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1.0 Purpose of report 
 

1.1 This report identifies the need for the provision of Suitable Alternative Natural Green 
Space (SANGS) at Dawlish to mitigate the recreational impacts of visitors from the 
Dawlish and Teignmouth area on protected European wildlife sites at Dawlish 
Warren and the Exe Estuary. It takes into consideration planned and consented 
new development in the area and includes a SWOT analysis of four identified 
options for the location of SANGS at Dawlish, including land identified for the 
Dawlish Warren Coastal Park in Policy DA7 of the proposed submission 
Teignbridge Local Plan 2013-2033 (November 2012). 
 

2.0 Background  
 

Planned growth at Dawlish 
 

2.1 The proposed submission Teignbridge Local Plan 2013-2033 (November 2012) 
includes provision for the allocation of at least 900 new homes at Dawlish. This is in 
addition to current planning commitments for 638 homes in the parish. The local 
plan allocates a further 340 new homes at nearby Teignmouth, where there exist 
299 consented new homes. The population increase arising from this growth will 
place additional need for recreation space in the area.  
 
European Wildlife Legislation 

 

2.2 Under S61 of the Conservation of Habitats Species Regulations 2010 (as Amended 
2012), local planning authorities must not adopt or give permission for any plan or 
project (including making development allocations) that would result in a Likely 
Significant Effect (alone or in-combination) on a European wildlife site.  However, if 
an Appropriate Assessment determines that sufficient mitigation will be secured that 
will fully counteract the effects, adoption of the allocation or giving permission is 
permissible, conditional upon delivery of the mitigation.  It should be noted that the 
precautionary principle applies: the onus is to prove that there will be ‘no likely 
significant effect’, rather than to prove that there will be an effect, i.e. to err on the 
side of caution and defense of the wildlife assets. 

 
Assessment of Likely Significant Effect 

 

2.3 An Assessment of Likely Significant Effect has been undertaken for the proposed 
allocation of 900 new homes at Dawlish (see Appendix 1). This has determined that 
there will be in-combination likely significant effects on the Exe Estuary Special 
Protection Area (SPA) and on the Dawlish Warren Special Area of Conservation 
(SAC), both protected European wildlife sites.  There are two key issues identified 
by the Assessment of Likely Significant Effect. These are the likely impact of 
increased recreational use from new residents on both European wildlife sites and 
the increased water discharges arising from planned and consented new 
development to the Exe Estuary SPA.  To make the proposed development 
acceptable these likely significant effects must be completely counteracted by 
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mitigation.  This report considers mitigation for the recreational impacts through the 
provision of Suitable Alternative Natural Green Space (SANGS). 
 
Mitigation Measures 

 

2.4 Evidence1 shows that recreational uses are already impacting on the special wildlife 
interest of the Exe Estuary SPA and Dawlish Warren SAC, by disturbing birds and 
damaging sand dune habitats. The impacts are highest from development within 10 
kilometres2 of the SPA and SAC. The impacts will increase as new housing brings 
more people to live and recreate here, unless mitigation measures are put into 
place.    

 
2.5 Teignbridge District Council, East Devon District Council and Exeter City Council, in 

partnership with Natural England and others, are developing a suite of appropriate 
mitigation measures.  This includes on-site management of recreational use and its 
impacts, as well as the provision of alternative off-site facilities to attract use away 
from the SPA/SAC (together with effectiveness monitoring). 

 
Joint Interim Approach 
 

2.6 In November 2011 the three local planning authorities adopted a Joint Interim 
Approach (JIA) to securing mitigation for recreational impacts on the Exe Estuary 
SPA and Dawlish Warren SAC from housing developments.  The JIA offers a 
simplified approach to securing the necessary mitigation to make housing 
development acceptable.  A suite of mitigation measures have been outlined and 
costed, including onsite mitigation at the Exe Estuary SPA and Dawlish Warren 
SAC, off-site mitigation including provision of Suitable Alternative Natural 
Greenspace (SANGS), and other measures including education, communication 
and enforcement.  The majority of these are best delivered in partnership by local 
authorities and others, rather than directly by developers.  In most cases, a per-
house contribution towards these measures is required from developers.  However, 
in some cases a developer may be well placed to help deliver some mitigation 
directly (as part of an overall mitigation package), for example the provision of 
Suitable Alternative Natural Green Space on land under their own control. 

 
2.7 In light of the Community Infrastructure Levy Regulations 2010 (as amended), after 

2014 or upon the adoption of CIL (whichever is soonest) it will no longer be possible 
to continue to collect more than 5 pooled Section 106 planning contributions to 
provide infrastructure that mitigates the impact of development on the SPA and 
SAC.  In light of this, Teignbridge District Council is working with partners (including 
Devon County Council and Natural England) to agree a new approach to funding 

                                            
1
 ‘Exe Disturbance Study’ by Liley,, D., Cruickshanks, K., Waldon, J. and Fearnly, H., Dec 2011 

and ‘An Assessment of Recreational Impacts on Dawlish Warren SAC’ by Lake, S., Nov 2010 
2
 ‘Exe Estuary SPA and Dawlish Warren SAC – Interim Report Relating to Strategic Planning and Impacts 

from Recreation’ by Liley, D. and Hoskin, R., Sept 2011 
and ‘East Devon, Exeter and Teignbridge Household Survey and Predictions of Visitor Use of Greenspaces’ 
by Cruickshanks, K. and Liley, D., June 2012 
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local and strategic infrastructure that provides mitigation for recreational impacts on 
the SPA and SAC.  It will continue to be possible to pool Section 106 payments 
towards mitigation which does not involve the provision of infrastructure, such as 
on-site management. 

 
Suitable Alternative Natural Green Space (SANGS) 

 

2.8 A widely used method of mitigating recreational effects on European wildlife sites is 
the provision of Suitable Alternative Natural Green Space (SANGS) close to new 
housing sites.  High quality SANGS act to attract a significant proportion of the new 
day-to-day recreation use (especially walking and dog walking) away from the 
European wildlife sites and can attract some of the existing use too.  

 
2.9 Natural England has issued SANGS guidelines (see Appendix 2).  These 

recommend the provision of 8 hectares of SANGS per 1,000 additional population.  
They also recommend the type of landscape/habitats, facilities, paths and lengths of 
walk needed to create a successful SANGS.   

 
2.10 Whilst SANGS provision will do nothing to attract water sports and other estuary/ 

beach dependant uses away from the SPA/SAC, it will help reduce dog walking 
which has been identified as a major source of disturbance to birds in the Exe 
Estuary SPA and a source of harmful fertility increases (from faeces / urine) on the 
delicate dune habitats of the Dawlish Warren SAC. 

 
3.0   Proposed SANGS at Dawlish 
 

3.1 Proposed submission Teignbridge Local Plan 2013-2033 Policy DA7 makes 
provision for a ‘Coastal Park’ through the allocation of 22 hectares of land on the 
undeveloped coastal headland between Dawlish and Dawlish Warren (see extract 
of the Local Plan Policies Map below).  This will function as SANGS towards 
mitigating the recreational impacts arising from the 900 planned new houses at 
Dawlish and other consented new houses at the town.  The Coastal Park can 
intercept visitors travelling from the Dawlish, Dawlish Warren and Teignmouth area 
to the Dawlish Warren SAC and Exe Estuary SPA, including both existing and new 
users.   

 
3.2 The proposed submission Teignbridge Local Plan 2013-2033 includes provision for 

one other strategic SANGS, to the south west of Exeter in the form of a ‘Ridge Top’ 
country park. This is necessary to help mitigate visitor impact on the Exe Estuary 
SPA and Dawlish Warren SAC arising from a planned mixed use urban extension to 
the south west of Exeter, including provision for 2,500 new homes (2,000 within 
Teignbridge and 500 within Exeter City). It is understood that elsewhere SANGS will 
be provided through improvements to the Exe Riverside Valley Park (within Exeter 
City) and a proposed new area of SANGS through the Clyst Valley Regional Park 
(within East Devon district). However, these proposed SANGS would not mitigate 
visitor pressure on the Exe Estuary SPA and Dawlish Warren SAC arising from 
planned growth at Dawlish and its surrounding area.  
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Map 1: Extract from proposed submission Teignbridge Local Plan 2013-2033 (November 2012) 
Policy DA7 Dawlish Warren Coastal Park 
 

 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 

 
3.3 The Dawlish Warren Coastal Park is therefore a crucial part of the overall SANGS 

package and it is vital that it is sufficiently large and well designed to provide a good 
quality, attractive SANGS for the plan led growth at Dawlish, recognising that it 
could also serve other plan led and consented development in the area and existing 
users of the Dawlish Warren SAC and Exe Estuary SPA.  

 
4.0 Calculating the amount SANGS needed 
 
4.1 Much of the attraction of the Exe Estuary and Dawlish Warren is their size, setting, 

landscape, coastal views, accessibility and choice of walking routes, alongside their 
feeling of wilderness and isolation.  Whilst it may not be possible to replicate the 
shoreline and sand dune / beach areas, there is reasonable prospect that the 
provision of SANGS of sufficient size with a varied topography, range of landscape 
features, choice of walking routes and attractive views can provide an effective 
alternative destination for visitors.  

 
4.2 Planned levels of housing growth in Teignbridge, Exeter City, and East Devon will 

contribute towards significant population increase over the next 20 years, which is 
likely to lead to increased visitor pressure and potential for harmful impact on the 
Exe Estuary SPA and Dawlish Warren SAC. Within the Dawlish and Teignmouth 
area consented and plan led growth could result in the population increasing by 
4,855 persons3. 

                                            
3
   Note these are not the Council’s formal estimates of population change arising from planned 

developments.  The population figures may be over-estimates since they do not allow for the impact of 
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Plan led and consented new homes and potential population 
increase arising4  

Area / place New homes Persons (2.23 persons 
per household) 

Teignbridge (2013 -
2033) 

12,400 27,652 

Exeter City (2006 - 
2026) 

12,000 26,760 

East Devon (2006 – 
2026) 

15,000 33,450 

   

Plan led allocated new 
homes at Dawlish 

900 2007 

Consented growth at 
Dawlish 

638 1423 

Plan led allocated new 
homes at Teignmouth 

340 758 

Consented growth at 
Teignmouth 

299 667 

 
4.3 Natural England guidelines recommend the provision of 8 hectares of SANGS for 

every 1,000 new population.  It therefore follows that 3,430 additional persons 
through the consented / plan led growth at Dawlish would place a requirement for 
27.4 hectares of SANGS.  However, new housing elsewhere at nearby Teignmouth 
and at other settlements along the coast will also increase the resident population 
and place a requirement for mitigation, which could contribute towards SANGS 
provision.  This SANGS provision must be in addition to other formal and informal 
open spaces required by established open space provision standards for new 
development in Teignbridge.  

 
5.0 The effectiveness of SANGS 

 
5.1 The effectiveness of SANGS as mitigation will depend upon its location, design and 

timing of provision.   
 
Location 

 

5.2 SANGS must be located so that it is very easily accessible by the target groups of 
visitors.  It should be more easily accessed than the SPA/SAC it seeks to protect, 
and ideally located between the SPA/SAC and the majority of the population, to 
best act as an ‘interceptor’. 
 

                                                                                                                                                 
reducing household size. However, the over-estimates are justified by the ‘precautionary principle’ applied to 
the protection of the two European wildlife sites. 
4
  (as footnote 3) 
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5.3 Natural England issues the following Guidance on ‘accessibility’ to non-SANGS 
‘wild space’ which is also of relevance to SANGS: 

 

 The Natural England ‘Wildspace’ accessibility recommendations are:  
o An accessible natural greenspace less than 300m (in a straight line) from 

home (no size specified); and 
o At least one accessible 20 ha site within 2 km of home; and 
o One accessible 100 ha site within 5 km of home; and  
o One accessible 500 ha site within 10 km of home. 

 
5.4 The SANGS should be accessible by a variety of means, by foot, bicycle and public 

transport as well as by car.  Road access should be good and adequate car parking 
should be provided.  Any car park charges should not be so high as to discourage 
use, so ideally lower than at car parks serving the SPA/SAC. 

 
 Design 
 

5.5 The design of SANGS will need to take into consideration the type and length of 
visitor routes within to meet the varied needs of likely users, for example for  
walkers and for dog walking. 

 
5.6 Natural England recommends that SANGS should aim to include a choice of 

walking routes of around 2.5km in length with both shorter and longer routes (of at 
least 5km) as part of the choice.  The larger the SANGS, the easier it will be to 
provide the longer routes that the visitors would seek as an alternative to the Exe 
Estuary SPA and Dawlish Warren SAC. It should be noted that the ground features 
and byelaws at Dawlish Warren provide for a long dog walk of little over 2km. An 
effective SANGS alternative to Dawlish Warren should therefore be capable of 
providing a minimum of one 2km route. 

 
5.7 Other factors for successful design will include: 
 

 Visitor safety 

 Provision of car parking 

 Freedom of access / unrestricted dog-friendly areas, with dog bins 

 Landscape and vegetation - effective use of natural features and topography, 
including trees and scrub / vegetation, bodies of water and also hill tops and 
ridges which could offer attractive views, and variation of landscape 

 Visitor facilities, including benches and picnic tables, bins, toilets 

 Signage and interpretation 

 Childrens’ play facilities 
 
However, the natural feeling of the green space must not be lost to overprovision of 
built facilities. 
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Timing of provision 
 

5.8 There is also an imperative for early provision of SANGS in relation to planned 
growth and phasing of development. The availability of the SANGS at the point 
which new homes are occupied can help to influence choices over the use of 
recreation space and therefore visitor patterns before these become established. 
Timely delivery of SANGS can help ensure that development does not take place 
without the potential impacts of new resident visitors being satisfactorily mitigated. 
 

6.0 SWOT analysis of potential options for the location of SANGS 
 
6.1 Within the parameters for an effective location identified above a SWOT analysis 

(analysis of strengths, weaknesses, opportunities and threats) has been undertaken 
for four identified options for the location of SANGS at Dawlish. These are shown 
on map 2 below and include: 

 

 the site identified for SANGS in Policy DA7 Dawlish Warren Coastal Park 
included in the proposed submission Teignbridge Local Plan 2013-2033, 
together with adjoining land 

 land adjacent to the Smugglers Inn, Holcombe which has been brought to the 
attention of the local planning authority as having SANGS potential, together 
with adjoining land 

 two other locations, to the north of Dawlish which merit consideration being 
adjacent to proposed development or with physical attributes that could have 
potential to provide SANGS, including land at Langdon Farm, and land at 
Eastdon Wood. 

 
Note: the boundaries for each option have been chosen through a desk-top 
exercise as ‘areas of search’ for the purpose of the informing the SWOT analysis.  
Land to the west and south of Dawlish has been discounted on the basis this is not 
served directly from the A379 that is the principal road access leading to the 
Dawlish Warren SAC.  

 
6.2 The purpose of the SWOT analysis is to help identify which option is most capable 

of providing effective SANGS for the Dawlish / Teignmouth area to mitigate 
recreation impacts on the Dawlish Warren SAC and Exe Estuary SPA. The SWOT 
analysis considers much of the information identified in the Natural England 
guidelines for assessing potential sites for SANGS. Text shown in bold denotes site 
attributes that meet / do not meet the ‘must haves’ included in Natural England’s 
site quality checklist for SANGS. 

 
6.3 Map 2 shows the location of each option for SANGS in relation to land identified for 

development in the proposed submission Teignbridge Local Plan 2013-2033. Map 3 
provides a visual representation of visitor routes to the Dawlish Warren SAC and 
Exe Estuary SPA in this location.  
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Map 2: Potential site options for SANGS at Dawlish 
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Map 3: Visitor routes to the Dawlish Warren SAC and Exe Estuary SPA 
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SWOT analysis for SANGS - Option 1 Land at Langdon Farm 
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View north west across the site towards Haldon 
 

 
 

View north east across the site 
 

 
 

View north east across the site towards Langdon Hospital 
 
 

 
Description 
Potential for up to 30.8 hectares comprising rolling open fields abutting Shutterton Brook 
situated between Langdon Hospital and development allocated in Policy DA2 of the 
proposed submission Teignbridge Local Plan 2013-2033 
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Strengths  

 Includes a number of fields, hedges and a few trees. Site abuts the Shutterton Brook 
which provides an attractive water feature, with slopes rising away from the brook.  

 Attractive views to Haldon and the Shutterton Brook  

 Rolling topography is generally accessible for persons of most mobility levels 

 Adjacent to 860 new homes in the allocated mixed use urban extension to the north 
west of Secmaton Lane, Dawlish (Policy DA2 in the proposed submission Teignbridge 
Local Plan 2013-2033)  

 Scope for broader connectivity to the pedestrianised Secmaton Lane and residential 
areas beyond 

 Free from unpleasant intrusions – visual, noise or smell 
 

 
Weaknesses 

 Does not currently provide a variety of habitats for users to experience, but is 
capable of doing so (see opportunities) 

 No coastal experience. Distant views only to Exe Estuary to the east. 

 Awkward arrangement of fields, with two areas joined by a narrow section 

 Unlikely to provide effective interceptor to visitors travelling from elsewhere in Dawlish 
(including Dawlish Warren) and Teignmouth to the Dawlish Warren SAC, due to its 
location away from the coast and not being ‘en-route’ to Dawlish Warren. The site is 
situated away from the main A379 Exeter Road (See Map 3, page 10 of this report) 

 Not located on an existing public transport route  

 Limited structure / features present – arable landscape and soil structure does not 
lend itself to a park. It could take some time to develop arable land into good 
grassland habitat as an attractive park for recreation use as SANGS 

 No existing public access 

 Poor links to Dawlish town centre 
 

 
Opportunities 

 Potential to complete a circular walk of 2.3-2.5km around the site  

 Potential to provide a circular walk that starts and finishes at the car park 

 Potential to design SANGS so that it is perceived as being safe by users. 
Opportunity to avoid tree and scrub cover along entire walking routes by providing 
routes through open fields  

 Potential to provide adequate parking for visitors, with more than one car park 
integrated into the site 

 Potential to include access points appropriate for the particular visitor use the 
SANGS is intended to cater for. This could include pedestrians and cyclists from 
adjacent mixed use urban extension, car parks for visitors from a wider area and also 
to provide access for less mobile visitors. Potential for public transport from the 
proposed mixed use development in proposed submission Teignbridge Local Plan 
2013-2033 local plan policy DA2  
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 Potential for SANGS to intercept resident visitors from the adjacent major new 
housing in the allocated mixed use urban extension north west of Secmaton Lane 

 Potential to support Green Infrastructure links towards the A379 Exeter Road as part 
of the proposed ‘strategic blue and green route’ in proposed submission Teignbridge 
Local Plan 2013-2033 Policy DA6 that will extend to Dawlish Warren 

 Potential for footpath / cycle routes to Haldon 

 Potential to provide largely unrestricted access with plenty of space provided 
where it is possible for dogs to exercise freely and safely off lead 

 Potential for the enhancement of views to the Haldon Hills and open countryside 

 Potential to provide a variety of habitats through landscape and wildlife 
enhancements/habitat creation, including hedge and tree-planting, meadow 
management and wetland /  pond creation to create a more enclosed grassland / 
recreational park landscape. This could also include improvement to cirl bunting 
habitat throughout the site but in particular within the County Wildlife Site in the 
western part of the potential SANGS  

 Potential to reconfigure the SANGS with adjoining land allocated for Green 
Infrastructure in relation to opportunities arising from the topography and natural 
features.  

 
Threats 

 Area along Shutterton Brook and tributaries is at risk from flooding (Flood Zone 2) 

 51% (15.64 hectares) of the site is grade 1 agricultural land 

 Delivery may be dependent on the allocated mixed use urban extension coming 
forward on adjacent land  

 Land is believed to be in a single principal ownership. It is not known whether the land 
is available for SANGS 

 Further work is needed to clarify the potential for the delivery of SANGS and its 
management  
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SWOT analysis for SANGS - Option 2  Land at Eastdon Wood 
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View north east across the site towards Eastdon Wood (on the right) 
 

 
 

View west from Eastdon Wood across the site towards Haldon 
 

 
 

View from Eastdon Wood to north east towards the Exe Estuary 
 

 
 
 
 

Existing woodland 
tracks 
and trails 

 
 
 
 

 
 

Description 
Potential for up to 62.7 hectares of gently rolling open fields rising to, and including Easton 
Wood, situated between St Mary’s Cottages and Shutterton Lane  
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Strengths 

 Provides a variety of habitats for users to experience. Includes a number of fields, 
hedges, individual trees, a wooded area to the east and a marsh area to the south 

 Attractive views to Haldon 

 Several vantage points from Eastdon Wood offer panoramic views towards the  Exe 
Estuary and Dawlish Warren  

 Abuts the A379 Exeter Road and on an existing public transport (bus) route - potential 
good location as interceptor for visitors travelling from Exeter (See Map 3, page 10 of 
this report) 

 Situated between the 860 new homes in the proposed mixed use urban extension to 
the north west of Secmaton Lane (Policy DA2 in the proposed submission 
Teignbridge Local Plan 2013-2033) and the Dawlish Warren SAC and Exe Estuary 
SPA. The site may therefore be capable of intercepting newly arising resident visitors 
travelling by car from this development to the protected European sites 

 Significant parts are relatively level and so generally accessible for persons of most 
mobility levels 

Weaknesses 

 Situated away from  existing residential areas of Dawlish to the west of the A379 
Exeter Road 

 Situated away from the 860 new homes in the proposed mixed use urban extension  
to the north west of Secmaton Lane (Policy DA2 in the proposed submission 
Teignbridge Local Plan 2013-2033) 

 Not en-route for visitors travelling from Teignmouth and Dawlish to Dawlish Warren. 
Therefore unlikely to intercept such visits.  

 No coastal outlook from the significant part of the site 

 Limited structure / features present – arable landscape and soil structure does not 
lend itself to a park. It could take some time to develop arable land into good 
grassland habitat as an attractive park for recreation use as SANGS 

 No existing public access 

 Telegraph poles / wires crossing part of the site 

 Unpleasant intrusion from noise of traffic on the part of the site closest to the 
A379 Exeter Road  
 

Opportunities 

 Potential to complete a circular walk of 2.3-2.5km around the site. Potential for a 
variety of walks, including existing tracks and trails through Eastdon Wood 

 Potential to provide a circular walk that starts and finishes at the car park 

 Potential to design SANGS so that it is perceived as being safe by users. 
Opportunity to avoid tree and scrub cover along entire walking routes by providing 
routes through open fields  

 Potential to provide adequate parking for visitors, with more than one car park 
integrated into the site 

 Potential to include access points appropriate for the particular visitor use the 
SANGS is intended to cater for. This could include pedestrians and cyclists, car 
parks for visitors from a wider area and also to provide access for less mobile visitors. 
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Potential for public transport from the A379 Exeter Road and Orchard Lane 

 Potential for cycle links to NC2 cycle path and South West Coast footpath (public right 
of way) to the east  

 Potential to provide largely unrestricted access with plenty of space provided 
where it is possible for dogs to exercise freely and safely off lead 

 Potential for the enhancement of views to the Haldon Hills and open countryside.  

 Potential to improve the variety of habitats through landscape and wildlife 
enhancements/habitat creation, including hedge and tree planting, meadow 
management, woodland management and possibly pond creation to create a more 
enclosed recreational landscape. This could include improvement to the significant 
coverage of the site with cirl bunting territories / County Wildlife Site 

 Potential for immediate use of Eastdon Woods for SANGS, which features existing 
tracks and trails 

 Potential to secure the protection and enhancement of the Area of Great Landscape 
Value, Undeveloped Coast and woodland Tree Preservation Order in perpetuity 

 Potential to protect the setting of Easton House which is a listed building 
 

 
Threats 

 Badger setts evident on western flank of Eastdon Wood, which could be vulnerable to 
dog walking 

 72.3 % (45.31 hectares) of the site is grade 1 agricultural land 

 Land believed to be in two principal ownerships. It is not known whether the land is 
available for SANGS 

 Further work is needed to clarify the potential for the delivery of SANGS and its 
management  
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SWOT analysis for SANGS - Option 3 Land adjacent to Dawlish Warren 
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View east across the site towards the coast 
 

 
 

View south west across the site with Ladies Mile Path along the cliff top on the left 
 

 
 

View south into the site towards the wooded area by the Langston Cliff Hotel 
 
(Left) Ladies Mile Path from 
Dawlish Warren long stay 
car park to the site 
 
(Right) One of two 
footbridges over the railway 
providing access from the 
site to the seafront 
 

 

 

Description 
Potential to achieve up to 26.2 hectares comprising level fields, hedgerows along the coastal 
headland between Dawlish and Dawlish Warren, situated between Warren Road and the 
South West Coast Path (Ladies Mile path along the top of the cliff) 
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Strengths 

 Coastal location with panoramic views to sea and across to Exmouth, which provides 
an immediate coastal experience for visitors on arrival  

 Large enough to function as SANGS and accommodate a choice of routes for dog 
walking and walking, together with other facilities, with or without the Leadstone 
Camping area  

 The coastal and existing grassland character lends itself to recreation / park land 
which could be used as such in its current state without a longer lead in time needed 
for immediate landscape improvements through planting 

 Situated along Warren Road (approach road to Dawlish Warren) and therefore in an 
accessible location that is most likely to intercept visitors travelling from Dawlish and 
Teignmouth to the Dawlish Warren SAC and Exe Estuary SPA. This could include 
newly arising resident visitors travelling by car from the 860 new homes in the 
proposed mixed use urban extension  to the north west of Secmaton Lane (Policy 
DA2 in the proposed submission Teignbridge Local Plan 2013-2033) to the Dawlish 
Warren SAC 

 On an existing public transport (bus) route on Warren Road 

 Close to an existing long stay car park at Dawlish Warren  

 Situated within 400 metres of significantly more existing residential properties at 
Dawlish (i.e. along A379 Exeter Road) than the other options considered, therefore 
having greatest potential to attract existing users of the Dawlish Warren SAC and Exe 
Estuary SPA 

 Adjacent to existing footpaths (at Mount Pleasant Road and the South West coast 
foothpath) which lead to nearby existing holiday accommodation at Dawlish Warren, 
with potential for significant diversion of existing holiday makers from the Dawlish 
Warren SAC and Exe Estuary SPA (e.g. 1 visit per 1 week holiday is a 14% 
reduction). 

 No steep inclines so generally accessible for persons of most mobility levels, 
including wheelchair users 

 Adjoins the South West Coast Path (Ladies Mile path along the top of the cliff) which 
is a public right of way and the potential route of the NC2 cycle route 

 Access to seafront via footpath / railway footbridges (Dawlish Warren and adjacent to 
the Rockstone)  

 Part of the land is used for limited public events, which have included fireworks and 
motor stunts displays, car boot sales, and organised camping 

 
Weaknesses 

 Does not currently provide a variety of habitats for users to experience, but is 
capable of doing so (see opportunities) 

 Situated away from the 860 new homes in the proposed mixed use urban extension  
to the north west of Secmaton Lane (Policy DA2 in the proposed submission 
Teignbridge Local Plan 2013-2033) 

 Separated from existing residential areas at Dawlish by the A379 Exeter Road 

 Site is marginally less than the provision requirement for 27.4 hectares of SANGS 
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 One field of the site (about 2.2 hectares) is arable landscape and soil structure which 
does not lend itself to a park. It could take some time to develop this arable land into 
good grassland habitat as an attractive park for recreation use as SANGS 

 No existing public access 

 Includes land that is used for touring caravanning and camping (Leadstone Camping) 
and which may not be available for SANGS 

 Part of the site (1.3 hectare rectangular field in the north west corner) cannot 
presently be accessed directly from the remaining site – the ownership of this field is 
not known  

 Existing livestock grazing on the site. Park management may necessitate the 
restriction or removal of livestock to avoid conflict with unrestricted dog-walking. 
However the level nature of the site would lend itself to mowing, rather than there 
being a need to retain livestock for conservation grazing 

 Includes a livestock building of modern construction (see opportunities) 

 Adjoining Timaru Sewage Treatment Works  - potential risk of unpleasant 
intrusion from smells 

 

 
Opportunities 

 Potential to complete a circular walk of 2.3-2.5km around the site, with or without 
the Leadstone Camping area. This could include direct links to, and enhancement of 
the South West coast footpath and NC2 cycle path (dependent on route) 

 Potential to provide a circular walk that starts and finishes at the car park 

 Potential to design SANGS so that it is perceived as being safe by users. 
Opportunity to avoid tree and scrub cover along entire walking routes by providing 
routes through open fields  

 Potential to provide adequate parking for visitors, with more than one car park 
integrated into the site 

 Potential to include access points appropriate for the particular visitor use the 
SANGS is intended to cater for. This could include pedestrians and cyclists, car 
parks for visitors from a wider area and also to provide access for less mobile visitors. 
Potential for public transport from along Warren Road 

 Potential for pedestrian link to the existing long stay public car park at Dawlish Warren 

 Potential to enhance public views out to sea and to dramatic cliff scenery  

 Potential to provide opportunities for interpretation of geology (SSSI along the cliff 
face), ecology and cultural heritage interest 

 Potential to create public access into small area of woodland opposite Warren Copse 

 Potential to provide largely unrestricted access with plenty of space provided 
where it is possible for dogs to exercise freely and safely off lead (note: subject 
to restriction or removal of current livestock grazing – see weaknesses above) 

 Potential to consider buildings of an appropriate scale for leisure, recreation and 
maintenance use that are associated with the SANGS in accordance with proposed 
submission Teignbridge Local Plan 2013-2033 Policy DA7, that do not detract from 
the setting of the undeveloped coast 

 Potential to provide a variety of habitats through landscape and wildlife 
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enhancements/habitat creation, including the existing cirl bunting breeding territory, 
hedgerow and tree-planting, meadow management and possibly pond creation to 
create a more enclosed recreational landscape 

 Potential for synergy with adjacent Warren Copse woodland 

 Potential to secure the protection and enhancement of the Undeveloped Coast and 
coastal headland in perpetuity 

 Potential to secure the protection and enhancement of the woodland at the north east 
corner of the site (which is subject to a Tree Preservation Order) and also the 
woodland  adjacent to Warren Copse at the south west tip of the site  

 Potential to remove or screen the livestock building and incorporate into the SANGS  
 

 
Threats 

 57.3 % (15.13 hectares) of the site is grade 1 agricultural land 

 Potential risk of unstable ground along the cliffs 

 Land believed to be in five principal ownerships, including part controlled by the local 
authority. It is understood that one landowner has indicated the land is not available 
for SANGS 

 Ownership of part of the site is not known (1.3 hectare rectangular field in the north 
west corner)   

 Further work is needed to clarify the potential for the delivery of SANGS and its 
management  
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SWOT analysis for SANGS - Option 4 Land east of Teignmouth Road 
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View from the Smugglers Inn east across the site to the coast 
 

View north across the site towards Holcombe village 
 
 

 
 

View south west across the site towards the Smugglers Inn 
 

 
 
(Left) Watercourse 
through the site 
 
(Right) South West 
Coast Path along the 
cliff top abutting the site  
 
 
 
 

 

 
Description 
Potential for 19.9 hectares comprising fields and hedgerows on the coastal headland 
situated between Teignmouth Road and the South West Coast Path, adjacent to Holcombe 
village 
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Strengths 

 Coastal location with panoramic views to sea and across to Exmouth, which provides 
an immediate coastal experience for visitors on arrival  

 The coastal and existing grassland character lends itself to recreation / park land 
which could be used as such in its current state without a longer lead in time needed 
for immediate landscape improvements through planting 

 Minor water course through the site which provides interest 

 Access from the A379 Teignmouth Road on an existing public transport bus route 

 Adjoins the South West Coast Path (public right of way) and the potential route of 
NC2 cycle route  

 Part of site is used for a public event – Dawlish Airshow 

 The land is understood to be in three ownerships. One of these landowners has 
made a representation on the proposed submission Teignbridge Local Plan 2013-
2033 which indicates that up to 4 hectares of this land could be made available for 
use as SANGS subject to increased residential development at South Downs Road, 
Dawlish than that which is currently allocated in Policy DA4 of this local plan 

 Use of the land for SANGS would not result in the loss of grade 1 agricultural land 
 

Weaknesses 

 Does not currently provide a variety of habitats for users to experience, but is 
capable of doing so (see opportunities) 

 It is not possible to complete a circular walk of 2.3-2.5km around the site. 
Relatively small area compared to the other options for the location of SANGS and 
unlikely to be capable of accommodating a choice of different walking routes 

 Physically remote from planned growth at the north west of Dawlish, being situated to 
the south of the town  

 Smaller than the calculated area needed in relation to potential population increase 
arising from plan led and consented new homes at Dawlish 

 Steep slopes may be inaccessible to persons with impaired mobility, including 
wheelchair users 

 No existing public access 

 Existing livestock grazing. Park management may necessitate the restriction or 
removal of livestock to avoid conflict with unrestricted dog-walking. However, steep 
slopes make the site more difficult to manage by mowing 

 Unpleasant intrusion from noise of traffic on the part of the site closest to the 
A379 Teignmouth Road   

 

Opportunities 

 Potential to provide a circular walk that starts and finishes at the car park 

 Potential to provide adequate parking for visitors, with more than one car park 
integrated into the site 

 Potential for synergy with the adjoining Smugglers Inn public house / restaurant to 
assist its attractiveness for visitors, and use of existing private car park 

 Potential to design SANGS so that it is perceived as being safe by users. 
Opportunity to avoid tree and scrub cover along entire walking routes by providing 
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routes through open fields  

 Potential to include access points appropriate for the particular visitor use the 
SANGS is intended to cater for. This could include pedestrians and cyclists, car 
parks for visitors from a wider area and also to provide access for less mobile visitors 
(see weakness regarding steep slopes). Potential for public transport from the A379 

 Potential for direct links to the South West Coast Path and NC2 cycle path 
(dependent on route) 

 Potential to provide a variety of habitats through landscape / wildlife 
enhancements including hedgerow and tree planting, coastal scrub, meadow 
management and possibly wetland / pond creation to create a more enclosed 
recreational landscape 

 Potential to provide largely unrestricted access with plenty of space provided 
where it is possible for dogs to exercise freely and safely off lead (Note: subject 
to restriction or removal of current livestock grazing – see weaknesses above) 

 Potential to enhance public views out to sea and to dramatic cliff scenery  

 Potential to provide opportunities for interpretation of geology (SSSI along the cliff 
face), ecology and cultural heritage interest 

 Potential to secure the protection and enhancement of the Undeveloped Coast and 
coastal headland in perpetuity 
 

Threats 

 Risk of surface flooding along minor watercourse (Note: pump house present) 

 Potential risk of unstable ground along the cliffs 

 Part of the land may not be available in light of the proposed submission Teignbridge 
Local Plan 2013-2033 Policy DA4 which allocates less development at South Downs 
Road, Dawlish than that sought by the land owner in representations made on that 
local plan 

 Further work is needed to clarify the potential for the delivery of SANGS and its 
management  

 
7.0 Conclusions 
 

7.1 The following conclusions are drawn from the SWOT analysis of each of the 
potential site options considered for SANGS at Dawlish. 

 

7.2 Option 1 Langdon Farm – the site identified would be large enough to meet the 
provision requirement of 27.4 hectares of SANGS. The site has close proximity to 
land allocated for mixed use development through policy DA2 of the proposed 
submission Teignbridge Local Plan 2013-2033 and could attract residents from the 
proposed 860 new homes. The site has views to the Haldon Hills, but due to its 
location it cannot offer a coastal experience and it is unlikely to provide an effective 
interceptor for visitors travelling to the Dawlish Warren SAC and Exe Estuary SPA 
from elsewhere in the Dawlish and Teignmouth area. While access may be 
provided from Langdon Road, the provision of other means of access (including 
access leading to the A379 Exeter Road) is likely to be dependent on the adjacent 
proposed mixed use development coming forward in a comprehensive manner.   
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7.3 Option 2 Land at Eastdon Wood – the site identified could provide up to 62 hectares 

of SANGS, significantly exceeding the provision requirement. The site benefits from 
varied landscape including existing woodland, and has views to the Haldon hills and 
the Exe Estuary / Dawlish Warren. The site is situated away from the planned 
mixed use urban extension at Dawlish through policy DA2 of the proposed 
submission Teignbridge Local Plan 2013-2033, but due to its location may be 
capable of intercepting resident visitors from this development travelling to the 
Dawlish Warren SAC. The site also has potential to intercept visitors travelling to 
the Dawlish Warren SAC from the Exeter direction, using the A379 Exeter Road, or 
Dawlish Warren Road (via Shutterton Lane or Orchard Lane). However, due to its 
location to the north of Dawlish the site is unlikely to provide an effective interceptor 
for visitors travelling to the Dawlish Warren SAC and Exe Estuary SPA from the 
wider Dawlish and Teignmouth area.  
 

7.4 Option 3 Dawlish Warren – the site’s area is marginally less than the provision 
requirement of 27.4 hectares. However, it is considered capable of providing 
effective SANGS due to its specific location on the coastal headland, high degree of 
accessibility and physical attributes. The site benefits from close proximity to the 
sea, with panoramic coastal views, and has access to the seafront via existing 
footpaths / railway footbridges. Although the site is situated away from the planned 
mixed use urban extension at Dawlish through policy DA2 of the proposed 
submission Teignbridge Local Plan 2013-2033, it would be en-route and therefore 
capable of intercepting resident visitors travelling by car from this development to 
the Dawlish Warren SAC. The site is situated close to existing residential areas 
along the A379 Exeter Road and concentrated holiday accommodation at Dawlish 
Warren. The site is highly accessible by foot, car and public transport. It is located 
along the approach road from the A379 to Dawlish Warren, which offers potential 
for more than one point of vehicular / pedestrian access to intercept visitors 
travelling from the Dawlish and Teignmouth areas to the Dawlish Warren SAC. As 
such it is likely to perform the strongest of the four options considered in terms of an 
‘interceptor’ for persons from the Dawlish / Teignmouth area who might otherwise 
visit the Exe Estuary SPA and or Dawlish Warren SAC.  The site can accommodate 
at least one walking route of 2km (comparable with the permissible route for dog 
walking within the Dawlish Warren SAC). Due to the flat topography walking routes 
in this location would be suitable for persons of most mobility levels. Part of the site 
is less prominent on the undeveloped coastal headland and could lend itself to the 
provision of other visitor facilities. Notwithstanding part of the site being in arable 
use the substantial part is existing grassland landscape, which can immediately 
lend itself to recreation / park use without a potential longer lead in time through the 
need for planting. While further work is needed to clarify the potential for the 
delivery of SANGS and its management, this particular site could provide for early 
mitigation for visitor impacts in relation to plan led and consented growth at Dawlish 
which offers significant advantage over Options 1 and 2. Effective SANGS will 
require appropriate management, including potential restrictions on type of livestock 
for grazing to avoid conflict with dog walking.  
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7.5 Option 4 East of Teignmouth Road – the 19.9 hectares identified is less than the 
minimum requirement for SANGS at Dawlish. Due to the nature of its topography it 
is unlikely to be suitable for walkers with impaired mobility or be capable of 
providing satisfactory walking routes within the site. However, the existing grassland 
landscape could provide for immediate recreation use as SANGS as is the case for 
option 3. Notwithstanding its coastal location and being adjacent to the A379 road, 
the location of SANGS here would not provide an effective interceptor to mitigate 
the recreational impacts of visitors travelling to the Dawlish Warren SAC and Exe 
Estuary SPA from existing residential areas at the north of Dawlish or from the 
proposed new housing development north west of Secmaton Lane through policy 
DA2 of the proposed submission Teignbridge Local Plan 2013-2033.   

 
7.6 The findings of the SWOT analysis indicate that site Option 3 Dawlish Warren has 

particular significant advantages that outweigh the other potential sites 
considered and which could be crucial to the effectiveness of SANGS at 
Dawlish. These are due to the site’s specific location on the coastal headland, 
which is capable of: 

  

 Providing an immediate coastal experience for visitors, with access to the 
seafront and which provides a nearby alternative to the Dawlish Warren SAC 

 Intercepting significant existing and newly arising visitors travelling to the 
Dawlish Warren SAC and Exe Estuary SPA from Dawlish and surrounding area 
along a principal approach route (Warren Road). This could include newly 
arising resident visitors travelling by car from the 860 new homes in the 
proposed mixed use urban extension  to the north west of Secmaton Lane 
(Policy DA2 in the proposed submission Teignbridge Local Plan 2013-2033)  

 Lending itself to immediate publicly accessible recreation / park land without a 
longer lead in time for planting 

 
Whilst it is acknowledged there may be difficulty in convincing persons who are 
committed to beach walking to relocate to a totally different location, the provision of 
an option very close to Dawlish Warren and the Exe Estuary with panoramic sea 
views may change these habits more effectively than options located further away. 
These findings support the allocation of the Dawlish Warren Coastal Park in Policy 
DA7 of the proposed submission Teignbridge Local Plan 2013-2033.  
 

7.7 Proposed submission Teignbridge Local Plan 2013-2033 Policy DA6 provides for 
15 hectares of strategic green infrastructure at Dawlish.  This includes provision of 
formal and informal open spaces required by established open space provision 
standards for new development in Teignbridge. It also includes provision for a 
pedestrian/cycle route with linear open space along Shutterton Brook to Dawlish 
Warren (referred to as a ‘strategic blue and green route’ in the emerging new local 
plan).  This amount of provision is above that required by Policy WE11 of the local 
plan in relation to development related green and open space. Therefore scope 
could exist for the planned strategic green infrastructure provision in this location to 
include up to 6 hectares of SANGS. This could complement, but not replace the role 
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and function of major SANGS provision elsewhere at Dawlish. The notion of 
complementary suitable alternative natural green space at Dawlish is referred to in 
Policy S17 e) of the proposed submission Teignbridge Local Plan 2013-2033. 

 
8.0 Delivery 
 

8.1 The delivery of SANGS will require the management of land in perpetuity in order to 
provide the necessary mitigation to help offset the likely significant effects of 
increased visitor pressure on the Exe Estuary SPA and Dawlish Warren SAC. This 
could be achieved by management agreement between the local authority and 
affected landowners or through the voluntary sale of land and its acquisition by the 
local authority.  However, where this may not be practicable the delivery of SANGS 
could require intervention by the local authority through the use of Compulsory 
Purchase powers where this is in the public interest to support the strategy of the 
local development plan for the future planning of the area.  
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The Conservation of Habitats and Species 
Regulations 2010 (as Amended), Section (61)  

 

Screening of Likely Significant Effect on a European site: 
Exe Estuary Special Protection Area (SPA) and  
Dawlish Warren Special Area of Conservation (SAC) 

 
Part A: The proposal  

1.Type of 
permission/  activity: 

Proposed submission Teignbridge Local Plan 2013-2033 makes 
provision for at least 900 dwellings at Dawlish, with associated 
community facilities and infrastructure. 

2. Proposal reference 
and name: 

Proposed submission Teignbridge Local Plan 2013-2033 Policies DA2, 
DA4 and DA5 
 

3. National grid 
reference: 

SX 962 781, SX 956 756, SX 954 752 

4. Brief description 
of proposal: 

o The proposals are for new dwellings with associated infrastructure, at 
three locations:    
- DA2 North West Secmaton Lane, at least 860 homes and a 50 

bed extra care housing scheme. 
- DA4 West of South Downs Road, at least 20 houses; 
- DA5 Littleleigh, Holcombe, at least 20 houses. 

o This would mean an additional 2057 residents, based on the Office 
of National Statistics prediction of 2.23 people per house in for 
Teignbridge in 2013, plus 50 care home residents. 

o The developed area will cover over 36ha. 
o It is proposed (DA6) to provide 15 ha of Green Infrastructure 

adjacent to the Secmaton Lane development, in the form of 
pedestrian/cycle route, community park, sports pitch, play/informal 
open space, allotments and community orchard. 

o It is also proposed (DA7) to provide 22ha of Suitable Alternative 
Natural Green Space (SANGS) with recreation facilities and car 
parking, on the coast between Dawlish and Dawlish Warren. 

o The closest housing allocation is 1½ km from Dawlish Warren 
Special Area of Conservation (SAC) and the Exe Estuary Special 
Protection Area (SPA).  The whole DA2 site is within 2 km of the 
SPA and SAC.  Allocations DA4 and DA5 are about 4km from the 
SPA/SAC. 

o The current land use is arable and pasture with hedges.  
o DA2 surface water disposal would be to the Exe Estuary SPA via 

Shutterton Brook.  DA4 and 5 are likely to discharge to the sea 
further south.   

o Sewage would be disposed of via mains sewers, to the Timaru 
Sewage Treatment Works, which discharges cleaned water to the 
sea near the SPA.  Upgrades may be needed to this STW to 
accommodate the increased sewage generated. 

o Water abstraction will be from Trenchford/Tottiford/Kennick and 
Roadford Reservoirs, well away from the SPA/SAC. 
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 o Construction is unlikely to cause disturbance to the SPA/SAC given 
the intervening distance, landforms and existing busy roads and 
railway.   

o Note: Proposed submission Teignbridge Local Plan Policy SWE3 
makes provision for SANGS at the south west of Exeter in the form 
of a 70 hectare ‘Ridge Top Park’. This is intended to serve a planned 
urban extension of 2,500 new homes (2,000 within Teignbridge and 
500 within Exeter City planning administrative area). 

 

5. Map attached: 
See separate document 

6. European site name(s) and status: 
 
Exe Estuary Special Protection Area - composed of: Exe Estuary SSSI and Dawlish Warren SSSI 
Dawlish Warren Special Area of Conservation - composed of: Dawlish Warren SSSI 
 

7. List of interest features: 
 
Exe Estuary SPA 
Annex 1 Species that are a primary reason for selection of this site (under the Birds 
Directive): 
  Aggregation of non breeding birds: Avocet Recurvirostra avosetta  
  Aggregation of non breeding birds: Grey Plover Pluvialis squatarola 
Migratory species that are a primary reason for selection of this site 
  Aggregation of non breeding birds: Dunlin Calidris alpina alpine 
  Aggregation of non breeding birds: Black-tailed Godwit Limosa limosa islandica 
  Aggregation of non breeding birds: Brent Goose (dark-bellied) Branta bernicla bernicla 
  Wintering populations of Slavonian Grebe Podiceps auritus 
  Wintering populations of Oystercatcher Haematopus ostralegus 
Waterfowl Assemblage 
  >20,000 waterfowl over winter 
Habitats which are not notified for their specific habitat interest (under the relevant 
designation), but because they support notified species. 
  Sheltered muddy shores (including estuarine muds; intertidal boulder and cobble scars; and 
seagrass beds) 
  Saltmarsh NVC communities: SM6 Spartina anglica saltmarsh 
 
Dawlish Warren SAC 
Annex I habitats that are a primary reason for selection of this site (under the Habitats 
Directive): 
Annex I habitat: Shifting dunes along the shoreline with Ammophila arenaria (‘white dunes’).  
(Strandline, embryo and mobile dunes.) 
  SD1 Rumex crispus-Glaucium flavum shingle community   
  SD2 Cakile maritima-Honkenya peploides strandline community   
  SD6 Ammophila arenaria mobile dune community   
  SD7 Ammophila arenaria-Festuca rubra semi-fixed dune community 
Annex I habitat: Fixed dunes with herbaceous vegetation (‘grey dunes’). 
  SD8 Festuca rubra-Galium verum fixed dune grassland 
  SD12 Carex arenaria-Festuca ovina-Agrostis capillaris dune grassland   
  SD19 Phleum arenarium-Arenaria serpyllifolia dune annual community 
 
 



Teignbridge District Council                     Habitats Regulations 2010 Assessment of Likely Significant Effect 
Dawlish Housing Allocation     January 2013 

  Page 3 of 6  

Annex I habitat: Humid dune slacks. 
  SD15 Salix repens-Calliergon cuspidatum dune-slack community   
  SD16 Salix repens-Holcus lanatus dune slack community   
  SD17 Potentilla anserina-Carex nigra dune-slack community   
Habitats Directive Annex II species that are a primary reason for selection of this site: 
  Petalwort (Petalophyllum ralfsii ) 
 

8. Is this application necessary to the management of 
the site for nature conservation? 

No   
 

If ‘no’ continue to Part B.   If ‘yes’ go to Part C. 
 
 

 
Part B Risk Assessment  
 

9. What potential hazards are likely to affect the interest features (refer to the risk factors 
listed below)? 
Increased housing close to the SPA/SAC will increase recreation impacts on the interest features.  
Evidence shows that residents who live closer to the SPA/SAC will visit more often, with those 
living within 1-2km being likely to visit especially frequently. 
Harm to SPA water quality from surface water discharges and treated discharges from the sewage 
works are a potential issue.   
 

Sensitive 
interest feature 

Potential hazard  Outline potential exposure to hazard and likely impact 
if known 

 
SPA bird 
populations 
 

 
Disturbance from 
residents 
recreating on Exe 
Estuary, Exminster 
Marshes and 
Dawlish Warren 

 
Studies show that recreational disturbance is already 
causing significant disturbance to the birds that form the 
SPA’s special interest.  Disturbance is caused by a wide 
range of recreational activities such as: 
o walking and dog walking along the Estuary foreshore 

and sea walls, and on the beach, Bight and Point at the 
Warren  

o a range of watersports  
o bait digging, crab tiling and shellfish collecting. 
 
This problem will increase with increased recreation from 
additional residents. 

 
SPA  
estuary habitats 
& communities 

 
Physical damage to 
SPA habitats/ 
communities from 
residents 
recreating on the 
SPA 
 
 

 
Localised physical damage to habitats, substrates, and 
invertebrate communities can be caused by bait 
digging/crab tiling/shellfish collecting and removal of items 
by casual beachcombers.  Pollution, bait digging/crab 
tiling/shellfish collecting and damage to substrates may 
also reduce the amount of prey items available for the 
birds.  Litter can kill or maim individual birds. 
 
All these problems are likely to increase with increased 
recreation from additional residents. 
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SAC habitats 
and petalwort 
 
 
 

 
Physical damage at 
Dawlish Warren 
from residents 
recreating on the 
SAC 

 
Studies show that damage is already being caused to SAC 
features in parts of the Warren by: trampling of sensitive 
habitats and species; dog eutrophication to low-nutrient 
habitats; and occasionally by BBQs/fires getting out of 
control.  High levels of visitor use and periodic vandalism 
make the site harder to manage for its wildlife. 
 
These problems will increase with increased recreation 
from additional residents. 

 
SPA  
estuary habitats 
& communities 

 
Pollution and 
changes in flow 
rates 

 
There is potential for pollution from discharges of surface 
water to the Estuary, and from additional treated sewage 
works discharges to the sea near the SPA.  Localised 
changes in flow rates at discharge points may upset 
delicate ecosystems.   
 
Direct pollution may also be caused by fly tipping, fuel 
escapes from pleasure boats, etc, which are likely to 
increase with an increased local population. 
 

 
10. Are there other proposals in the area which may give rise to ‘in combination’ effects? 
 

List other proposals which have been considered 
 

There are existing planning consents for housing and holiday accommodation close to the SPA and 
SAC, in East Devon, Exeter and Teignbridge.  Teignbridge permissions include: 
- 297 houses at Milbury Farm, Exminster 
- 275 houses at Secmaton Lane, Dawlish 
-174 houses at Secmaton Rise, Dawlish 
- 65 houses at Sentry’s Farm, Exminster  
- 75 houses at Newlands Farm, Dawlish 
- additional static units &  touring pitches at Lady’s Mile Holiday Park, Dawlish 
 
The proposed submission Teignbridge Local Plan 2013-2033 makes provision for 12,400 new 
homes in the district (outside the Dartmoor National Park).  
The adopted Exeter Core Strategy allocates 12,000 houses in Exeter city for the period 2006-2026. 
The proposed submission new East Devon Local Plan makes provision for 15,000 new homes in 
East Devon for the period 2006-2026. 
  

Outline potential cumulative or ‘in combination’ effects. 
 

The impacts listed in question 9 apply equally to existing permissions and to the allocations in the 
three Local Plans. 
 
This means that the impacts from the planned urban extension at the South West of Exeter are part 
of an in-combination effect of around 12,400 houses in Teignbridge and a further 27,000 in Exeter 
and East Devon.  This many planned houses equates to around 2.23 x 39,400 = 87,862 people. 
 
The recreational impacts on the SPA and SAC of so many additional people will be large and will 
constitute a Likely Significant Effect. 
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11.  Mitigation Measures   
 

Describe the mitigation measures that are proposed as part of the submitted application. 
 

 
Recreation 
Proposed submission Teignbridge Local Plan 2013-2033 Policy DA6 proposes 15ha of Green 
Infrastructure at Shutterton Brook adjacent to the largest development, in the form of 
pedestrian/cycle route, community park, sports pitch, play/informal open space, allotments and 
community orchard to attract ‘everyday’ recreation such as walking and dog walking from the 
planned 860 new homes on adjoining land north west of Secmaton Lane.  This provision exceeds 
the Council’s open space provision standards and therefore could include up to 6 hectares of 
Suitable Alternative Natural Green Space (SANGS) to complement, but not replace the principle 
provision of SANGS elsewhere. Policy DA7 proposes a 22ha ‘Coastal Park’ on the headland 
between Dawlish and Dawlish Warren, to constitute Suitable Alternative Natural Green Space 
(SANGS) to help offset increased recreational pressures on the SPA and SAC.  Whilst a SANGS 
cannot address impacts from increased water sports use, it can attract walking and dog walking 
away from the Estuary/ Warren.  Dog walking in particular has been identified as a significant 
disturbance factor for the SPA birds.  Its position between the SAC/SPA and new housing at 
Dawlish mean it is well placed to intercept new recreational users before they reach the sensitive 
European sites.  The ‘Coastal Park’ is also well placed to attract a proportion of the existing 
walking, dog walking and other recreational use from existing Dawlish Warren, Dawlish and 
Teignmouth residents and tourists. 
 

However, new residents will also create recreational impacts beyond walking/dog walking, so 
mitigation measures will be needed to fully offset these.  This may be via the ‘Joint Interim 
Approach’ of developer financial contributions.   A full Appropriate Assessment will be needed to 
assess the level of any additional mitigation needed, in the context of other, in-combination effect, 
allocations and applications. 
 
Water quality and flow rates  
No detail is provided on mitigation measures at this stage and will be needed at or before the 
planning application stage.  Upgrade of the Timaru Sewage Treatment Works may be needed.  
Provision of a Sustainable Urban Drainage Systems (SUDS) are likely to help mitigation surface 
water impacts.  A full Appropriate Assessment may be needed when details are available. 
 

Are the proposed measures sufficient to overcome the Likely Significant Effect?  

 
The proposed ‘Coastal Park’ and potential for additional SANGS in the vicinity Shutterton Brook 
could provide up to 28 hectares of SANGS at Dawlish. This provision, in addition to other planned 
green infrastructure at the town could meet Natural England’s recommended provision of 8 
hectares of SANGS per 1,000 additional population to mitigate likely significant effects of certain 
user groups (e.g. dog walkers and walkers) from new development on protected European sites.  
This provision would be complemented by financial contributions towards mitigation measures for 
these and other user groups (e.g. water sports users and bait diggers) from development in 
Dawlish and elsewhere, in accordance with the Joint Interim Approach (JIA) adopted by Exeter 
City, Teignbridge and East Devon District Councils. 
 
Water issues are not adequately mitigated. 
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12. Proposed monitoring programme 
 
 

A suite of monitoring measures is costed into the standard HRA contribution.  These are to monitor 
levels of recreational use and impacts on the European special features and effectiveness of 
mitigation measures.  
 
 

 
Part C: Conclusion 
 

12. Conclusion: 
Is the proposal likely to 
have a significant effect 
‘alone’ or ‘in 
combination’ on a 
European site? 
 

 
As a result of this risk assessment, Teignbridge District Council can 
conclude that this allocation: 
 

Will have a Likely Significant Effect on the Exe Estuary SPA 
and Dawlish Warren SAC, through increased recreational 
impacts.  It may be possible to mitigate this through provision of 
the Coastal Park SANGS, Green Infrastructure and developer 
contribution to on-site access management and monitoring 
measures. 
 
Will have a Likely Significant Effect on the special interest of 
the Exe Estuary SPA through surface water and sewage 
considerations.  It may be possible to mitigate this through 
upgrade of existing sewage treatment works and suitable 
treatment and amelioration of surface water.  

 
A full Appropriate Assessment is needed to ascertain if the 
proposed mitigation measures are sufficient or whether 
additional mitigation will be needed. 

 

 
Local Authority Officer  
 

 
Mary Rush 

 
Date:   14 January 2013 

 
If a significant effect is likely, proceed to a full Appropriate Assessment. 
 

 



 

Version dated 12.06.08 

 

1

 
Guidelines for the creation of Suitable Accessible Natural Green Space 
(SANGS) 
 
 
 
 
 
 

Introduction 
 
‘Suitable Accessible Natural Green Space’ (SANGS) is the name given to green space that is of a 
quality and type suitable to be used as mitigation within the Thames Basin Heaths Planning Zone. 
 
Its role is to provide alternative green space to divert visitors from visiting the Thames Basin 
Heaths Special Protection Area (SPA). SANGS are intended to provide mitigation for the potential 
impact of residential development on the SPA by preventing an increase in visitor pressure on the 
SPA. The effectiveness of SANGS as mitigation will depend upon the location and design. These 
must be such that the SANGS is more attractive than the SPA to users of the kind that currently 
visit the SPA. 
 
This document describes the features which have been found to draw visitors to the SPA, which 
should be replicated in SANGS.  It provides guidelines on 
 

 the type of site which should be identified as SANGS 
 
 measures which can be taken to enhance sites so that they may be used as SANGS 

 
These guidelines relate specifically to the means to provide mitigation for housing within the 
Thames Basin Heaths Planning Zone. They do not address nor preclude the other functions of 
green space (e.g. provision of disabled access). Other functions may be provided within SANGS, 
as long as this does not conflict with the specific function of mitigating visitor impacts on the SPA. 
 
SANGS may be created from: 
 

 existing open space of SANGS quality with no existing public access or limited public 
access, which for the purposes of mitigation could be made fully accessible to the public 

 
 existing open space which is already accessible but which could be changed in character 

so that it is more attractive to the specific group of visitors who might otherwise visit the 
SPA 

 
 land in other uses which could be converted into SANGS 

 
The identification of SANGS should seek to avoid sites of high nature conservation value which are 
likely to be damaged by increased visitor numbers. Such damage may arise, for example, from 
increased disturbance, erosion, input of nutrients from dog faeces, and increased incidence of 
fires. Where sites of high nature conservation value are considered as SANGS, the impact on their 
nature conservation value should be assessed and considered alongside relevant policy in the 
development plan. 
 
The Character of the SPA and its Visitors 
 
The Thames Basin Heaths SPA is made up of 13 Sites of Special Scientific Interest, and consists 
of a mixture of heathland, mire, and woodland habitats. They are essentially ‘heathy’ in character.  
The topography is varied and most sites have a large component of trees and some contain 
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streams, ponds and small lakes.  Some are freely accessible to the public and most have a degree 
of pubic access, though in some areas this is restricted by army, forestry or other operations. 
 
A recent survey showed that more than 83% of visitors to the SPA arrive by car, though access 
points adjacent to housing estates showed a greater proportion arriving on foot (up to 100% in one 
case). 70% of those who visited by car had come from within 5km of the access point onto the 
SPA. A very large proportion of the SPA visitors are dog walkers, many of whom visit the particular 
site on a regular (more or less daily) basis and spend less than an hour there, walking on average 
about 2.5km. Almost 50% are retired or part-time workers and the majority are women. Further 
detailed information on visitors can be found in the reports referenced at the end of this document. 
 
Guidelines for the Quality of SANGS 
 
The quality guidelines have been sub-divided into different aspects of site fabric and structure.  
They have been compiled from a variety of sources but principally from visitor surveys carried out 
at heathland sites within the Thames Basin Heaths area or within the Dorset heathlands. These 
are listed as references at the end of this document. 
 
The principle criteria contained in the Guidelines have also been put into a checklist format which 
is contained in Appendix 1. 
 
Accessibility 
 
Most visitors come by car and want the site to be fairly close to home.  Unless SANGS are 
provided for the sole use of a local population living within a 400 metre catchment around the site, 
then the availability of adequate car parking at sites larger than 10 ha is essential. The 
amount and nature of parking provision should reflect the anticipated use of the site by visitors and 
the catchment size of the SANGS. It should provide an attractive alternative to parking by the part 
of SPA for which it is mitigation. Car parks should be clearly signposted and easily accessed. 
 
New parking provision for SANGS should be advertised as necessary to ensure that it is known of 
by potential visitors. 
 
Target groups of Visitors 
 
This should be viewed from two perspectives, the local use of a site where it is accessed on foot 
from the visitor’s place of residence, and a wider catchment use where it is accessed by car.  Most 
of the visitors to the SPA come by car and therefore should be considered as a pool of 
users from beyond the immediate vicinity of the site.  All but the smallest SANGS should 
therefore target this type of visitor. 
 
It is apparent from access surveys that a significant proportion of those people who visit the sites 
on foot, also visit alternative sites on foot and so this smaller but significant group look for local 
sites.  Where large populations are close to the SPA, the provision of SANGS should be 
attractive to visitors on foot.   
 
Networks of sites 
 
The provision of longer routes within larger SANGS is important in determining the 
effectiveness of the authorities’ network of SANGS as mitigation, because a large 
proportion of visitors to the SPA have long walks or run or bicycle rides.  The design of 
routes within sites at the smaller than about 40 ha will be critical to providing routes of sufficient 
length and attractiveness for mitigation purposes. 
 
Where long routes cannot be accommodated within individual SANGS it may be possible to 
provide them through a network of sites. However, networks are inherently likely to be less 
attractive to users of the type that visit the SPA, and the more fragmented they are, the less 
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attractive they will be, though this is dependent on the land use which separates each component. 
For example, visitors are likely to be less put off by green areas between SANGS than by urban 
areas, even if they restrict access to rights of way and require dogs to be kept on leads.  
 
Though networks of SANGS may accommodate long visitor routes and this is desirable, 
they should not be solely relied upon to provide long routes.  
 
Specific guidance on individual SANGS is summarised in Appendix 2. An information sheet 
for individual SANGS can also be found in Appendix 4. 
 
Paths, Roads and Tracks 
 
The findings suggest that SANGS should aim to supply a choice of routes of around 2.5km in 
length with both shorter and longer routes of at least 5km as part of the choice, where space 
permits.  The fact that a considerable proportion of visitors were walking up to 5km and beyond 
suggests the provision of longer routes should be regarded as a standard, either on-site or 
through the connection of sites along green corridors. 
 
Paths do not have to be of any particular width, and both vehicular-sized tracks and narrow PRoW 
type paths are acceptable to visitors.   
 
The majority of visitors are female and safety is one of the primary concerns of site visitors.  Paths 
should be routed so that they are perceived as safe by the users, with some routes being 
through relatively open (visible) terrain (with no trees or scrub, or well spaced mature trees, or wide 
rides with vegetation back from the path), especially those routes which are 1-3 km long. 
 
The routing of tracks along hill tops and ridges where there are views is valued by the majority of 
visitors. 
 
A substantial number of visitors like to have surfaced but not tarmac paths, particularly where 
these blend in well with the landscape.  This is not necessary for all paths but there should be 
some more visitor-friendly routes built into the structure of a SANGS, particularly those 
routes which are 1-3 km long.   
 
Artificial Infrastructure 
 
Little or no artificial infrastructure is found within the SPA at present apart from the provision of 
some surfaced tracks and car parks. Generally an urban influence is not what people are looking 
for when they visit the SPA and some people undoubtedly visit the SPA because it has a 
naturalness about it that would be marred by such features. 
 
However, SANGS would be expected to have adequate car parking with good information 
about the site and the routes available.  Some subtle waymarking would also be expected for 
those visitors not acquainted with the layout of the site. 
 
Other infrastructure would not be expected and should generally be restricted to the vicinity of car 
parking areas where good information and signs of welcome should be the norm, though discretely 
placed benches or information boards along some routes would be acceptable. 
 
Landscape and Vegetation 
 
SANGS do not have to contain heathland or heathy vegetation to provide an effective 
alternative to the SPA. 
 
Surveys clearly show that woodland or a semi-wooded landscape is a key feature that people 
appreciate in the sites they visit, particularly those who use the SPA.  This is considered to be 
more attractive than open landscapes or parkland with scattered trees.  
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A semi-natural looking landscape with plenty of variation was regarded as most desirable by 
visitors and some paths through quite enclosed woodland scored highly.  There is clearly a 
balance to be struck between what is regarded as an exciting landscape and a safe one and so 
some element of choice between the two would be highly desirable. The semi-wooded and 
undulating nature of most of the SPA sites gives them an air of relative wildness, even when there 
are significant numbers of visitors on site. SANGS should aim to reproduce this quality. 
 
Hills do not put people off visiting a site, particularly where these are associated with good 
views, but steep hills are not appreciated.  An undulating landscape is preferred to a flat one. 
 
Water features, particularly ponds and lakes, act as a focus for visitors for their visit, but are not 
essential. 
 
Restrictions on usage 
 
The majority of the people using most of the SPA sites come to walk, with or without dogs. At two 
or three sites there were also a significant number of cyclists and joggers. A small amount of horse 
riding also occurs at some sites. 
 
The bulk of visitors to the SPA came to exercise their dogs and so it is imperative that SANGS 
allow for pet owners to let dogs run freely over a significant part of the walk. Access on 
SANGS should be largely unrestricted, with both people and their pets being able to freely 
roam along the majority of routes. This means that sites where freely roaming dogs will cause a 
nuisance or where they might be in danger (from traffic or such like) should not be considered for 
SANGS.  
 
It may be that in some areas where dog ownership is low or where the cultural mix includes 
significant numbers of people sensitive to pets, then the provision of areas where dogs are 
unrestricted can be reduced. It should also be possible to vary restriction over time according to 
the specific needs of a community, providing effective mitigation is maintained. SANGS proposals 
which incorporate restrictions on dogs should be in the minority of SANGS and would need to be 
considered on a case by case basis in relation to the need for restrictions. 
 
Assessment of site enhancement as mitigation 
 
SANGS may be provided by the enhancement of existing sites, including those already accessible 
to the public that have a low level of use and could be enhanced to attract more visitors. The 
extent of enhancement and the number of extra visitors to be attracted would vary from site to site. 
Those sites which are enhanced only slightly would be expected to provide less of a mitigation 
effect than those enhanced greatly, in terms of the number of people they would divert away from 
the SPA. In order to assess the contribution of enhancement sites in relation to the hectare 
standards of the Delivery Plan, it is necessary to distinguish between slight and great 
enhancement. 
 
Methods of enhancement for the purposes of this guidance could include enhanced access 
through guaranteed long-term availability of the land, creation of a car park or a network of paths. 
 
SANGS which have not previously been open to the public count in full to the standard of providing 
8ha of SANGS per 1000 people in new development in zone B. SANGS which have an 
appreciable but clearly low level of public use and can be substantially enhanced to greatly 
increase the number of visitors also count in full. The identification of these sites should arise from 
evidence of low current use. This could be in a variety of forms, for example: 
 

 Experience of managing the site, which gives a clear qualitative picture that few visitors are 
present 

 Quantitative surveys of visitor numbers 
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 Identified constraints on access, such as lack of gateways at convenient points and lack of 
parking 

 Lack of easily usable routes through the site 
 Evidence that the available routes through the site are little used (paths may show little 

wear, be narrow and encroached on by vegetation) 
 
SANGS with no evidence of a low level of use should not count in full towards the Delivery Plan 
standards. Information should be collected by the local planning authority to enable assessment of 
the level of increased use which can be made of the SANGS. The area of the site which is counted 
towards the Delivery Plan standards should be proportional to the increase in use of the site. For 
example, a site already used to half of its expected capacity should count as half of its area 
towards the standards.  
 
Staging of enhancement works 
 
Where it is proposed to separate the enhancement works on a site into separate stages, to deliver 
incremental increases in visitor use, the proportion of the increase in visitor use arising from each 
stage should be estimated. This would enable the granting of planning permission for residential 
development to be staged in parallel to ensure that the amount of housing permitted does not 
exceed the capacity of SANGS to mitigate its effects on the SPA. 
 
Practicality of enhancement works  
 
The selection of sites for enhancement to be SANGS should take into account the variety of 
stakeholder interests in each site. Consideration should be given to whether any existing use of the 
site which may continue is compatible with the function of SANGS in attracting recreational use 
that would otherwise take place on the SPA. The enhancement should not result in moving current 
users off the SANGS and onto the SPA. The specific enhancement works proposed should also be 
considered in relation not only to their effects on the SANGS mitigation function but also in relation 
to their effects on other user groups.  
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Appendix 1:  Site Quality Checklist – for a suite of SANGS 
 
This guidance is designed as an Appendix to the full guidance on Suitable Accessible Natural 
Greenspaces (SANGS) to be used as mitigation (or avoidance) land to reduce recreational use of 
the Thames Basin Heaths SPA.  
 
The wording in the list below is precise and has the following meaning: 

 Requirements referred to as “must” are essential in all SANGS 
 Those requirements referred to as “should haves” should all be represented within the 

suite of SANGS, but do not all have to be represented in every site. 
 All SANGS should have at least one of the “desirable” features. 
 
Must haves 
 
 For all sites larger than 4ha there must be adequate parking for visitors, unless the site is 

intended for local use, i.e. within easy walking distance (400m) of the developments linked to 
it. The amount of car parking space should be determined by the anticipated use of the site 
and reflect the visitor catchment of both the SANGS and the SPA. 

 
 It should be possible to complete a circular walk of 2.3-2.5km around the SANGS. 
 
 Car parks must be easily and safely accessible by car and should be clearly sign posted. 
 
 The accessibility of the site must include access points appropriate for the particular visitor 

use the SANGS is intended to cater for. 
 
 The SANGS must have a safe route of access on foot from the nearest car park and/or 

footpath/s 
 
 All SANGS with car parks must have a circular walk which starts and finishes at the car park. 
 
 SANGS must be designed so that they are perceived to be safe by users; they must not have 

tree and scrub cover along parts of the walking routes 
 
 Paths must be easily used and well maintained but most should remain unsurfaced to avoid 

the site becoming to urban in feel. 
 
 SANGS must be perceived as semi-natural spaces with little intrusion of artificial structures, 

except in the immediate vicinity of car parks. Visually-sensitive way-markers and some 
benches are acceptable. 

 
 All SANGS larger than 12 ha must aim to provide a variety of habitats for users to 

experience.  
 
 Access within the SANGS must be largely unrestricted with plenty of space provided where it 

is possible for dogs to exercise freely and safely off lead. 
 
 SANGS must be free from unpleasant intrusions (e.g. sewage treatment works smells etc). 
 
Should haves 
 
 SANGS should be clearly sign-posted or advertised in some way. 
 
 SANGS should have leaflets and/or websites advertising their location to potential users.  It 

would be desirable for leaflets to be distributed to new homes in the area and be made 
available at entrance points and car parks. 



 

Version dated 12.06.08 

 

7

 
Desirable 
 
 It would be desirable for an owner to be able to take dogs from the car park to the SANGS 

safely off the lead. 
 
 Where possible it is desirable to choose sites with a gently undulating topography for SANGS 
 
 It is desirable for access points to have signage outlining the layout of the SANGS and the 

routes available to visitors. 
 
 It is desirable that SANGS provide a naturalistic space with areas of open (non-wooded) 

countryside and areas of dense and scattered trees and shrubs. The provision of open water 
on part, but not the majority of sites is desirable. 

 
 Where possible it is desirable to have a focal point such as a view point, monument etc within 

the SANGS. 
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Appendix 2:  Site Quality Checklist – for an individual SANGS 
 
The wording in the list below is precise and has the following meaning: 

 Requirements referred to as “must” or “should haves” are essential 
 The SANGS should have at least one of the “desirable” features. 
 
Must/ Should haves 
 
 For all sites larger than 4ha there must be adequate parking for visitors, unless the site is 

intended for local use, i.e. within easy walking distance (400m) of the developments linked to 
it. The amount of car parking space should be determined by the anticipated use of the site 
and reflect the visitor catchment of both the SANGS and the SPA. 

 
 It should be possible to complete a circular walk of 2.3-2.5km around the SANGS. 
 
 Car parks must be easily and safely accessible by car and should be clearly sign posted. 
 
 The accessibility of the site must include access points appropriate for the particular visitor 

use the SANGS is intended to cater for. 
 
 The SANGS must have a safe route of access on foot from the nearest car park and/or 

footpath/s. 
 
 All SANGS with car parks must have a circular walk which starts and finishes at the car park. 
 
 SANGS must be designed so that they are perceived to be safe by users; they must not have 

tree and scrub covering parts of the walking routes. 
 
 Paths must be easily used and well maintained but most should remain unsurfaced to avoid 

the site becoming to urban in feel. 
 
 SANGS must be perceived as semi-natural spaces with little intrusion of artificial structures, 

except in the immediate vicinity of car parks. Visually-sensitive way-markers and some 
benches are acceptable. 

 
 All SANGS larger than 12 ha must aim to provide a variety of habitats for users to 

experience.  
 
 Access within the SANGS must be largely unrestricted with plenty of space provided where it 

is possible for dogs to exercise freely and safely off lead. 
 
 SANGS must be free from unpleasant intrusions (e.g. sewage treatment works smells etc). 
 
 SANGS should be clearly sign-posted or advertised in some way. 
 
 SANGS should have leaflets and/or websites advertising their location to potential users.  It 

would be desirable for leaflets to be distributed to new homes in the area and be made 
available at entrance points and car parks. 

 
Desirable 
 
 It would be desirable for an owner to be able to take dogs from the car park to the SANGS 

safely off the lead. 
 
 Where possible it is desirable to choose sites with a gently undulating topography for SANGS 
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 It is desirable for access points to have signage outlining the layout of the SANGS and the 
routes available to visitors. 

 
 It is desirable that SANGS provide a naturalistic space with areas of open (non-wooded) 

countryside and areas of dense and scattered trees and shrubs. The provision of open water 
on part, but not the majority of sites is desirable. 

 
 Where possible it is desirable to have a focal point such as a view point, monument etc within 

the SANGS. 
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Appendix 3:  Background 
 
The Thames Basin Heaths SPA was designated in 2005 under the Habitats Regulations 1994 to 
protect the populations of three internationally-threatened bird species that use the heathlands: 
woodlark, nightjar and Dartford warbler. One of the principle threats to these species is disturbance 
during their breeding period which collectively extends from February to August.  Freely roaming 
dogs hugely exacerbate the disturbance caused by people visiting the sites. 
 
The Thames Basin Heaths area is much urbanised with little green space available to people apart 
from the designated areas of heathland. The whole area is also under pressure for more housing. 
 
The Habitats Regulations require an ‘appropriate assessment’ to be carried out for any plan or 
project (including housing developments) which may affect the designated interest, either alone or 
in combination with other plans or projects.  The result is that each new planning application within 
the Thames Basin Heaths Planning Zone would have to be assessed in combination with all the 
other extant applications.  A solution to this situation (which would cause a log jam in the planning 
system) is the Thames Basin Heaths Delivery Plan. 
 
The Thames Basin Heaths Delivery Framework, which is monitored by the TBH Joint Strategic 
Partnership Board, provides the framework for addressing new residential development in the 
Thames Basin Heaths Planning Zone. 
 
The need to provide green space for the community was incorporated into planning policy through 
PPG 17, originally published in 1991 and revised in 2003. It requires local authorities to set green 
space standards locally but that these should include aspects of quantity, quality and accessibility. 
PPG17 illustrates the breath of type and use of public open spaces that are encompassed by the 
guidelines. SANGS fit into a small proportion of these. Local authorities may look at provision of 
SANGS in relation to other public open space provision within their area and identify potential 
SANGS as part of their audit of green space.  
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Appendix 4: SANGS Information Form 
 
This form is designed to help you gather information about any potential SANGS. For more 
guidance on the creation of SANGS, please also refer to the relevant Borough Council’s Thames 
Basin Heaths SPA Interim Avoidance Plan. 
 
Natural England, Local Planning Authorities, and other organisations will then be able to consider 
the potential suitability of the proposed SANGS based on this initial information. 
 
Background information 
 
 
Name and location of proposed 
SANGS 
 
 
 
 
 
 
 
 

 
Name: 
 
Address: 
 
 
 
 
 
Grid reference: 
 
(Please attach a map of the site with the 
boundaries clearly marked) 
 

 
Size of the proposed SANGS 
(hectares), excluding water features 
 

 
 

 
Any current designations on land - 
e.g. LNR / SNCI 
 

 

 
Current owners name and address.  
(If there is more than one owner then 
please attach a map) 
 

 

 
Who manages the land? 
 

 

 
Legal arrangements for the land – e.g. 
how long is the lease? 
 

 

 
Is there a management plan for the 
site? (if so, please attach) 
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Current visitor arrangements 
 
 
Is the site currently accessible to the 
public? 
 

 

 
Does the site have open access? 
 

 

 
Has there been a visitor survey of the 
site? (If so, please attach) 
 

 

 
If there has been no visitor survey, 
please give and indication of the 
current visitor levels on site 
 

 
High / Medium / Low 

 
Does the site have existing car 
parking? 
 
 

 
Yes / No 
 
How many car parks? 
 
How may car parking spaces? 
 
(Please mark car parks and numbers of car 
parking spaces on the site map) 
 

 
Are there any existing routes or paths 
on the site? 
 

 
Yes / No 
 
(Please mark these on the map) 
 

 
Are there signs to direct people to the 
site? (Please indicate where and what 
type of  sign) 
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Site quality checklist 
 
This checklist is intended to help identify what is already present on the site and what needs to be developed for the SANGS to be suitable. This 
information is taken from Appendix 2 – please refer to Appendix 2 for more details.  
 
Must/should haves – these criteria are essential for all SANGS 
 Criteria Current Future 
1 Parking on all sites larger than 4ha 

(unless the site is intended for use 
within 400m only) 

  

2 Circular walk of 2.3-2.5km   
3 Car parks easily and safely accessible 

by car and clearly sign posted 
  

4 Access points appropriate for particular 
visitor use the SANGS is intended to 
cater for 

  

5 Safe access route on foot from nearest 
car park and/or footpath 

  

6 Circular walk which starts and finishes 
at the car park 

  

7 Perceived as safe – no tree and scrub 
cover along part of walking routes 

  

8 Paths easily used and well maintained 
but mostly unsurfaced 

  

9 Perceived as semi-natural with little 
intrusion of artificial structures 

  

10 If larger than 12 ha then a range of 
habitats should be present 

  

11 Access unrestricted – plenty of space 
for dogs to exercise freely and safely off 
the lead 

  

12 No unpleasant intrusions (e.g. sewage 
treatment smells etc) 

  

13 Clearly sign posted or advertised in 
some way 
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14 Leaflets or website advertising their 
location to potential users (distributed to 
homes and made available at entrance 
points and car parks) 

  

Desirable features 
 Criteria Current Future 
15 Can dog owners take dogs from the car 

park to the SANGS safely off the lead  
  

16 Gently undulating topography   
17 Access points with signage outlining the 

layout of the SANGS and routes 
available to visitors 

  

18 Naturalistic space with areas of open 
(non-wooded) countryside and areas of 
dense and scattered trees and shrubs. 
Provision of open water is desirable 

  

19 Focal point such as a view point or 
monument within the SANGS 

  

 


