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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 
   

1/1149/1978 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 

PER 04.12.2020 

   

1/0791/2020/LA Cafe and toilet block with 
outdoor seating and 
associated pathways 

PER 04.12.2020 

     

1/0034/2020/DIS Discharge of Conditions 5 
and 6 of planning approval 
1/0790/2020/LA 
(Construction Management 
Plan, Roof Lights & Blinds) 

PER 09.02.2021 

   

1/0035/2020/DIS Discharge of Condition 4 of 
planning approval 
1/0791/2020/LA 
(Construction Management 
Plan) 

PER 08.02.2021 

   

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

CLOSED 19.10.2020 

 

 
 
 
 
 
 



Site Description & Proposal 

 
Site Description:  
 
The application site consists of an existing access road located within the Northam Burrows Country 
Park. 
 
The road runs north from the T- junction at the western end of Sandymere Road towards the Northam 
Burrows Visitors Centre and parking area around Sandymere Lake.   
 
The existing access road is predominantly asphalt concrete, with rough surfaced and sandy edges.  
To the west, is bare mud/sand of Sandymere Lake, with a small, vegetated area to the northern end.  
To the east, encompasses a strip of coastal grassland.  Currently, the lowest part of the road is 
inundated by tidal waters several times a year, effectively cutting off access to the Northam Burrows 
Visitors Centre.  
 
The site is located within the North Devon Area of Outstanding Natural Beauty (AONB) and within a 
Site of Special Scientific Interest (SSSI).  
 
Proposed Development: 
 
This application is seeking full planning permission to raise the level of the access road to Northam 
Burrows Visitors Centre, to prevent winter flooding.   This will enable year-round access to the 
Northam Burrows visitor centre, parking area and the new café and toilet block (granted planning 
permission on the 4th December 2020 (Ref: 1/0791/2020/LA).   
 
The proposed development includes reconstructing approximately 350 metres of the access road,  
to include raising the level of the road by 1.2 metres.  
 
The proposed methodology for the works includes, removing the grass and topsoil and timber 
sleepers from the edging, perforate existing road for drainage, place and compact engineered 
fill/subbase (stone) to raise levels and install and lay in-situ concrete system for parking handstand 
and embankment erosion control.  
 
The reconstructed access road will have a finish of tarmac, with sloping permeable grass-crete area, 
to the west (used as a parking area).  This will improve the surface water run-off and reduce the 
overall area of tarmac involved.  
 
 

Consultee representations: 

 
Northam Parish/Town Council:  
It was resolved to recommend that this application be approved subject to completion of the requests 
by Natural England. 
 
Natural England:  
We have provided advice here regarding the Northam Burrows Site of Special Scientific Interest 
(SSSI) and the England Coast Path (ECP) only. We note that you have received detailed comments 
from the North Devon AONB already and we have nothing further to add in terms of landscape. 
 
All public bodies have a SSSI duty under section 28G 1981 of the Wildlife and Countryside Act to 
‘take reasonable steps, consistent with the proper exercise of the authority’s functions, to further the 
conservation and enhancement of the flora, fauna or geological or physiographical features by reason 
of which the site is of special scientific interest’. This includes looking at opportunities to proactively 
make SSSIs ‘better’ and look at how the outcome of favourable condition can be progressed. 
 



Northam Burrows is highly dynamic and the agreed SMP policy for management of the pebble ridge is 
to actively allow it to roll back naturally through managed realignment and in doing so rollover the 
infrastructure behind it. This includes the section of road that links to the visitor centre. We understand 
that the applicant accepts that the visitor centre and the proposed access road will be affected by 
coastal changes predicted in the medium to long term.  
 
The project may alter the hydrodynamics and flood risk of the designated site. If the road is raised and 
resurfaced there will be an effect on how water drains into and out of this area. Flood water may sit on 
the site more easily for example, with the potential to alter the habitats. We are aware that the Council 
pumps water out from behind the ridge on an adhoc basis. 
 
Based on the information provided it is clearer how much grassland habitat will be lost and how it will 
be mitigated within the SSSI. We note the Grasscrete system for parking bays and bank 
reinforcement will be concrete and the reinforcing mesh will be steel, rather than plastic. The 
treatment of the verge (noted as grass seeding to landscape architect specification) will be by 
colonisation without the introduction of grass seed from external sources. 
 
On this basis Natural England has no objection subject to your authority securing the mitigation 
proposed in the planning documents via suitably worded conditions. 
 
The proposed raised roadway follows the existing hard surfaced track which is the route of the 
proposed England Coast Path (and current South West Coast Path). The works will only have a 
temporary impact on the route of the ECP/SWCP. However, during the works there should be 
adequate signage in the vicinity to ensure walkers can continue to walk around Northam Burrows. 
 
 
The Environment Agency:  
 The proposal would fall under classification as minor non-residential alterations in Flood Zone 1.  
Therefore, the Environment Agency provides no comments.  
 
AONB Team:  
In our opinion, the proposed track is unlikely to have a significant impact on the landscape of the 
AONB and by creating a more established track, it might even avoid additional damage/erosion to the 
surrounding land which is designated SSSI. This could also enhance the area from a landscape 
perspective. 
 
The proposed use of grasscrete on the embankments, seems to be a good solution, which would 
allow vegetation to re-colonise the sides of the new track, whilst preventing further erosion both from 
use and from the temporary lake at Sandymere. 
 
In our opinion, the area through which the proposed track runs, is already badly affected by vehicles 
and people use and we would agree that it is very unlikely that any special species are present or 
would become lost as a result of the construction of a new track. Although we have not seen the 
specifications for the proposed planting mixes, we are confident that this will be guided by the Ranger 
team on site, who have a good knowledge of the Burrows habitat and we therefore believe that the 
proposals allow for restoration of some habitat either side of the proposed track. 
 
A final point to make is that if the new track does not flood, this will mean that vehicles wishing to gain 
access to the Burrows Centre will no longer be required to cross the grassland elements of the 
adjacent habitat, which would have been to the detriment of the habitat. 
  
However, we recognise that the site is part of the designated SSSI and in that respect the views of 
Natural England have an important bearing on the final decision, especially with regard to the 
principle of importing building material from outside the SSSI. However, from an AONB perspective 
we raise no objection in respect of landscape and access issues but do defer to Natural England in 
respect of any detailed concerns in relation to ecological issues and how the development might 
impact on the nearby pebble ridge, which is an important geomorphological feature of the Burrows 
site. 



 
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team has no objections.  
 
 

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 representation 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);  
 
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. Visual Impact and Landscape Character 
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. 
 
The existing access road provides access to the Northam Burrow Visitors Centre, parking area and 
will provide access to the new café and toilet block (granted planning permission on the 4th 
December 2020, Ref: 1/0791/2020/LA).  Currently, the lowest parts of the road are inundated by tidal 
waters several times a year, effectively cutting off access to the visitors centre. 
 
The proposed reconstruction of the road, to include raising the level of the road, will prevent flooding 
and enable year-round access to the visitors centre and proposed café and toilet block.   
 
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 in Sustainable Development) in 
the NDTLP.   Taking the three overarching objectives, in turn, there would be social gains in the 
enabling all year access to the visitors centre and new café building, which will allow people to visit 
and enjoy these facilities, all year around.  The proposal would make an economic gain in the 
enabling this facility to open all year around, creating annual jobs and an all year, round income 
source for the Northern Burrow Country Park.  There would also be some environmental gains with 
the proposed works achieving habitat reinstatement and restoration with long term benefits from the 
reduction in foot traffic along the grass adjacent to the road, that currently occurs during periods of 
flooding.  
 
Paragraph 80 of the NPPF states that ‘planning policies and decisions should help create conditions 
in which businesses can invest, expand and adapt.  Significant weight should be placed on the need 
to support economic growth and productivity, taking into account both local business needs and wider 
opportunities for development’.  
 
Considering the above, the proposal for the improvements to the existing access road to enable year-
round access to the visitors centre and proposed café and toilet block would be acceptable, in 
principle, under these policies, if it complies with all other material planning considerations.  
 
2.  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 existing access road is bare ground, being tarmac/hardstanding and a fine sandy silt that is 
heavily trafficked during the summer months and regularly inundated with tidal water during the winter 
months.   The proposed works will create a more established road, which will see gains through the 
use of grass-crete on the embankments, which will allow vegetation to grow to the side of the road.  
This will allow more seasonal plants during the summer months along the edge, which in turn will 
screen/landscape the access road.  
 
Therefore, it is not considered these improvements to the access road would cause significant harm 
to the immediate and wider sensitive landscape.   
 
The AONB partnership have been consulted as part of this application and commented as follows: 
 
“In our opinion, the proposed track is unlikely to have a significant impact on the landscape of the 
AONB and by creating a more established track, it might even avoid additional damage/erosion to the 
surrounding land which is designated SSSI. This could also enhance the area from a landscape 
perspective. 
 
The proposed use of grasscrete on the embankments, seems to be a good solution, which would 
allow vegetation to re-colonise the sides of the new track, whilst preventing further erosion both from 
use and from the temporary lake at Sandymere. 
 
In our opinion, the area through which the proposed track runs, is already badly affected by vehicles 
and people use and we would agree that it is very unlikely that any special species are present or 
would become lost as a result of the construction of a new track. Although we have not seen the 
specifications for the proposed planting mixes, we are confident that this will be guided by the Ranger 
team on site, who have a good knowledge of the Burrows habitat and we therefore believe that the 
proposals allow for restoration of some habitat either side of the proposed track. 
 
A final point to make is that if the new track does not flood, this will mean that vehicles wishing to gain 
access to the Burrows Centre will no longer be required to cross the grassland elements of the 
adjacent habitat, which would have been to the detriment of the habitat”. 
 
Taking account of the above, it is considered that the proposed 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 Flood Risk Statement and Surface Water Drainage Strategy has been submitted in support of this 
application.  
 
Flood Risk Statement 
 
The Environment Agency (EA) online flood map for planning, shows the existing road is entirely 
located within Flood Zone 1, which describes areas less than 0.1% chance of fluvial (river) or tidal 
flooding in any given year.   
 
The nearest areas shown to be at elevated risk of fluvial or tidal flooding is Sandymere basin to the 
west and area around the existing access road to the south. The site is not shown to have flooded 
historically or to be at elevated risk from reservoir or surface water flooding. 
 
Despite this, parts of the existing road are known to be inundated by tidal waters on a relatively 
frequent basis, currently several times a year.  This is considered to be due to tidal waters being 
trapped behind the Pebble Ridge, forming the western site of the Sandymere basin.  
 
In order to reduce the frequency of this impounded water overtopping the access road, it is proposed 
to raise the reconstructed road above the 1 in 200-year plus climate change tidal level, to effectively 
put the road in Flood Zone 2 (between 0.5% and 0.1% chance of tidal flooding in any given year). 
 
The design level of the access road is based on the ‘upper end’ climate change allowance which will 
further reduce the effects of the road being affected by wave action during the design tidal flood and 
also mitigates the risk during more extreme events.  
 
The Flood Risk Statement concludes that the development is deemed appropriate in this location, 
mitigation measures are proposed to reduce the risk of flooding and its undertaking will not increase 
the risk of flooding to neighbouring areas. 
 
The Environment Agency have been formally consulted on this application and has no comments to 
make on this proposal. 
 
Surface Water Drainage Strategy 
 
The surface water drainage system for the access road will discharge at an unrestricted rate into the 
Sandymere basin, in accordance with National Sustainable Urban Drainage Standards (SuDS). 
 
The system will be designed to have enough storage capacity to prevent flooding of the road for all 
storm durations up to and including the 1 in 30-year return period event, plus a 20% increase in 
rainfall intensity as allowance for climate change MicroDrainage System 1 software.  This will be used 
to size the pipes and MicroDrainage Simulation and Source Control software will be used to model 
the integrated below ground drainage system. 
 
The drainage system will also be checked for the 1 in 100-year return period events plus 40% to 
ensure that the road is still passable during extreme events. In the event of drainage system failure or 
exceedance (beyond 1 in 100-year events), levels will be such that flows are directed off the access 
road. 
 
The surface water drainage system for the road will remain private and not be offered for adoption. 
 
The design of the private drainage will be developed in accordance with the requisite standards, 
including current Building Regulations, Approved Document Part H. 
 
The Council’s Environmental Protection Officer has been consulted and has no objections. 
 



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 works are internal within the site and aim to improve all year-round vehicular access to the 
visitors centre and site for the new café and toilet block.   
 
The road will remain private (i.e., not adopted by Devon County Council) however, the works will be 
carried out in accordance with the Specification for Highway Works.  
 
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. 
 
Natural England have not raised an objection to this proposal providing the mitigation measures 
proposed (i.e. the Grasscrete system for parking bays and bank reinforcement will be concrete and 
the reinforcing mesh will be steel, rather than plastic. The treatment of the verge should be by 
colonisation without the introduction of grass seed from external sources).  The Construction Ecology 
Management Plan (CEMP) submitted in support of this application, has been updated to reflect these 
mitigation measures.   
  
The application is accompanied by a Preliminary Ecological Appraisal, dated 8th December 2020. 
 
The report confirms that a date search was carried out for record of protected and notable species 
and habitats within 1km of the site (being the existing road).  
 
The report concludes that a large proportion of the area within the site boundary is bare ground, in 
this instance tarmac/hardstanding and a fine sandy silt that is heavily trafficked during the summer 
months and regularly inundated during the winter.  The land to the east of the track is closely grazed 
coastal grassland affected by a high levels of foot traffic due to the availability of carparking, dog bins 
etc. 
 
There were no habitats recorded on site with potential to support any protected species. 
 



The proposed works will lead to the temporary disturbance and reinstatement of approximately 
2450m2 of grass land, with the loss of 275m2 offset by the creation and restoration of an additional 
885m2. Further habitat for seasonal plants during the summer months will be created along the edge 
of the new embankment through the use of a grasscrete system.  
 
The extent of the impact is not considered significant in the context of the wider SSSI area due to the 
limited scale of the proposals and because the areas surrounding the site affected are already 
degraded by high levels of vehicle and foot traffic.   
 
In summary, there are no significant ecological impacts predicted as a result of the proposed works.  
Gains will be achieved through a combination of habitat reinstatement, restoration, and creation, with 
the long-term benefits accruing from the reduction in foot traffic along the grass adjacent to the road 
that currently occurs during periods of flooding.  
 
Subject to these enhancements and no significant ecological impacts, the proposed development is 
considered to be in keeping with the provisions of Policy DM08.  Conditions have been included as 
part of any permission to ensure that the development is undertaken in accordance with the 
recommendations and mitigation measures in the submitted Preliminary Ecological Appraisal and 
Construction Ecology Management Plan (CEMP). 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 
 

Recommendation 

 
 
 
 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 requirements 

contained within the Construction Ecology Management Plan (CEMP) Rev A, dated November 
2020. 

 
 Reason: To maintain the ecological site interest and to take account of construction impacts 

within/affecting the SSSI.   
 
 4     The development hereby approved shall be carried out in accordance with the 

recommendations and ecological enhancements outlined in the Preliminary Ecological Impact 
Appraisal prepared by Orbis Ecology by dated the 8th December 2020. 

 
 Reason: In order to provide a net gain in biodiversity in actional with Polices ST14 and DM08 

of the North Devon and Torridge Local Plan 2011-2031.  
            
 

Plans Schedule 



 
Reference Received 

  

50254-0045 A  19.01.2021 
   

50254-0046 A  19.01.2021 
   

50254-0047 A  19.01.2021 
   

50254-0010 A  19.01.2021 
   

50254-0011 A  19.01.2021 
   

50254-0030 B  19.01.2021 
   

50254-0035 A  19.01.2021 
   

50254-0036 A  19.01.2021 
   

50254-0040 A  19.01.2021 
   

1443.00.P3  09.12.2020 
     

1443.02.P3  09.12.2020 
      

 
 
 

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.  


