
      
DEVELOPMENT MANAGEMENT  COMMITTEE                 18 June  2018 
 
Case No: 18/00507/FUL  (FULL PLANNING APPLICATION) 
 
Proposal:  TO UPGRADE AN OLD DISUSED TENNIS COURT TO A 

MULTI-USE GAMES AREA (MUGA) TO CREATE A SAFE 
GAMES AREA FOR THE LOCAL COMMUNITY. 

 
Location:  TENNIS COURT FOX STREET  GREAT GRANSDEN   
 
Applicant:  GREAT GRANSDEN PARISH COUNCIL (FAO MRS D 

TAYLOR) 
 
Grid Ref: 526983   255964 
 
Date of Registration:   06.03.2018 
 
Parish:   GREAT GRANSDEN 
 

RECOMMENDATION  -   APPROVE 
 
This application is reported to the Development Management Committee 
as the applicant is Great Gransden Parish Council, the officers 
recommendation is to approve, however there is an objection from 
Environmental Health. 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 The application site is located within Great Gransden recreation 

ground which is located to the south of, and accessed off Fox Street. 
The recreation ground also hosts the village bowling green, which is 
surrounded by residential properties as well as the village Primary 
School.  The site is located within a Conservation Area and setting of 
a number of Grade II listed buildings. 

 
1.2 The application proposes to upgrade an old disused tennis court to a 

Multi – use games area (MUGA) to create a safe games area for the 
local community. 

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012) sets out the three 

dimensions to sustainable development - an economic role, a social 
role and an environmental role - and outlines the presumption in 
favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for : building a strong, competitive economy; 
ensuring the vitality of town centres; supporting a prosperous rural 
economy; promoting sustainable transport; supporting high quality 
communications infrastructure; delivering a wide choice of high 
quality homes; requiring good design; promoting healthy 
communities; protecting Green Belt land; meeting the challenge of 
climate change, flooding and coastal change; conserving and 
enhancing the natural environment; conserving and enhancing the 
historic environment; and facilitating the sustainable use of minerals. 

 



2.2 Planning Practice Guidance 
 
For full details visit the government website   
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
3.1 Saved policies from the Huntingdonshire Local Plan (1995) 

• En2 - Character and setting of Listed Buildings 
• En5 - Conservation Area Character 
• En6 - Design standards in Conservation Areas  
• En9 - Conservation Areas   
• T18 - Access Requirements for new development 
• H31 – Residential Privacy and Amenity Standards 
• En19 – Trees and Landscape 
• En25 – General Design Criteria  
• R1 – Promotion of recreation and leisure projects 
• R2 – Consideration for recreational facilities 

 
3.2 Saved policies from the Huntingdonshire Local Plan Alterations 

(2002) 
• HL5: “Quality and density of development”  

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
• CS1: “Sustainable development in Huntingdonshire”  
• CS3: “The Settlement Hierarchy”  

 
3.4 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

• LP1 - Amount of Development  
• LP2 - Strategy for development  
• LP10 – Small Settlements 
• LP12 - Design Context 
• LP13 - Design Implementation 
• LP15 - Amenity 
• LP18 – Parking Provision and Vehicle Movement 
• LP23 – Local services and Community Facilities 
• LP24 – Tourism and Recreation 
• LP33 - Trees, Woodland, Hedges and Hedgerow 
• LP36 - Heritage Assets and their setting  

 
3.5 Huntingdonshire's Local Plan to 2036: Proposed Submission 2017 

was approved for publication at the Council meeting on the 13th 
December 2017 and published on the 18th December 2017. In view 
of the advancing stage of the Plan and the consistency of its policies 
with those in the National Planning Policy Framework, the relevant 
policies in Huntingdonshire's Local Plan to 2036: Proposed 
Submission 2017 referred to should be afforded significant weight.     

 
3.6 Supplementary Planning Documents (SPD) and Guidance: 

• Huntingdonshire Design Guide SPD (2017) 
• Huntingdonshire Townscape and Landscape Assessment 

SPD 2007 
• Developer Contributions SPD 2011 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government


• Cambridgeshire Flood and Water SPD 2017 
• Huntingdonshire Tree Guidance Note 3 
• December 2017 Annual Monitoring Review regarding housing 

land supply.  
 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
4. RELEVANT PLANNING HISTORY 
 
4.1 17/02647/TRCA - Elder tree - fell as shading is causing the tennis 

court surface to become covered in moss. Parish Council is 
proposing to update the tennis court and the elder will overshadow 
the new court, causing a similar problem.  The tree is a poor 
specimen and a row of cherry trees has already been planted on the 
playing field to the rear of the tennis court. - Approved 

 
5. CONSULTATIONS 
 
5.1 Great Gransden Parish Council - Recommend Approval – An 

improvement of and updating an older recreational village asset.  
Cllr. West - Support the parish council application, the tennis court 
has been used for outdoor activity, safety considerations (will be) 
taken (into consideration) by the parish council. Play areas (will be) 
subject to inspections. 
In terms of the relationship to residents, the noise levels will be 
intermixed, intermittent and not overbearing on residents. The 
proposal will bring activity for young to enjoy with footpath on Fox 
Street and roads leading to MUGA there will be safe approach. 

 
5.2 Sport England – No objections – Comments Summarised below: 

The proposal relates to the construction of a new sports facility where 
the benefits to the development of sport outweigh any detriment 
caused by the loss of playing field (in this case a disused facility). 

 
5.3 Environmental Health (EH) – Objection: Comments summarised 

below: 
* Noise impact on the nearby properties especially 2 and 4 Fox Street 
and 36 West Street in Great Gransden. 
* Guidance applicable to the provision of play/sport areas is the Fields 
in Trust Guidance for Outdoor Sports and Play: Beyond the Six Acre 
Standard. A minimum 30 metres buffer zone should be between the 
activity zone, i.e. the MUGA and the boundary of dwellings 
* EA acknowledged that the provision of community outdoor play 
areas is to be encouraged and supported, however EH do not feel 
that this area would be suitable for a MUGA as the noise generated 
from the activities will, very likely, negatively impact on those living 
nearby.  

 
5.4 Conservation Officer - Informal comments were received which 

include the following: Further clarification needed on the proposed 
fencing required, details of materials to be used. 

 
Officer Response: These comments have been addressed within the 
main body of the officer report 

  
*Following these comments the applicant has provided these details. 
 

https://www.huntingdonshire.gov.uk/


6. REPRESENTATIONS 
 
6.1 Comments received from Great Gransden Tennis Club – summarised 

below: 
* Gransdens Tennis Club welcomes the proposal to refurbish the 
redundant village tennis court as a MUGA 
* However, tennis is already well provided by the Club with three 
floodlit courts on the village sports field, and that inclusion of tennis in 
the MUGA could be detrimental to the viability of the Club. 
* Inclusion of tennis on the MUGA may restrict funding options for 
further development of the Club. More generally, we question whether 
two tennis facilities in the village are sustainable in the long term. 

 
7. ASSESSMENT  
 
7.1 The report addresses the principal, important and controversial issues 

which are in this case:  
• Principle 
• Visual Amenity, impact upon the Heritage Assets 
• Residential amenity  
• Trees 
• Parking 

 
 Principle 
 
7.2 The application site is located on the recreation ground. The 

recreation ground is located relatively centrally in the village, although 
surrounded by open space, it is considered the site relates more to 
the built up area than the countryside. The site is therefore 
considered to be within the built up area of the village of Great 
Gransden.  

 
7.3 Paragraph 74 of the National Planning Policy Framework (NPPF) 

states existing open space, sports and recreational buildings and land 
including playing fields should not be built on unless: an assessment 
has shown the open space is surplus to requirements or the loss from 
the resulting proposed development would be replaced by equivalent, 
or better provision in terms of quantity and quality in a suitable 
location, or the development is for alternative sports and recreation 
provision, the needs for which clearly outweigh the loss. 

 
7.4 At a local level, Policy R2 of the adopted Huntingdonshire Local Plan 

(1995) states planning applications for recreational activities will be 
considered on their own merits considering advice from sporting 
authorities, effect on residential areas, landscape, visual amenity 
nature conservation, archaeological interests, access parking 
generation and the siting design and materials of new structures. 
Emerging Policy LP23 of the Huntingdonshire Local Plan to 2036: 
Proposed Submission 2017 states community facilities including 
sporting facilities within the built up area will be supported where it is 
at an appropriate scale, comprises of no more than 600m2 internal 
floor space or provides a new service or enhances an existing facility 
including facilities for mixed use. 

 
7.5 It should also be noted that a MUGA could fall under Part 12 Class a 

of the Town and Country Planning General Permitted Development 



Order 2015 as the development is proposed by the Parish Council, it 
would have a maximum height of 4m and would not exceed 200m3. 

 
7.6 In addition, given that, technically, the proposal prejudices the use, or 

leads to the loss of use, of land being used as a playing field or has 
been used as a playing field in the last five years, as defined in The 
Town and Country Planning (Development Management Procedure) 
(England) Order 2015 (Statutory Instrument 2015 No. 595), 
consultation with Sport England is a statutory requirement. Sport 
England advises that they will oppose the granting of planning 
permission for any development which would lead to the loss of, or 
would prejudice the use of: 
* all or any part of a playing field, or 
* land which has been used as a playing field and remains 
undeveloped, or 
* land allocated for use as a playing field unless, in the judgement of 
Sport England, the development as a whole meets with one or more 
of five specific exceptions (Sport England’s comments are 
summarised in the ‘Consultations’ section and included in the green 
paper). 

 
7.7 This proposal relates to a proposal to replace a disused tennis court 

at this parish council site with a multi-use games area (MUGA). The 
tennis court has not been in use since 2007, and the local tennis club 
use the three courts at the main sports field site in the village. 

  
7.8 It is proposed to replace this facility with a multi-sport facility that can 

accommodate games such as football and basketball. The MUGA will 
be built on a similar footprint as the disused court, and will therefore 
not affect other facilities on this site (sports pitches and bowling 
green). The facility would not be floodlit, and will therefore only be 
available during daylight hours. Sport England does not wish to raise 
an objection to this application in that it relates to the construction of a 
new sports facility where the benefits to the development of sport 
outweigh any detriment caused by the loss of playing ‘field’ (in this 
case a disused tennis court).  

 
7.9 Therefore taking the above policies and comments from Sport 

England into account, the principle of a MUGA in this area is in 
accordance with relevant Development Plan policies and emerging 
Local Plan policies, and subject to other material planning 
considerations. 

  
 Visual Amenity and Impact on the Heritage Assets 
 
7.10 Paragraph 131 of the NPPF outlines that local planning authorities 

should take account of the desirability of new development making a 
positive contribution to local character and distinctiveness. 

 
7.11 Paragraph 132 of the NPPF advises that when considering the impact 

of a proposed development on the significance of a designated 
heritage asset, great weight should be given to the asset’s 
conservation. The more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. 
The paragraph continues that as heritage assets are irreplaceable, 
any harm or loss should require clear and convincing justification. 



 
7.12 Paragraph 134 of the NPPF states where a development will lead to 

less than substantial harm to the significance of the heritage asset, 
this harm should be weighed against the public benefits of the 
proposal including securing its optimum viable use. 

 
7.13 Sections 66 and 72 of The Planning (Listed Buildings and 

Conservation Areas) Act 1990, requires a Local Planning Authority, in 
considering whether to grant planning permission for development 
which affects a conservation area or the setting of a listed building(s), 
to have special regard to the desirability of preserving or enhancing 
its intrinsic significance setting or any features of special architectural 
or historic interest which it possesses. This is also reflected at a local 
level where Policy LP36 of the Huntingdonshire Local Plan to 2036: 
Proposed Submission 2017 states that proposals should seek to 
preserve and wherever possible enhance features that contribute 
positively to the area’s character. 

 
7.14 The proposed MUGA would replace an existing disused tennis court. 

The Muga would be no more than 4m in height (in terms of the fence 
around it), would have a length of 35m and width of 17m. This would 
only be slightly larger than the footprint for the existing tennis court. 
The MUGA is a typical design of this sort of a facility and is 
considered to be of an appropriate scale and located in an 
appropriate place in the village in terms of its setting on the recreation 
ground.  

 
7.15 Following a conversation with heritage officers, there would be no 

objection in principle to the proposed development being located 
within the Conservation Area. However more detail was requested 
with regards to the fencing and materials. It is considered reasonable 
and necessary for this to be controlled by condition, to ensure there is 
not harm to the heritage assets. Taking into account the existing 
tennis court, it is considered the proposed development would 
preserve and enhance the character of the area and conservation 
area and would not adversely impact on the setting of the nearby 
listed buildings, specifically those listed buildings at Nos 18-20 Fox 
Street and 6 Little Lane (located approx. 48m to the north and 69m to 
the south of the site respectively). The proposal would therefore be in 
accordance with the Huntingdonshire Design Guide, policies from the 
Huntingdonshire Local Plan (1995) and Policies LP12, LP13 and 
LP36 of the Huntingdonshire District Council Local Plan to 2036: 
Proposed Submission 2017. 

 
 Residential Amenity  
 
7.16 The development is considered acceptable in terms of 

overshadowing, overlooking, loss of light and would not have a 
significant impact upon neighbouring amenity in this regard.  

 
7.17 However, in terms of noise, there is an objection from Environmental 

Health. Guidance applicable to the provision of play/sport areas is the 
Fields in Trust Guidance for Outdoor Sports and Play. A table on 
page 9 of this guidance states a minimum 30 metres buffer zone 
should be in place between the activity zones i.e. the MUGA, and the 
boundary of dwellings. The MUGA would be a distance of 
approximately 13 m from the rear boundary of No 36 West Street, 



approx. 12m from the boundary of No 4 Fox Street and approx. 26m 
from the rear boundary of No 2 Fox Street. These are all below the 
recommended 30m minimum distance. 

 
7.18 However there is considered to be some mitigation. These distances 

are measured from the proposed development to the boundary of 
residential curtilages, but in many cases the rear of residential 
dwellings themselves are approx. 30m from the development. 
Amenities of habitable rooms have more weight in terms of noise 
protection than the rear of gardens. Whilst the MUGA would be an 
intensification of a sport facility, it should be acknowledged that a 
tennis court is currently on the site. Whilst the tennis court hasn’t 
been used for some time, it does mean the MUGA is not a completely 
new development, and some noise (acknowledging that it would have 
been noise generated from people playing tennis) would have been 
generated from the existing facility in the past.  

 
7.19 Importantly, there have been no objections from any of the 

surrounding residents (all of which were directly consulted by the 
Council) with regards to noise which could be caused by the 
proposal. Whilst the Local Planning Authority still must consider the 
issue of noise fully, what this does imply is current local residents in 
the vicinity of the site are not against the development, and more 
importantly, the specific use proposed. 

 
7.20 Noise can be mitigated, there are no floodlights proposed as part of 

the development, so the use of the MUGA is naturally restricted to 
daylight times only (again acknowledging that during the summer 
months the use of the MUGA may continue longer into the evenings). 
It is therefore reasonable and necessary for the Council to control 
opening hours of the MUGA to avoid unsociable hours of use. It is 
also reasonable to restrict any addition of artificial lighting without 
further consent from the Local Planning Authority in order to prevent 
an unacceptable impact on neighbour’s amenity. 

 
7.21 Whilst it is accepted that there would be some impact on noise for 

surrounding properties, this can be mitigated by condition. It is 
considered that the public benefits of such a facility and the lack of 
objections at this time from surrounding residents currently living in 
nearby houses outweigh the objection from Environmental Health 
officers. The proposal is therefore considered to accord with the 
NPPF, policies H31 & T18 of the Huntingdonshire Local Plan 1995 
and policies LP17 and LP18 of the Huntingdonshire Local Plan to 
2036 Proposed Submission 2017. 

 
 Highway Safety and Parking 
 
7.22 Paragraph 32 of the National Planning Policy Framework sets the test 

that “development should only be prevented or refused on transport 
grounds where the residual cumulative impacts of the development 
would be severe”. 

     
7.23 The Local Highway Authority have not been consulted on the 

proposal as there is no new access proposed to the Public Highway, 
therefore the proposal is not considered to pose a significant adverse 
impact towards highway safety. In terms of parking, no change is 
proposed by the applicants. It is considered that the proposed 



development could generate more people using the facilities than the 
existing facilities. However the proposal is considered to be within a 
sustainable location within the village and there is unrestricted 
parking within the surrounding area on the Public Highway. It is likely 
that many of the residents using the proposal are children who are 
unlikely to drive and would most likely get dropped off by a 
parent/friend or use more sustainable modes of transport such as 
walking and cycling. Therefore it is not considered parking would 
have a detrimental impact and the level of parking provided is 
considered to be acceptable. 

 
7.24 The proposal is therefore considered to accord with the NPPF, 

policies T18 of the Huntingdonshire Local Plan 1995 and LP17 and 
LP18 of the Huntingdonshire Local Plan to 2036 Proposed 
Submission 2017. 

 
 Trees 
 
7.25 No tree information has been submitted as part of the proposal. 

However there are a few small trees within the surrounding area of 
the application site. As the site is within the conservation area these 
trees are afforded legal protection. None of the trees individually are 
considered to be of significant value but their retention would remain 
positive to the conservation area. Many of the trees are only likely to 
be affected by the proposal during a construction stage, therefore it is 
considered reasonable and necessary to add a tree protection 
condition to the decision notice. 

 
7.26 The proposed development is considered to comply with relevant 

local policies in this regard.  
 
 Other Matters 
 
7.27 A representation from Great Gransden Tennis Club commented that 

the proposed development could have a financial impact on their 
facilities, i.e. residents would use the Muga for Tennis instead of their 
specialist tennis facilities. It is considered that the Muga would be 
used for other sports more than tennis in all probability; however the 
tennis clubs financial viability is not a material planning consideration 
in this application and can be a afforded little weight.  

 
 Conclusion and Planning Balance 
 
7.28 The NPPF has at its heart the presumption in favour of sustainable 

development. To be sustainable, development must, as noted in 
paragraph 6 of the NPPF, strike a satisfactory balance between the 
economic, environmental and social considerations.  

 
7.29 In terms of the economic dimension of sustainable development, the 

proposal would modestly contribute towards economic growth, 
including job creation - during the construction phase.  

 
7.30 In terms of the environmental dimension of sustainable development, 

due to the current/historic use of the site, there is not considered to 
be significant or demonstrable harm to justify or sustain a reason for 
refusal on this basis.  

 



7.31 In terms of the social dimension, the site would provide an enhanced 
and modern sport facility for local residents, which in turn will bring 
about potential significant health benefits for all people (young and 
old).  These benefits will have further positive effects on the NHS 
since a healthy and active lifestyle can reduces pressure on public 
health bodies such as the NHS. 

 
7.32 Having fully assessed all three dimensions of sustainable 

development; economic, environmental and social within this report it 
is concluded that the development of this site will: -  

 - Provide an improved community facility 
 - Not have a significant and demonstrable impact upon the 

character of the area 
 - Not cause significant detrimental impact to residential 

amenity 
 - Provide acceptable parking provision 
 - Maximise opportunities for use of public transport, walking 

and cycling, and bring about significant social benefits 
 - Have no significant adverse impacts on features of 

landscape or ecological value 
 
7.33 For these reasons, the proposal is considered to constitute 

sustainable development and accords with the Development Plan. 
There are no overriding material considerations that indicate that 
permission should not be granted in this instance and the application 
is therefore recommended for approval subject to the stated planning 
conditions.  

 
8. RECOMMENDATION  - APPROVAL subject to 

conditions to include the following 
 

• Time Limit 
• Approved plans 
• Materials  
• Opening Hours 
• Floodlight Restriction 
• Tree Protection 

 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs. 
 
 
CONTACT OFFICER: 
Enquiries about this report to Will Tysterman Senior Development 
Management Officer 01480 388411 
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