
 
Committee Report – 3rd December 2020 

 
 
 
 
 

              © Crown copyright and database rights 2012 Ordnance Survey 100022736 Application Number: 1/0791/2020/LA 

Registration date: 17 September 2020 

Expiry date:  12 November 2020 

Applicant:  Torridge District Council  

Agent:  David Wilson Partnership 

Case Officer:  Tracey Blackmore 

Site Address:  The Burrows Centre,  
Sandymere Road,  
Northam, 
Bideford, 
Devon,   
EX39 1XS 

Proposal:  Cafe and toilet block with outdoor seating and 
associated pathways 

Recommendation: Grant 

 

© Crown copyright and database rights 2020 Ordnance Survey 100022736 
 

 

 



 
 
Reason for referral: 
 
This application is called before Plans Committee due to the land being within the ownership of 
Torridge District Council. 
 
Relevant History: 
 
Application No. Description Status Closed 

    

1/0444/2018/LA Demolition of existing visitor 
centre (except wc's) and 
erection of new 2 storey 
visitors centre, associated 
office accommodation and 
cafe facility. 

PER 03.08.2018 

   

1/1131/2019/LA Variation of Condition 2 
(Approved Plans) of planning 
permission 1/0444/2018/LA
  

PER 07.02.2020 

   

1/0790/2020/LA Refurbishment and 
alterations to existing building 

PDE  

     

1/0790/2020/LA Refurbishment and 
alterations to existing building 

PDE  

     

1/1149/1978 VISITORS CENTRE WITH 
PUBLIC LAVATORIES, 
SANDYMERE, NORTHAM 
BURROWS 

PER 08.11.1978 

   

1/1455/1985 PROPOSED ERECTION OF 
GENERATOR HOUSE, 
NORTHAM BURROWS 
VISITOR CENTRE, 
NORTHAM 

PER 03.03.1986 

     

1/0444/2018/LA Demolition of existing visitor 
centre (except wc's) and 
erection of new 2 storey 
visitors centre, associated 
office accommodation and 
cafe facility. 

PER 03.08.2018 

   

1/1131/2019/LA Variation of Condition 2 
(Approved Plans) of planning 
permission 1/0444/2018/LA
  

PER 07.02.2020 

   

1/0790/2020/LA Refurbishment and 
alterations to existing building 

PDE  

     

DEM/0004/2020 Partial demolition (wcs to 
remain) 

CLOSED 19.10.2020 

 

 
 
 
 
 



Site Description & Proposal 
 
Site Description: 
 
The application site consists of an existing visitor centre built in 1985 along with a substantially sized 
car park located adjacent a Site of Special Scientific Interest (SSSI) and within the North Devon Area 
of Outstanding Natural Beauty (AONB).  
 
Northam Burrows Visitor Centre is located within the Northam Burrows Country Park is situated in 
close proximity to the beach, pebble ridge and dunes to the west, and the Royal North Devon golf 
course to the east. 
 
The site comprises of a grass area immediately to the south of the existing visitors centre, with a 
pedestrian access to the west and vehicular access to the east.  To the north west is a fenced area of 
dunes, with Sandymere lake/mudflat to the west and south-west.   
 
The visitors centre is open to the public from late May to early September but is staff year around by a 
park ranger and assistant ranger. 
 
Proposed Development:  
 
This application is seeking full planning permission for a café and toilet block building with associated 
hard surfacing and reconfigured earth mounding.   
 
It is proposed to excavate and recontour the hill in front of the existing visitors centre to create a site 
for a single storey, modular café building and outdoor seating area.  Repairs and upgrades are also 
proposed to the footpath, vehicular access and turning area. 
 
The proposed modular café building measures 16 metres x 9.2 metres with a height of 2.75 metre.    
The café building will include a catering kitchen, with internal seating area and an external decking 
area to allow for outdoor seating area.   A toilet block is proposed to the rear of the building with 6 
toilets, including 2 accessible toilets. A service corridor is proposed between the café and toilet area 
which will contain all external plant and equipment, to ensure the walls and roof are uncluttered of 
equipment.   
 
The building (including the service corridor) will be timber clad and the roof will be a dark grey, metal 
sheeting flat roof.  The window and doors will be dark grey, aluminium.  There will be external roller 
shutters to the windows and timber solar shading to the east and west elevation.  The outside decking 
area will be dark coloured composite deck boarding.  
 
Public access to the building will be by foot, using the existing footpath network. A concrete surfaced 
turning and disabled parking area is proposed to the east of the building, slightly extending the turning 
area.  This will include a disabled car parking space and 6 cycle spaces, as well as service access for 
the café and existing visitors centre.  
 
 
Consultee representations: 
 
Northam Parish/Town Council:  
Recommend approval 
 
Natural England:  
1st Response – 6th October 2020 
 
Designated Sites – OBJECTION 
 



As submitted we consider it is likely to damage or destroy the interest features for which Northam 
Burrows Site of Special Scientific Interest has been notified. 
 
We recognise that there is an extant permission for the development of this site ref: 1/0444/2018/LA 
for which Natural England provided advice (20th June 2018 ref: 248074). We also wrote to the 
Council (5th September 2018 ref: 255649) expressing concern that Natural England’s advice had 
been left to conditions. 
 
Designated sites are material planning considerations. A proposal within or close to a SSSI needs to 
be consistent with maintaining and enhancing the special interest of the protected site. It must be 
demonstrated that harm will not accrue and that the development will not have an adverse impact on 
the interest features of the site or be contrary to local and national policy. 
Policy ST14 of the joint Torridge and North Devon Local Plan requires that the quality of northern 
Devon’s natural environment will be protected and enhanced, which includes SSSIs. 
 
Northam Burrows Site of Special Scientific Interest (SSSI) - Objection 
This SSSI is notified for its geology, sand dune and dune slack habitats, wet grassland and rare 
plants. 
 
Further information about the notified special interest of SSSIs can be found at www.magic.gov.uk 
Natural England objects to these planning proposals. As submitted, we consider they are likely to 
damage or destroy the interest features for which Northam Burrows Site of Special Scientific Interest 
has been notified. 
 
We have reached this view for the following reasons: 
 
• Little consideration has been afforded to the location of the development within an SSSI, its 

special interest, the potential impacts and any mitigation necessary. 
• The proposal to raise, re-profile and timber edge the access road is likely to result in a direct 

loss of the grassland habitat for which the site is notified as a SSSI. Such a ‘fixed’ structure 
may also inhibit the natural roll back of the pebble ridge. 

• The potential for negative impacts on the SSSI from the construction of a new cesspit adjacent 
to the SSSI. The application includes a lot of contradiction about what is proposed and what is 
possible. e.g. there is a septic tank and drainage field on one of the plans but the foul drainage 
(54000 litre capacity) will replace the current system or is an additional requirement. 

 
The ecological report does not make any recommendations for mitigation but merely suggests 
consultation with Natural England is required. There may be scope for amendments to the location 
and/or design of the proposal or consideration of mitigation that could avoid or mitigate the 
environmental harm described above and allow Natural England to withdraw our objection. 
 
In the context of the Taw Torridge Estuary Coastal Change Management Area pilot, only appropriate 
developments should be approved when considering new structures on dynamic areas of coast. 
Northam Burrows is highly dynamic and the agreed policy for management of the pebble ridge is to 
allow it to roll back naturally through managed realignment. As such, there would be no guarantee 
that a new fixed road structure would be defended in situ in perpetuity. Plans for accessing the new 
visitor centre need to show that the expected coastal changes at the site have been taken into 
consideration. 
 
The new visitor centre and café is likely to promote increased access to the beach over the pebble 
ridge at this end of the beach. We are in discussions with Torridge District Council (Adrian Redwood 
TDC Estates Manager) about replacing the existing access at Sandymere as the current structure is 
hindering pebble movement along the ridge. Our advice is that consideration must be given to how 
access between the beach and the visitor centre will be managed sustainably. A visitor access 
management plan should form part of the submission. 
 
These considerations are necessary so that the LPA is able to make a fully informed decision in line 
with their NERC section 40 duty to have regard to conserving biodiversity as part of your decision 



making and the need to take reasonable steps to conserve and enhance the special features of sites 
of special scientific interest. 
 
The Taw Torridge Estuary SSSI - further consideration required 
The development site is within 1km of the Taw Torridge Estuary SSSI which is notified for its 
overwintering bird interest and intertidal habitats. Overwintering birds associated with the Taw 
Torridge Estuary SSSI use the Northam Burrows SSSI as foraging and resting habitat. 
 
It is known that noise and lighting can lead to both the displacement and disturbance of some wildlife. 
The main concerns are to ensure that noise and light disturbance from any source is considered and 
that design measures to avoid and mitigate disturbance are incorporated into the proposal. 
 
However, more widely, Natural England’s advice is that the development has the potential to affect 
the SSSI by virtue of the associated increase in recreational activity on Northam Burrows Country 
Park and the SSSI contributing to disturbance and displacement effects on the overwintering water 
birds on the estuary. 
 
The data gathered through the Taw Torridge Estuary High Tide Roost and Recreational Impacts 
study2, of which your Authority is a partner, provides the evidence of recreational impacts on 
important high tide roosts and on birds feeding through all states of the tide. 
 
Plans for the visitor centre state that the proposals aim to increase the number of visitors to Northam 
Burrows. Consideration must be given to how the impact of increased visitor numbers throughout the 
year will be managed to mitigate any adverse impacts on the areas used by the SSSI overwintering 
birds. This could also be included in the visitor access management plan. 
 
Please note that if your authority is minded to grant planning permission contrary to the advice in this 
letter, you are required under Section 28I (6) of the Wildlife and Countryside Act 1981 (as amended) 
to notify Natural England of the permission, the terms on which it is proposed to grant it and how, if at 
all, your authority has taken account of Natural England’s advice. You must also allow a further period 
of 21 days before the operation can commence. 
 
2nd Response – 13th November 2020 
 
Further to Natural England’s objection of 6th October 2020 (ref: 328208 & 328059) regarding the 
above proposals, we have received further information from Torridge District Council in the form of a 
visitor access management plan; a construction management plan scoping document; updated foul 
drainage strategies and confirmation that the hard surfaced disabled parking and turning area 
includes a hydrocarbon barrier mat.  We also recommended including an ecological watching brief 
and are satisfied that Michael Day can fulfil this role (pers comms 13-11-20). 
 
Based on this information we have the following comment. 
 
Designated sites – Northam Burrows Site of Special Scientific Interest (SSSI) 
Designated sites are material planning considerations.  A proposal within or close to a SSSI needs to 
be consistent with maintaining and enhancing the special interest of the protected site.   
 
Subject to these documents being made a condition of any permission, it is Natural England’s view 
that the development is unlikely to damage or destroy the interest features for which the SSSI has 
been notified.  We can therefore withdraw our objection. 
 
Given the location of the proposal site in relation to the SSSI and the associated potential for damage 
as a result of storage or disposal of materials within the SSSI, should the Council be minded to grant 
permission, we advise that the following informative is also appended to any consent:   
 
• The applicant is advised that should storage, access or encroachment within the Northam 
Burrows SSSI be found to occur outside of the exclusion zone or footprint of the access road as a 
result of the proposals during or after the works, this will be considered an offence under Section 28 



of the Wildlife and Countryside Act 1981 (as amended) whereby the applicant may be liable on 
summary conviction to a maximum fine of £20,000 or on conviction on indictment to an unlimited fine. 
 
All contractors working on site should be made aware of the informative and should be provided with 
a map that clearly shows the boundaries of the development site and the Northam Burrows SSSI. 
 
If permission is granted, we would wish to be consulted again on the detail of the construction 
management plan. 
 
 
AONB Team:  
1st response – 29th September 2020 
 
 Overall, we welcome the proposed changes to the Visitor Centre, represented by these two 
applications. In their delivery they will offer a facility that is furthering public enjoyment and 
understanding of the AONB and as a result it will fulfil a number of AONB Management Plan 
objectives, without great detrimental impact on the designated landscape. 
 
With regards to the refurbishment of the building, we do not believe that there are any specific 
landscape issues associated with these proposals. We are satisfied with the proposed external 
cladding and do not believe there are any landscape issues with regard to the replacement of the 
existing roof. We note that there are a few new external openings and, in the roof, and building, whilst 
this is not a problem during the day, at night there is the potential effect of light spill from the building 
into the surrounding AONB. Currently, at night Northam Burrows represents one of the largest unlit 
areas within the Torridge part of the AONB, therefore, this is a potential issue and whilst we note that 
there are proposals to provide blinds for the windows and roof lights and you may consider it 
expedient to make this a condition of planning.  
 
It is evident that the addition of a café, will increase the overall footfall of the Centre and will make it 
more visible within the landscape, particularly when viewed from elevated land (for example Kipling 
Tors).  However, as the proposal is for a single storey building, that will be partially screened by the 
topography/sand dunes it would appear to have a low profile and we do not believe there are any 
major impact upon the landscape.  Indeed, the previously consented scheme was for a much larger 
building and the current proposals have certainly reduced the potential mass and height of the new 
development on the surrounding area and this is clearly borne out by the accompanying LVIA. 
 
However, we note that there are high levels of grazing in the proposed café building, which it has the 
potential to be reflective during the day and be a source of light pollution at night.  This could have a 
detrimental effect on the peace and tranquillity of the Burrows and therefore, we would seek 
assurances that the applicants are using non-reflective glass and/or are utilising another method to 
minimise sun glare during the day and again you may wish to make this a condition of planning 
permission.  In addition, we would recommend that the café building is not used during the hours of 
darkness (or at the very least between 10pm and 6pm) in order to preserve the dark night skies at this 
location. Likewise, we believe that there should be no external lighting associated with the building. 
 
Finally, we note that the plans currently provide for a single accessible parking bay adjacent to the 
buildings, whereas, we are aware that currently the Wardens park their vehicles adjacent to the visitor 
centre.  In order to minimise the overall footfall of the proposed development, we would recommend 
that other than for deliveries, all parking, with the exception of the accessible parking bay, is 
confirmed to the edge of Sandymere.  
 
In conclusion therefore, the AONB partnership welcomes the proposed changes to the Visitor Centre 
at Northam Burrows, which we believe will enhance visitor experience and understanding of the 
designated AONB.  The proposed building will have far less impact, in terms of height and mass, on 
the surrounding landscape, than the previously consented structure.  The concept of using a modular 
design for the café, that could easily be moved and refurbishment of the existing centre, would appear 
to be a much more sustainable way forward, especially given the potential vulnerability of this part of 
the coast to sea level rise. 



 
 
 
2nd Response – 17th November 2020: 
 
I can confirm that after further discussions with agent and applicant, I am aware of the proposed use 
of canopies / brise soleil style solar shading to reduce the potential effects of sun glare from the new 
café .  
 
I can further confirm that on behalf of the North Devon AONB Partnership and I am satisfied that 
these proposals will have the desired effect and have addressed the concerns regarding solar glare, 
highlighted in our consultation response to you, made on 29th September. 
 
Devon County Council (Highways):  
No comments. 
The burrows road is not public highway, there is an existing facility, and therefore no impact for the 
Highway Authority to consider. 
 
The Environment Agency:  
This proposal would fall under classification as minor non-residential extensions / alterations in Flood 
Zone 1.  Therefore, the Environment Agency provide no comments. 
 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team notes that the proposed 
development will be served by a cesspool. The 'hierarchy of drainage options' should be considered 
and discounted in the following order: 
 
Connection to the public sewer 
Package sewage treatment plant  
Septic Tank 
If none of the above are feasible a cesspool. 
 
The Environmental Protection Team has no concerns 
The intention of a cesspool is to fully contain waste and raises no particular environmental concerns. 
However, it will involve frequent emptying which may be considered a less green option. The 
Environmental Protection Team has no objections. 
  
Designing Out Crime Officer - DC&D Police:  
There are no objections in principle to the proposal, the brief Crime & Disorder statement is noted. 
Whilst the Visitor Centre and proposed café will potentially benefit from higher levels of natural 
surveillance from increased footfall and staffing numbers, this obviously will not be the case outside of 
opening hours. 
 
Therefore, a sensible and practical level of security, which will not adversely affect the efficient 
running of the facilities, is essential to help create a successful and sustainable visitor experience. 
 
Crime within this type of community facility falls mainly into the following categories: 
• Theft by insiders (staff); 
• Theft & vandalism by visitors / opportunist /organised criminals; 
• Arson; 
 
Café 
Doors to private areas such as staff offices, safe, stock and plant rooms should have a form of access 
control. 
External doors and windows are recommended to be independently security tested and certificated 
products to an appropriate nationally recognised standard such as PAS24: 2016 or similar. 
All ground floor and easily accessible glazing must incorporate glass successfully tested to BS EN 
356:2000 Glass in building. Security glazing–resistance to manual attack to category P1A. 



Any proposed roof lights should also be independently security tested to an appropriate standard 
such as LPS 1175 or STS 202. 
As with the main visitor building, any proposed external door and window blinds, grilles and shutters, 
should be certified to at least LPS1175 or STS202 to provide additional protection. 
Consideration should also be given to the shell of the building being treated with an anti-graffiti finish. 
Places that the public have access to which are isolated and lack natural surveillance can create 
vulnerable locations susceptible to criminal anti-social and nuisance activity and behaviour. As a 
deterrent and to assist in the detection and prevention of crime and ASB it is recommended that a 
monitored CCTV system is considered to cover both internal and external areas. 
Will the proposed decking boundary wall and safety rail be attached to the café building? If so this 
could provide a climbing aid either onto the roof area or over into the courtyard. 
If the exterior furniture is to remain outside out of hours, it must be positioned so as to not provide a 
convenient climbing aid providing access to the roof or into the courtyard space. Tables and benches 
should therefore be anchored in place to prevent them being moved. 
Public use litter/dog/recycling bins must be sited away from the main building and toilet block and be 
of a type that can be secured in place. Litterbins can be used to assist climbing and the contents used 
to start fires, either accidently or intentionally. 
There is the potential for an increase in the amount of cash held on site and whilst I would not expect 
detailed handling and storage process and policy to be discussed on this public forum, it must be 
considered and included in any security management plan. 
 
Public toilets 
Avoid all flat surfaces and accessible ledges wherever possible. Consider sloping tops with shiny 
surfaces for the cistern housing etc. 
1. Install hooks on cubicle doors and on the partitioning walls for coats and bags etc. instead of 
shelving 
2. The partitioning between each cubicle should be drill resistant to avoid holes being made for illicit 
use 
3. It is recommended that any baby changing facilities are of an approved ‘pull down variety’ with 
straps and a weight limit to deter illicit use 
4. Stainless steel furniture should be considered for walls and doors for ease of cleaning 
5. Avoid toilet seats as these can be used to facilitate illicit use 
6. Use fully enclosed light fittings and other fittings like cisterns for example to prevent sharps or items 
from being hidden. For information, on top of light fittings, tops of door frames, and high ledges or 
wiring channels appear to be a favourite place to store illicit items 
7. The access doors to the toilets will be well overlooked from the public realm which will assist in 
deterring criminal or antisocial or unacceptable behaviour 
8. The toilets should be maintained regularly to disrupt any unwanted activity and to enable unwanted 
items to be discarded quickly. This will demonstrate that the unwanted activities are not tolerated and 
will help reduce/prevent 
‘broken windows’* theory type activity from occurring. 
*Broken windows theory - Academic theory proposed by James Q. Wilson and George Kelling in 1982 
that used broken windows as a metaphor for disorder within neighbourhoods. Their theory links 
disorder and incivility within a community to subsequent occurrences of serious crime - Consider a 
building with a few broken windows, if the windows are not repaired, the tendency is for vandals to 
break a few more windows, eventually, they may even break into the building, and if it's unoccupied, 
perhaps become squatters or light fires inside. Or consider a pavement, some litter accumulates, 
soon more litter accumulates, eventually people start leaving bags of rubbish from take-away meals 
etc. 
 
Representations: 
 
Number of neighbours consulted:  5  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); ST02 (Mitigating Climate Change); ST03 (Adapting to 
Climate Change and Strengthening Resilience); ST04 (Improving the Quality of Development); ST07 
(Spatial Development Strategy for Northern Devon's Rural Area); ST09 (Coast and Estuary Strategy); 
ST14 (Enhancing Environmental Assets); DM01 (Amenity Considerations); DM02 (Environmental 
Protection); DM04 (Design Principles); DM05 (Highways); DM08 (Biodiversity and Geodiversity); 
DM08A (Landscape and Seascape Character); DM17 (Tourism and Leisure Attractions);  
 
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 considerations for this application are: 
 
1. Principle of Development 
2. Landscape Character and Visual Impact 
4. Drainage and Flood Risk 
5. Highway Safety 
6. Ecology 
 
 
1. The Principle of Development: 
 
 Section 38 (6) of the Planning and Compulsory Act 2004 states that key consideration in the 
determination of a planning application is the development plan.  Applications should be determined 
in accordance with the development plan unless material planning considerations indicate otherwise.  
For the purpose of the development plan the statutory development plan is comprised of the North 
Devon & Torridge Local Plan 2011 – 2031 (adopted 2018) (NDTLP).  The NPPF must be taken into 
account and is a material planning considered 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), Biosphere Transition Zone, Coastal & Estuary Zone, and open Countryside. 
 
As the site is located within the Countryside, Policy ST07(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 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. 
 
Policy DM17 (2) (Tourism and Leisure Attractions) states that the development of new and the 
expansion or rationalisation of existing tourism, visitor or leisure facilities will be supported where (a) 
the location is necessary; (b) existing buildings are reused or converted wherever feasible; (c) the 
local road network can accommodate the type and scale of traffic to be generated and maintain the 
safety or public highway users; (d) it is designated to protect and enhance the key characteristics of 
the relevant landscapes character types; and ( e) environmental and heritage assets are not subject 
to significant harm, and are conserved or enhanced, with particular respect to the setting and special 
qualities of nationally important landscapes, biodiversity and heritage designations.  
 
The NDTLP advises that where possible, new and extended tourism and leisure attractions should 
deliver opportunities to enhance educational and appreciation of northern Devon’s environment and 
heritage for all sections of the community, including tourist and visitors. 
 
The proposed café facility will enhance the visitor attraction and provide a year-round ‘anchor’ to 
encourage visitors and support the economic sustainability of the Northam Burrows Country Park.   
 
The NPPF states that the purpose of the planning system is to contribute to the achievement of 
sustainable development. This is echoed in Policy ST01 (Principles of Sustainable Development) in 
the NDTLP.  Taking the three overarching objectives in turn, there would be social gains in the 
provision of a new cafe building will encourage people to visit and enjoy the Northam Burrows 
Country Park. The proposal would make an economic gain in the creation of employment generated 
during construction and in the longer term from the creation of jobs in the café.  This will also provide 
an additional income source for the Northern Burrows Country Park. There would also be 
environmental gains with the local and wider community enjoying and understanding the North Devon 
Coast AONB and the Northern Devon Biosphere Reserve, without great detrimental impact on the 
designated landscape. 
 
Considering the above, the proposal for the erection of a new modular café building, would be 
acceptable, in principle, under these policies, if it complies with all other material planning 
considerations. 
 
 
2. Design, Visual Impact and Landscape Character 
 
Policies ST04 and DM04 of the NDTLP all have a strong design focus and establish the need for 
development to be appropriate in, and have respect for, its context and setting 
 
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. 
 
The proposed modular building form responds to its open position, in the landscape. The design and 
materials tie the new and existing visitor centre building together in a single, unified building complex, 
centred around a sheltered outdoor courtyard.  
 
The building will timber clad, with the same materials used to refurbish the existing visitor centre. The 
windows and doors will be dark grey aluminium, again, to match the existing visitor centre. The 
roofing will be a dark grey metal sheeting.   
 
A Landscape and Visual Assessment (LVIA) has been used as a tool to assist in the design process.  
This assessment considers the direct and indirect effects predicted from the development on the 
landscape character of the site and its wider environment (including the AONB) within a defined area 
of 3km.  
 
The element of this proposal that could contribute to landscape change and visual receptors area: 
 

 The increased scale of the built area; 
 The choice of materials – including glazing. 
 Ancillary features and groundworks. 

 
A mitigation strategy to reduce the potential landscape and visual impact has been prepared and 
following through into the detail design process (as set out below); 
 
               

                           



 
 
Based on the mitigation strategy, the following limited changes to the landscape are noted.  
 

 The building will result in the balance of built and development land in the country park being 
slightly altered.  However, the proposed modular building will be seen in conjunction with the 
larger and taller existing visitors centre.  

 The increase in built area will result in built form being slightly more prominent in the wider 
landscape. 

 Mitigating measures, such as unifying external cladding across both buildings, design around 
a central courtyard, use of natural colours and keeping the proposal lower than the existing 
building helps to mitigate adverse landscape and visual effects.  

 The effects of change in views on visual receptors are judged to be minimal adverse.  No 
impacts are predicted in views from the north, from where the proposal will be screened by the 
taller existing building.  

 
The AONB partnership have been consulted as part of this application and commented as follows 
 
“It is evident that the addition of a café, will increase the overall footfall of the Centre and will make it 
more visible within the landscape, particularly when viewed from elevated land (for example Kipling 
Tors).  However, as the proposal is for a single storey building, that will be partially screened by the 
topography/sand dunes it would appear to have a low profile and we do not believe there are any 
major impact upon the landscape.  Indeed, the previously consented scheme was for a much larger 
building and the current proposals have certainly reduced the potential mass and height of the new 
development on the surrounding area and this is clearly borne out by the accompanying LVIA” 
 
A number of more detailed design recommendations have been made by the Designing Out Crime 
Officer and the agent has advised these will be further considered in the design details.  
 
Taking account of the above, it is considered that the proposal accords with Policy ST04, ST09, 
ST14, DM04 and DM08A of the NDTLP and the NPPF.  
 
3. Drainage and Flood Risk 
 
Policy DM02 of the NDTLP requires that development must not result in unacceptable impacts in 
relation to pollution of surface or ground water, whilst Policy DM04 of the NDTLP established that 
water management must be addressed by development. 
 
Policy ST03 of the NDTLP requires that development should be designed and constructed to take 
account of the impacts of climate change and minimise risk to and vulnerability of people, land, 
infrastructure and property by locating and designing development to minimise flood risk through 
avoiding development of land for vulnerable use which is or will be at risk from flooding.  
 



A Foul Water drainage strategy has been submitted in support of this application.  This states the 
existing foul water drainage discharges to a cesspool, which is maintained by Torridge District 
Councils in-house maintenance team.  The drainage strategy has provided an assessment of the 
other foul water drainage options.  This confirms that the near public sewer is more than 1.25 km from 
the site and therefore not economic or practical to discharge foul drainage to the public sewer.  A 
Septic tank and Package Treatment Plant would not be suitable as it needs to discharge to a drainage 
field. The ground investigation report states the on-site infiltration rates do not meet the minimum 
standards for a drainage field to effectively treat and allow the effluent water to soakaway. Therefore, 
it is proposed to still utilise the existing cesspool and the maintenance of the cesspool will be 
managed by in-house staff as the existing arrangements.  
 
It is proposed that the surface water management would be discharge by existing soakaways, on site. 
The proposed development will not increase the impermeable area of the site, therefore, no increase 
in the volume of surface run-off water.    
 
The Council’s Environment Protection Officer has been consulted and has no objections.  
 
The Environmental Agency (EA) flood maps show the site is to be in Flood Zone 1 and the does not 
lie within the functional floodplain.  However, the site is vulnerable to geomorphic changes that could 
increase future flood risk.  Therefore, a Flood Risk Assessment has been submitted in support of this 
application.  This concludes that there are flood alleviation measures already in place by a pebble 
ridge to the west of the site, this is replenished on a regular basis.   
 
The Environment Agency have been formally consulted on this application and has no comments to 
make on this proposal. 
 
Taking account of the above, it is considered that the proposal accords with Policy ST03, DM02 and 
DM04 of the NDTLP. 
 
4. Highways 
 
Policy DM05 of the NDTLP requires development to have 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, and that all development shall protect and enhance existing 
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. Policy DM06 states that proposals 
will be expected to provide an appropriate scale and range of parking provision to meet anticipated 
needs. 
 
Paragraph 108 of the NPPF requires specific applications for development to ensure that safe and 
suitable access to the site can be achieved for all users. Paragraph 109 advises that development 
should only be prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or where the residual cumulative impacts of development are severe. 
 
 
The submitted Transport Statement advises there are regular bus services from Bideford and 
Barnstaple that run close to the entrance of the County Park.  The site is accessible by cycle from all 
3 entrances and the site is well served by formal and informal footpaths and is close to the route of 
the South West Coast Path.  
 
It is considered that there is sufficient parking provision within the County Park, the closest being 140 
metres from the proposed café.  
 
The Local Highway Authority has been consulted and have no comments to make.  
 
Taking account of the above, it is considered that the proposal accords with Policy DM05 and DM06 
of the NDTLP as well as the NPPF. 
 



 
5. 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. 
 
Following the initial objection from Natural England, further detailed information was submitted in the 
form of a visitor access management plan; a construction management plan scoping document; 
including a proposed ecological watching brief, updated foul drainage strategies and confirmation that 
the hard surfaced disabled parking and turning area includes a hydrocarbon barrier mat 
 
Subject to these documents being made a condition of any permission, it is Natural England’s view 
that the development is unlikely to damage or destroy the interest features for which the SSSI has 
been notified.   
 
These documents have been conditioned, in consultation with Natural England, as part of this 
recommendation.  
 
The application is accompanied by an Ecology Report dated the 1st September 2020. 
 
The report confirms the construction of the proposed café will not lead to any significant loss of habitat 
or impacts to rare or notable species of plants due to the small scale of the works and the absence of 
notable plant species in the areas affected.  Similarly, the upgrading of the access road to the south 
will not lead to any significant impacts to the habitats of value that existing elsewhere within the SSSi.  
 
The Ecology report recommended that a Construction Management Plan (CMP) also known as a 
Construction Ecology Manage Plan (CEMP) is recommended, detailing measure to be put in place to 
prevent unnecessary impact to surrounding habitats during construction.   
 
Condition 4 of this recommendation conditions the submission of a CMP/CEMP to include the 
following; 
 

 How the Site of Special Scientific Interest (SSSI) designation is to be protected from damage 
during the construction phase of the development and;  

 details of an ecological watching brief.  
 
Subject to this additional information being submitted in consultation with Natural England, the 
proposed development is considered to be in keeping with the provisions of above legislation. 
 
 
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 development hereby approved shall be carried out in accordance with the aims and 

objectives of the Northam Burrows Country Park Visitors Access Management Plan. 
 

Reason: To ensure access between the beach and the visitors centre will be managed 
sustainably. 

 
4 Prior to commencement of any part of the site the Local Planning Authority, in consultation 

with Natural England, shall have received and approved a Construction Management Plan 
(CMP) this plan should be based on the agreed Construction Management Plan (scope of 
requirements) dated November 2020. The CMP should include the following: 

 
(a) details of an ecological watching brief.   
(b) the timetable of the works; 
(c) daily hours of construction; 
(d) any road closure; 
(e) hours during which delivery and construction traffic will travel to and from the site, with 
such vehicular movements being restricted to between 8:00am and 6pm Mondays to Fridays 
inc.; 9.00am to 1.00pm Saturdays, and no such vehicular movements taking place on 
Sundays and Bank/Public Holidays unless agreed by the planning Authority in advance; 
(f) the number and sizes of vehicles visiting the site in connection with the development and 
the frequency of their visits; 
(g) the compound/location where all building materials, finished or unfinished products, parts, 
crates, packing materials and waste will be stored during the demolition and construction 
phases; 
(h) areas on-site where delivery vehicles and construction traffic will load or unload building 
materials, finished or unfinished products, parts, crates, packing materials and waste with 
confirmation that no construction traffic or delivery vehicles will park on the County highway for 
loading or unloading purposes, unless prior written agreement has been given by the Local 
Planning Authority; 
(i) hours during which no construction traffic will be present at the site; 
(j) the means of enclosure of the site during construction works; and 
(k) details of proposals to promote car sharing amongst construction staff in order to limit 
construction staff vehicles parking off-site 
(l) details of wheel washing facilities and obligations 
(m) The proposed route of all construction traffic exceeding 7.5 tonnes. 
(n) Details of the amount and location of construction worker parking. 
(o) Photographic evidence of the condition of adjacent public highway prior to commencement 
of any work; 

 (p) How the Site of Special Scientific Interest (SSSI) designation is to be protected from 
damage during the construction phase of the café and associated infrastructure 

 



Reason: To provide safe traffic movements and protect all highway users and to take account 
of construction impacts within/affecting the SSSI 

 
5    No external lighting shall be installed on site unless details of such lighting, including the 

intensity of illumination and predicted lighting contours, have been first submitted to and 
approved in writing, by the Local Planning Authority.  Any external lighting shall accord with 
the details so approved. 

 
Reason: To protect the appearance of the area, the designated AONB and to prevent light 
pollution to the dark skies and to preserve the character of the surrounding AONB. 

 
6  The café building hereby approved, shall only operate in accordance with the following hours 

07:00 am – 22:00 pm during the months of March – October and 07:00 am – 18:00 pm during 
the month of November to February. 

 
Reason: To protect the appearance of the area, the designated AONB and to prevent light 
pollution to the dark skies and to preserve the character of the surrounding AONB.  This is 
also in line with the opening hours of the Northam Burrows Visitor Centre. 

 
7   The development hereby approved shall be carried out in  accordance with the approved Foul 

Water Drainage Strategy (Ref: 50235w0003b) received on the 12th November 2020.  
 

Reason: To ensure the development is served by satisfactorily arrangements for the disposal 
of foul water drainage and to manage the risk of flooding and pollution.  

 
8 The hard-surfaced disabled parking and turning area is to include a hydrocarbon barrier mat in 

accordance with drawing number REF: 50235-0021 REV D received on the 16th November 
2020. 

 
Reason: To protect the character and appearance of the sensitive landscape and to mitigate 
the impact on the SSSI.  

 
 
Plans Schedule 
 
Reference Received 

  

50235 – 0021 REV D 
1434 02 00 PL3  

16.11.2020 
09.09.2020 

     

1434 02 02 PL3  09.09.2020 
     

1434 02 04 PL3  09.09.2020 
   

1434 02 05 PL3  09.09.2020 
   

1434 02 06 PL1  09.09.2020 
   

KP20187-ELE-SE 1  17.09.2020 
   

50235-0050C  09.09.2020 
  

 
Informatives 
 
 
01. The applicant is advised that should storage, access or encroachment within the Northam 

Burrows SSSI be found to occur outside of the exclusion zone or footprint of the access road 
as a result of the proposals during or after the works, this will be considered an offence under 
Section 28 of the Wildlife and Countryside Act 1981 (as amended) whereby the applicant may 
be liable on summary conviction to a maximum fine of £20,000 or on conviction on indictment 
to an unlimited fine. 

 



  
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. 
 


