DRAFT GUIDANCE NOTE

AMENITY AND CHILDREN’S PLAY SPACE IN NEW RESIDENTIAL DEVELOPMENTS
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1.
INTRODUCTION


This advice note has been prepared as informal guidance to support the Three Rivers Local Plan 1996 – 2011.  The policies and proposals of that plan set out the planning context for development.  However, more detailed matters regarding the application of policy and associated standards are better dealt with in the form of detailed advice notes.

The Council has a number of advice notes that are already in use which have been adopted as Supplementary Planning Guidance. It is the Council’s intention to amend its Local Development Scheme to make allowance for this advice note to be progressed through the required stages to enable its adoption as a Supplementary Planning Document. 

1.01
PURPOSE OF THE DOCUMENT

Open spaces can provide a valuable formal and informal recreational facility for children and adults. It can also add character and interest to a housing development thus considerably enhancing its quality. The Council recognises that new housing developments are likely to increase demands on existing local open space provision and proposes to address this issue by continuing to provide and maintain children’s playground and playing fields. However, there is a complementary role to be played by private builders in providing opportunities for play and informal recreation within new developments and contributing to the maintenance and improvement of existing facilities within convenient access from their developments. 

This document constitutes supplementary guidance on Three Rivers District Council’s Local Plan 1996-2011 in respect of policy L10: ‘Amenity and Children’s Play Space Provision in New Residential Development’. This note is intended to give developers detailed advice on the interpretation of Policy L10 and further advice on when on-site or off-site provision is appropriate and the scale of charges which will be applied for both the provision and maintenance of open space and play equipment required as part of any applicable development scheme.

2.
POLICY BACKGROUND

2.01
NATIONAL GUIDANCE

The provision of open space through the planning system is now well established nationally and locally. National guidance is set out in Planning Policy Guidance Note 3: Housing; and Planning Policy Guidance Note 17: Planning for Open Space, Sport and Recreation, and supplemented by Circular 05/05: Planning Obligations.  

The Government attaches particular importance to the 'greening' of residential environments. PPG3 "Housing" states that:



"…new housing developments should incorporate sufficient provision 
(of open space and playing fields) where such spaces are not 
already adequately 
provided within easy reach of the new housing." 
(paragraph 53)

Government guidance on open space, sport and recreation, notably PPG17, also recognises the value of recreation provision. It advises that it is helpful for local planning authorities to draw up their own standards of provision based on their assessment of need. Development of open space, sports or recreational facilities may provide an opportunity for local authorities to remedy deficiencies in provision. The principle of securing such provision, on a scale related to the development, through agreement between developers and the Local Authority is advised in paragraph 33 of PPG 17 which states:


“Planning obligations should be used as a means to remedy local 
deficiencies in the quantity or quality of open space, sports and 
recreational provision. Local authorities will be justified in seeking 
planning 
obligations where the quantity or quality of provision is 
inadequate or under threat or where new development increases local 
needs”. 


The Council has undertaken a quantitative and qualitative assessment of open spaces in the district in accordance with advice contained in PPG 17.  Significantly, quantitative and qualitative deficiencies have been identified in all parts of the District in all types of open space.

Specific advice on the content of planning obligations is stated in Circular 05/05: Planning Obligation.  This revised guidance on Planning Obligation sets out in more detail the circumstances in which it is legitimate for a local authority to seek developer contributions. 

2.02
LOCAL GUIDANCE
Policy L10 of Three Rivers Local Plan adopted 2002, reflects PPG guidance and the Council’s priorities as set out in the Three Rivers Strategic Plan 2005 – 2008 and the Community Strategy. Policy L10 seek to ensure that an adequate level of open space is made within or associated with, new housing developments, in order to meet the recreational needs of residents who will occupy the developments. 
In determining the type and level of provision that would be most appropriate to the development proposed, the Council will take account of:

(a) The need to ensure that sufficient allowance is made for play, sports and general purpose recreation within developments;

(b) The estimated level of occupancy of the proposed developments;

(c) Three Rivers standard for open space provision;

(d) The location and characteristic of the proposed development;

(e) The site’s proximity to existing recreational facilities;

(f) Local circumstances, needs and opportunities;

(g) Whether there are any other planning objectives that need to be given priority in the development of the site; and 

(h) Any other material consideration.

Highway verges, steep slopes or other incidental “leftover” areas will not count towards the open space provision.  (See Appendix 1 for process)

3.
DEFINITION OF OPEN SPACE AND FINANCIAL 
CONTRIBUTIONS TO WHICH THE STANDARDS 
APPLY

All proposals for new housing developments are required to either contribute to the provision of amenity open space and play provision within the proposed site or make a financial contribution for off-site provision. This section aims to assist in the understanding of particular terms that will be used in this document.

3.01
DEFINING OPEN SPACE PROVISION

Open spaces can vary widely in terms of character, size and use ranging from intensively cultivated areas such as formal public gardens to uncultivated spaces such as woodlands. For the purposes of this guidance, open space must be of a suitable size and nature for sport, active or passive recreation or children’s and teenager’s play. For example, a green corridor with sufficient width to be enjoyed by passers through and to benefit biodiversity would fall within this definition, whereas incidental spaces necessary to screen a development would not be included. (See Appendix 2 for typology of open spaces)

3.02
DEFINING FINANCIAL CONTRIBUTION/ COMMUTED SUMS

Financial contributions are developers' contributions towards the cost of providing and maintaining new open spaces or enhancement of existing open space. The Council aims to review these costs annually. A financial contribution in the context of this guidance takes two forms:

Capital sum 

This is calculated as equivalent to the cost of designing, laying out and constructing an open space area, usually off-site for the expected number of residents (the occupancy). The figure for the average occupancy per dwelling derived from the 2001 Census is 2.45 persons.

It should be noted that whatever type of outdoor recreation facility is to be provided, the sum is calculated on the basis of the cost of standardised equipped play areas and informal open space. 

Maintenance Sum 

This covers the on-going management and maintenance cost all open space provision, whether on-site or off-site over a 30 year period. 30 years is the length of time the Government uses for maintenance contributions for flood defence or alleviation works
. After 30 years the Government advises that it is reasonable to expect maintenance to be provided from the public purse. Provision for maintenance can be made in one of two ways: 

· Transfer of the land to a third party such as a parish council or a charitable trust to be responsible for the upkeep of the open space to the satisfaction of the Council for a period of 30 years or

· Payment of a commuted sum, equivalent to the cost of 30 years maintenance for the facility, together with the transfer of land to the Council for future management and maintenance, subject to agreement. 

Therefore, a financial contribution per hectare of open space will be required for the continuing maintenance of open space. These figures are based on locally derived standards for the annual maintenance costs for different elements of the open space (see Appendix 5). 

· In cases where open space provision is made in blocks of less than 400 m2, the maintenance contribution will be assessed having regard to the prevailing Grounds Maintenance Contract schedule of rates, multiplied to cover 30 years, in recognition of the limited opportunities for economies of scale. (The relevant rates are reproduced in Appendix 5 A).









  In all cases where it is not proposed to transfer the open space facility to the Council, the Council will expect to see evidence that suitable provision has been made for the future maintenance of the facility.  The Council’s preferred solution is a financial bond as these can ensure that open space maintenance obligations are fulfilled, even in the event that the developer goes into receivership. 


4.
HOW THE STANDARDS SHOULD BE APPLIED 
TO NEW HOUSING DEVELOPMENTS

Policy L10 of the Three Rivers Local Plan, expects the developer to provide open space either on-site or off-site as follows:

 
Total Open Space
Amenity Space
Play Area

Onsite Provision for larger developments
10% of the site area
8% of total open space


2% of total open space



Off-site provision for smaller developments
0.6 hectares per 1000 population
0.4 hectares per 1000 population
0.2 hectares per 1000 population

4.01
DEVELOPMENTS OF 25 OR MORE DWELLINGS OR 0.6 
HECTARES - ON-SITE PROVISION 
For large developments, the Council expects all provision for open space to be made on-site. Policy L10 specifies that this on-site open space will consist of a minimum of 10% of the site area comprising a minimum of 8% of amenity space and a minimum of 2% of play facilities. 

The layout and construction of on-site open space will normally be the responsibility of the developer unless otherwise agreed. The Council expects that open spaces must be designed to the Council’s specifications and standards which will the Council will discuss and agree with the developer. The Council will also expect provision to be made for the management and maintenance of the play equipment and the amenity open space over a 30-year period. The cost of maintenance of open space and children’s play facilities per hectare will be based on the locally derived standard (See Appendix 5 for current Values).

4.02
DEVELOPMENTS OF LESS THAN 25 DWELLING OR UNDER 0.6 
HECTARES - OFF-SITE PROVISION 

For developments of less than 25 dwellings or under 0.6 hectares in size, on-site provision is likely to result in the creation of small areas of open space which serve little or no recreational purpose.  To avoid this situation, Policy L10 requires developers of small sites to make a financial contribution for off site open space provision. 

The required financial contribution is based on the amount of land required for the provision of open space under the standard minimum ratio of 0.6 hectares per 1000 population (0.4 hectares for amenity space and 0.2 hectares for equipped playgrounds) as set out in Policy L10 of the Three Rivers Local Plan. This equates to 6 square metres of open space per occupant: 4 square metres of amenity open space and 2 square metres of equipped playground. The formula is adjusted to make allowance for the capital cost of creating the open space and the on-going cost of maintaining it for 30 years.


The likely demand arising from a new housing development is based on an estimate of the likely occupancy which is in turn based on an average occupancy per dwelling figure of 2.45 persons derived from the 2001 Census.

The method for calculating the size of contribution required in any given situation can therefore be described as follows:

Contribution = (A + B + C + D) x Number of Occupants

Where:

A = 
The average residential land value across the District of 4 m2 of land (See Appendix 3 for values).

B = 
The average cost of preparing 4 m2. land as usable open space i.e the cost of laying out and fencing (See Appendix 3)

C = 
The standard cost of providing 2 m2. of LEAP (Local Equipped Area for Play). (Figures derived from reputable play equipment manufacturers are set out in detail in Appendix 4) 

D = 
The cost of continuing maintenance of 4 m2. of  open space and 2 m2
children’s play facilities per occupant (see Appendix 5 for values).
See Appendix 6 for a worked example.

4.03
AFFORDABILITY

On occasions the requirement for developer contributions or the provision of open space may be greater than the development is able to bear. Where the outcome is judged to have a significant impact on Residual Land Value’s and the financial viability of the scheme is raised as a concern because of a planning obligation requirement, the developer will be required to substantiate the issue. In appropriate cases, the Council will not insist on a strict application of the requirements of Policy L10.

4.04 HOW THE CONTRIBUTION IS USED 

The contributions provide an opportunity for the Council to remedy deficiencies in open space provision around the District. The ‘Three Rivers Open Space Assessment’ identifies qualitative and quantitative deficiencies across the District and this information will be used to aid the decision on were new open space is required or if contributions should be provided towards enhancing existing spaces. 

APPENDIX 1
SUMMARY OF PROCESS

The various stages in the provision of open space are given below:

Stage 1: Preliminary discussions with planning officers and landscape 
 
architects prior to the submission 
of planning application to consider 
the general implications of policy on the proposed scheme.
Stage 2: Agreement in principle on the type and amount of open space to be 
required from the complete development and an agreement on the 
required financial contributions: amounts clarified, heads of terms 
agreed and legal agreement drafted.  

Stage 3: Planning application submitted incorporating full details of the 
proposed open space. If this is considered be adequate in terms of size 
and location, the applicant will then be asked to submit detailed 
proposals covering layout, equipment type and landscaping. 

  . 
Stage 3: Detailed discussions held concerning layout, landscaping and draft section 106 agreement with planning officers and landscape    
    architects. Modification made to detailed proposals and commuted sum payment agreed.

Stage 4: Detailed proposals, commuted sum and offer of dedication 
   
   considered by leisure and environment department 

Stage 5: Section 106 Agreement drawn up and / or completed which requires 
    developers to make adequate maintenance provision of open space.

Stage 6: Planning application determined. Permission issued once agreement 
   is signed. 

Stage 7: Open space grass seeded, and landscaped before occupation.

Stage 8: Council checks site for compliance with approved details.

Stage 9: The necessary conveyance process to transfer ownership of land to 
the council authorised. Responsibility remains with the developer until 
completion.

 Stage 10: Payment of monies to the council

APPENDIX 2
TYPES OF OPEN SPACE

PPG17 indicates that authorities should use the typology of open spaces proposed by the Urban Green Spaces Taskforce (UGSTF), or a variation of it. It is summarised in the table below. 

Table 1: Open Space Typology

                                                     Green spaces
Typology
Primary Purpose




Parks and gardens
Accessible, high quality opportunities for informal recreation and community events


Natural and semi-natural greenspaces, including urban woodland
Wildlife conservation biodiversity and environmental education and awareness


Green corridors
Walking, cycling or horse riding, whether for leisure purposes or travel and opportunities for wildlife migration


Outdoor sports facilities
Participation in outdoor sports such as pitch sports, tennis, bowls, athletics or countryside and watersports


Amenity green space
Opportunities for informal activities close to home or work or enhancement of the appearance of residential or other areas


Provision for children and young people
Areas designed primarily for play and social interactions involving children and young people such as equipped play areas, ball courts etc


Allotments, community gardens and urban farms
Opportunity for those people who wish to do so to grow their own produce.


Cemeteries 
Quiet contemplation and burial of the dead.

Source: Planning Policy Guidance 17 Companion Guide Paragraph 2.6

APPENDIX 3

CALCULATION OF COST OF OPEN SPACE
AVERAGE RESIDENTIAL LAND VALUE (A)

In 2006/07 the average residential land values across the District, range from £1million to £1.5million per acre, depending on the area.  For the purposes of this policy, the Council has adopted the lower of these two figures. Therefore, at a cost of £1 million per acre, the cost of 4 m2 of land equates to £990.

COST OF PREPARING THE LAND (B)

These cost estimates are based on Spon’s Landscape and External works pricebook 2006 with 10% added for on-going cost , as follows: - 

Grass


Weedkiller (by hand)
£3.97/100m²

Supply of topsoil
£504/100m²

Topsoiling(100mm)
£220.1/100m²

Rolling
£1.93/100m²

Seeding (70g/m²)
£20.30/100m²

Pre-seeding fertilizer(70g/m²)
£3.03/100m²

Turfing (Supply amenity turf and lay)
£311.3/100m²




Total
£1064.63/100m²

Shrub Planting





Weedkiller (by hand)
£3.97/100m²

Supply of topsoil
£1512/100m²

Topsoiling (300mm)
£686.4/100m²

Pedestrian cultivation
£8.60/100m²

Supply of plants
£1008/100m²

Planting (3/m²)
£943.9/100m²

Mulching (75mm amenity bark)
£347.1/100m²

Fertiliser (Enmag) 70g/m²
£12.94/100m²




Total
£4522.91/100m²

Tree Planting


Tree pits (1.0m3)
£24.46

Supply rootballed tree (16-18cm)
£17.18

Plant
£8.13

Stake
£6.94

Mulching
£1.00




Total (per tree)
£57.71

General amenity area of 100m²







80m²

Grass 

£852

20m²

Shrub planting 

£905

3 no.                tree planting

£174            

Total for 100m² of amenity space (excluding items listed below)
£1931

Other Items

Spon’s Landscape and External works pricebook 2006 with 10% added: -

Other Items


£

Seats 
108.2

picnic tables 
219.0

One dog or two litter bins
685.4

Signage (2 non-illuminated signs)
444.5

Fencing/ Gates  £973.5 per 10 linear metres , 40 linear metres =
3892.0

Cycle holders
311.4

Footpaths @ £51.00/linear metre

(10 linear metres) =
510.0

Total for 100m² of other items 
6170.5

Average Costs of providing 100 m2 of amenity open space:


£

General amenity area of 100m2
1931.0

Other items of 100m2
6170.5

Total for 100m²
8101.5

Total for 4m² (One Occupant)
324

Note: Costs are updated yearly to reflect the changes in list prices of items

APPENDIX 4

CALCULATION OF COST OF PLAY AREA

The items of play equipment which are used in the calculation for play area are supplied by reputable play equipments manufacturer. The play area provider supplied examples of the cost of Local Equipped Areas of Play and Neighbourhood Equipped Areas of Play.

LEAPs should be an area of 400 m2or more, and should have at least 5 types of play equipment, 2 benches, signage advising “no dogs”, a litter bin, appropriate fencing for safety including gates, and safe surfacing. The Health and Safety Executive also recommends suitable fencing to be erected during the installation works. The estimated cost of providing two different types of LEAPs from SMP is: 

LEAP 1                                                                         LEAP 2

Supply of play equipment
£10,536.00



Supply of fencing, furniture and signage
£4,978.50



Installation works
£4,144,50



Supply and installation of wetpour rubber safety surfacing
£10,531.00



Total:
£30,190.00

Addendum: supply and laying of tarmacadam areas
£2,551.00


Supply of play equipment
£5,358.00

 Supply of fencing, furniture and signage
£4,603.00

Installation works
£3,422.00

Supply and installation of wetpour rubber safety surfacing
£5,464.00

Total:
£18,847.00

Addendum: supply and laying of tarmacadam areas
£2,555.00

To obtain an average cost, the cost of both estimate is taken, which produced an average of £24,520. This gives a pro-rata figure of £123 for 2 m2.

NEAPs should comprise 1,000 square metres and have at least 8 types of play equipment, including a kickabout area and facilities for such things as skateboards or bikes.  They should also include seating, litter bins and “No dogs” signage. They should have suitable fencing and gates and parking for bicycles. The estimated cost of providing two different types of NEAPs from SMP is: 
NEAP 1




     NEAP 2

Supply of play and sports equipment
£23,519.00

Supply of fencing, furniture and signage
£7,991.00



Installation works
£8,421.00



Supply and installation of wetpour rubber safety surfacing
£20,483.00



Total:
£60,414.00

Addendum: supply and laying of tarmacadam areas & graphics
£11,722.00


Supply of play and sports equipment
£44,378.00

Supply of fencing, furniture and signage
£15,440.00



Installation works
£12,841.00



Supply and installation of wetpour rubber safety surfacing
£29,292.00



Total:
£101,951.00



Addendum: supply and laying of tarmacadam areas & graphics
£38,196.00


The average of these is £81,183. This would give a pro-rata figure of £162 for 2 square metres.

New residential developments should have access to both LEAPs and NEAPs, within 5 minutes and 15 minutes walking time respectively. It is therefore appropriate to add the two figures together to obtain the financial contribution expected of £285.00 per occupant (£123 + £162) of the proposed development.

Note: Costs are updated yearly to reflect the changes in list prices of items 


Per hectare

Grass cutting
0.03p per m2x 16 cuts per year
= £4,800

LEAP inspections


£35.64 per piece of equipment per year, average 10 pieces


= £356



General maintenance of equipment e.g painting, routine repairs etc


Average of £300 per year
= £300

LEAP strimming


Average LEAP 20 x 20 metres of fencing at 37p per metre, 16 times per year
80 x 37p

= £474



Weed/moss control
25p per m2x 3 visits per year
=£300

Total
Maintenance cost for 30yrs
£6548/ year

£196,440

APPENDIX 5 

CALCULATION OF ANNUAL COST OF CONTINUING MAINTENANCE 

Description 
Quantity


Annual

Cost/ hectare

2006/07*

£


Annual

Cost/ 4 m2
2006/07*

£



Grass cutting mowing (0.8ha)
£214 per year
214.00
?

LEAP inspections


£35.64 per piece of equipment per year, average 10 pieces
356.40
?

Maintenance of  shrub beds including litter and weeding

(0.2ha)
£4.23 Per m2
8,460.00
16.92

Watering trees
£318 per year
318.00
?

Supply and replacement of damaged trees.
£254.10 per year
254.10
?

Total

9,603.30
?

The above table is based on the conversion rate of XXX m2. per hectare.

A discounted cash flow based on current interest rates and inflation will be used to calculate the total cost (D) over a 30 year period.

* Note The above rates will apply from 1 XXXX 2006.  These figures will be updated annually to take account of inflation

APPENDIX 5A
MAINTENANCE COST FOR OPEN SPACE PROVISION MADE IN BLOCKS OF LESS THAN 400 m2
Description


Quantity


Price

£

2006/07*

Flail Mowing
Per 10 m2
0.2647

Additional areas of grass - Flymo - Per Annum
Per m2
0.4129

Additional areas of grass - Triple Per Annum
Per m2
0.2117

Additional areas of grass - Gang Mower - Per Annum
Per m2
0.4235

Additional areas of grass - Rotary - Per Annum
Per m2
0.2011

Additional areas of grass - Cylinder - Per Annum
Per m2
0.3917

Strimming around item
Per item
0.3705

Strimming Linear sq m
Per m2
0.3705

Maintenance of additional shrub beds including litter and weeding
Per m2
4.23

Maintenance of additional hedges
Per ln.M
0.2647

Inspection of individual items of play equipment - Per annum
Per item 
35.64

Erection of nets / posts and corner flags
Per occasion
7.41

Opening pavilions and cleaning after matches
Per occasion
10.59

Watering Bowling Greens
Per Hour
10.59

Planting rose bushes
Per plant
0.74

Planting trees
Per tree
1.59

Watering Trees / Roses
Per tree/rose
1.06

Supply and fit tree guards
Per Tree
0.85

Supply and replace damaged tree stake
Per Tree
8.47

Supply and fit tree tie
Per Tree
0.85

Graffiti removal
Per m2
15.88

Install litter or dog bin fixed in concrete
Per Bin
52.94

install a post fixed in concrete ( install only)
Per Bin
10.59

Insall litter or dog bin (Gound Fixing -earth anchor
Per Bin
15.88

Clear litter, brambles, rough grass ect
Per 100 m2
52.88

Cleaning of additional notice boards
Per board
5.29

Emptying additional litter bin
Per bin
1.37

Emptying additional dog bin
Per bin
1.37

Cleaning of additional car parking area
Per 100 m2
3.80





This table is to be used when open space provision is made in blocks of less than 400 m2.

* Note The above rates will apply from 1 XXXX 2006.  These figures will be updated annually to take account of inflation

APPENDIX 6

WORKED EXAMPLES

1) On Site Provision of Over 0.6 Hectares or 25 or more Dwellings


For development of 143 dwellings on a site of 2.61 ha.  

· On-site open space provision is a minimum standard of 10% of the development site of which 8% for amenity space and 2% for play area.

Total open space = 2,600 m2 (2,080 m2 for amenity space and 520 for play area)


· Maintenance contribution (at 2006/07 prices) = £288,099 x 0.26 = £74,906 
(to be paid when the play area is handed over to the Council).

2) Off Site Provision for Developments of Less Than 0.6 Hectares or Less than 25 Dwellings
For development of 21 new dwellings on a site of 0.5246 ha comprising of:

8 x 4 bedroom semi-detached house 

6 x 3 bedrooms semi-detached houses

7x 2 bedroom terraced houses

The calculation for capital sum and maintenance sum is:

No of dwellings
No. of occupants

A

£
B

£
C

£
D

£
TOTAL

£

21
2.45 x 21
Per Occupant
990
324
123
??
???

Total
51.45 occupants
Total

For 51.45

occupants
50,940
16,670
6,330
??
???

Note

The above rates will apply from the 1 XXX 2006. They will be subject to periodic review and increased to reflect inflation, and to keep pace with industry price increases. The new rates will apply from 1 April in subsequent years.

3) For areas less than 400 m2, use individual costings from table in Appendix 5A, and net present value calculation to give a lump sum.

� Planning Policy Guidance 25: Development and Flood Risk
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