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	Haringey Council, L4, Alexandra House, Station Road, N22 7TY



	
Application number

	 HGY/2022/2764

	
Application type
	
Tree Preservation Order application


	
Site Address:  

	  
27 Dukes Avenue London N10 2PX

	
Proposal

	 
Works to tree protected by a TPO.
London Plane (T5) - Fell.
T5 & C1 are causing subsidence damage to the neighbouring property 2 Elms Avenue, Muswell Hill, London, N10 2JP.
The tree works are proposed to stop the influence of the tree(s) on the soil below building foundation level and provide long term stability. Estimated costs of repair to the building are £55,000.00 if the influence of the tree(s) remain and £11,000.00 if the proposed tree works are allowed to proceed. Granting permission will limit these costs. In the event of a refusal we, or our clients, will seek to secure compensation for the additional costs incurred through Section 202(e).
Should the tree/s remain the total cost of repairs will be the Superstructural repairs + Alternative method of repairs = £66,000.00. It is the expert opinion of both the case engineer and arboriculturalist that on the balance of probabilities the supporting information demonstrates the influence of the tree(s). Note: Further monitoring results may be submitted if these become available during the course of this application.
(Works to Wisteria (C1) will be considered separately under a Section 211 Notice).




	
RECOMMENDATION:
	
Objection


	Application date
	17/10/2022 


	Tree Inspector
	DM
	Date: 7th November 2023



Site
The London Plane Platanus spp. tree T5, as marked on the plan and seen in the photographs, is situated in the rear garden of the property. It is publicly visible from Dukes Avenue and has high amenity value.
A site visit was deemed necessary to determine the appropriateness of the proposed works.
The tree is protected by a Tree Preservation Order (TPO).

Proposal
Tree works proposed:

Works to tree protected by a TPO.
London Plane (T5) - Fell.

Issues
The tree is implicated in a subsidence case for a third-party property 2 Elms Avenue N10.
Soil analysis tests have been carried out and the following information has been submitted:
· Bay window foundations are shallow at 300mm. Trial pit and bore hole (TP1/BH1) ends at 4m. Occasional live Platanus spp. roots, 1.5mm diameter, have been found 0.3- 0.8m. No water strikes were observed
· House foundations go to 1200- 1400mm (TP2/BH2) with live roots (low starch) found at 1.4- 1.7m (1mm diameter). No water strikes were observed
· A drainage report highlights no issues

Tested samples form the TP/BHs show:
· [bookmark: _Hlk147837604]BH1 modified plasticity index 46% (high volume change potential) and the soil moisture content varying within the soil profile 25- 35.2%
· BH2 modified plasticity index is 43% (high volume change potential) and the soil moisture content varying within the soil profile 28.3- 33.2%
· Plasticity class in TP/BH1 is CV very high and TP/BH2 is CH high
· Oedometer readings indicate desiccation in both pits
· Shear vane and penetrometer are mentioned within the reports as having been carried out however, they have not been forwarded. There are also no soil suction readings.
· Driscoll’s rough guideline shows desiccation at depth in TP/BH1 and approaching desiccation in TP2/BH
Regular level monitoring has been carried out from 10/21 with the latest monitoring results taken 08/23.
BRE category is level 3 moderate. The crack widths are 10- 15mm. The level monitoring results show the considerable movement. The pattern is consistent with seasonal vegetative movement. An amplitude of 20mm can be seen for 2022.
Greatest movement, approaching 15mm, is within the area of damage (points 11 and 12). This is the closest point to the Plane tree. Points 6- 10 still within the bay window area shows movement >10mm. 

We have been in various communications with the applicant, over the last year, including the agreed request for  further level monitoring results. I am satisfied that sufficient level monitoring and evidence has now been collected to show seasonal vegetative movement.
National Housing Building Council (NHBC) standards class this tree species with a medium water demand. 
The applicant was  to  consider pollarding the tree to around the break (see marked photograph below). This would, notionally, take the tree’s roots (shoot/root ratio) out of the zone of influence. The Plane tree could then be kept on a common practice pollarding regime. London Plane trees generally pollard well. However, the Insurer’s Structural Engineers, without stating their rational or justification, determined this as an insufficient solution.

The London Plane tree is stated within the Arboricultural report as 18m high and 16m away from the property.
NHBC states a mature height of 26m. Cutler & Richardson (Tree Roots and Buildings) research shows a maximum damage distance of 12m with 90% damage occurring 11m and 75% of damage cases occurring 7.5m.
[bookmark: _Hlk152832601]NHBC (Building Near Trees- The Effects of Trees on Shrinkable Soils) puts mature height 26m X moderate water demand zone influence 0.75 = zone of influence 19.5m
[bookmark: _Hlk152832861]Current tree height 18m X moderate water demand zone influence 0.75 = zone of influence 13.5m
The pollarding of the Plane tree around the break would give the following figures:
Actual height 7m X moderate water demand zone influence 0.75 = zone of influence 5.25m

No other solution has been put forward or considered by the applicant other than felling the London Plane tree. Rather than fell the tree, it is considered reasonable to retain the tree and manage as a pollard. Level monitoring can then be continued to see if the roots are out of the zone of influence and hydration of the soil is occurring.
It is for the above reasons that application to fell has been refused. Pollarding would significantly reduce the roots’ zone of influence creating a buffer from the house that has incurred damage.
 

Recommendation
Objection
INFORMATIVE: The Local Planning Authority (LPA) would allow a significant crown reduction around the break as marked on the photograph below. The LPA would have no further objections to applications for the tree being managed as a regular pollard.
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