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WBC Planning Application 251310 

 

Dear Planning Team, 

  

Thank you for taking the time to consult the Forestry Commission regarding this application. We are 

currently receiving a significant number of planning consultations. We are triaging all requests and 

may have further comments as a result; however, this response should be considered to be the 

Forestry Commission’s formal response to this consultation unless we provide subsequent 

comments. 

  

As a Non-Ministerial Government Department, we do not provide an opinion supporting or 

objecting to planning applications. Instead, we provide advice on the potential impact that 

proposed developments could have on trees and woodland using our local knowledge and expertise, 

planning policy and legislation that could be relevant and measures that could help to avoid or limit 

impacts and result in overall gains wherever possible.  

  

The planning authority should consider the following policy and guidance as part of their decision-

making process for this application (updated March 2025): 

  

1. Ancient woodlands, ancient trees and veteran trees are irreplaceable habitats. Paragraph 

193(c) of the NPPF sets out that development resulting in the loss or deterioration of 

irreplaceable habitats should be refused unless there are wholly exceptional reasons and a 

suitable compensation strategy exists. In considering the impacts of the development on 

Ancient Woodland, Ancient and Veteran trees, the planning authority should consider direct 

and indirect impacts resulting from both construction and operational phases. Impacts can 

be caused by activities outside of areas designated as ancient woodland (eg within buffer 

zones), or within open areas of ancient woodland, which can result in loss or deterioration of 

ancient woodland. 

Please refer to Natural England and Forestry Commission joint Standing Advice for Ancient Woodland 

and Ancient and Veteran Trees, updated in January 2022. The Standing Advice can be a material 

consideration for planning decisions, and contains advice and guidance on assessing the effects of 

development, and how to avoid and mitigate impacts. It also includes an Assessment Guide which 

can help planners assess the impact of the proposed development on ancient woodland or ancient 

and veteran trees in line with the NPPF.   

  

The Town and Country Planning (Consultation) (England) Direction 2024 (published January 2024) 

requires local planning authorities in England to consult the Secretary of State before granting 

planning permission for certain types of development, including development that affects ancient 

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fancient-woodland-ancient-trees-and-veteran-trees-advice-for-making-planning-decisions&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798491282%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=c0w2AkbDF%2FYCyIglAsRA84ypE4wamYFeCx36878sTKI%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fancient-woodland-ancient-trees-and-veteran-trees-advice-for-making-planning-decisions&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798491282%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=c0w2AkbDF%2FYCyIglAsRA84ypE4wamYFeCx36878sTKI%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fview.officeapps.live.com%2Fop%2Fview.aspx%3Fsrc%3Dhttps%253A%252F%252Fassets.publishing.service.gov.uk%252Fgovernment%252Fuploads%252Fsystem%252Fuploads%252Fattachment_data%252Ffile%252F1044856%252FAncient_woodland_assessment_guide.docx%26wdOrigin%3DBROWSELINK&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798510560%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=IY%2FFPtGSthDDBPeTJIiqymp3MqzBvM%2FDo9FQWhO5fmo%3D&reserved=0
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woodland: The Town and Country Planning (Consultation) (England) Direction 2024 - GOV.UK 

(www.gov.uk)  

2. Existing trees should be retained wherever possible, and opportunities should be taken to 

incorporate trees into development. Trees and woodlands provide multiple benefits to 

society such as storing carbon, regulating temperatures, strengthening flood resilience and 

reducing noise and air pollution.[1] Paragraph 136 of the NPPF seeks to ensure new streets 

are tree lined, that opportunities should be taken to incorporate trees elsewhere in 

developments, and that existing trees are retained wherever possible. Appropriate measures 

should be in place to secure the long-term maintenance of newly planted trees. The Forestry 

Commission may be able to give further support in developing appropriate conditions in 

relation to woodland creation, management or mitigation. 

3. Biodiversity Net Gain (BNG): As of the 12th of February 2024, major development (unless 

exempt) will have to deliver 10% net gain in biodiversity. Paragraph 187(d) of the NPPF also 

sets out that planning (policies and) decisions should minimise impacts on and provide net 

gains for biodiversity. Paragraph 187(d) encourages development design to integrate 

opportunities to improve biodiversity, especially where this can secure net gains for 

biodiversity. BNG offers opportunities for protecting (retaining) trees and woodlands, as well 

as new planting and enhancement of existing trees and woodlands, and the planning 

authority also should consider the wider range of benefits trees, hedgerows and woodlands 

can provide as part of delivering good practice biodiversity net gain requirements in 

addition to contributing to the BNG figure. Ancient woodlands (including PAWS) and ancient 

& veteran trees are already recognised as irreplaceable habitats and as such are exempt from 

the net gain requirement. 

  

We would also like to remind applicants that tree felling may require a felling licence from the 

Forestry Commission. 

  

For all planning applications, we advise the Council to carefully consider the previous usage of sites, 

including historical satellite imagery, to consider if development is being proposed on recently felled 

woodland. Please contact us if you suspect this is the case. If evidence suggests that sites have been 

degraded since January 2020, the BNG baseline may need to reflect this: Biodiversity Net Gain FAQs - 

Frequently Asked Questions | Local Government Association 

  

If you have any questions regarding our advice or concerns that are not covered by the above, please 

contact us again highlighting any specific issues for us to consider in more detail. 

  

Yours sincerely, 

  

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fgovernment%2Fpublications%2Fthe-town-and-country-planning-consultation-england-direction-2024&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798528396%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Hc%2FE9TErzPcYov6zmYZcrY%2BaKziSWEa%2FzhCISthiwyw%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fgovernment%2Fpublications%2Fthe-town-and-country-planning-consultation-england-direction-2024&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798528396%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Hc%2FE9TErzPcYov6zmYZcrY%2BaKziSWEa%2FzhCISthiwyw%3D&reserved=0
https://forestryengland.sharepoint.com/sites/fs-SouthEastLondonArea/Planning/Forms/AllItems.aspx?id=%2fsites%2ffs-SouthEastLondonArea%2fPlanning%2fStandard+letters+%26+responses%2fTriage+process%2fStandard+Response+Template+v1.1.msg&viewid=c5f4fb98-9a67-41cc-82c4-938cba21c2dc&parent=%2fsites%2ffs-SouthEastLondonArea%2fPlanning%2fStandard+letters+%26+responses%2fTriage+process&xsdata=MDV8MDJ8cGxhbm5pbmcuZW5xdWlyaWVzQHdva2luZ2hhbS5nb3YudWt8NjQ5MDRjNjAwMDdlNDM2NTZjYzgwOGRkYTczODRlZGN8OTk2ZWUxNWMwYjNlNGE2ZjhlNjUxMjBhOWE1MTgyMWF8MHwwfDYzODg1MDU4Mjc5ODU0MzAyOHxVbmtub3dufFRXRnBiR1pzYjNkOGV5SkZiWEIwZVUxaGNHa2lPblJ5ZFdVc0lsWWlPaUl3TGpBdU1EQXdNQ0lzSWxBaU9pSlhhVzR6TWlJc0lrRk9Jam9pVFdGcGJDSXNJbGRVSWpveWZRPT18MHx8fA%3d%3d&sdata=dGhyUzJJQWsyNGxzRld6MWI2Mm9abFl0SUluWnRrZk5ZUFgvL2NlRkd3WT0%3d#_ftn1
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fapply-online-for-a-felling-licence&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798552839%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=GG8AEVikjrp%2B0D%2BJm0N8u0HPyCF2LVxNEtOwdizVxno%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.local.gov.uk%2Fpas%2Fevents%2Fpast-events%2Fbiodiversity-net-gain-local-authorities%2Fbiodiversity-net-gain-faqs&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798566117%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Koh1hS9pFykmpo7YnpYx9dLOHuHbH3zE8pSXRZ%2Bkd%2BE%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.local.gov.uk%2Fpas%2Fevents%2Fpast-events%2Fbiodiversity-net-gain-local-authorities%2Fbiodiversity-net-gain-faqs&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798566117%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=Koh1hS9pFykmpo7YnpYx9dLOHuHbH3zE8pSXRZ%2Bkd%2BE%3D&reserved=0


 

Public: Information that can be seen and used by everyone inside and outside the Council. 

South East and London Area Team 

Forestry Commission 

  

 

  

   

[1] Recent studies have shown that the economic value of individual trees outside of our forests and 

woodlands has been calculated as £3.8 billion Economic value of the UK’s individual trees revealed 

for first time - Forest Research. 

  

  

 

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.forestresearch.gov.uk%2Fnews%2F125348-economic-value-of-the-uks-individual-trees-revealed-for-first-time%2F&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798579261%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=NGqARSqd2hmEkTuL%2FZ8Vzw0l8zbkaD6frie9WDHbilY%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.forestresearch.gov.uk%2Fnews%2F125348-economic-value-of-the-uks-individual-trees-revealed-for-first-time%2F&data=05%7C02%7Cplanning.enquiries%40wokingham.gov.uk%7C64904c60007e43656cc808dda7384edc%7C996ee15c0b3e4a6f8e65120a9a51821a%7C0%7C0%7C638850582798579261%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=NGqARSqd2hmEkTuL%2FZ8Vzw0l8zbkaD6frie9WDHbilY%3D&reserved=0

