. actual damage or an immediate risk of actual 

damage being caused to someone else’s property for which they could sue you for 

compensation), or nuisance by way of actual encroachment onto someone else’s property.  

This is considered to be the case in this instance, see above. 



 

 

OFFICIAL 

OFFICIAL 

 

 

 



 

 

OFFICIAL 

OFFICIAL 

CONCLUSION 

The submitted evidence demonstrates that the trees have contributed to the subsidence 

damage of the property. Whilst the trees have amenity value, the damage being caused to the 

property would likely increase if the tree remains in situ. Therefore, provided that replacement 

trees are planted, which can be secured through a condition, the proposal is considered 

acceptable. 


