20.
11/2578/FUL   – Installation of playground at SCOTSBRIDGE PLAYING FIELDS, PARK ROAD, RICKMANSWORTH for Three Rivers District Council

(DCES  )
	Parish:  Non-Parished  

  
	Ward: Rickmansworth  

  

	Expiry Statutory Period:  10.02.2012  

  
	Officer: Claire Lewington  



This application is brought to committee as it is an application made by Three Rivers District Council
1.
Relevant Planning History 
1.1
03/1527/FUL: District Council Application: Installation of skateboard area with youth shelter including skateboarding facilities. Application permitted 
2.
Detailed Description of Proposed Development
2.1
Site Description: Scotsbridge Playing Fields is situated to the north of Park Road, Rickmansworth and is a designated area of Public Open Space within the Metropolitan Green Belt. The playing fields currently provide a number of facilities including a playground, 1 football pitch, 3 active tennis courts and a small skate park.  In addition, there are also further tennis courts adjacent to the eastern boundary of the site with Scotsbridge Mill which are largely unused. 
2.2
The existing playground is located approximately 21m behind Scotsbridge Sports Pavilion which is located in the south western corner of the fields and is visible from Park Road. The playground and its approach are not served by any hardstanding. 

2.3
Proposed Development:  The applicant is proposing to remove the existing playground and to install a new and larger playground at Scotsbridge Playing Fields. The new playground would be relocated and would be sited in close proximity to the eastern boundary of the site. 
2.4
The playground would have an overall length of 66m and would be located to the side and rear of the redundant tennis courts. Eleven pieces of play equipment would be installed including an aerial runway, pendulum basket swing, climbing trees and crawling tunnel. The proposed equipment would vary in size ranging from 0-4m in height and between 0.4-30m in overall lengths and widths. Mounds and other features would also be provided to support informal and natural play activities. The heights of the mounds would also vary ranging from 0.3m -1.5m in height. A 1.2m high post and rail fence would be erected around the play area. 
2.5
As part of the application, the redundant tennis courts would be converted to a MUGA (Multi Use Games Area).  New fencing would be installed consisting of 3m high green wire mesh panel system on the eastern, northern and western sides. The fencing to the north western side of the MUGA would have an increased height of 4.5m (in the area of the goal and basketball unit) to protect playground users from activities within the MUGA.  The area to the south of the site would be retained for skateboarder use. 
3.
Consultation
3.1
Landscape Officer: No objection to the submitted application.

There are x 2 Ash trees located adjacent to the tennis courts which are currently subject to a TPO: Three Rivers (Loudwater Farm, Rickmansworth) Tree Preservation Order 1972, (TPO030).


The proposed installation of a playground will require the removal of the existing chain link fence currently running around the perimeter of the tennis court, this will require the removal of x2 dead tree stems (ivy smothered) together with a small shrubby Elder. No objection will be raised - neither contribute to the amenity of the area. 


There are a number of trees located along the boundary with Scotsbridge Playing Fields and Scotsbridge Mill which will require some sensitive pruning in order to install the newly required fence. Currently the trees (mixed species) have extended lateral growth projecting over the vehicular access towards the tennis courts, this will require attention prior to the commencement of works on site, in order to provide a clear vehicular access for construction traffic. This is to mitigate the potential for direct damage being incurred during the construction period. 


All works to these trees must fully comply with BS: 3998 (2010) Recommendations for tree works. The works necessary would include; raising the canopy of all trees, removal of epicormic growth particularly from the Horse Chestnut trees. The works programme must be approved in writing prior to the commencement of tree works. Condition suggested. 
3.1.1
Environment Agency: The main flood risk issue at this site is the management of surface water run-off and ensuring that drainage from the development does not increase flood risk either on site or elsewhere. 

We recommend the surface water good practice advice is used to ensure sustainable surface water management is achieved as part of the development.


If you have identified drainage problems at this site through your Strategic Flood Risk Assessment or Surface Water Management Plan, you may want to request a Flood Risk Assessment.

3.1.2
Crime Prevention Officer: No objection.
3.1.3
Hertfordshire Highways: Awaiting comments. Any comments received to be verbally updated
3.2
Site/Press Notices

3.2.1
Site Notice: 
Expiry: 25.01.2012

Press Notice:  Expiry: 13.01.2012
3.3
Neighbourhood
3.3.1
Number consulted: 
11

Number of responses: 
0  
4.
Summary of Representations

4.1
None to date.  Committee to be updated verbally
5.
Reason for Delay
5.1
N.A.
6.
Relevant District Plan Provision
6.1
Three Rivers Local Development Framework – The Core Strategy was adopted on the 17 October 2011 having been through a full public participation process and Examination in Public.  Relevant Policies to these applications are CP1, CP10, CP11 and CP12. 
6.2

The following policies taken from the Three Rivers Local Plan 1996-2011 are relevant to this application. The Three Rivers Local Plan 1996-2011 was adopted in July 2001 having been through a full public participation process and a Public Inquiry. The policies below were saved and confirmed by Government Office for the East of England on 14th September 2007:

  Saved Policies GB1, L3, L9, N15, N16 and D6 of the Three Rivers Local Plan 1996-2011. 
6.3
Planning Policy Statement 2: Green Belts 


Planning Policy Guidance 17: Planning for Open Space, Sport and Recreation 

6.4
The Local Planning Authority acknowledges the draft policy changes contained in the draft National Planning Policy Framework. However, it is noted that the National Planning Policy Framework is currently only in Draft. It has limited weight. 

Because it has limited weight, the Local Planning Authority do not intend to rely on the provisions of the Draft National Planning Policy Framework at this time; instead the policies contained in the Adopted Local Plan and Core Strategy of the Local Development Framework will be referred to.

6.5
The Regional Spatial Strategy relevant to Three Rivers District is the East of England Plan adopted by the East of England Regional Assembly on 12 May 2008. 
7.
Analysis
7.1
Design and Access
7.1.2
A Design and Access Statement has been submitted with the application detailing the design considerations, consultation process and access. The scope of this statement is considered to be sufficient. 
7.2
Principal of Development/Leisure Considerations
7.2.1
The principle of installing a new children’s playground is considered to be acceptable. The land is a public open space with a playground already present. It is therefore considered that there would not be a change of use of the land. 

7.2.2
As a Council, Three Rivers is committed to improving and developing play spaces across the district. The refurbishment of the Scotsbridge Playground is identified as an infrastructure project within the Council’s Core Strategy. The existing playground is small in scale and is predominantly aimed at younger children. A recent play value assessment (assessing the quality of the equipment) of the existing playground, gave it a score of 15 out of 98. It is therefore considered that the proposed development would improve facilities for children and young people in this part of the district.   Saved Policy L9 of the Three Rivers Local Plan 1996-2011 relates to the protection of existing amenity and children’s play space. The proposal will accord with this policy, providing an improved children’s play space. 

7.2.3
Policy L3 of the Three Rivers Local Plan 1996 – 2011 states that proposals for new sports development which add to the variety of provision in Three Rivers will be encouraged, if located in the main urban areas, subject to the protection of residential amenity and the character of the area.  The site is located adjacent to an urban area; whilst it is recognised that the site is also within the Metropolitan Green Belt, it is not considered that the visual amenity or openness of the Green Belt would be detrimentally affected and the proposal is considered to be in accordance with Policy L3.  The existing playground is outdated and in need of refurbishment, the proposal will provide a new children’s playground with improved facilities.  Residential amenity, character and impact on the Green Belt are to be considered in more detail in the following sections.

7.3
Impact on the Green Belt 
7.3.1
The application site is located within a sensitive location within the Metropolitan Green Belt. PPG2 (Green Belt) states that ‘the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the most important attribute of Green Belts is their openness. PPG2 also sets out the purposes of Green Belt land in fulfilling a number of important objectives including:


‘providing opportunities for outdoor sport and outdoor recreation near urban areas’ 
7.3.2
Policy GB1 (Development within the Green Belt) of the Three Rivers Local Plan 1996 – 2011, states that within the Green Belt, except in very special circumstances, approval will not be given for new buildings other than (for example), (ii) ‘essential facilities for outdoor sport and recreation; for cemeteries, and for other uses of land which preserve the openness of the Green Belt and which do not conflict with purposes of including land in it’. The proposed development would provide a new playground and consequently, the development is considered as an appropriate use within the Metropolitan Green Belt and no objection is raised to the principle of the development. 
7.3.3
PPG2 emphasises that the most important attribute of Green Belts is their openness with the fundamental aim of Green Belt policy being to protect these areas from urbanising forms of development. It is therefore important to consider whether the proposed playground would impact on the openness and rural character of the Green Belt. The existing playground is sited at the opposite side of the playing fields, to the rear of the existing nursery and the applicant is now proposing to relocate the playground.  The proposed playground would be sited adjacent to the existing skate park, access road and car park. It is therefore considered that the new location would help to prevent the spread of development into the Green Belt by containing a number of facilities within one area and close to existing developments such as Scotsbridge Mill. The existing playground and fencing would be removed with the hardstanding reinstated to grass. As such, this would increase the openness of the Green Belt in this area of the playing fields. A Grampian condition shall be added to any consent to state that the existing playground should be removed and restored to grass prior the first use of the proposed playground. As such, subject to conditions, the proposed location of the playground would act to maintain the openness of the Green Belt to some extent in accordance with Policy CP11 of the Core Strategy and Saved Policy GB1 of the Three Rivers Local Plan 1996-2011. 

7.3.4
It is noted that the proposed playground would be significantly larger than the existing playground which comprises around four pieces of play equipment and appears to be predominantly aimed at younger children. Additional information has been received from the applicant to justify the increase in size. This refers to the Play England Guide: A Guide to Designing Successful Play Spaces which states that new playgrounds should:

· Have equipment which is suitable for all ages from 0-teens (14 years) 

· Have areas for informal play (known as ‘free play’) 

· Children should not feel fenced in by small spaces

· Have ‘play zones’ which require the correct spacing between equipment to prevent injuries

7.3.5
Given that there is now a need to provide a larger range of equipment and more opportunities for ‘free play’, it is considered that justification has been provided for the increase in size and consequently no objection is raised. 
7.3.6
Fencing and gates of approximately 1.2m in height would enclose the play area. The height is considered to be modest and would not be visually prominent within the Green Belt.

7.3.7
The application also includes the provision of a MUGA in the position of the existing tennis courts which are largely unused at present. Given there is already hardstanding within this location, it is not considered that the development would significantly impact on the openness of the Green Belt. The Design and Access Statement also sets out that fencing would be provided around the boundaries of the MUGA ranging from 3m in height to 4.5m adjacent to the goal and basketball unit. Whilst the fencing is considered relatively high, there is already fencing in this location and consequently it is not considered that the increased height would be detrimental to the openness of the Green Belt. The fencing proposed would consist of a ‘green coated wire panel fence’ and it is considered that this would blend with the surroundings and mitigate any significant visual impact in terms of prominence. 
7.3.8
In summary, the proposed development is considered to be an appropriate use within the Green Belt and consequently no objection is raised in this regard. It is acknowledged that the playground would be larger than existing, however, it is considered that sufficient justification has been provided. As such, the proposal is considered acceptable and in accordance with Policy CP11 of the Core Strategy and Saved Policy GB1 of the Three Rivers Local Plan 1996-2011.
7.4
Streetscene

7.4.1
Policy CP12 of the Core Strategy states that development should have ‘regard to local context and conserve or enhance the character, amenities and qualities of an area’. 

7.4.2
The proposed playground would be more readily visible from the Park Road frontage than the existing play area as it would not be screened by buildings and would be larger in terms of overall scale. However, given the playground would be set back from the highway by a distance exceeding 50m, it is not considered that the playground or MUGA would be excessively prominent. Furthermore, it is noted that recreational facilities have existed at Scotsbridge Playing Fields historically and as such the playground would not result in significant demonstrable harm to the character and appearance of the area. 
7.4.3
The Design and Access Statement notes that the play area has been located ‘to provide maximum visibility from Park Road and the existing car park areas and access road to Scotsbridge Mill, to allow for natural surveillance from passers by and patrolling police cars’. Natural surveillance of this type of facility is encouraged and therefore no objection is raised in relation to the siting of the proposed play area. 

7.4.4
The Design and Access Statement notes that the proposed play equipment will be timber, with applied colours being of a natural palette such as dark green or brown where possible in order to blend in with the natural surroundings. Likewise, the surfacing of the playground will consist of green and brown rubber bark which satisfies safety requirements whilst helping the development blend with its natural surroundings. The use of natural colours in this location is encouraged and no objection is raised to the type/colour of materials proposed. 

7.4.5
In summary, the proposed development is considered to be acceptable and in accordance with Policy CP12 of the Core Strategy. 
7.5
Impact to neighbouring properties
7.5.1
Policy CP12 of the Core Strategy sets out that development should ‘protect residential amenities by taking into account the need for adequate levels and disposition of privacy, prospect, amenity and garden space’. 
7.5.2
The nearest residential neighbour to the east of the site is The Cottage on Scots Hill Lane. The proposed playground would be located in closer proximity to this neighbour than the existing. However, given the access road to Scotsbridge Mill is located in between the site and this neighbour; it is considered that there is sufficient distance to mitigate any significant impact. Whilst it is acknowledged that there may be some increase in noise, it is considered that a degree of noise and activity should be expected in this location due to the designation of this land as an area of Public Open Space. 
7.5.3
The proposed playground and MUGA would be located on the opposite side of the playing fields in relation to the existing dwellings fronting Park Road. Consequently, it is not considered that the proposed development would result in any significant impact to these neighbouring dwellings.
7.5.4
In summary, it is not considered that the development would result in any significant impact to any neighbouring property and therefore the development is considered to be in accordance with Policy CP12 of the Core Strategy. 
7.6
Trees and Landscaping
7.6.1
The Landscape Officer has been consulted with regard to the proposed development. Whilst the application would require the removal of 2 dead tree stems and a small Elder, no objection has been raised as it is not considered that these contribute to the visual amenities of the area.  The Landscape Officer has noted that there are some trees along the eastern boundary which may require some works. These works should be undertaken in full accordance with BS: 3998 (2010) Recommendations for tree works and a full programme of works should be submitted and approved in writing. Consequently, a condition has been suggested. 
7.6.2
As such, subject to conditions, the proposed development is considered to be acceptable and in accordance with Saved Policies N15 and N16 of the Three Rivers Local Plan1996-2011. 
7.7
Access and Car Parking
7.7.1
The existing public car park to the rear of the playground would be retained as part of the application. Parking is also available in public bays to the front of the site near to the access from Scots Hill. 
7.7.2
It is anticipated that many of the potential users of the playground would arrive on foot from Croxley Green to the east and from Rickmansworth Town Centre to the west. The Design and Access Statement states that the site is located in close proximity to a number of schools including Rickmansworth Park JMI, Rickmansworth School, St Joan of Arc, Rickmansworth Masonic and Rickmansworth Nursery. The statement also notes that an increase in afterschool use has been witnessed at other redeveloped sites with small passing school populations. The proposed development has the largest potential passing school population encountered and it is therefore anticipated that many users would arrive by foot after school. As such, it is not considered that there would be an increase in demand for car parking at the site. No objection is therefore raised in this regard and the proposal is acceptable in accordance with Policy CP10 of the Core Strategy. 
7.8
Wildlife 

7.8.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity. This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.8.2
The protection of biodiversity and protected species is a material planning consideration in the assessment of this application. National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application. A Biodiversity Checklist has been submitted with the application and sets out that the application would not have any significant impact on any protected species or biodiversity interests. The site is not located in or immediately adjacent to a designated wildlife site and given the nature of the application would be unlikely to have a significant impact on any protected species. 
7.9
Flood Risk
7.9.1
The Environment Agency has been consulted and has referred the Council to their standing advice notes. This states that if drainage problems have been identified at the site through the Council’s Strategic Flood Risk Assessment or Surface Water Management Plan, then a Flood Risk Assessment would be required. The site has not been identified as having drainage problems and therefore a Flood Risk Assessment is not required. The proposal is therefore acceptable and in accordance with Saved Policy N5 of the Three Rivers Local Plan 1996-2011.
8.
Recommendation
8.1
That the decision be delegated to the Director of Community and Environmental Services to consider any further representations received and that PLANNING PERMISSION BE GRANTED subject to the following conditions:-


C1
The development hereby permitted shall be begun before the expiration of three years from the date of this permission.



Reason: In pursuance of Section 91(1) of the Town and Country Planning Act 1990 and as amended by the Planning and Compulsory Purchase Act 2004.

C2
The development hereby permitted shall be carried out in accordance with the following approved plans: TRDC 001, S/C530/010, S/C530/009


Reason: For the avoidance of doubt, in the proper interests of planning and residential in accordance with Policies CP1, CP10, CP11 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GB1, L3, L9, N5, N15, N16 and D6 of the Three Rivers Local Plan 1996 - 2011.

C3
No trees, hedgerows or shrubs within the curtilage of the site, except those shown on the approved plan(s) or otherwise clearly indicated in the approved details as being removed, shall be felled, lopped or pruned, nor shall any roots be removed or pruned without the prior consent of the Local Planning Authority during development and for a period of five years after completion of the development hereby approved. Any topping or lopping approved shall be carried out in accordance with BS: 3998 (2010) ‘Recommendations for tree works’. Any trees, hedgerows or shrubs removed or which die or become dangerous, damaged or diseased before the end of a period of five years after completion of the development hereby approved shall be replaced with new trees, hedging or shrub species (of such size species and in such number and position as maybe agreed in writing), before the end of the first available planting season (1st October to 31st March) following their loss or removal.


Reason: The existing trees/hedgerows/shrubs represent an important public visual amenity in the area and should be protected in accordance with the requirements of Policies CP1 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies N15, N16, and D6 of the Three Rivers Local Plan 1996 – 2011.


C4
Prior to the first use of the new play area, the existing play area and fencing shall be removed and the surface reinstated to grass. 



Reason: To protect the openness and rural character of the Metropolitan Green Belt in accordance with Policy CP11 of the Core Strategy (adopted October 2011) and Saved Policy GB1 of the Three Rivers Local Plan 1996-2011. 

INFORMATIVES:

I1
Given the site circumstances, including the development on adjoining site(s), and the provisions of Policies CP1, CP10, CP11 and CP12 of the Core Strategy and Saved Policies GB1, L3, L9, N5, N15, N16 and D6 of the Three Rivers Local Plan 1996-2011 (adopted 2001), the proposed extension (subject to the conditions attached to this permission) would not have a significant adverse effect on the openness of the Metropolitan Green Belt or the residential amenities of any neighbouring properties or otherwise result in demonstrable harm.

I2
With regard to implementing this permission, the applicant is advised as follows:



All relevant planning conditions must be discharged prior to the commencement of work. Requests to discharge conditions must be made by application form; the relevant form is available on the Council's website (www.threerivers.gov.uk). Fees are £85 per request (or £25 where the related permission is for extending or altering a dwellinghouse or other development in the curtilage of a dwellinghouse). Please note that requests made without the appropriate fee will be returned unanswered. 



There may be a requirement for the approved development to comply with the Building Regulations. The Council's Building Control section can be contacted on telephone number 01923 727132 or at the website above for more information and application forms.



Where possible, energy saving and water harvesting measures should be incorporated. Information on this is also available from the Council’s Building Control section. Any external changes to the building which may be subsequently required should be discussed with the Council’s Development Management Section prior to the commencement of work.


I3
The applicant is reminded that the Control of Pollution Act 1974 stipulates that construction activity (where work is audible at the site boundary) should be restricted to 0800 to 1800 Monday to Friday, 0900 to 1300 on Saturdays and not at all on Sundays and Bank Holidays.
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