
 

 

Planning Policy Consultation Response (supplementary) 
 
Pre-application Reference: 1/1343/2018/OUTM 
 

Site Address: Land at Wooda Road, Pitt Lane, Appledore (pt NOR07) 
 

Proposal: Outline application for residential development of up to 110 dwellings, public open space 
and associated infrastructure with all matters reserved except access 
 

Case Officer: Helen Smith 
 
 

Respondent: Ian Rowland (Senior Planning Policy Officer) 
 

Date of Response:  10th June 2019 

 
Consultation Response 
 

An initial planning policy response was provided in response to the application on this site on the 4th 
February 2019. The following is supplemental to that and is provided in response to a letter from the 
applicant’s agent of the 29th March, with respect to open space provision and other matters. 
 
Open Space 
 
The original planning policy consultation response provided details of the green infrastructure and 
potential built community and sports facilities contributions that are required by virtue of Policies 
DM10: Green Infrastructure Provision and ST23: Infrastructure.  
 
In the letter of the 29th March, the applicant challenges the required levels of green infrastructure 
and built community and sports facilities, raising the following principle issues: 

 Is an outline application, with the number and mix of housing not fixed – therefore not 
possible to establish requirements with absolute certainty; 

 To accord with the provisions of the NPPF, the Council needs to demonstrate a deficiency of 
existing provision, in accordance with accessibility standards; 

 Parks, sport and recreation provision should not be required on-site as the allocation policy, 
NOR07, does not make explicit reference to the requirement to do so, in contrast to, for 
example, NOR04, which does state such with respect to sports pitches; 

 Requirements for parks, sports and recreation grounds, along with the allotments can, if 
needed, be met off-site as the development site does not make it suitable for the former and 
the requirement for the allotments makes it undesirable to be provided on site; and 

 There is a significant overlap of requirements between the requirements for parks, sports 
and recreation grounds requirements and that sought as built facilities.  

 
It is recognised that the application is outline in nature and that, with the exception of access, all 
matters are proposed to be reserved. On this basis, it is acknowledged that the application provides 
for ‘up to 110 dwellings’, rather than establishing a specific, fixed level of housing. 
 
In reviewing the application and determining the scope for policy compliance, it is however 
considered necessary to carry out an appraisal on the highest level of housing that could be delivered 
by the development proposals; so as to satisfy the local planning authority that the proposal, and in 
particular the site, could accommodate all necessary requirements.  
 
Should the local planning authority be satisfied that compliance can be achieved, a formulaic 
approach could be used, as part of any legal agreement, to secure the required level of green 



 

 

infrastructure or alternate financial contributions which is proportionate to the level of housing 
brought forward through any subsequent reserved matters application(s). 
 
The proposed mix of housing has been clarified by the applicant and it is possible to recalculate the 
levels of green infrastructure required to provide full policy compliance to the proposed maximum 
level of housing; although recognising that the application is outline and  provides for ‘up to 110 
dwellings’. Based on the indicative mix of housing, the application of the provisions of Policy DM10 
and associated Table 13.1 of the North Devon and Torridge Local Plan, establishes the following 
requirements arising from the proposed development: 
 

(1) Development Proposals 
   

    Residential Proposals       

Dwelling Size 
Proposed 
Dwellings 

Applied 
Occupancy 

Rates 
(persons 

/dwelling) 

Generated 
Population 
(persons) 

One Bedroom 12 1.26 15.12 

Two Bedroom 35 1.81 63.35 

Three Bedroom 41 2.4 98.4 

Four Bedroom 22 2.85 62.7 

Five or More Bedroom 0 3.18 0 

Unknown Bedrooms 0 2.27 0 

Residential Sub-total 110   239.57 
 

Generated Residential Population: 239.57 

Generated Non-Residential Population: 0 

Total Generated Population:  239.57 

Applied Capital Index (BCIS):  321 @ 2019Q1 

Applied Maintenance Period (years):  10 

Applied Revenue Index (CPIH):  106.7 @ 2019Q1 

Assumed annual inflation rate for maintenance (%):  2 
 

(2) GI Requirements 
       

Typology 
Generated 

Requirement (ha) 

Equivalent 
Generated 

Build (Capital) 
Contribution 
(£ @ 2019Q1) 

Required 
Total 

Maintenance 
(Revenue) 

Contribution 
(£ @ 2% 

growth for 10 
Years) 

Amenity Green Space 0.168 £32,691.12 £12,270.28 

Natural Green Space 0.311 £60,712.08 £15,436.80 

Play Space (Child) 0.012 £26,464.24 £5,188.01 

Play Space (Youth) 0.005 £10,585.70 £2,075.20 

Parks and Gardens 0.103 £96,392.10 £26,745.82 

Outdoor Sports Space 0.208 £195,025.89 £22,629.33 

Allotments 0.036 £14,010.48 £551.31 

 
0.843 £435,881.61 £84,896.76 



 

 

Note: Amenity + Natural Greenspace, along with Parks and Gardens + Outdoor Sports Space have 
been disaggregated in the above analysis but can be combined to equate to the standards stated in 
the North Devon and Torridge Local Plan.  
 
(3) Built Facilities Requirements 

    
       

Facility Generated Requirement (% of Facility) 

Proportionate 
Capital Cost 

(£ @ ) 

TOTAL REQUIREMENTS     

Indoor Swimming Pools 
1.43 x Affordable Community Swimming Pool - 25m x 4 
Lane (25 x 8.5m) £54,355.41 

Sports Halls 1.557 x Affordable Sport Hall - 4 Court (34.5 x 20m) £38,002.19 

Health &  Fitness Suites 1.102 x Fifty-station Gym £0.00 

Community Halls 18.854 x Small Community Hall £143,190.50 

Artificial Grass Pitch (AGP) 
1.054 x Senior Football (65mm 3G, Fenced, Sports 
Lighting) (106 x 70) £10,513.98 

     
Total £246,062.08 

 
It is advocated by the applicant’s agent that in order to require the provision of parks, sports and 
recreation, along with allotments, the onus is on the local planning authority to demonstrate a 
quantitative deficiency of provision against prescribed requirements within the locality, taking 
account of the application of the prescribed accessibility standards.  
 
This is not considered to be the case and is not a correct application of the standards set out in the 
Local Plan. Policy DM10 (through Table 13.1) of the North Devon and Torridge Local Plan does not set 
out global standards of provision associated to meeting the needs of the wider community but rather 
provides specific requirements that are directly attributable to meeting the net additional needs 
generated directly from new development.  
 
The standards derive from the findings and recommendations of the Green Infrastructure Strategy 
for North Devon and Torridge District Councils and specifically the standards for new development 
set out in Tables 7 and 81. These requirements for new development have been established to take 
into account needs generated from the planned levels of housing growth across northern Devon, 
whilst having regard to existing levels of provision within northern Devon, as a whole and for 
individual localities, and at the same time reflecting local community views as to appropriate 
accessibility and levels of provision. The standards have been through a recent examination in public 
and are considered to be up-to-date. As such, they are considered to provide a robust basis to seek 
new provision, or contributions towards such provision, from development and to ensure that such 
requirements comply with the three tests for planning obligations, that require them to be necessary, 
directly related and fairly and reasonably related in scale and kind. 
 
The Council therefore considers that the requirements for parks, sport and recreation grounds, 
allotments and in fact all other requirements, are applicable and not affected by any surplus or deficit 
of existing provision within the locality of the site, when prescribed accessibility standards are 
applied.  The Green Infrastructure Strategy cited above, did carry out an assessment to establish any 
existing surplus or deficit of each green infrastructure typology by locality (parish). In doing so, for the 
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parish of Northam it identified, with the exception of allotments, a deficit in all Green Infrastructure 
typologies. This is considered to further substantiate the need for the development to provide green 
infrastructure in accordance with prescribed standards.  
 
It is suggested that there is no need for the on-site provision within the parks, sports and recreation 
ground, or allotment typologies by virtue of such a requirement not being stipulated within the 
provisions of the allocation policy (NOR07); citing NOR04 as the basis for such a conclusion, given that 
the need for sports pitch provision is explicit within the latter. This notion is not accepted, rather the 
provisions of Policy DM10 are considered to be normal development requirements that are not 
necessarily repeated in all allocation policies, but are rather taken to be more general requirements 
applicable to development proposals more widely; much as car parking standards would be through 
Policy DM06, or biodiversity net gain through Policy DM08. In the case of Policy NOR04, the 
requirement for football pitch provision in clause (d) is included as this is a very specific requirement 
to the site in question, with the site providing the opportunity to deliver beyond the needs directly 
generated from the housing on the allocation and to provide land for more strategic sports pitch 
provision.  As such, a comparison between the requirements stated in Policies NOR07 and NOR04 is 
not appropriate, nor does it provide the basis for negating the requirement for provision in 
accordance with Policy DM10.  
 
It is suggested that the topography of the site makes it unsuitable to provide any on-site provision in 
the parks, sport and recreation ground typology. It does not appear that this conclusion is currently 
substantiated by appropriate evidence from the applicant to demonstrate that this is the case. Whilst 
it is acknowledged that parts of the site are sloping, there are other parts of the site that are broadly 
flat, or that could be made so with relatively modest works. Equally, the combined typology would 
allow for non-sport, or non-pitch based provision (i.e. parks), which could be accommodated on a 
smaller area of level ground, or creatively incorporated into sloping parts of the site.  As such, on the 
basis of current information, it is not accepted that the c.0.31 ha of green infrastructure in the parks, 
sports and recreation grounds typology could not be accommodated on site as part of the proposals. 
 
With respect to the provision of allotments, it is acknowledged that the development proposals 
generate a very modest requirement for allotment provision, amounting to c. 360 sq. m; equivalent 
to just over one and a half standard allotment plots, or three half plots (which are now often more 
readily adopted). Such, is unlikely to provide a sustainable proposition and it is therefore reasonable 
that the requirement could be converted to be an equivalent financial contribution towards off-site 
provision, or could else be transposed into an alternative but comparable use – such as a community 
garden or community orchard.  
 
It is suggested that there is significant overlap between the identified requirements for provision 
arising from the parks, sport and recreation ground typology in accordance with Policy DM10 and 
that identified in the planning policy response regarding built recreation facilities to be sought under 
Policy ST23 on infrastructure. This is not the case, and the two requirements are distinct with no 
overlap; with the Green Infrastructure Strategy upon which the requirements are based providing 
distinct and separate standards for ‘outdoor’ green infrastructure through the sport and recreation 
ground typology and for a number of specific built facilities through different standards in the Built 
Facilities Strategy. With the basis and justification for the latter supplemented by the more recent 
(2017) Torridge District Council Built Facilities Assessment2.  
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 Torridge District Indoor/Built Sports Facility Needs Assessment - Final Report; August 2017, available at: 
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The legitimacy for seeking the built facilities contributions is also challenged on the basis of whether 
they meet the statutory tests for seeking planning obligations; namely that they are necessary to 
make the development acceptable in planning terms; directly related to the development; and fairly 
and reasonable related in scale and kind to the development. It is considered that the built facilities 
contributions do meet the statutory tests for seeking planning obligations, being founded on robust 
evidence that derives a direct need for new provision arising from the proposed development, whilst 
providing a basis to tie the scale of contribution to the need generated by the intended population. 
That being said, whilst it is considered that the need for the built facility contributions previously 
cited can be robustly justified, it is not considered appropriate to pursue securing contributions 
towards health and fitness suites, nor a community hall, by virtue of not having  appropriate 
identified opportunities upon which to spend such receipts.  
 
For the avoidance of doubt, areas of landscaping and vegetation that cannot be considered to form 
part of publically accessible green infrastructure, cannot be attributed towards meeting the 
requirements arising for green infrastructure under Policy DM10.  
 
Finally, I would draw your attention to the requirement within Policy DM08 to achieve biodiversity 
net gain. In doing so, I would note the practice of applying the mitigation hierarchy and the need to 
first seek to avoid and then minimise the loss of habitat, before moving on to rehabilitation/ 
restoration through mitigation and then compensation, with a view to the latter being provided on-
site where possible; moving to off-site compensation or off-setting and gain where it is demonstrated 
that on-site is not possible or desirable. In doing so, we would expect this narrative to be explained 
and supported by robust evidence of consideration to support and justify proposals. 
 
 
 
 
 
 
   
 


