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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 

     

 

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 within a Site of Special Scientific Interest (SSSI) and within the North Devon Area of 
Outstanding Natural Beauty (AONB)  
 
The submitted information states that the centre is open to the public from late May to early 
September, but is manned year round by a park ranger and assistant ranger.  
 
Inside the building is an open plan area comprising exhibition space, shop and interpretation space. 
There is then a section containing office space, storage and staff toilets/kitchenette. The final section 
of the building houses public toilets. Externally, there is an enclosed storage yard which can house 
vehicles and materials. The building is of timber clad finish on a single block construction and has not 
undergone any major refurbishment since its construction in 1985.  
 
PROPOSAL 
 
The proposal is for the demolition of the existing Burrows Centre and replacement with a new, 2 
storey building. The new building will provide: 
 

- Increased visitor space and enhanced exhibition area 
- Enhanced education space and multi-use room 
- Lettable café space will help to secure financial sustainability 
- Office space - for the existing on-site rangers, but also for other agencies (i.e lettable office 

space) 
- Externally, provision of canopies to provide shelter adjacent to the building.  
- Retention and refurbishment of the existing toilets.   

 
The proposed access would be off an existing access which runs through the Northern Burrows 
Country Park, off the end of Sandymere Road, to the south of the application site. 
 

Consultee representations: 

 
Northam Parish/Town Council:  



 
No comments received. 
 
Devon County Council (Highways):  
 
No objection to the proposed development.  
 
The Environment Agency:  
 
We have no objections to the proposal as submitted.  However, we recommend that you do not 
determine the application until: 
 

- You have consulted with your Emergency Planners for advice in respect of the access/egress 
to the proposed building; and  

- You are satisfied that the proposed foul drainage system will be acceptable.   
 
If your Authority is satisfied in respect of the above you may consider it appropriate to include 
conditions relating to a flood warning and evacuation procedure and maintenance of the cesspool.   
 
Further advice on flood risk, access/egress and foul drainage is provided below.   
 
Advice – Flood Risk 
Part of the development site is located within Flood Zone 3 defined as having a high probability of 
flooding.  However, the submitted FRA has demonstrated that the building itself will be located within 
Flood Zone 1 defined as having a low probability of flooding.  A sequential approach has therefore 
been taken to the layout of the development.  We also welcome the two-storey design, which will 
increase the resilience of the building.   
However, we need to advise you that whilst the building itself is located within flood zone 1, access to 
the building will be cut off during a flood event.  We recommend that you consult with your Emergency 
Planners for advice on this before determining the application (see further guidance below).   
In view of the potential flood risks in this locality, we would also recommend that flood resilient 
construction practices and materials are incorporated in the design and build phase.  Choice of 
materials and simple design modifications can make the development more resistant to flooding in the 
first place, or limit the damage and reduce rehabilitation time in the event of future inundation.  
Detailed information on flood proofing and mitigation can be found by referring to the CLG free 
publication 'Improving the Flood Performance of New Buildings'. Please see the link below: 
https://www.gov.uk/government/publications/flood-resilient-construction-of-new-buildings 
 
The applicant should also prepare a flood plan which outlines how they will respond to a flood.  
Further advice on this can be found in the following links: 
https://www.gov.uk/prepare-for-a-flood 
 
Advice to LPA – Access / egress 
The Environment Agency does not normally comment on or approve the adequacy of flood 
emergency response procedures accompanying development proposals, as we do not carry out these 
roles during a flood. Our involvement with this development during an emergency will be limited to 
delivering flood warnings to occupants/users covered by our flood warning network.  
The Planning Practice Guidance to the National Planning Policy Framework states that those 
proposing developments should take advice from the emergency services when producing an 
evacuation plan for the development as part of the flood risk assessment.  
In all circumstances where warning and emergency response is fundamental to managing flood risk, 
we advise local planning authorities to formally consider the emergency planning and rescue 
implications of new development in making their decisions. As such, we recommend you consult with 
your Emergency Planners and the Emergency Services to determine whether the proposals are safe 
in accordance with the guiding principles of the Planning Practice Guidance (PPG). 
It is not clear from the FRA what the flood hazard rating of this development is. Your emergency 
planners may need to request further information in order to approve the design.  



This does not mean we consider that the access is safe, or the proposals acceptable in this regard. 
We remind you to consult with your Emergency Planners and the Emergency Services to confirm the 
adequacy of the evacuation proposals. 
 
Advice – Cesspools  
The applicant proposes the use of a cesspool for the disposal of foul sewage.  The National Planning 
Practice Guidance (NPPG) does not refer explicitly to cesspools however in paragraph 020 
(Reference ID: 34-020-20140306) it states that ‘applications for developments relying on anything 
other than connection to a public sewage treatment plant should be supported by sufficient 
information to understand the potential implications for the water environment’. 
 
It is known that there can be implications for the environment from the use of cesspools.  Whilst in 
principle a properly constructed and maintained cesspool (being essentially a holding tank with no 
discharges) should not lead to environmental problems, in practice it is known that as a result of 
frequent overflows cesspools can be detrimental to the environment.  This can be as a result of poor 
maintenance, irregular emptying, lack of suitable vehicular access for emptying or inadequate 
capacity.  Inappropriate location of these facilities can further exacerbate these problems.   
 
In line with the foul drainage hierarchy set out in paragraph 020 of the NPPG the first preference 
should be that foul drainage connections should be made to the public sewer, then to a package 
sewage treatment plant and then to a septic tank.  We consider that a connection to a cesspool is the 
least sustainable option available.  Therefore, in view of the above, if your authority deems that in this 
circumstance a cesspool is the only option we would recommend the inclusion of the above planning 
condition on any permission granted. 
 
In respect of the above condition, we would strongly recommend that due to the risks associated with 
poor maintenance it may be considered appropriate to deal with the issue of future maintenance via a 
Section 106 Agreement. 
 
Tree & Landscape Officer:  
 
With regard this application my comments remain the same as for my pre-application response, this is 
shown below: 
 
'As acknowledged by the AONB partnership and the provided David Wilson LVIA the replacement of 
the current single storey visitor centre with a two storey building will have a greater impact on the 
protected landscape of the Northam Burrows and the wider AONB and CPA. 
 
The current proposals with a curved roof design is meant to stand out and be a more iconic and 
recognisable structure within this open coastal landscape. The LVIA concludes that the addition of the 
second storey will not result in a significant increase in impacts on the visual and landscape character 
of the Burrows area. The LVIA concludes the effect on the landscape resource would be slight to 
moderate adverse, whilst effects on users of the beach predicted to be moderate adverse and 
minimal adverse when viewed form other locations. 
 
In general I would agree with these findings, from more distance views such as the tip road onto the 
Burrows and the Look Out footpath from Staddon Road in Appledore, the two story building will be 
seen breaking the skyline above the sand dunes. The increased use of glass will help break up the 
solid form of the building, but may result in increased glare from reflection of the sun. 
 
One thing that does stand out is the use of the existing toilet block to the side of the new building. By 
not tying in the curved roof design with this separate building the toilet block stands out, and does 
nothing to improve the look of the centre. 
 
Although there is not a lot of scope to landscape the area, the feasibility to increase the height of the 
'dunes' between the centre and the golf course should be explored. A minimal increase in height and 
form could help tie the building into the landscape whilst lessening the impact of the associated 
infrastructure like the accessibility parking spaces, turning area and indeed the toilet block. 



 
The installation of the café may increase the amount of vehicles using this end of the Burrows, 
however during the summer period this area is regularly full with parked vehicles so there will be little 
change in vehicle impact during the busy summer period.' 
 
I therefore have no objections to this proposal, although I do feel better integration of the existing toilet 
block would improve the design and lessen the overall impact of the proposal on this important 
landscape. 
 
Designing Out Crime Officer - DC&D Police:  
 
The police have no objection in principle, my advice and recommendations from a designing out 
crime, fear of crime, antisocial behaviour (ASB) and conflict perspective is detailed below. I note the 
inclusion of a brief Crime & Disorder Statement within the Design And Access Statement (DAS). 
Whilst the Visitor Centre 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 centre, 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; 
 
Visitor Centre 
It is assumed that the visitor centre will be open to the public during park opening hours, currently 
listed as 7.a.m to 10.p.m March -October and 7.a.m to 6.p.m November-March, but it is not clear if it 
is the intention for the new centre/cafe to become a licenced venue, either immediately or perhaps in 
the future. This will require clarification and further consultation. There should be one main public 
entrance into the visitor centre, backed up with appropriate signage guiding visitors to their desired 
location within the building. 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 PAS24:2012 / 2016 or similar. All ground floor and easily accessible glazing must 
incorporate glass successfully tested to BS EN 356:2000Glass in building. Security glazing–
resistance to manual attack to category P1A. Roof lights should also be independently security tested 
to an appropriate standard such as LPS 1175 or STS 202. 
 
Given the remote location of the centre, consideration should be given to the installation of grilles and 
shutters, certified to at least LPS1175 or STS202 to provide additional protection to doors and 
windows. Places that the public have access to which are isolated and lack natural surveillance can 
create vulnerable locations for criminal activity or attract the antisocial to gather. As a deterrent and 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, such as the covered standing area, over 
windows and doors and the rear service yard. The provision and use of CCTV fits well within the 
overall framework of a security management plan but it should not be relied upon as a panacea to all 
criminal and antisocial behaviour. It should be remembered, even the best CCTV and lighting can 
easily be undermined by a motivated offender concealing their identity by wearing a hoody, hat, 
mask etc. 
 
Any proposed lighting scheme should be co-ordinated with any CCTV installation. It is my 
understanding that the current intruder alarm system is to be retained / upgraded. I note the intention 
to used pressure impregnated timber cladding to reduce combustibility. Consideration should also be 
given to the shell of the building being treated with an anti-graffiti finish. External pillars and rainwater 
pipes must be designed in such a way as to not aid climbing, thus providing access to the first floor 
deck and potentially the roof itself or over into the secure rear yard. 
 



It is noted that the bin store is located within the rear compound which is also a good design feature. 
However wheelie bins must be secured within this store as they could be moved and used as climbing 
aids or the contents used to start fires. Secure storage containers for tools and equipment, including 
fuel, should, be provided within the rear yard. 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 – Refurbishment 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 prevent the broken windows theory 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. 
 
Environmental Protection:  
 
In relation to the above application, the Environmental Protection Team has no objections.  
 
AONB Team:  
 
As you are aware, we have previously given advice to the applicant during pre-application stages 
(appended to this response for your information). Rather than repeating content, please refer to this 
for identification of the AONB Management Plan policies that are relevant to consideration of the 
proposals. Our response dated 25 January 2018 also provided our detailed review of the proposals 
that were on the table at that time and the extent to which they complied with AONB policies. We 
stated what aspects of the scheme were welcome but also highlighted many key concerns and 
opportunities for improvement related to the Landscape and Visual Assessment and the design 
proposals. We recommended the applicant address these prior to submitting a planning application. 
Clearly, the landscape and visual context is highly sensitivity to change, given that its location in a 
nationally valued and protected AONB, and an open undeveloped landscape of dunes within the Taw 
and Torridge Estuary. The landscape context has distinctive characteristics and special qualities that 
would be vulnerable to change arising from the proposals as highlighted in the LVA, including, the 
strong sense of wildness and remoteness from modern development and the outstanding high quality 
of coastal views. There is no doubt that the visual influence of the proposed larger and higher two 



storey building would affect the undeveloped character of parts of the dunes and beach currently 
unaffected by the existing building, although the visual influences of built elements in the backdrop to 
some views counters this. 
 
Having reviewed the submitted information, we are pleased that the proposals and accompanying 
Landscape and Visual Assessment have taken on board many of our suggestions for improved 
design and communication of likely visual change, to satisfy Management Plan Policies A1, A2 and 
B1. 
 
We welcome the submission of a Landscape and Visual Assessment (LVA). This has been carried 
out to a good standard by a suitably qualified landscape professional, broadly following best practice 
guidelines. We were involved in selection of viewpoints and encouraged the use of photomontages to 
convey the predicted effects of the building in views within the AONB in terms of scale, massing, form 
and architectural detail. We find the use wireframe images overlain on the existing viewpoint 
photograph, helpful to demonstrate the visual impact of the proposals in longer views, but find that 
such a technique is much less helpful when considering effects on the character and quality of the 
AONB in closer views. 
 
We are particularly disappointed with the wireframe overlay to predict the visual impacts of the 
proposed building together with the retained toilet block on Viewpoint 13. 
 
We also welcome the applicant¡¦s response in the Design and Access Statement to our suggestions 
for improvement, and appreciate the explanations given for the cafe being on the first floor and the 
reasons for not removing the unsightly telegraph pole. 
 
In terms of the proposals, we welcome and support the following aspects: 

- The all year round use of the building as a cafe with accessible toilets. 
- The use of a distinctive curved roof profile and softening of the building¡¦s blocky rectangular 

profile and edges. Making the building appear as a distinctive landmark of good design quality 
that would mitigate the increased visual impact of a two-storey building in such an exposed 
open coastal landscape which respects the distinctive 

- natural forms of the dune landscape, and avoiding a boxy rectangular building profile in views, 
particularly when appearing in a skyline position; 

- The choice of natural timber cladding- subject to this being sufficiently durable and robust in 
such an exposed location; 

- The outline proposals to enhance the building¡¦s landscape setting in a sensitive way are also 
welcome, including the proposed outdoor amphitheatre re-sculpted from the grassed dune to 
the south of the building. However, insufficient detail of the hard and soft landscape proposals 
has been submitted. Should permission be granted, we would expect details to be submitted 
and approved as a condition of the development. 
 

However, on one key aspect we remain firm. In our opinion the proposed retention of a separate toilet 
block next to the new visitor centre would not constitute good design nor be commensurate in quality 
with its location in a nationally and internationally valued landscape. We do not consider that the latest 
proposal to link the two buildings with a fence and gate would resolve the issue, and indeed it may 
add to the visual confusion. However, there is some uncertainty over the likely appearance of the two 
buildings together due to the use of a wireframe image rather than a fully rendered photomontage for 
Viewpoint 13 (a close view of both buildings). 
 
Given our strong design reservations about this expressed during pre-application discussions, we feel 
that a photomontage would demonstrate that the retention of the toilet block would look odd and 
detract from the high architectural quality of the proposed building. We therefore recommend that 
such a photomontage is requested prior to determination, to ensure informed decisions are made 
over this issue. 
 
Our recommendation is therefore as follows: 
Prior to determination, and to allow informed judgements to be made regarding the quality of the 
proposed design and whether the proposals comply with Torridge Local Plan Policy: 



a) To require the applicant to submit a fully rendered photomontage based on and developed from the 
wireframe image for Viewpoint 13, showing architectural details and materials to demonstrate the 
likely appearance of the toilet block together with the proposed visitor centre; and then 
b) For Torridge District Council to seek design advice from the South West Design Review Panel over 
this proposal; and 
c) Subject to further design advice received, to allow time and resources for the design to evolve 
further in order to resolve design issues and achieve an integrated design that is of an exceptional 
high quality commensurate with the national and international status of the landscape setting. 
Should the proposals be approved without these further steps having been taken, we trust that our 
concerns will be brought to the attention of decision-makers, allowing such harm to be weighed 
against the benefits of the scheme in the planning balance. Should consent be granted, we would 
also expect the imposition of a condition requiring a detailed hard and soft landscape scheme to be 
submitted for approval and implemented to the satisfaction of the AONB Unit as well as Natural 
England. 
 
In conclusion therefore, in overall terms, we consider that the proposals are consistent with the 
policies of the AONB Management Plan that we highlighted in our pre-application response. We 
consider that, on balance, the slight to moderate adverse effects that the proposed two storey building 
would have on the undeveloped character and strong sense of wildness of the AONB¡¦s dune and 
beach landscapes, would be countered by the proposed sensitive design of the visitor centre, which 
would respond better to the landscape setting and the needs of people than the existing visitor centre. 
We therefore have no objection on AONB grounds. 
 
However, we still firmly believe that the proposal to retain the existing toilets as a separate block 
constitutes poor design that would detract from the high quality of the visitor centre architecture when 
seen together (e.g. Viewpoint 13) and that fails to take the opportunity to integrate the two together as 
a harmonious whole. Therefore, we consider the proposals in this respect contrary to NPPF 
Paragraph 64 and Policy DM04 (Design Principles) of the North Devon and Torridge Local Plan 2011-
2031. 
 
Whilst not likely to affect wider views enjoyed within the AONB, some weight should be given to the 
fact that the proposals is being located in a highly sensitive and nationally valued AONB landscape. 
Should decision-makers be in any doubt about the likely appearance of these two buildings together, 
we would strongly advice that the applicant is required to submit a photomontage based on Viewpoint 
13. 
 
We trust you will make note of our comments when considering this planning application. 
 
Natural England:  
  
Further information is required to understand and mitigate impacts on Designated Sites 
Further consideration of the foul drainage, access road and construction is required in order to 
understand the impacts on Northam Burrows Site of Special Scientific Interest (SSSI) and the scope 
for mitigation. 
 
Without this information, Natural England may need to object to the proposal. Further detail is 
provided below. Please re-consult Natural England once this information has been obtained. 
Natural England’s advice on other natural environment issues is set out below and in Annex A. 
 
Designated sites 
Northam Burrows Site of Special Scientific Interest (SSSI) 
The development site is within the Northam Burrows SSSI but in an excluded area. The SSSI 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 
Given the location of the development in relation to the SSSI, Natural England’s advice is that without 
further consideration or appropriate mitigation the application could affect the interest features of the 
SSSI. 
 



Surface water – recommend S106 agreement 
Based on the information provided (design and access statement; flood risk assessment) we accept 
that the permeable surfacing will reduce the volume of surface water runoff and flow and reduce the 
pollutant loading in the surface water. We understand the parking areas will be underlain by a 
hydrocarbon capturing membrane such as Permafilter which should prevent pollution of the 
groundwater feed to the SSSI under normal circumstance, providing it is maintained appropriately. 
Therefore arrangements for the long term operation and maintenance of SuDS should be secured via 
a S106 agreement to ensure the system performs as expected over the lifetime of the development. 
 
Foul drainage – further consideration/information advised 
The design and access statement at point 77 states that ‘the disposal of foul water from the site is 
constrained by the lack of nearby public sewer and unfavourable ground conditions. The ground 
investigation report identifies the potential for high groundwater levels and infiltration rates that will not 
allow an appropriate level of treatment before effluent comes into contact with ground water. 
Therefore, it is proposed to store waste water in a cesspit which will be emptied by tanker and taken 
to an appropriate facility for treatment’. 
 
The proposed location for the 46000 litre capacity cesspool is shown within the FRA and appears to 
be within the excluded area of the SSSI. 
 
However, the scale and location of the cesspit present a significant risk of pollution to the surrounding 
SSSI if not maintained effectively. Given the sensitivity of the SSSI habitats to any increase in nutrient 
inputs, as would result from any overflow or leak from the cess pit, we suggest that further 
consideration is given to alternative waste water treatment options. If no suitable alternative is 
possible the management and maintenance of the cess pit should be secured through a S106 
agreement. 
 
The Environment Agency’s advice also highlights the implications for the natural environment from the 
use of cesspools and that connection to a cess pool is the ‘least sustainable option’. 
The visitor centre is currently served by an existing septic tank and drainage field, the approximate 
location of which is shown in Figure 3 of the FRA and which also appears to be within the excluded 
area of the SSSI. The option of whether this could be upgraded does not appear to have been 
considered. 
 
Access road – further information advised 
The access road runs through the SSSI itself. Environment Agency flood maps indicate that the area 
around Sandymere is prone to flooding and the development is proposing to upgrade and raise the 
road at this point. 
 
The Design and access statement states at paragraph 59 that ‘The access road and service yard are 
to be compacted stone surface as existing. Exact material specification will need to be agreed in 
consultation with Natural England’. 
 
Paragraph 61 states ‘All landscape and construction works will be carried out in the area excluded 
from SSSI designation. Turf reinstatement will be to fine leaved grasses as existing. Exact 
specifications to be prepared in consultation with Natural England’. 
 
Natural England’s advice is these aspects should not be left to conditions and we would prefer to 
agree the materials and scope of works prior to permission being granted to ensure that what is 
proposed is appropriate and deliverable and avoids any adverse impacts on the SSSI. No detail about 
how the works will be carried out has been provided. 
 
Habitats and Biodiversity Net Gain – further consideration advised 
Development provides opportunities to secure a net gain for nature and local communities, as 
outlined in paragraphs 9, 109 and 152 of the NPPF and within the Defra 25 year Environment Plan. 
We advise you to follow the mitigation hierarchy as set out in paragraph 118 of the NPPF and firstly 
consider what existing environmental features on and around the site can be retained or enhanced or 
what new features could be incorporated into the development proposal. 



Torridge Local Plan also expects all development to provide a net gain in biodiversity (note 6.4 of 
Policy ST14). Policy ST14 Enhancing Environmental Assets aims to protect and enhance northern 
Devon’s natural environment by ensuring development contributes to (relevant bullet points selected): 
a) providing a net gain in northern Devon’s biodiversity, through positive management of an enhanced 
network of designated sites and green infrastructure; 
(h) conserving and enhancing the robustness of northern Devon’s ecosystems and the range of 
ecosystem services they provide. 
There do not appear to be any recommendations for enhancements/net gain in the submitted 
documents. Enhancement opportunities could be provided through the following: 
 

- Where sustainable drainage systems are proposed their amenity and wildlife value can be 
increased with careful design https://www.rspb.org.uk/Images/SuDS_report_final_tcm9-
338064.pdf 

- Designing lighting to avoid disturbing wildlife. 
- A sedum/green roof could help to further mitigate landscape and visual impacts and secure 

biodiversity net gain. A good example of a green roof mitigating landscape and visual impacts 
in the area is Appledore shipyard/Babcock green roof. Plants appropriate to the SSSI should 
be used e.g. camomile is present in the dune turf, and be of native and local provenance to 
avoid the spread of non-native invasive species on site and provide better nectar and seed 
sources for bees and birds.. 

 
The sculpting of dunes for landscape mitigation appears to be within the excluded area. The design 
and access statement suggests turf reinstatement will be to fine leaved grasses as existing. We are 
satisfied if the existing turf is to be reused otherwise our advice is that the dunes should be left to 
seed naturally avoiding seeding with any seed/plant material from off site because of the proximity to 
the SSSI and the potential for it not to be genetically appropriate to the site/the wrong species/sub-
species/genotype. 

 
Construction – further consideration/information advised 
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. A variety 
of mitigation measures ranging from timing of works (e.g.) avoiding the winter months September to 
March inclusive) to acoustic screening/sound attenuation (e.g. http://www.soundexsolutions.com/) can 
be used to mitigate noise. Acoustic screening would help to mitigate construction noise as well as 
visual disturbance. There should be no light spill onto areas of the Burrows currently unlit to allow the 
SSSI birds to continue to roost/feed free from illumination. 
 
Best Practice Measures during construction for pollution prevention and control in terms of surface 
water drainage, waste management and pollution control. This is to ensure there is no risk of 
contamination or increase in nutrient or sediment load of the surface water runoff into the adjacent 
SSSI. 
 
Given the location of the development in relation to the SSSI, should the Council be minded to grant 
permission for this application we recommend that a condition to secure the following is appended to 
any consent: 
 

- Unless previously agreed for specific areas, no materials, machinery or plant shall be stored or 
disposed of within the boundary of the Northam Burrows Site of Special Scientific Interest 
(SSSI) and no machinery or plant shall be driven or operated within the boundary of the SSSI. 
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 SSSI in relation to the 
development site. 
 

Registered Common Land 



The proposal is sited on an area of land that is registered common land. This is covered by the 
Commons Act 2006 and will have rights of access by the public. If planning permission is granted,the 
applicant will be required to apply to the Secretary of State for consent under section 16 or section 38 
of the Commons Act 2006. Guidance on common land is available at 
https://www.gov.uk/guidance/carrying-out-works-on-common-land. Natural England is a specified 
consultee under the Commons Act 2006 and will respond to any consultations in line with the above 
guidance. 
 
Bideford to Foreland Point Marine Conservation Zone (MCZ) 
The development site is in close proximity to the Bideford to Foreland Point Marine Conservation 
Zone (MCZ). All public authorities have a legal duty to further the conservation objectives for MCZs as 
far as is consistent with the proper exercise of their functions. MCZs are a material consideration in 
the determination of planning applications. 
 
We therefore recommend that the council ensures it has sufficient information to fully understand the 
impact of the proposal on the MCZ before it determines the application and ensures that the proposal 
accords with the relevant policies in the Local Plan. 
 
Subject to ensuring that hard surface will be underlain by a hydrocarbon capturing membrane to 
prevent pollution of the groundwater feed; securing arrangements for the long term operation and 
maintenance of the SuDS over the lifetime of the development and securing best practice 
construction measures as outlined for the Northam Burrows SSSI above, our advice is that there are 
unlikely to be any significant impacts on the MCZ. 
 
Protected Landscapes 
North Devon Area of Outstanding Natural Beauty (AONB) 
The proposed development is for a site within a nationally designated landscape namely the North 
Devon AONB. The proposal is for a much larger building which will be more visible in the landscape 
and have a greater impact. 
 
Care needs to be taken to ensure that any development does not itself detract from the quality and 
character of its landscape and conflict with the statutory purpose of the AONB. 
 
We are aware that the AONB partnership has been closely involved with the design of the 
development and we have seen the advice they have provided to your Authority. You should give this 
advice careful consideration alongside national and local policies to determine the proposal. 
 
We note that there are outstanding concerns regarding the retained toilet block which may detract 
from the new building. We would support the AONB’s advice that further information is required to 
enable your LPA to make a fully informed decision. 
 
The policy and statutory framework to guide your decision and the role of local advice are explained 
at Annex A of this letter. 
 
Further general advice on consideration of protected species and other natural environment issues is 
provided at Annex A. 
 

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 have been received from other third parties. 
 

Policy Context: 

 



Torridge District Local Plan:  
 
ENV6 (Designated Landscape Areas); DVT2C (Development In The Open Countryside); DVT24 
(Sewerage and Drainage); DVT6 (Local Distinctiveness); DVT7 (Building Design); DVT19 (Access 
and Parking); DVT18 (Impact of Development on Traffic); ENV1 (Conservation Interest); ENV10 
(Mitigation and Enhancement);  
 
Draft North Devon and Torridge Local Plan:  
 
ST14 (Enhancing Environmental Assets); ST01 (Principles of Sustainable Development); ST03 
(Adapting to Climate Change and Strengthening Resilience); ST04 (Improving the Quality of 
Development); ST01 (Principles of Sustainable Development); DM04 (Design Principles); DM05 
(Highways); DM02 (Environmental Protection);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); WACA 
(Wildlife & Countryside Act 1981); NERC (Natural Environment & Rural Communities);  
 
Draft North Devon and Torridge Local Plan Status: 
 
The North Devon and Torridge Local Plan Development Plan Document (DPD) ‘the Plan’ was formally 
submitted, in accordance with Part 20(3) of the Planning and Compulsory Purchase Act 2004, to the 
Secretary of State on the 10th June 2016 for independent examination. This followed formal 
‘publication’, in accordance with regulation 19 of The Town and Country Planning (Local Planning) 
(England) Regulations 2012 (as amended) that was achieved on the 26th June 2014. Under the 
provisions of paragraph 216 of the National Planning Policy Framework (NPPF), decision-takers may 
give weight to relevant policies in an emerging plan once formal ‘publication’ has occurred (from the 
day of publication). The NPPF goes on to note in paragraph 216 that the weight that may be afforded 
to such relevant policies is however dependent upon: the stage of preparation of the emerging plan; 
the extent of unresolved objections to the relevant policies; and the degree of consistency of the 
relevant policies in the emerging plan to the NPPF. 
 
The Plan is in the advanced stages of formal preparation, with hearing sessions taking place in 
November/ December 2016 and January 2018. Consultation concluded on further proposed Main 
Modifications in April 2018 and the Council now awaiting receipt of the Inspector’s Report on the 
Examination of the Plan. It is therefore considered appropriate, in accordance with paragraph 216 of 
the NPPF, to apply weight to the policies of emerging Plan, with limited, moderated or significant 
weight applied to individual policies of the emerging Plan; based on the extent to which they have 
been subject to change as part of the examination process and taking account of the proposed main 
modifications the Local Plan (Examination documents: SUB8 – Main Modifications (May 2016) and 
MMD01 – Further Main Modifications (July 2017)).  
 
In line with Paragraph 215 of the NPPF the Saved Policies of the Torridge District Local Plan 1997 – 
2011, will continue to form part of the Development Plan for Torridge until formally replaced by the 
North Devon and Torridge Joint Local Plan on its adoption, with the weight to be afforded to the 
individual Saved Policies dependent upon their consistency with the NPPF.  
 

Planning Considerations 

 
CONSIDERATIONS 
 
The main issues for consideration are: 
 

- Principle of the development; 
- Environmental Impact Assessment (EIA); 
- Flood risk and drainage; 



- Design; 
- Highway safety; and 
- Ecology;  

 
PRINCIPLE OF DEVELOPMENT 
 
Torridge is now giving material weight to the policies of the emerging North Devon and Torridge Local 
Plan 2011-2031 (the emerging Plan) in decision making. 
 
In considering applications for development, the starting point, in accordance with section 38(6) of the 
Planning and Compulsory Purchase Act 2004, remains the development plan and principally the 
Saved Polices of the adopted Torridge District Local Plan 1997-2011(where those policies are 
compliant with the National Planning Policy Framework). The Saved Policies will be fully set aside in 
respect of decision making only when the North Devon and Torridge Local Plan is adopted. 
 
The National Planning Policy Framework (Framework) at paragraph 216 provides that weight that can 
be given by decision takers to relevant policies in emerging local plans according to the following 
qualifications: 
 

- the stage of preparation of the emerging plan, the more advanced the preparation, the greater 
the weight that may be given; 

- the extent to which there are unresolved objections to relevant policies; the less significant the 
unresolved objections, the greater weight that can be given; and 

- the degree of consistency of the relevant policies in the emerging plan to the policies in the 
Framework; the closer the policies in the emerging plan, to the policies in the Framework, the 
greater the weight that may be given. 

 
Consultation on further proposed Main Modifications has concluded following a second round of 
Examination hearing sessions, from which the Council expects the examination stage to conclude and 
the Inspector to draft her Report on the emerging Plan. Given the advancement of the emerging Plan 
towards adoption it is considered appropriate, in accordance with paragraph 216 of the Framework to 
afford weight to the policies of the emerging Plan. Variable weight is to be applied on the basis of the 
extent to which the policy has been subject to change as a result of the examination process. The 
weight to be applied to the policies of the emerging Plan is on following basis: 
 

- Limited weight is given to policies which are proposed to be deleted (Further Proposed Main 
Modifications July 2017) from the emerging Plan. 

- Moderate weight is applied to policies from the Submission Local Plan (June 2016) that have 
been introduced or substantially adjusted through the examination process, as set out as track 
changes in Examination Document MMD02. Moderate weight is afforded to these policies, on 
the basis that they remain subject to the consideration of the Local Plan Inspector and may 
therefore be subject to further change: 

- Significant weight is afforded to all other policies of the emerging Plan that have either not 
been subject to a Main Modification (as referenced above) or have been subject to a slight 
amendment unrelated to a matter of soundness. 

 
In both existing local plan the application site is located within North Devon Area of Outstanding 
Natural Beauty (AONB), Northam Burrows Site of Special Scientific Interest (SSSI), Coastal 
Projection Area (CPA) and open Countryside.   
 
Policy ENV6 of the Local Plan states that development that would affect an AONB will be permitted 
only where: 
 

a) it will not harm the landscape and scenic beauty of the designated area; or 
 

b) in the case of major development, there is a proven national public interest at stake and no 
alternative site outside the AONB is available. 

 



Policy ENV6 also states that within the CPA as defined on the Proposals Map, development will be 
permitted only where there is a particular and proven need for that development to be located within 
the CPA, including where it supports public access and enjoyment of the coast, and where the need 
outweighs any harm to the unspoilt nature of the area. 
 
Policy DVT2C states that subject to not detracting from the character and appearance of the area the 
following types of development will be allowed: 
 

a) the conversion of a previously used building or a redundant agricultural building for 
employment reuse; 

 
b) agricultural, countryside recreational, and /or identified types of tourist development and /or 

other development that is related to appropriate farm diversification; 
 

c) the alteration, improvement, redevelopment and /or minor extension of a building for purposes 
directly related to its established use; 

 
d) the provision of small scale rural business developments and other local services and /or 

utilities for which there is a proven need. 
 
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) and as two separate Heritage 
Coasts covering northern Devon and Lundy Island. 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). The distinctive environment and cultural heritage of the coastal zone, 
including seascapes, will be protected and enhanced (emerging plan policies ST14: Enhancing 
Environmental Assets and ST15: Conserving Heritage Assets). 
 
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. Ancient woodland and ancient trees are important environmental assets. 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 ST14 of the emerging local plan states that the quality of northern Devon's natural environment 
will be protected and enhanced by ensuring that development contributes to: 
 

a) providing a net gain in northern Devon's biodiversity where possible, through positive 
management of an enhanced and expanded network of designated sites and green 
infrastructure, including retention and enhancement of critical environmental capital; 

b) by protecting the hierarchy of designated sites in accordance with their status; 
c) conserving European protected species and the habitats on which they depend; 
d) conserving northern Devon's geodiversity and its best and most versatile agricultural land; 
e) conserving the setting and special character and qualities of the North Devon Coast Areas of 

Outstanding Natural Beauty whilst fostering the social and economic well being of the area; 
f) ensuring development conserves and enhances northern Devon's local distinctiveness 

including its tranquillity, and the setting and special qualities of Exmoor National Park including 
its dark night skies; 

g) protecting and enhancing local landscape and seascape character, taking into account the key 
characteristics, the historical dimension of the landscape and their sensitivity to change; 



h) recognising the importance of the undeveloped coastal, estuarine and marine environments 
through supporting designations, plans and policies that aim to protect and enhance northern 
Devon's coastline; 

i) conserving and enhancing the robustness of northern Devon's ecosystems and the range of 
ecosystem services they provide; 

j) increasing opportunities for access, education and appreciation of all aspects of northern 
Devon's environment, for all sections of the community; 

k) meeting the Nature Improvement Area's strategic objectives ; and 
l) improving failing water bodies and preventing deterioration of water quality. 

 
The existing building is around 40 years old and any replacement building will, if designed 
appropriately, significantly improve and enhance the visual appearance of the locality.  It is evident 
from the supporting information that significant pre-application involvement has been undertaken with, 
amongst others, the North Devon Coast AONB Partnership where a number of designs were 
discussed and considered.  The Partnership considered the first design concept to be bulky and 
"lacking in celebration".  The design was revisited and an incorporation of a 'wavey' roof helps 
assimilate the building into its surroundings of rough shoreline and open sea. Further comments were 
made and whilst the improvement was certainly noted comments were made about the need for the 
building to be "less angular".  Again, the design was revisited and the corners of the building softened.  
It is this current design proposal which is subject to this planning application consideration.   
 
The NPPF states that the purpose of the planning system is to contribute to the achievement of 
sustainable development.  This is echoed in emerging plan policy ST01 'mitigating climate change'.  
The policies in paragraphs 18 to 219 of the NPPF, taken as a whole, constitute the Government's 
view of what sustainable development in England means in practice.  Taking the three dimensions of 
sustainable development in turn; there would be social benefits in the provision of an interactive 
modern new visitor centre for use by individuals from the local and wider community. The proposal 
would make an immediate economic impact in the creation of new jobs generated during construction 
and a more long-term impact from the creation of jobs in the café and office spaces. There would also 
be further associated economic benefits in terms of the likely increased use of the site from local 
visitors and tourists.  With regards environmental considerations, the application site is located on the 
site of an existing visitor centre with good existing access from the surrounding highway and footpath 
network on the edge of a Local Centre.   
 
Whilst in principle the development is considered acceptable there are other material planning matters 
to consider which are discussed in turn below.   
 
ENVIRONMENTAL IMPACT ASSESSMENT (EIA) 
 
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 get planning permission. They do 
not apply to development given consent under other regimes, these are subject to separate EIA 
regulations. 
 
The screening provisions set out in Part 1 and Part 2 of the 2011 Regulations will continue to apply to 
requests for a screening opinion or direction made or initiated before 16 May 2017. (Including both 
screening opinions adopted by the local planning authority and screening directions made by the 
Secretary of State.) 
 
'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 replace an existing building and 
will potentially enhance its setting.  As such it is not considered that the development would require an 
EIA. 
 
FLOOD RISK AND DRAINAGE 
 
Policy DVT24 of the adopted Local Plan requires developments to provide adequate means of 
surface water drainage to ensure that there is no unacceptable risk of off-site flooding, increased flood 
risk or risk to the quantity and quality of potable groundwater sources.  
 
Policy ST03 of the emerging plan 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 b 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.    
 
Guidance for building within areas at risk of flooding is contained largely in the NPPG and sits behind 
the policy information contained within paragraph 100 of the NPPF. 
 
Environment Agency Flood Maps state that site is located in Flood Zone 1. There are no objections 
from the Environment agency (EA) however they have made some recommendations regarding the 
access/egress to the proposed building; and the proposed foul drainage system.  The application is 
accompanied by a flood risk assessment (FRA) and the EA have suggested the council include 



conditions relating to a flood warning and evacuation procedure and maintenance of the cesspool.  
The EA also welcome the two-storey design, which will increase the resilience of the building.  A 
number of other recommendations have been made which will be included as an informative on the 
application. 
 
As such, it is considered that the proposed development can be made acceptable from a flood 
prevention and drainage perspective subject to those conditions recommended by the EA and 
therefore complies with policy DVT24 of the adopted Local Plan, policy ST03 of the emerging plan 
and paragraph 100 of the NPPF. 
 
DESIGN 
 
Policy DVT6 of the adopted Local Plan states that development proposals will be expected to 
maintain, restore or enhance the local vernacular through appropriate layout, design, materials and 
landscaping with regard to (amongst other criteria) the important attributes and special qualities of the 
area in which it is located. Policy DVT7 of the Local Plan states that development will not be permitted 
unless it is compatible with the context within which it is set and has taken account of the following 
aspects of development form: layout, landscaping, density, range of uses, height, massing, and 
appearance.  
 
With regards the emerging local plan, 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. 
 
The NPPF also attaches great importance to the design of the built environment and states that 
developments should respond to local character and history and reflect the identity of local 
surroundings and materials while not preventing or discouraging appropriate innovation.  
 
The existing building is around 40 years old and any replacement building will, if designed 
appropriately, significantly improve and enhance the visual appearance of the locality.  It is evident 
from the supporting information that significant pre-application involvement has been undertaken with, 
amongst others, the North Devon Coast AONB Partnership where a number of designs were 
discussed and considered.  The Partnership considered the first design concept to be bulky and 
"lacking in celebration".  The design was revisited and an incorporation of a 'wavey' roof helps 
assimilate the building into its surroundings of rough shoreline and open sea. Further comments were 
made and whilst the improvement was certainly noted comments were made about the need for the 
building to be "less angular".  Again, the design was revisited and the corners of the building softened.  
It is this current design proposal which is subject to this planning application consideration.   
 
The North Devon Coast AONB Partnership employed the services of the DCC Landscape Officer to 
assist them in making their response. In summary, they have no objection in principle to the overall 
proposal to redevelop the Visitor Centre at Northam Burrows but; "still have concerns and 
reservations over the proposal to retain the existing toilet block and feel that this building sits at odds 
with a new building of good design." 
 
In response to this the Applicant reiterated that; "the proposed visitor centre has gone through a 
number of iterations" since it was first conceived and the AONB have been consulted on each of 
these and their comments incorporated into the design development.  The main design change which 
has been well received by the AONB partnership is the introduction of the 'wavey' roof which despite 
adding significant cost to the design proposals was considered to reduce its visual impact 
considerably.  Indeed this is supported in the submitted Landscape and Visual Impact Assessment 
(LVIA) which concluded as follows: 
 

- The visibility of the building will be increased. It will be visible from more of the beach over the 
top of the pebble ridge. 



- The building will be more prominent the Country Park (including the access road and existing 
car park). In certain views it could appear as skyline development. 

- The building will become a slightly more prominent feature in the wider landscape than the 
existing centre. 

- The proposal is predicted to have slight to moderate adverse effects on the special qualities of 
the AONB in areas unaffected by the existing building. Elsewhere, the impact will be slight 
beneficial. Similarly, slight adverse impacts are predicted on the character of the intertidal 
sands and in areas of the dunes over which the building will be noticeable where the existing 
structure is not visible. However, the improved design of the building over the existing will 
result in slight beneficial impacts in other areas. All effects would be noticeable for a distance 
of up to 2km from the site. 

- The effect of changes in views on visual receptors are judged to be minimal from most 
viewpoints. Moderate adverse impacts are predicted for people looking inland from the beach 
at times of low tide. 

 
The AONB Partnership welcomed the submission of LVIA and stated that "this has been carried out 
to a good standard by a suitably qualified landscape professional, broadly following best practice 
guidelines. Overall, when assessed against the appropriate LVIA methodology and magnitudes of 
change the overall impact of the proposal on the landscape was judged to be minimal from most 
viewpoints."  Furthermore they were involved in the selection of viewpoints.  Overall, when assessed 
against the appropriate LVIA methodology and magnitudes of change the overall impact of the 
proposal on the landscape was judged to be minimal from most viewpoints.   
 
Overall some continued concern surrounded the retained toilet block and this was echoed in the 
response from Natural England.  The proposals seek to retain the toilet block, primarily because of 
budget restrictions on the development following the incorporation of the 'wavey' roof.  It is however 
intended to clad the toilet block and refurbish the inside.  These works could in theory be conducted 
largely without requiring planning permission and therefore the Applicant cannot be forced to fully 
incorporate the toilet block or even force its removal as it would not be in the public's interest.   A 
number of general comments have been made by Natural England and these will be included as an 
informative to the Applicant.  It is further noted that Natural England were another body that were 
engaged with during the design iteration stage.   
 
As with the pre application engagement, consultation has been undertaken with the Council Tree and 
Landscape officer. They acknowledge that the replacement of the current single storey visitor centre 
with a two storey building will have a greater impact on the protected landscape of the Northam 
Burrows and the wider AONB and CPA.  The LVIA concludes that the addition of the second storey 
will not result in a significant increase in impacts on the visual and landscape character of the Burrows 
area. The LVIA concludes the effect on the landscape resource would be slight to moderate adverse, 
whilst effects on users of the beach predicted to be moderate adverse and minimal adverse when 
viewed form other locations.  The Council Tree and Landscape officer agrees with these findings and 
add: 
 
"…A minimal increase in height and form could help tie the building into the landscape whilst 
lessening the impact of the associated infrastructure like the accessibility parking spaces, turning area 
and indeed the toilet block. The installation of the café may increase the amount of vehicles using this 
end of the Burrows, however during the summer period this area is regularly full with parked vehicles 
so there will be little change in vehicle impact during the busy summer period. I therefore have no 
objections to this proposal, although I do feel better integration of the existing toilet block would 
improve the design and lessen the overall impact of the proposal on this important landscape." 
 
These suggestions have been considered in depth during various design iterations and these 
culminated in a pre application submission and subsequent planning submission which is now before 
us.  It is concluded that the final iteration is the most suitable for its location following advice received 
from both the Council Tree and Landscape officer and the North Devon Coast AONB team.   
 
A number of more detailed design recommendations have been made by the Designing out Crime 
Officer and these can be incorporated as an informative within any prospective permission. 



 
As such, on balance, the proposal would comply with the aspirations of policies DVT1, DVT6 and 
DVT7 of the adopted Local Plan, Policies ST04, DM04 and ST14 of the emerging Plan and the 
relevant design policies in the NPPF. 
 
HIGHWAY SAFETY 
 
Policy DVT18 of the adopted Local Plan states that all development must take into account its impact 
on the highway network in terms of traffic generated, highway safety, access, servicing, and the need 
to reduce travel and to encourage alternatives to the private car, incorporating appropriate facilities 
on-site or off-site where necessary. Policy DVT19 of the Local Plan states that development should 
provide appropriate access, servicing and an amount of vehicle parking suited to its individual 
situation.   This is echoed within Policy DM05 of the emerging Plan which 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 32 of the NPPF advises that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are severe. 
 
It appears from the submitted information that the existing parking arrangement will remain as existing 
and it is considered that there is sufficient space to accommodate further visitors if there was an 
upturn in use of the site.   This was reinforced by DCC Highways who have no objection to the 
proposal. 
 
The proposed development on the site would not have a severe cumulative impact upon both existing 
and future highway users and would therefore be acceptable and in accordance with policies DVT18 
and DVT19 of the Local Plan, Policy DM05 of the emerging Plan and paragraph 32 of the NPPF and 
the guidance contained within Manual for Streets. 
 
ECOLOGY 
 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 
reinforced within the Torridge District Local Plan through Policies ENV1 and ENV10 and Policies 
ST14 & DM02 of the emerging Plan, which require development to maintain or where possible 
enhance biodiversity and mitigate against the potential loss of habitats. 
 
A Preliminary Ecological Appraisal was carried out on the 5th September 2017 by Oliver Chope CBiol 
MRSB Grad CIEEM and concluded with the following recommendations: 
 

- There are no significant ecological impacts predicted as a result of the proposed works. 
- The site is not within or adjacent to a Special Area of Conservation, and a HRA is therefore 

not required. However, consultation with Natural England will be necessary due to the location 
of the centre within the Northam Burrows SSSI. 

- Works to the centre should commence outside of the birds nesting season (1st March - 31st 
August). No works to the existing building should commence during this period unless a 
competent ecologist has undertaken a careful, detailed check of the building for active birds' 
nests immediately before the works commence and provided written confirmation that no birds 
will be harmed and/or that there are appropriate measures in place to protect nesting bird 
interest on site. 

 
To reiterate, the proposal is to replace an existing building.  Policy ST14 of the emerging local plan 
aims to protect and enhance northern Devon's natural environment by ensuring development 
contributes to (relevant bullet points selected): 
 



a) providing a net gain in northern Devon's biodiversity, through positive management of an 
enhanced network of designated sites and green infrastructure; 
(h) conserving and enhancing the robustness of northern Devon's ecosystems and the range 
of ecosystem services they provide. 

 
There are no recommendations for enhancements/net gain in the submitted ecology assessment 
however Natural England have made some recommendations which will be included as a planning 
condition and could include the following: 
 

- Where sustainable drainage systems are proposed their amenity and wildlife value can be 
increased with careful design 

- Designing lighting to avoid disturbing wildlife. 
- A sedum/green roof could help to further mitigate landscape and visual impacts and secure 

biodiversity net gain. A good example of a green roof mitigating landscape and visual impacts 
in the area is Appledore shipyard/Babcock green roof. Plants appropriate to the SSSI should 
be used e.g. camomile is present in the dune turf, and be of native and local provenance to 
avoid the spread of non-native invasive species on site and provide better nectar and seed 
sources for bees and birds. 

 
Natural England have also provided advice as to the proposed access road works which run through 
the SSSI. Environment Agency flood maps indicate that the area around Sandymere is prone to 
flooding and the development is proposing to upgrade and raise the road at this point.  It is noted 
however that the 'making good' of the existing road would not necessarily require planning permission 
however for the avoidance of doubt a planning condition can secure further detail to be submitted to 
ensure that what is proposed is appropriate and deliverable and avoids any adverse impacts on the 
SSSI.  
 
As such, in light of the findings of the ecology report no further survey work are considered to be 
necessary however conditions will be used to provide a scheme for biodiversity improvement and 
access hardstanding prior to the building being brought into use. The proposal is considered to 
comply with Policies ENV1 and ENV10 of the Local Plan and Policies ST14 & DM02 of the emerging 
Plan. 
 
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 NPPF states that the purpose of the planning system is to contribute to the achievement of 
sustainable development.  The policies in paragraphs 18 to 219, taken as a whole, constitute the 
Government's view of what sustainable development in England means in practice.  Taking the three 
dimensions of sustainable development in turn; there would be social benefits in the provision of an 
interactive modern new visitor centre for use by individuals from the local and wider community. The 
proposal would make an immediate economic impact in the creation of new jobs generated during 
construction and a more long-term impact from the creation of jobs in the café and office spaces. 
There would also be further associated economic benefits in terms of the likely increased use of the 
site from local visitors and tourists.  With regards environmental considerations, the application site is 
located on the site of an existing visitor centre with good existing access from the surrounding 
highway and footpath network on the edge of a Local Centre. 
 

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         Prior to commencement of any part of the site the Planning Authority shall have received and 

approved a Construction Management Plan (CMP) including: 
            
           (a) the timetable of the works; 
           (b) daily hours of construction; 
           (c) any road closure; 
           (d) 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; 

           (e) the number and sizes of vehicles visiting the site in connection with the development and 
the frequency of their visits; 

           (f) 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; 

           (g) 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; 

           (h) hours during which no construction traffic will be present at the site; 
           (i) the means of enclosure of the site during construction works; and 
           (j) details of proposals to promote car sharing amongst construction staff in order to limit 

construction staff vehicles parking off-site 
           (k) details of wheel washing facilities and obligations 
           (l) The proposed route of all construction traffic exceeding 7.5 tonnes. 
           (m) Details of the amount and location of construction worker parking. 
           (n) Photographic evidence of the condition of adjacent public highway prior to commencement 

of any work; 
                       
           Reason: To provide safe traffic movements and protect all highway users and to safeguard the 

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

mitigation methods outlined in the submitted Preliminary Ecology Appraisal prepared on the 
5th September 2017 by Oliver Chope CBiol MRSB Grad CIEEM. 



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

protected species. 
 
 5         Notwithstanding the findings of the Preliminary Ecology Appraisal, prior to the building being 

brought into use a scheme for biodiversity and ecology enhancement shall be submitted to 
and approved by the Local Planning Authority and should include consideration of the 
following matters: 

            
           - Where sustainable drainage systems are proposed their amenity and wildlife value can 

be increased with careful design 
           - Designing lighting to avoid disturbing wildlife. 
           - A sedum/green roof could help to further mitigate landscape and visual impacts and 

secure biodiversity net gain. A good example of a green roof mitigating landscape and visual 
impacts in the area is Appledore shipyard/Babcock green roof. Plants appropriate to the SSSI 
should be used e.g. camomile is present in the dune turf, and be of native and local 
provenance to avoid the spread of non-native invasive species on site and provide better 
nectar and seed sources for bees and birds. 

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

protected species and to provide overall net biodiversity gain. 
 
 6         Prior to the building being brought into use further detail of the construction method and 

proposed materials shall be submitted to and approved in writing by the Local Planning 
Authority, in consultation with Natural England.  

            
           Reason: To ensure that what is proposed is appropriate and deliverable and avoids any 

adverse impacts on the SSSI. 
 
 7         No part of the development hereby permitted shall be commenced until the detailed design of 

the proposed permanent surface water drainage management system and foul water system 
has been submitted to, and approved in writing by, the Local Planning Authority, in 
consultation with Devon County Council as the Lead Local Flood Authority, the Environment 
Agency and South West Water. 

            
           Reason: To ensure that surface water runoff from the development is managed in accordance 

with the principles of sustainable drainage systems. 
 

Plans Schedule 

 
Reference Received 

  

1267.01.P2  22.05.2018 
   

1267.02.P1  26.04.2018 
   

1267.03.P1  26.04.2018 
   

1267.04.P1  26.04.2018 
   

1267.05.P1  26.04.2018 
   

1267.06.P1  26.04.2018 
   

1267.07.P1  26.04.2018 
   

1267.P08.P1  26.04.2018 
   

1267.09.P1  26.04.2018 
   

1267.100.P1  26.04.2018 
  

 

Informatives 

 
 



01. The applicants attention is brought to the comments made by the Environment Agency in their 
consultation response dated 13th June 2018 and in particular the following advice: 

  
 Advice - Flood Risk 
 Part of the development site is located within Flood Zone 3 defined as having a high 

probability of flooding.  However, the submitted FRA has demonstrated that the building itself 
will be located within Flood Zone 1 defined as having a low probability of flooding.  A 
sequential approach has therefore been taken to the layout of the development.  We also 
welcome the two-storey design, which will increase the resilience of the building.   

 However, we need to advise you that whilst the building itself is located within flood zone 1, 
access to the building will be cut off during a flood event.  We recommend that you consult 
with your Emergency Planners for advice on this before determining the application (see 
further guidance below).   

  
 In view of the potential flood risks in this locality, we would also recommend that flood resilient 

construction practices and materials are incorporated in the design and build phase.  Choice 
of materials and simple design modifications can make the development more resistant to 
flooding in the first place, or limit the damage and reduce rehabilitation time in the event of 
future inundation.  Detailed information on flood proofing and mitigation can be found by 
referring to the CLG free publication 'Improving the Flood Performance of New Buildings'. 
Please see the link below: 

 https://www.gov.uk/government/publications/flood-resilient-construction-of-new-buildings 
  
 The applicant should also prepare a flood plan which outlines how they will respond to a flood.  

Further advice on this can be found in the following links: 
 https://www.gov.uk/prepare-for-a-flood 
  
 Advice to LPA - Access / egress 
 The Environment Agency does not normally comment on or approve the adequacy of flood 

emergency response procedures accompanying development proposals, as we do not carry 
out these roles during a flood. Our involvement with this development during an emergency 
will be limited to delivering flood warnings to occupants/users covered by our flood warning 
network.  

  
 The Planning Practice Guidance to the National Planning Policy Framework states that those 

proposing developments should take advice from the emergency services when producing an 
evacuation plan for the development as part of the flood risk assessment.  

 In all circumstances where warning and emergency response is fundamental to managing 
flood risk, we advise local planning authorities to formally consider the emergency planning 
and rescue implications of new development in making their decisions. As such, we 
recommend you consult with your Emergency Planners and the Emergency Services to 
determine whether the proposals are safe in accordance with the guiding principles of the 
Planning Practice Guidance (PPG). 

  
 It is not clear from the FRA what the flood hazard rating of this development is. Your 

emergency planners may need to request further information in order to approve the design.  
 This does not mean we consider that the access is safe, or the proposals acceptable in this 

regard. We remind you to consult with your Emergency Planners and the Emergency Services 
to confirm the adequacy of the evacuation proposals. 

  
 Advice - Cesspools  
 The applicant proposes the use of a cesspool for the disposal of foul sewage.  The National 

Planning Practice Guidance (NPPG) does not refer explicitly to cesspools however in 
paragraph 020 (Reference ID: 34-020-20140306) it states that 'applications for developments 
relying on anything other than connection to a public sewage treatment plant should be 
supported by sufficient information to understand the potential implications for the water 
environment'. 

  



 It is known that there can be implications for the environment from the use of cesspools.  
Whilst in principle a properly constructed and maintained cesspool (being essentially a holding 
tank with no discharges) should not lead to environmental problems, in practice it is known 
that as a result of frequent overflows cesspools can be detrimental to the environment.  This 
can be as a result of poor maintenance, irregular emptying, lack of suitable vehicular access 
for emptying or inadequate capacity.  Inappropriate location of these facilities can further 
exacerbate these problems.   

  
 In line with the foul drainage hierarchy set out in paragraph 020 of the NPPG the first 

preference should be that foul drainage connections should be made to the public sewer, then 
to a package sewage treatment plant and then to a septic tank.  We consider that a 
connection to a cesspool is the least sustainable option available.  Therefore, in view of the 
above, if your authority deems that in this circumstance a cesspool is the only option we would 
recommend the inclusion of the above planning condition on any permission granted. 

 
02. The applicants attention is brought to the comments made by Natural England in their 

consultation response dated 20th June 2018 that are not covered in any aforementioned 
planning conditions. 

 
  

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 186 and 187) require 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. 
 


