
 

 

Medway Council 
 
FAO: A Nicholls Esq. 
 
By email only 
 

29th March 2025 
 
Planning Practice Guidance: Non-statutory consultees - Paragraph 022 Reference ID: 
15-022-20140306 
 
Application Reference:  MC/23/2857 
Site: Land At The Former Sturdee Club And Land At Stoke Road Hoo St Werburgh ME3 9BJ 
Proposal:  Construction of 134no. residential dwellings (including affordable and over 55's 
homes), children's nursery (Class E(f)), cafe/community hub (Class E(b)/F2(b)) and 
commercial/retail floorspace (E(g)/E(a), new public open spaces, sustainable urban drainage 
systems, landscaping and biodiversity areas and play areas. Access to be from 4no. new 
locations from Stoke Road. Provision of roads, parking spaces and earthworks - Demolition of 
the Sturdee Club and associated structure 
Sport England Reference: PA/25/SE/MT/70215 
 
Dear Arron 
 
Thank you for consulting Sport England on the above proposal. 
 
Sport England – Non-Statutory consultee role and policy  
 
It is considered that the proposal would affect playing field as defined in The Town and Country 
Planning (Development Management Procedure) (England) Order 2015 (Statutory Instrument 
2015 No. 595).  
 
As the playing field appears not to have been used for at least five years, the consultation with 
Sport England has been considered as non-statutory. 
 
Notwithstanding the non-statutory status of the consultation, we have assessed the proposal 
in light of the National Planning Policy Framework (NPPF), in particular paragraph 104, and 
Sport England’s Playing Fields Policy, which is presented within our ‘Playing Fields Policy and 
Guidance Document’: www.sportengland.org/playingfieldspolicy 
 
A lack of use of a playing field, or part of, should not be taken as necessarily indicating an 
absence of need in an area. Such land can retain the potential to provide playing pitches to 
meet current or future needs. 
 
Sport England’s policy is to oppose the granting of planning permission for any development 
which would lead to the loss of, or prejudice the use of: 
 

• all or any part of a playing field, or 
• land which has been used as a playing field land 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. The exceptions are provided in the Annex to this response. 
 

http://www.sportengland.org/playingfieldspolicy


 
 

The Proposal and its Impact on playing field 
 
Part of the proposal is for new housing part of which will result in the loss of the complete site 
of 2.35 hectares of playing field.  Sport England is not concerned about the housing and 
associated works which does not impact on the playing field. 
 
Assessment against Sport England’s Playing Fields Policy and NPPF   
 
Medway Council does not currently have an update to date playing pitch strategy or built 
facility strategy.  
 
The site which Sport England is concerned about, part of the area of the land identified as 
parcel C, comprised of 2 adult football pitches, pavilion and car parking.    
 
As part of our assessment, we have consulted with Kent Football Association/The Football 
Foundation.   
 
They point out that the site was last used for football in 2011 and Medway Council  are 
currently in the process of updating their Playing Pitch Strategy, but the last one published in 
2019 indicates that the peninsula sub area where the site sits has no current undersupply of 
pitches of any size (hence it’s lack of usage) but it does identify a future undersupply of junior 
11v11, 9v9, 7v7 and 5v5. The affiliation data at the time identified there to be 478 teams in the 
Medway area. The current affiliation data suggests there is now 573 teams. 
 
They quite rightly go onto point out the increase in population from this development will 
increase demand for pitch provision.  The new playing pitch strategy will look at the impact of 
the increase population across the Local Plan period for the key pitch sports: rugby union, 
hockey cricket and football. 
 
The proposal will also increase demand for access to built facilities provision such as 
swimming pools and sports halls.  Sport England as a tool which can assist determining the 
level of demand/contributions call the Sports Facility Calculator, (SFC), which can be found 
on the following web site:  https://www.activeplacespower.com/  We would advise that 
Medway Council seek contributions towards built facilities, in order to create a sustainable 
healthy community. 
 
The Planning Statement  
 
The applicants have omitted any reference to paragraph 104 in the National Planning Policy 
Framework, in Section 4 Planning Policy Context in their Planning Statement. 
 
For clarity, paragraph 104 of the National Planning Policy Guidance states: 
 

Existing open space, sports and recreational buildings and land, including playing fields 
and formal play spaces, should not be built on unless: 
 
a) an assessment has been undertaken which has clearly shown the open space, 

buildings or land to be surplus to requirements; or 
 

b) the loss resulting from the proposed development would be replaced by equivalent or 
better provision in terms of quantity and quality in a suitable location; or 
 

c) the development is for alternative sports and recreational provision, benefits of which 
clearly outweigh the loss of the current or former use. 

 
The applicants have not proven that the playing field is surplus, therefore criteria a) has not 
been met. 
 
The applicants have not provided replacement provision as part of this application, therefore 
criteria b) has not been met. 

https://www.activeplacespower.com/


 
 

 
The application is for housing, so criteria c) cannot be met.  
 
The applicants have not satisfied the requirements of paragraph104.   
 
With reference to Sport England’s planning policy exceptions, the applicants have not satisfied 
any of our planning policy exceptions.  Our planning policy exceptions E1, E4 and E5 are 
similar to criteria a, b and c respectively. 
 
Our planning policy exception E2 is for ancillary facilities to a planning field, which housing is 
not.  Our planning policy exception E3 is for land not capable of forming a playing pitch, which 
given it there was 2 adult football pitches, as well as a pavilion and car parking to support the 
pitches, the proposal does not meet this exception.  
 
In Section 6 Planning Analysis, of their Planning Statement, they have not set out any health 
benefits of the proposal and in the draft heads of terms they do not acknowledge the need to 
provide for either formal/informal indoor or outdoor sports provision, to create a healthy 
community which is very disappointing. 
 
Sport England’s Position 
 
Given the above, Sport England objects to the application because it is not considered to 
accord with paragraph 104 of the NPPF or Sport England’s planning policy exceptions.  
 
For clarity, Sport England only objects to the housing and associated works which are on the 
playing field site. 
 
Potential to overcome the objection 
 
If the applicants were to remove the playing field site from the red line development boundary 
Sport England would have no objection to the remainder of the application.   
Or 
If the applicants where to replace the area of playing field in a suitable location. 
 
If this application is to be presented to a Planning Committee, we would like to be notified in 
advance of the publication of any committee agenda(s), report(s) and committee date(s).  
Please notify Sport England of the outcome of the planning application.   
 
If you would like any further information or advice, please contact the undersigned  
  
Yours sincerely, 
 
Bob 
 
Bob Sharples RIBA ARB MRTPI   
Principal Planning Manager - South Team Planning & Active Environments 
 
M: 07830315030  
E: bob.sharples@sportengland.org   
 
cc  Cllr M Pearce 
 Cllr G Crozer 
 Cllr R Sands 
 Cllr E Turpin  
 Cllr J Williams  
 A Farr Esq. FF 
 J Hall Esq. FF 
 J Davies KFA 
 A Ainsley KFA 
 

mailto:bob.sharples@sportengland.org


 
 

Annex 
 
The Five Exceptions to Sport England’s Playing Fields Policy 
 
Exception 1 
A robust and up-to-date assessment has demonstrated, to the satisfaction of Sport England, 
that there is an excess of playing field provision in the catchment, which will remain the case 
should the development be permitted, and the site has no special significance to the interests 
of sport. 
 
Exception 2 
The proposed development is for ancillary facilities supporting the principal use of the site as 
a playing field, and does not affect the quantity or quality of playing pitches or otherwise 
adversely affect their use. 
 
Exception 3 
The proposed development affects only land incapable of forming part of a playing pitch and 
does not:   
• reduce the size of any playing pitch; 
• result in the inability to use any playing pitch (including the maintenance of adequate 

safety margins and run-off areas); 
• reduce the sporting capacity of the playing field to accommodate playing pitches or the 

capability to rotate or reposition playing pitches to maintain their quality; 
• result in the loss of other sporting provision or ancillary facilities on the site; or 
• prejudice the use of any remaining areas of playing field on the site. 
 
Exception 4 
The area of playing field to be lost as a result of the proposed development will be replaced, 
prior to the commencement of development, by a new area of playing field: 
• of equivalent or better quality, and 
• of equivalent or greater quantity, and 
• in a suitable location, and 
• subject to equivalent or better accessibility and management arrangements. 
 
Exception 5 
The proposed development is for an indoor or outdoor facility for sport, the provision of which 
would be of sufficient benefit to the development of sport as to outweigh the detriment caused 
by the loss, or prejudice to the use, of the area of playing field. 
 
The full ‘Playing Fields Policy and Guidance Document’ is available to view at: 
www.sportengland.org/playingfieldspolicy 

http://www.sportengland.org/playingfieldspolicy

