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Reason for referral: 

 
The application relates to land owned by Torridge District Council.  
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0111/1977 AND CAR PARKING 
FACILITIES 

PER 23.02.1977 

   

1/1611/1991 ERECTION OF SPORTS 
CHANGING ROOMS 

PER 29.01.1992 

       

 

Site Description & Proposal 

 
Site Description:  
The application site is located in East-The-Water, Bideford. The site comprises of land mainly 
associated with the uses undertaken by Pollyfield Playing Field and the Community Centre. The land 
subject of the application includes an existing building used by Shamwickshire Rovers AFC.  
 
Proposal:  
The application seeks the erection of a single storey extension and internal alterations to the existing 
clubhouse. 
 

Consultee representations: 

 
Bideford Town Council:  
RESOLVED: That the application is approved. 
 
Property Services:  
No response.  
 
Environmental Protection Officer:  
The Environmental Protection Team has no objections in principle. 
 
Having regard for the close proximity of existing dwellings, in particular immediately to the east of the 
application site, there is the potential for detriment to amenity value from the construction works if 
control measures are not introduced. Should planning consent be granted, the Environmental 
Protection Team recommends a condition restricting construction works and delivery times to 0700 to 
1900 hours Monday to Friday and 0800 to 1300 hours on Saturdays only with no works permitted on 
Sundays and Bank Holidays in order to protect residential amenity.  
 

Representations: 

 
Number of neighbours consulted:  8  Number of letters of support:  0 
Number of representations received:  1 Number of neutral representations: 0 
Number of objection letters:  1  

 
1 Objection received by the Pollyfield Community Centre raising the following points;  
 
- The ownership of the land and the parking area identified by a blue edged line (ownership) 
- mis-representation of available parking spaces  
- Impact on surrounding uses  
 



Part of the concerns by Pollyfield Community Centre relate to the Location (Site Plan) which includes 
the parking area, used by all parties, edged in blue and appearing as part of the application. Land 
which is edged in blue usually indicates that it is land owned by the applicant.  
 
To clarify, the statutory requirement regarding the use of certificates within planning applications is set 
out within the Town and Country Planning (Development Management Procedure) (England) Order 
2015 (herein referred to as 'order'). Sub-section 13 of the order specifies that planning applications 
must give requisite notice of the application to any person (other than the applicant) who on the 
prescribed date is an owner of the land to which the applicant relates for a period of no more than 21 
days. The applicant has signed and completed Certificate B which requires the applicant to notify all 
other landowners, which is Torridge District Council in this instance. 
 
The Local Planning Authority are therefore satisfied that its statutory duty has been fulfilled, with the 
inclusion of Certificate B and the relevant consultations having taken place. It must be made clear that 
it is not the purpose of the planning system, nor is it qualified to, make judgements on land ownership 
and instead it is only the procedure that is pertinent to this application. 
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST01 (Principles of Sustainable Development); ST03 (Adapting to Climate Change and Strengthening 
Resilience); ST04 (Improving the Quality of Development); ST06 (Spatial Development Strategy for 
Northern Devon's Strategic and Main Centres); ST10 (Transport Strategy); ST14 (Enhancing 
Environmental Assets); ST22 (Community Services and Facilities); DM01 (Amenity Considerations); 
DM04 (Design Principles); DM05 (Highways); DM06 (Parking Provision); DM08 (Biodiversity and 
Geodiversity);  
 
Government Guidance: 
NERC (Natural Environment & Rural Communities); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
Main Considerations:  
 
1. Principle of Development 
2. Character and Appearance 
3. Impact on Amenity  
4. Highways, Access and Parking  
5. Drainage Provision 
6. Ecology  
 
1. Principle of Development: 
Paragraph 2 of the National Planning Policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The NPPF 
must be taken into account in the preparation of local and neighbourhood plans and is a material 
consideration in planning decisions. 
 
This application is located in Bideford, a Main Centre as identified within Policy ST06: Spatial 
Development Strategy for Northern Devon's Sub-regional, Strategic and Main Centres. Policy ST06 
states that Bideford will seek to promote sustainable development opportunities to increase self-
containment and achieve balanced development to enable the town to meet its own housing and 
economic needs and those of the surrounding area. 
 



Policy ST22 expects development for new improvements associated with existing community facilities 
to be acceptable, where it would not harm the character of the area and the amenities of surrounding 
uses.  
 
The erection of a single storey extension to existing changing rooms, concrete path and erection of 
small storage shed is considered to be acceptable in principle.   
 
The Local Planning Authority is supportive of the provision of updated and improved facilities to 
enable wider community access to the sport facilities at Pollyfield. 
 
2. Character and Appearance:  
Policy ST04 supports development proposal that achieve high quality inclusive and sustainable 
design to support the creation of successful, vibrant places.  Design will be based on a clear process 
that analyses and responds to the characteristics of the site, its wider context and the surrounding 
area taking full account of the principles of design found in Policy DM04. 
 
Policy DM04 supports developments with good design and the policy seeks to guide overall scale, 
density, massing, height, landscape, layout, materials, access and appearance of new developments.  
It seeks not just to manage land use but support the creation of successful places and respond to the 
challenges of climate change. The policy lists 13 design principles that proposals must meet in order 
to be supported by the policy.  
 
The NPPF also strongly emphasises the need for well-designed places, in which Part 12 is solely 
dedicated to this aim.  Paragraph 126 of the NPPF notes the creation of high-quality buildings and 
places is fundamental to what the planning and development proves should achieve. Good design is 
a key aspect of sustainable development, creates better places in which to live and work, and helps 
make development acceptable to communities.  Part 12 of the framework lists 6 key design principles 
that are required to be met in order to demonstrate the design is of high quality.   
 
In addition to this, the National Design Guide is considered to be the most up to date national 
guidance in relation to design.  The design addresses the question of how we recognise well-
designed places and outline and illustrate the priorities for well-designed places and provides ten 
characteristics that should be considered in any forthcoming design and decision making. 
 
The siting of the new building is located in place of the existing changing rooms. The existing building 
is of poor quality. The proposed alterations, which include an extension, would result in an 
improvement to the overall design of the existing building.  The building would be located in a position 
amongst the existing football infrastructure and thus is unlikely to cause additional harm. The new 
development would appear to be sited away from the formal playing pitch area.  
 
The proposal is considered to accord with Policies ST04 and DM04 of the NDTLP.  
 
3. Impact on Amenity  
Policy DM01 of the NDTLP relates to amenity considerations and notes, development will be 
supported where: 
 
a) It would not significantly harm the amenities of any neighbouring occupiers or uses; and 
b) The intended occupants of the proposed development would not be harmed as a result of existing 
or allocated uses 
 
The activities at Pollyfield are already considered to have some degree of impact upon neighbouring 
dwellings. The Local Planning Authority are required to consider whether the proposed 
extension/alterations to the building would have a greater impact. The extension is focussed away 
from the residential dwellings to the east and as such no greater impact is expected.  
 
The secondary element of Policy DM01 (a) requires consideration of any conflicting uses. The 
existing building already serves a purpose in supporting the football activities on the playing pitch to 



the south. Policy ST22 seeks to ensure that the improvement of community facilities does not harm 
the amenities of surrounding uses.  
 
The proposal seeks to improve the existing facilities and would provide kitchen facilities and a 
community spaces.  
 
The Environmental Protection Officer has responded to the proposal with no objections subject to a 
condition which limits construction hours to 0700-1900 Monday to Friday, 0800-1300 Saturdays only 
with no works permitted on Sundays and Bank Holidays.  
 
On this basis, the proposal is not considered to be in conflict with, or give rise to any greater impact 
than, the other uses within Pollyfield and thus the proposal is considered to accord with Policies 
DM01 and ST22 of the NDTLP. 
 
4. Highways, Access and Parking  
Paragraph 111 of the NPPF advises that development should only be prevented or refused on 
transport grounds if there would be an unacceptable impact on highways safety, or the residual 
cumulative impacts on the road network would be severe. In addition, Paragraph 112 notes that 
development should minimise the scope for conflict between pedestrians, cyclists and vehicles, 
respond to local character and design standards, allow for the efficient delivery of goods, and access 
by service and emergency vehicles. 
 
Policy ST10 of the NDTLP, sets out the transport strategy for Northern Devon.  It aims to reduce the 
environmental and social impact of transport by ensuring that access to new developments is safe 
and appropriate. 
 
Policy DM05 of the NDTLP relates to highways and states: 
 
(1) All development must ensure the safe and well-designed vehicular access and egress, 
adequate parking and layouts which consider the needs and accessibility of all highway users 
including cyclists and pedestrians. 
(2) All development shall protect and enhance public rights of way, footways, cycleways and 
bridleways and facilitate improvements to existing or provide new connections to these routes where 
practical to do so. 
 
In addition to this, Policy DM06 of the NDTLP relates to parking provision and states: 
 
(1) Development proposals will be expected to provide an appropriate scale and range of parking 
provision to meet anticipated needs, having regard to: 
(a) Accessibility and sustainability of the site; 
(b) Availability of public transport; 
(c) Provisions of safe walking and cycle routes; and  
(d) Specific sale, type and mix of development. 
 
(2) Proposals must encourage the use of sustainable modes of transport through careful design, 
layout and integration of the existing built form. The site utilises an existing access, thereby not having 
an unacceptable or severe impact on highway safety, being acceptable with regards to the above 
policies. The site contains substantial turning space that could accommodate two cars or more. 
 
An objection comment has been submitted on behalf of the Pollyfield Community Centre which states 
that the proposal would result in a loss of parking spaces, whilst creating more users. Pollyfield 
contains a large amount of parking area used informally for a wide range of activities. The proposed 
extension results in a minimal impact upon the level of parking provision which is considered to be 
sufficient for the increased size of the building, as well as the neighbouring uses within the Pollyfield 
complex.  
 
On this basis, the proposal is considered to accord with Policies DM05, DM06 and ST10 of the North 
Devon and Torridge District Local Plan.  



 
5. Drainage Provision: 
Policy ST03 of the NDTLP notes that development should 'adopt effective water management 
including Sustainable Drainages Systems, water quality improvements, water efficiency measures 
and the use of rainwater'. This is reflected in Policy DM04.  The NPPF and Planning Practice 
Guidance provide further advice on foul drainage, with a hierarchal approach being used. 
 
The proposal includes a soakaway which is considered to be an acceptable form of surface water 
management. 
 
6. Ecology 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 
reinforced by Policies ST14 and DM08 of the NDTLP which require that development ensures the 
protection and enhancement of biodiversity. 
 
The Local Planning Authority also has a duty under Section 40 of the Natural Environment and Rural 
Communities (NERC) Act 2006 to have regard to biodiversity in exercising its functions. This duty 
includes the requirement to have regard to protected species.  
 
Development proposals should avoid adverse impacts on existing features as a first principle and 
enable net gains by designing biodiversity features and enhancements and opportunities for 
geological conservation alongside new developments, however where adverse impacts are 
unavoidable, they must be adequately and proportionately mitigated. 
 
The application has been supported by a wildlife trigger list which did not trigger the need for a wildlife 
survey. The scale and nature of the development means the development is unlikely to have an 
adverse impact on protected species or habitats.  
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable.  
 
 

Recommendation 

 
GRANT subject to the following conditions 
 
 1         The development to which this permission relates must be begun no later than the expiration 

of three years beginning with the date on which this permission is granted. 
            
 Reason: The time limit condition is imposed in order to comply with the time requirements of 

Section 91 of the Town and Country Planning Act 1990 (as amended). 
 
 2         The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule. 
            
           Reason: To ensure the development is carried out in accordance with the approved plans. 
 



 3         Construction works shall not take place other than between 0700hrs and 1900hrs on Mondays 
to Fridays, Saturdays between 0800hrs and 1300hrs and at no time on Sundays and Bank 
Holidays. 

            
           Reason: To protect the amenities of neighbouring properties. 
 

Plans Schedule 

 
Reference Received 

  

001 A  02.08.2022 
       

004  14.07.2022 
   

005  14.07.2022 
   

006 A  02.08.2022 
   

007  14.07.2022 
  

  

Statement of Engagement 

 
In accordance with paragraphs 38 of the National Planning Policy Framework (NPPF) in dealing with 
this application, the Council has worked with the applicant in the following positive and proactive 
manner. In this instance there was no need for further engagement as the development as submitted 
is considered to accord with the development plan.  In such ways the Council has demonstrated a 
positive and proactive manner in seeking solutions to problems arising in relation to the planning 
application. 
 


