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Reason for referral: 

 
The application is on land within the ownership of TDC 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/0136/2001 EXTENSIONS TO DINING 
ROOM, VERANDA, LADIES 
CHANGING ROOM & 
TOILETS 

PER 07.03.2001 

   

1/1631/2001 EECTION OF A TIMBER 
FRAMED BUIDING FOR 
GOLF TEACHING/ 
PRACTICE FACILITY 

PER 23.10.2001 

   

1/2290/2002 EXTENSION TO 
GREENKEEPERS 
MAINTENANCE SHED 

PER 07.01.2003 

   

1/1455/1986 ERECTION OF 
REPLACEMENT 
IMPLEMENTS/STORAGE 
SHED TO NORTH OF 

PER 20.01.1987 

   

1/1226/1987 ALTERATIONS TO 
EXISTING CLUBHOUSE 

PER 29.09.1987 

   

1/0606/2004/COU Pitch and putt short golf 
course 

PER 14.05.2004 

   

1/2056/2004/FUL Proposed extension to club 
house 

PER 26.11.2004 

   

1/0232/2005/OUT Golf Driving Range and 12 
Holiday Lodges 

NPW 26.06.2005 

   

1/1379/2005/OUT 12 Holiday Lodges PER 17.09.2007 
   

1/1380/2005/OUT Golf driving range PER 24.02.2006 
   

1/0105/2009/REMM Golf Driving Range - 
AMENDED SCHEME 

PER 02.07.2009 

   

1/0257/2009/FUL Variation of Condition 3 of 
planning permission 
1/1380/2005/OUT to allow 
the provision of netting 

PER 21.05.2009 

   

1/0822/2010/EXTM 12 Holiday Lodges renewal of 
1/1379/2005/OUT 

PER 10.12.2010 

    

1/1105/2011/FUL Footbridge (near 9th tee on 
the Golf Course) 

PER 19.04.2012 

       

1/0105/2013/DIS Discharge of conditions 1, 5, 
6, 7, 10, 12, 13, 14 of 
planning permission 
1/0822/2010/EXTM 

NPW 12.11.2013 

   

1/1028/2013/REMM Reserved matters for 12 
Holiday Lodges and 
information relating to 

PER 23.01.2014 



discharge of conditions of 
1/0822/2010/EXTM 

   

1/1121/2013/FULM Erection of 35 Units of 
Holiday Accommodation 
together with associated 
landscaping. 

PER 21.03.2014 

   

1/0020/2014/NMAT Erection of 35 Units of 
Holiday Accommodation 
together with associated 
landscaping. 

PER 24.06.2014 

   

1/0791/2014/ADV Proposed sales signage 
application is in relation to 
Application Number 
1121/2013 

PER 23.09.2014 

   

1/1251/2014/FUL Variation of condition 2 of 
application 1/1121/2013 - 
changes to house design.  
 

PER 05.01.2015 

        

1/0627/2015/FUL Variation to Condition 2 of 
Planning Approval 
1/1121/2013/FULM 

PER 21.07.2015 

   

1/0628/2015/FUL Variation to Condition 2 of 
Planning Approval 
1/1121/2013/FULM 

REF 21.07.2015 

     

1/0699/2015/FUL Variation of condition 2 of 
application 
1/1121/2013/FULM to vary 
house type and orientation of 
balcony  
 

PER 11.09.2015 

   

1/1240/2015/FUL Variation of condition 2 and 
10 of 1/1251/2014/FUL 

PER 13.01.2016 

   

GE/0013/2016 Start of works query NPW 13.04.2018 
   

1/0358/2016/FUL Temporary Site Compound 
for Construction Vehicles - 12 
Month Limit (for application 
1121/2013/FULM) 

PER 07.06.2016 

    

1/1124/2016/FULM Proposed 18 Holiday Homes 
(Amended layout and plans) 

PER 09.10.2017 

   

1/0030/2017/FUL Demolition of existing Links 
Cottage and replacement 
dwelling together with 2 
additional units of holiday 
accommodation. 

PER 23.02.2017 

   

GE/0101/2018 Premises License XPE 23.03.2018 
   

 

Site Description & Proposal 

 
Site Description: 
 
The application site is part of an 18 hole golf course located on the Northam Burrows. The golf 
course, which is the home of the Royal North Devon Golf Club (RNDGC) was founded in 1864 and is 



the oldest golf course in the country. The submitted information states that there are some 30 people 
employed at Golf Club and the value of RNDGC to the local economy is valued in excess of £2M. The 
Golf Club currently attracts more than 4,000 visitors per year to play golf. 
 
The proposals the subject of this application are found to the north of Northam Burrows and to the 
north of a now disused landfill site. The site is located within a Site of Special Scientific Interest (SSSI) 
and within the North Devon Area of Outstanding Natural Beauty (AONB). 
 
Proposed Development: 
 
This application seeks planning permission for a replacement 8th hole, tee and green, new 9th hole 
tees, amendments to the 7th hole green, timber access bridge and associated new bunkers. The 
proposals are required due to continued coastal erosion behind the 7th green and sea water flooding 
to the 8th green. The submitted information indicates that this erosion will continue and eventually the 
7th & 8th greens will be lost. Whilst some of the works proposed will be on the edge of the disused 
landfill site, no excavations below the existing ground level are proposed, with only ground raising 
taking place. The proposed locations are characterised by short cropped vegetation and a very small 
area of scrub. 
 
The specific detailed proposed are - 
 
 7th Hole - Small-scale landscaping required to the north of a former now disused green to return it to 
a playable condition. Two bunkers are proposed, one to the south east and one to the south west of 
the green. 
 
8th Hole - The proposed green is situated on the disused landfill site and it is proposed to be capped 
with between 0.5 - 1 metre of sand being applied to all playing areas.  
 
9th Hole - The northern side of the green will be retained as existing, but some small-scale 
landscaping is required to the south east of the green to increase the green size. The existing bunker 
to the north of the green will be a grassy hollow and the eastern greenside bunker will be removed. 
 
Construction of a new bridge - A new bridge is proposed to allow easy access at times of coastal 
flooding. The bridge will be constructed from pressure treated timber with the uprights of the bridge 
being concreted into large plastic barrels to prevent soil contamination. The bridge will accommodate 
golfers with trollies, grass cutting machinery and golf carts. 
 

Consultee representations: 

 
Northam Parish/Town Council:  
it was resolved to recommend that this application be approved subject to comments by Natural 
England and the Environment Agency. 
 
Northam Burrows Warden:  
I fully support the proposed movement of the holes on the RNDGC course. I have provided a report 
into the ecological impacts, in which I consider the alterations to the course to be favourable for the 
ecology and overall site management. However some consideration still needs to be given to 
encroachment of the course onto the designated horse riding area. It may be possible for the 2 areas 
to co exist if the 2 parties are happy to share the same space. I have attached a map which shows the 
extent of the horse riding area and the current area occupied by the golf course.  
 
Natural England:  
14/3/19 -  Northam Burrows Site of Special Scientific Interest (SSSI) – further information required 
The development site is within the Northam Burrows SSSI which is notified for its geology, sand dune 
and dune slack habitats, wet grassland and rare plants. Further information about the notified special 
interest can be found at www.magic.gov.uk 



Natural England welcomes the consideration given by the RNDGC to start re-designing their golf 
course layout in a way that helps with adapting to coastal change and that works to a greater degree 
with natural processes. 
A more strategic approach for the golf course would avoid a piecemeal approach and result in cost 
savings for the club whilst also delivering maximum benefit for the SSSI. However, based on the 
information provided, Natural England’s advice is that further information is required to determine 
whether the current proposal is consistent with maintaining or enhancing the SSSI. 
The following aspects require clarification: 

 The application should include all aspects of relocation, tee, green and fairway preparation, 
materials to be brought in, any materials to be removed, detail of grass seed mix to be used in new 
holes, greens etc, machinery to be used (all vehicles used in construction should be fitted with low 
load tyres and not tracks), timings of individual operations and timings for whole job completion plus 
restoration of old tee, green and fairway. 

 Seaweed fertiliser brand - NPK amounts/ha and frequency plus timings of use. The addition of 
fertiliser to any coastal grassland will influence the type of vegetation that grows there. Sand dunes 
are naturally nutrient poor. This combined with their open and in the case of dry dunes, lack of water, 
help to create the rich species composition. Generally, nitrogen increases the growth of the more 
robust and commoner species at the expense of the more specialised and rarer ones. In the case of 
calcareous dunes, increased nutrient levels (especially nitrogen) will have a major impact with the 
loss of some of the more characteristic species. 

 Details of the frequency of cutting. A cutting regime would have a significant effect on the ability of 
plants to flower and set seed unless only cutting after the end of July. Will cuttings be collected or left 
in situ? If the fairways are frequently mown, the cuttings will be short/fine so there should not be a 
problem with smothering of vegetation. However, leaving cuttings in situ will lead slow build-up of 
nutrients that may over time alter the make-up of the turf. 

 If areas require top dressing where will the material come from? What type of material will be used? 
(pH/composition) 

 The timing of the operations particularly with regard to the relinquishing of the current 7th green 
(see below) (this should be within 3 years of impact). Timings are particularly critical with regards to 
fertiliser input and cutting as the rates will determine how immediate the impact will be. Wild 
chamomile is locally frequent and the landfill site is restoring to fixed dune grassland. We do not 
agree with the conclusion that ‘once established the sands should prove more suitable than the 
current soils to support this plant’ as the green will be fertilised and with weekly mowing will not be 
able to flower. 

 The proposed plan indicates that the 7th green and bunkers/8th tee will be abandoned. Restoration 
of the old tees, greens and fairways to dune habitat needs to be detailed. Natural England would need 
an agreed time-scale between the start of the new green being created and the old green being 
surrendered. There will also need to be restoration work to the surrendered hole so that any imported 
material used to create the tee and greens etc., is removed from the site. 

 Maps have been submitted showing the location of the proposed holes, tees and bunkers. 
However, the area of habitat (hectares) within the SSSI habitat has not been quantified. 

 Mitigation will be required in the form of habitat creation works to compensate for habitat lost. 
Suitable mitigation would likely be the creation of scrapes and LIDAR may be used to find suitable 
locations. 
 
No materials, machinery or plant should be stored or disposed of within the boundary of the Northam 
Burrows Site of Special Scientific Interest (SSSI). 
Should the application change, or if the applicant submits further information relating to the impact of 
this proposal on the Northam Burrows SSSI, Natural England will be happy to consider it and amend 
our position as appropriate. 
 
9/4/19 no objection subject to conditions –  
 
Based on the information provided: 

 email from Steven Sherry to the LPA 17th March 2019 in response to Natural England’s advice (our 
ref: 274444); 

 the works management schedule (2000) 
 the Ecological Management Plan (Bob Taylor July 2010) for the RNDGC 18 hole golf course 



It is Natural England’s view that, subject to securing the following two documents via suitably worded 
conditions, the development as proposed is unlikely to have a significant adverse effect on the SSSI 
interest features. 
 

 An Ecological Management Plan (EMP) to cover all the new greens, tees and bunkers. 
 A Plan, to be agreed with Natural England, indicating the location and methodology of habitat to be 

created to compensate for habitat loss within the SSSI as a result of creating new tees, greens and 
bunkers. 
 
Recommended Condition: 
- No works should commence until the Ecological Management Plan is agreed with Natural England 
and provided to the Local Authority in writing, to cover all the new greens, tees and bunkers and a 
compensation plan, in line with the Andy Byfield report for the golf club, is agreed with Natural 
England and provided to the Local Authority in writing to ensure no adverse effect on the SSSI 
interest. 
 
We are content with these documents being secured via conditions because Natural England is 
working closely with the RNDGC and Torridge Council to ensure consistency with the planning 
application and the Natural England Consent required for the 7th green. 
The Ecological Management Plan and Compensation Plan should consider the following points to 
ensure there will be no adverse effect on the SSSI interest: 
1.The current EMP (2010) applies to the existing golf course greens only. Our advice is that this 
document cannot be used to support the current application until it is updated and amended to include 
a methodology for all the new greens and bunkers and details of how the abandoned greens will be 
reinstated. We understand that this document also requires agreement with Torridge District Council 
(TDC). Reinstatement must be within three years as agreed by RNDGC. 
2.The EMP methodology will need to include, for example, NPK amounts, frequency/timing of use and 
areas of use; grass cutting, length, how often & what is done with the cuttings; top dressing, sand 
type, source, pH & composition; timings & timescale for the process; the restoration of old tee, green 
& fairway: timescale between new green being created and old green being surrendered. Restoration 
work to old green/tee: imported material to be removed; details of compensation. 
3.Areas of compensation, in the form of habitat creation works, will need to reflect areas of natural 
habitat lost to new greens, that is, anywhere with bunker creation, mowing or fertiliser input 
(greens/fairways). Compensation works should be completed before green relocation works begin. 
4.Based on the information provided (Steve Sherry’s email) the area of the SSSI affected is the new 
8th tees & green, and the 9th tees - 5,665 m2; the 9th fairway (enlarged due to its irregular area) - 
2,676 m2. These figures exclude the area that may be lost to inundation. 
Based on these figures, the location of an equivalent area (of at least 8,341 m2) must be identified 
and secured as compensation in the form of, for example, scrapes. The sand and scrub area forms 
part of the standard management of the site and it is our view that this cannot be used as 
compensation. 
5.The restoration of abandoned greens needs to detail turf removal and timing i.e. immediately 
following new greens coming in to play. 
6.We accept that it may not practical to remove a 10-ton digger and dumper overnight as the 
expected time for these works are 4 to 5 weeks. However, if retained on site we would expect the 
digger and dumper to be stored on areas of hard standing. No other materials, machinery or plant 
should be stored or disposed of within the boundary of the Northam Burrows Site of Special Scientific 
Interest (SSSI). 
Natural England would wish to be consulted again at the discharge of conditions. 
 
1/8/19 – NE have issued consent for the 7th hole based on the most recent information submitted by 
Chris Willson. Chris has also confirmed that the management plan has been signed off by TDC. On 
this basis I am happy that we have the information you require to determine the planning application. 
 
 
The Environment Agency:  
Environment Agency position 
 



We have no objections to the proposed development as submitted. We have provided the reason for 
this position and advice for the applicant below. 
Reason - The site is located partially in flood zone 3, identified by Environment Agency flood maps as 
having a high probability of flooding. The majority of the new features are outside the high flood risk 
area, but this depends on the size of storm you consider. The 'storm surge' drawing submitted is for a 
relatively small storm. 
Advice to the applicant - We take this opportunity to advise that all development is moved as far away 
from the coastline as possible. The new 8th Tees are offered some protection by the rock armour, but 
this is not guaranteed for any length of time. We also advise that the existing 7th Tees are moved 
inland where possible. There are significant erosion issues in this section at the moment. It is also 
worth noting that the proposed plan will only offer a temporary solution, and further movement will be 
required in perhaps 5-10 years.  
 
 
AONB Team:  
No Response  
 
 

Representations: 

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

 
No representations received. 
 

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); ST07 (Spatial Development Strategy for 
Northern Devon's Rural Area); ST14 (Enhancing Environmental Assets); DM02 (Environmental 
Protection); DM04 (Design Principles); DM05 (Highways); DM08 (Biodiversity and Geodiversity); 
DM08A (Landscape and Seascape Character); ST09 (Coast and Estuary Strategy);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main issues for consideration are: 
 
- Principle of the development; 
- Impact on Character and Appearance; 
- Environmental Impact Assessment  
- Flood risk and Coastal Erosion; 
- Impact on SSSI;  
- Ecology; 
- Highway Safety; and 
- Other matters  
 
 
 



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.   
 
Northern Devon's unspoilt coastline is a popular tourist attraction that contributes significantly to the 
area's environmental quality and identity. This nationally important landscape is partly designated as 
North Devon Coast Areas of Outstanding Natural Beauty (AONB). Much of the coastline, including 
Lundy Island and surrounding coastal waters, is also designated as Special Areas of Conservation 
and Sites of Special Scientific Interest (SSSI). Policy ST14 of the North Devon & Torridge Local Plan 
(NDTLP) states that the distinctive environment and cultural heritage of the coastal zone, including 
seascapes, will be protected and enhanced. 
 
Within the adopted NDTLP, the application site is located within the North Devon Area of Outstanding 
Natural Beauty (AONB), Northam Burrows Site of Special Scientific Interest (SSSI), Biosphere 
Transition Zone, Coastal & Estuary Zone and open Countryside. 
 
As the site is located within the Countryside, Policy S07(4) of the NDTLP states that 'in the 
countryside, beyond local centres, villages and rural settlements, development will be limited to that 
which is enabled to meet local economic and social needs, rural building re-use and development 
which is necessarily restricted to a countryside location.   
 
The undeveloped parts of this coastal zone are a finite resource and their unspoilt character, 
appearance and tranquillity will be protected against inappropriate development not related to the 
coast or not providing benefits for the local community.  
 
Northern Devon's high quality environment includes sites of international importance, such as the 
UNESCO Biosphere Reserve and other Special Areas of Conservation, as well as numerous 
environmental assets important at national, regional and local levels. It is important that the quality 
and diversity of these natural biodiversity, landscape, marine and estuarine environmental assets, 
their local distinctiveness and their contribution to this world class environment are recognised, 
conserved and enhanced. A large part of the River Torridge's catchment area is identified as a Nature 
Improvement Area(39) to restore it towards an integrated network of wildlife-rich habitats. 
 
Policy ST09(7) states that development within the Undeveloped Coast and estuary will be supported 
where it does not detract from the unspoilt character, appearance and tranquillity of the area, nor the 
undeveloped character of the Heritage Coasts, and it is required because it cannot reasonably be 
located outside the Undeveloped Coast and estuary. 
 
The changes proposed to the golf course are required due to the impact that coastal erosion will have 
on the course. As the proposal relates to minimal works to an existing golf course at this location, they 
cannot reasonably located elsewhere and therefore the principle of the proposal is considered 
acceptable within the above Policy context. 
 
Whilst in principle the development is considered acceptable there are other material planning matters 
to consider which are discussed in turn below.   
 
Impact on Character and Appearance 
 
Policy ST04 seeks to achieve high quality inclusive and sustainable design to support the creation of 
successful vibrant places. Design should respond to the characteristics of the site, its wider context 
and surrounding area taking full account of the principles found within Policy DM04.  Policy ST14 
gives overarching guidance to development within SSSI's and AONB's to ensure that the quality of 
northern Devon's natural environment will be protected and enhanced. Policy DM04 of the NDTLP 



notes that good design seeks to guide overall scale, and appearance of new development. Policies 
ST09, and DM08A relate to design and landscape, and indicate that with sites situated within the 
AONB and the Undeveloped Coast, great weight should be given to conserving the landscape and 
scenic beauty of the area. 
 
The NPPF also attaches great importance to the enhancement and conservation of the landscape 
with Paragraph 172 outlining that AONB's have the highest status of protection in relation to these 
issues. Paragraph 175 also states that development on land within a SSSI and which is likely to have 
an adverse effect on it should not normally be permitted. 
 
In terms of the works proposed, these are of a relatively small scale and by their very nature being 
associated with the adjacent golf course, would be read in accordance with the existing landscape 
and the back drop of the golf course. The proposed bridge structure would be constructed from 
timber, and is similar to an existing pedestrian bridge found just to the north of the proposed location.  
 
The visual impact of the proposal is therefore considered to be minimal, and as such, on balance, the 
proposal would comply with Policies ST04, ST14 and DM04 of the NDTLP and the relevant 
Paragraphs of the NPPF. 
 
Environmental Impact Assessment 
 
The process of Environmental Impact Assessment (EIA) in the context of town and country planning 
in England is governed by the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (the '2017 Regulations'). These regulations apply to development which is given 
planning permission under Part III of the Town and Country Planning Act 1990. 
 
The regulations only apply to certain types of development. They can even apply to 'permitted 
development' which is development for which you do not need to obtain planning permission. They do 
not apply to development given consent under other regimes, these are subject to separate EIA 
regulations. 
 
'Screening' is a procedure used to determine whether a proposed project is likely to have significant 
effects on the environment. It should normally take place at an early stage in the design of the project. 
However, it can also occur after a planning application has been made or even after an appeal has 
been made. A developer can choose not to seek a screening opinion for a Schedule 2 development, 
and proceed to prepare and submit an Environmental Statement. 
 
The local planning authority (or the Secretary of State as the case may be) should determine whether 
the project is of a type listed in Schedule 1 or Schedule 2 of the 2017 Regulations: 
 
- if it is listed in Schedule 1 an EIA is required in every case; 
- if the project is listed in Schedule 2, the local planning authority should consider whether it is 
likely to have significant effects on the environment. 
 
If a proposed project is listed in the first column in Schedule 2 of the 2017 Regulations and exceeds 
the relevant thresholds or criteria set out in the second column (sometimes referred to as 'exclusion 
thresholds and criteria') the proposal needs to be screened by the local planning authority to 
determine whether significant effects on the environment are likely and hence whether an EIA is 
required. Projects listed in Schedule 2 which are located in, or partly in, a sensitive area also need to 
be screened, even if they are below the thresholds or do not meet the criteria. 
 
Projects which are described in the first column of Schedule 2 but which do not exceed the relevant 
thresholds, or meet the criteria in the second column of the Schedule, or are not at least partly in a 
sensitive area, are not Schedule 2 development. 
 
All developments in, or partly in, such areas should be screened. These are: 
 
- Sites of Special Scientific Interest and European sites; 



- National Parks, the Broads and Areas of Outstanding Natural Beauty; and 
- World Heritage Sites and scheduled monuments. 
 
An EIA is more likely to be required if the project affects the features for which the sensitive area was 
designated. However, it does not follow that every Schedule 2 development in (or affecting) these 
areas will automatically require an EIA. It will be necessary to judge whether the likely effects on the 
environment of that particular development will be significant in that particular location. Local planning 
authorities are advised to consult the consultation bodies in cases where there is a doubt about the 
significance of a development's likely effects on a sensitive area. 
 
Whilst the proposed development does not fall into schedule 1 or schedule 2 it is located in a 
'sensitive area', that being an AONB.  Despite this the proposal is to create new golf holes and tees 
and associated development. The scale and impact of the proposal is minimal, and as such it is not 
considered that the development would require an EIA. 
 
Flood Risk / Coastal Erosion 
 
Policy ST03 of the NDTLP requires that development should be designed and constructed to take 
account of the impacts of climate change and minimise the risk to and vulnerability of people, land, 
infrastructure and property by reducing the existing rates of surface water runoff within Critical 
Drainage Areas and adopting effective water management including Sustainable Drainage Systems, 
water quality improvements, water efficiency measures and the use of rainwater. ST03(e) also states 
that development should be located to avoid risk from current and future coastal erosion.    
 
The North Devon and Somerset Shoreline Management Plan provides the strategic policy framework 
for the planning and management of coastal defences. It should be noted that the coastline is subject 
to constant change from the effects of climate change, which will influence the future use. It is 
acknowledged that managed realignment of parts of the coastline will be necessary in view of rising 
sea levels, especially along stretches of the Taw-Torridge estuary.  
 
Environment Agency Flood Maps state that site is located partly in Flood Zone 3. The Environment 
Agency (EA) has considered the proposal and has no objections.  The EA has stated that the majority 
of the new features are outside the high flood risk area, but this depends on the size of storm 
considered. The 'storm surge' drawing submitted with the application is for a relatively small storm. 
 
In terms of future coastal erosion, the EA have also provided advice to the applicant, stating - 'We 
take this opportunity to advise that all development is moved as far away from the coastline as 
possible. The new 8th Tees are offered some protection by the rock armour, but this is not 
guaranteed for any length of time. We also advise that the existing 7th Tees are moved inland where 
possible. There are significant erosion issues in this section at the moment. It is also worth noting that 
the proposed plan will only offer a temporary solution, and further movement will be required in 
perhaps 5-10 years.' 
 
Given the above advice, it is clear that the proposal is likely to have a limited life, and further 
movement of holes and tees will be required in the future. Given the nature of the proposal and the 
operational development required, this is considered acceptable in this instance despite the works 
potentially being subject to future coastal erosion. The proposals will not result in any increase of 
erosion over and above that being currently experienced. 
 
On balance, it is considered that the proposed development is acceptable from a flood & coastal 
erosion perspective in accordance with policy ST03 of the NDTLP and paragraphs 149, 150 and 163 
of the NPPF. 
 
Impact on SSSI 
 
Situated at the mouth of the Taw/Torridge Estuary, Northam Burrows SSSI is made up of a range of 
coastal habitats. It was designated in 1988 in recognition of its special features. Of particular 



importance are the presence of schedule 8 plant Water Germander (Teucrium scordium) and the 
pebble ridge, a unique natural landform structure.  
 
Northam Burrows is a dynamic environment. Since detailed mapping of the area began in the 1860s, 
the coastline has been shown to rotate in an anti-clockwise direction towards swash alignment. This 
has involved the retreat of the pebble ridge and the dunes that make up the coastline south of its most 
northern point, where Northam Burrows meets the estuary. The Northam Burrows SSSI is notified for 
its geology, sand dune and dune slack habitats, wet grassland and rare plants. Natural England (NE) 
welcomed the consideration given by the applicant to start re-designing the golf course layout in a 
way that helps with adapting to coastal change and that works to a greater degree with natural 
processes. In considering the potential impacts of the proposal on the SSSI, initially NE required 
further information from the applicant to determine whether the proposal was consistent with 
maintaining and enhancing the SSSI. 
 
Additional information has now been supplied including a Works Management Schedule and an 
Ecological Management Plan. To avoid a pre-commencement condition as recommended by NE, a 
further plan indicating the location and methodology of habitat to be created to compensate for habitat 
loss has also been submitted. This amounts to some 8341m2 of mitigation and has been agreed by 
NE. 
 
On this basis, NE have confirmed that the development as proposed is unlikely to have significant 
adverse effect on the SSSI interest features and the application is fully supported. 
 
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). Policy DM08 of 
the NDTLP concerns biodiversity and requires development to conserve, protect and, where possible, 
enhance biodiversity and geodiversity interests and soils commensurate with their status and giving 
appropriate weight to their importance. The policy further requires all development to 'ensure that the 
importance of habitats and designated sites are taken into account'. Para 175 of the NPPF states that  
applications should be refused if significant harm to biodiversity resulting from the development 
cannot be avoided. 
 
 A report to consider the ecological impact of the proposal has been submitted as part of the 
application in order to assess the ecological impact of these proposed changes and make 
recommendations to mitigate disturbance to the SSSI where necessary. The report considers the 
impact on each hole and concludes that disruption will be minimal and the works can be used to 
improve the ecology of Northam Burrows SSSI subject to compliance with the recommendations 
outlined within the report.  
 
Consequently, it is considered that the proposal is in accordance with NDTLP Policies ST14 and 
DM08 and the above referenced legislation, subject to a condition securing recommendations set out 
in the ecological impact report. 
 
Highway Safety 
 
Policy DM05 of the NDTLP requires that all development must ensure 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. 
 
Paragraph 109 of the NPPF advises that development should only be prevented or refused on 
transport grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts in the road network would be severe. 
 



The proposed development would not result in any additional movements being attracted to the site 
and does not seek to change any accesses to the golf course. The proposal therefore will not result in 
any detrimental impact on the wider highway network and is acceptable in accordance with Policy 
DM05 of the NDTLP and paragraph 109 of the NPPF. 
 
Other Matters 
 
Part of the application site encompasses an area designated for horse riding. Whilst the designation 
of the horse riding area is outside of the planning system and no objections have been received, the 
applicant has supplied a plan indicating how the area could be amended to prevent conflict between 
horse riders and golfers in the future. The Property and Procurement Manager has confirmed that 
TDC would seek to vary the area via differing legislative mechanisms. As such, it is not considered 
that this matter would result in a robust planning reason for refusal of the application.  
 
Conclusion. 
 
Paragraph 2 of the 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 is a material consideration in 
planning decisions as is the existing extant planning permission on the site.  
 
The proposal (namely the replacement 8th hole tee and green, new 9th hole tees, amendments to the 
7th hole green, timber access bridge and associated new bunkers), is acceptable in principle. 
Furthermore, the proposal would not have a significant adverse impact on the landscape, SSSI or 
ecology. In light of the above, the application complies with the relevant Policies outlined in the 
NDTLP and the contents of the NPPF. 
 

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         The proposed development shall be undertaken in accordance with the recommendations and 

mitigation methods outlined in the submitted Ecological Impact report by Michael Day Lead 
Ranger, Northam Burrows Country Park received on the 8th February 2019. 

                                             



           Reason: To ensure that the proposed development does not result in a harmful impact on 
protected species. 

 
 4         The proposed development shall be undertaken in accordance with the methodology and 

mitigation measures outlined in the submitted 'Notice of Proposal, Notice of Proposal 
Attachment 1 & Map of Mitigations Works received on 31st July 2019  

                                             
           Reason: To ensure that the proposed development does not result in a harmful adverse effect 

on the SSSI interest features. 
 
 
 

Plans Schedule 

 
Reference Received 

  

 S18/24-05  08.02.2019 
   

 S19/01-01  08.02.2019 
   

 S19/01-02  08.02.2019 
       

 S19/01-06  08.02.2019 
   

 S19/01-07  08.02.2019 
   

 S19/01-08  08.02.2019 
  

 
  

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable development. Throughout the 
application process guidance has been given to the applicants and all outstanding issues have been 
identified. 
 
In this instance the Council required additional information following the consultation process. The 
need for additional information was addressed with the applicant and submitted for further 
consideration. The Council has therefore demonstrated a positive and proactive manner in seeking 
solutions to problems arising in relation to the planning application. 
 


