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11/2579/FUL – Installation of playground, at LANGLEYBURY PLAYING FIELDS, LANGLEYBURY LANE, LANGLEYBURY, HERTS for Three Rivers District Council



 (
(DCES)

	Parish:  Abbots Langley   

  
	Ward:  Langleybury  

  

	Expiry Statutory Period:  9 February 2012  

  
	Officer:  Suzanne McGinty  

  



The application is brought before the Committee as the applicant is Three Rivers District Council.

1.
Relevant Planning History
1.1
No planning history.
2
Detailed Description of Proposed Development
2.1
Site Description – Langleybury Playing Fields is an area of grass and vegetation, incorporating a playground area and shelter, cricket pitch and a cricket pavilion.  The existing fenced playground is 315 square metres in area.  The site is located on the outskirts of Hunton Bridge and Langleybury localities to the south of the junction of Langleybury Lane and Watford Road (A41). The site is located within the Metropolitan Green Belt and Hunton Bridge Conservation Area.  The site also lies within a Canal Buffer Zone.
2.2
Development Description – The application proposes extension to the existing children’s playground.  The extension is aimed at children between the ages of 0 – 14 years.  The proposed playground extension would occupy an area of approximately 377 square metres, increasing the overall size of the playground to 692 square metres by extending the existing playground 30m to the south.  
2.3
Three main pieces of play equipment are proposed to be installed, including a climbing structure, cantilever swing and sunken trampoline and other features also provided to support informal and natural play activities including mounds.  The equipment to be installed would vary in size from 1.2m to 5.4m metres in overall lengths and widths, and from 0.6m to 2.7m in height.  The mound heights would vary from 0.3m to 1.5m.  Play equipment is to be predominantly made of timber, with applied colours being of a natural palette such as dark green or brown where possible.  Ecoscape rubber bark (brown and green in colour) is proposed for the surface of the playground.
2.4
An unpainted 1.2 metre high wooden fence with applied dark green coloured mesh is proposed to surround the playground extension.  The fencing would incorporate 1 self-closing pedestrian gate. This steel pedestrian gate would be painted green.

2.5
The main accesses to the playground would be as existing.
3.
Consultation

3.1.1
Abbots Langley Parish Council – No comments at time of writing.
3.1.2
Landscape Officer – I hold no objection to this submitted application.


The majority of the trees located within the application site are currently afforded protection from Hunton Bridge Conservation Area.


The scheme does not require the removal of any trees in order to facilitate the proposed playground, however it was noted whilst visiting the site that some trees would benefit from some tree removal. There are two trees which have been out competed with neighbouring trees and feature asymmetrical canopies. These trees are identified as being T8 – London Plane and a further London Plane located between T5 and T6.


If it transpires that the Parish Council seeks removal of above mentioned trees, this can be achieved by submitted amended details or by submitting a separate tree works application. 


The remainder of the scheme will not impact upon the health and longevity of the protected trees’.

3.1.3
Herts Highways – ‘The proposal is for the installation of playground at this site. Section 6 of the application form indicates the development does not involve a new or alteration of an existing access to the highway. The Access Statement indicates the playing fields currently incorporates an existing playground and cricket club (pitch and pavilion). It is intended to remove the existing playground and form a larger playground. The cricket club (pitch and pavilion) are unaffected by these proposals. I do not consider the replacement larger playground will materially increase traffic movements from the site, I therefore have no objection or conditions to the grant of permission’.
3.1.4
Environment Agency – No comments at time of writing.

3.1.5
Conservation Officer – No comments at time of writing.

3.1.6
British Water Ways – No comments at time of writing.

3.1.7
Herts Constabulary – No comments at time of writing.

3.1.8
National Grid – No comments at time of writing.

3.2
Site/Press Notice
3.2.1
Site Notice Expires:   13 January 2012

Press Notice Expires: 27 January 2012.
3.3
Neighbourhood
3.3.1
Number consulted:

84  

  

  

Number of responses:
0 at time of writing.  

  
4.
Summary of Representations
4.1
None received at time of writing; Committee to be updated verbally.
5.
Reason for Delay
5.1
Not applicable.  
6.
Relevant District Plan Provision
6.1
Local Development Framework –


The Three Rivers Local Development Framework is currently being drawn up. The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public.  Policies CP1, CP11 and CP12 are relevant to this application.
6.2
Three Rivers Local Plan 1996 – 2011 (Adopted 2001)


This Plan was adopted in July 2001 having been through a full public participation process and a public inquiry.  The saved policies were confirmed by Government Office for the East of England on 14 September 2007.  


Relevant Policies to this application are GB1, C1, L3, L9, L11, N4, N15, N16, D6, T7 and T8.
6.3
The principles set out in the relevant Government Guidance note: Planning Policy Statement 1, Planning Policy Guidance 2 and Planning Policy Statement 5.

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 therefore 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 Adopted 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. 

6.6
The Localism Act received Royal Assent on 15 November 2011.

7.
Analysis

7.1
Design and Access Statement

7.1.1
The applicant has submitted a Design and Access Statement with the application.  The Design and Access Statement describes the proposal, the health and safety considerations, consultation carried out, access and parking.  The Design and Access Statement has provided an explanation of the proposed development and it addresses the matters that are expected to be included for a development of this nature.  The scope of the submitted Design and Access Statement is therefore considered to be acceptable.

7.2
Principle 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 Publicly Accessible Open Space with a playground already present; it is not considered that the extension to the existing playground would be a change of use of the land as a children’s playground exists currently.  

7.2.2
The submitted Design and Access Statement illustrates that there are 989 children aged 0 – 14 years living in Langleybury (2001 Census).  The statement also describes the playground as being located in a ‘lower super output area’, indicative that a number of children will be living in families on low income.  As a Council, Three Rivers is committed to improving and developing play spaces across the district; it is considered that the proposed playground would improve children’s facilities in this part of the district.  Policy L9 of the Three Rivers Local Plan 1996 – 2011 relates to the ‘protection of existing amenity and children’s play space’.  The proposal would 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 in close proximity to an urban area, adjacent to an underpass connecting the site with the residential area to the east. 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 would extend the existing facilities providing improved facilities.  Residential amenity, character and impact on the Green Belt are to be considered in more detail in the following sections.

7.3
Green Belt Considerations

7.3.1
The application site is in a sensitive location within the Metropolitan Green Belt.  Local and National Planning Policies seek to maintain the openness of the Green Belt.  PPG2 (paragraph 1.4) states that the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open, “the most important attributes of Green Belts is their openness”.
7.3.2

Within the Metropolitan Green Belt, there is a presumption against inappropriate development. Inappropriate development is, by definition, harmful to the openness of the Metropolitan Green Belt.  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’.

7.3.3

The proposal would provide an improved playground; it is considered that this would be compliant with Policy GB1 as it would be providing an essential facility for sport and recreation.  In terms of preserving the openness of the Green Belt; it is not considered that the extension to the existing playground would impact significantly on the openness of the Green Belt. 

7.3.4
Policy GB1 also states that development should not conflict with the purposes of including land within the Green Belt.  These five purposes are listed at paragraph 1.5 of PPG2:

1.
To check the unrestricted sprawl of large built-up areas.


2.
To prevent neighbouring towns from merging into one another.


3.
To assist in safeguarding the countryside from encroachment.


4.
To preserve the setting and special character of historic towns.


5.
To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.

7.3.5
It is not considered that the three main pieces of equipment to be located within the extension to the existing playground, would conflict with any of the above 5 purposes.  Furthermore, it is considered that the openness of the Metropolitan Green Belt would be maintained.  The development is considered to accord with Local and National Planning Policies that seek to protect the openness and visual amenities of the Metropolitan Green Belt.
7.4
Character & Appearance 
7.4.1
The Design and Access Statement indicates that the play equipment will blend in with the natural environment through the use of natural materials and a green and brown colour palette where appropriate.  Similarly, the surface of the playground would comprise a mixture of brown and green bark which satisfies safety requirements whilst helping the development blend into its natural surroundings.  

7.4.2
The different pieces of play equipment proposed vary in size and scale.  The playground would be more prominent than the existing as a result of its increased size and the equipment proposed.  However, the playground extension would not appear out of character with this part of Langleybury playing fields which has included a playground for a number of years.  As such, it is not considered that the proposed playground would result in demonstrable harm to the character or appearance of the area and Hunton Bridge Conservation Area.
7.5
Residential Amenity

7.5.1
The closest residential properties are located to the north and east of the playground. Main roads separate the site and neighbouring properties.  Whilst the proposed development would extend the existing playspace, there would be no change in use of the land and as such it is not considered that the installation of a new playground would result in demonstrable harm to the residential amenities of surrounding residential occupiers.  
7.6
Safety & Accessibility Considerations
7.6.1
Policy CP12 of the Core Strategy expects proposed development to ‘design out opportunities for crime and anti-social behaviour’.  Due to its location there would be limited natural surveillance from surrounding residential properties.    However, the proposed extension to the existing playground is unlikely to result in any increase in the risk of crime and antisocial behaviour in comparison to the existing situation.  Thus, the proposal is considered to comply with Policy CP12.  
7.6.2
Policy CP12 of the Core Strategy expects proposed development to  ‘ensure that places, spaces and buildings are accessible to all potential users, including those with mobility difficulties’. The Design and Access Statement submitted indicates that the playground is designed to serve the general community and the extension has been designed to incorporate equipment, facilities and feature with disability and inclusivity issues in mind.  The proposal is therefore considered to comply with Policy CP12.
7.7
Trees and Landscaping
7.7.1
The majority of trees located within the application site are currently afforded protection from Hunton Bridge Conservation Area.  The Landscape Officer has been consulted and has confirmed that the scheme does not require the removal of any trees in order to facilitate the proposed playground extension.  The Landscape Officer did however note that some trees would benefit from some tree removal.  The Leisure Department have been in contact with Abbots Langley Parish Council with regards to the removal of these trees and are currently awaiting a response as to whether they wish to include their removal as an amendment to this scheme or as a separate tree works application.  The Committee will be verbally updated with their response.  
7.8
Access and Parking

7.8.1
There is a small public car park in the immediate vicinity.  The playground is highly accessible by pedestrians and is located along a route to a local School.  The existing underpass provides a safe pedestrian access from the residential area to the east which is separated by the A41.  As such, it is considered likely that visitors will predominantly arrive on foot.  It is not considered that the extension to the existing playground would result in a significant increase in vehicular movements and there are therefore no objections.

7.9
Flood Risk
7.9.1
The site is located within a Canal Buffer Zone; the Environment Agency were consulted with regards to the application but no comments were received at the time of writing this report.  The development would predominantly consist of soft landscaping, as such, it is not considered that it would result in any increase in the risk of flooding of the area.
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 IS 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: 


S-C530-002, S-C530-005.


REASON:  For the avoidance of doubt, in the proper interests of planning and in the interests of the openness of the Green Belt, character and appearance of the Conservation Area and the locality and residential amenity of neighbouring occupiers; in accordance with Policies CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GB1, C1, L3, L9, L11, N4, N15, N16, D6, T7 and T8 of the Three Rivers Local Plan 1996 – 2011.

INFORMATIVES:


I1
Subject to the conditions attached to this permission, the proposed development would be in compliance with Polices CP1, CP11 and CP12 of the Core Strategy (adopted October 2011) and Saved Policies GB1, C1, L3, L9, L11, N4, N15, N16, D6, T7 and T8 of the Three Rivers Local Plan 1996-2011 (adopted 2001), and would not have a significant adverse effect on the openness of the Green Belt, character and appearance of the Conservation Area and the locality and residential amenity of neighbouring properties to such an extent to justify the refusal of planning permission, 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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