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Legal and Equality Implications:  The National Park Authority is the sole Planning 
Authority for the Park area and has powers to act under the Town and Country Planning Act 
and related legislation.   Decisions on planning matters need to be taken in accordance with 
the policies of the Development Plan unless other material considerations indicate 
otherwise. The NPPF is a material planning consideration that needs to be taken into 
account in the decision making process.  

There are human rights issues in relation to this report. Planning and enforcement decisions 
may interfere with the human rights of individuals in relation to their property and to the right 
to respect for private and family life. Such decisions however, must be in the public interest 
and be proportionate. 

Financial and Risk Implications: There are financial implications if the decision made is 
appealed or challenged by Judicial Review. 

Purpose of the report:  To provide Members of the Authority Committee with an interim 
report on proposals to extend the narrow gauge railway that currently operates from Woody 
Bay Station.                          ___________________________ 

The proposals comprise 5 planning applications: 

001 - Application Reference Number: 62/50/16/001, Proposed re-instatement of railway 
line and ancillary development 

Lane between Killington Lane and Blackmoor Gate, Parracombe, Barnstaple, Devon 

002 - Application Reference Number: 62/50/16/002, Proposed erection of engine shed 
(2052sqm), formation of railway sidings and change of use of agricultural barn to railway 
workshop 

Rowley Moor Farm, Kentisbury, Barnstaple, Devon 

003 - Application Reference Number: 62/50/16/003, Proposed change of use of former 
hotel to railway car park with 162 car parking spaces and pedestrian underpass to station 

Site of former Blackmoor Gate Hotel, Blackmoor Gate, Barnstaple, Devon 

004 - Application Reference Number: 62/50/16/004, Proposed demolition of public toilets 
and shelter, relocation of public car park, erection of new toilets and interpretation building 
and change of use of land from agricultural to public amenity space 

Site of current public car park, Blackmoor Gate, Barnstaple, Devon 

005 - Application Reference Number: 62/50/16/005, Proposed erection of two semi-
detached dwellings replacing bungalow demolished to allow re-statement of railway line – 
one local needs affordable and one for occupation by railway staff 

The Halt, Parracombe, Barnstaple, Devon 
 

RECOMMENDATION: The Authority is recommended to defer consideration of the 
planning applications and to conduct a site visit on the reserve date of Friday 13 May 2016. 
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1.  INTRODUCTION  

1.1  The applications relate to proposals to extend the narrow gauge railway that currently 
operates from Woody Bay Station.  The sites lie to the south west of Lynton in North 
Devon and concern a reinstatement of part of the former Lynton & Barnstaple 
Railway. The proposal is presented as phase IIA of the wider aspirations to reinstate 
the Lynton to Barnstaple railway that ran for approximately 19 miles between Lynton 
and Barnstaple. That railway was opened in 1898 and closed in 1935. The 
reinstatement of approximately 1 mile (1.6km) length of track at Woody Bay Station 
was phase 1 of the operation. Planning permission was granted in March 1996 for 
the change of use of the dwelling to a railway station with associated shop, 
café/museum uses, erection of locomotive shed and reinstatement of ¾ mile of 
railway track.  However, it was not until 2004 that the first train ran on the line 
because of land ownership matters.  That planning permission was granted subject 
to conditions under reference 62/43/95/004. A temporary station halt was installed at 
Killington Lane under planning permission granted in 2005 (reference 62/43/05/003). 

1.2  The present proposals are seven separate planning applications which together 
make up phase IIA of the proposed reinstatement of the Railway. The development 
area for the railway line straddles the administrative boundaries of two local planning 
authorities, Exmoor National Park Authority and North Devon Council, and extends 
between the end of the existing line at Woody Bay Station (from Killington Lane) to 
Wistlandpound. The proposals to reinstate the railway line itself have been split so as 
to relate to the administrative areas of the two local planning authorities.  Separate 
and individual applications have been submitted to Exmoor National Park Authority 
and North Devon Council. The proposals relating to Exmoor National Park Authority’s 
administrative area have been split into five applications. These applications are as 
listed above and comprise that shown below in abbreviated form for ease of 
reference:- 

1. Application Reference 001 – track bed reinstatement; 
2. 002 – engine shed; 
3. 003 – 162 space railway car park; 
4. 004 – public car park and amenity building and space; 
5. 005 – replacement of bungalow with 2 dwellings. 

1.3 Four of these applications (references ending 001, 002, 003 and 004) are the subject 
of an Environmental Statement. The fifth application relates to the proposed 
replacement of a dwelling (which currently lies on the route of the old railway line) 
with two dwellings (off the route of the line) at Parracombe Halt (application reference 
ending 005). 

1.4  Two other separate applications have been submitted to North Devon Council; one is 
concerned with the reinstatement of the railway track bed and ancillary development 
from the National Park Boundary at Blackmoor Gate, where the railway line would 
pass under the A399 and terminate at the Wistlandpound Reservoir (NDC reference 
60676).  A separate application proposes the change of use of the existing public 
house at Blackmoor Gate to include a restaurant, café and extension to house a 
ticket hall and shop together with the change of use of dwelling to railway museum, 
offices and flat, and the formation of pedestrian underpass to the railway car park 
(NDC reference 62675). 

1.5  This report refers only to those applications within Exmoor National Park.  

1.6  The individual applications are essentially different parts of a wider development 
relating to the railway proposals. This report is an interim report to present the 
proposals to the National Park Authority Committee and to set out to Members 
the main planning issues.  



 
 

5 
 

1.7 There are still a number of outstanding matters.  Discussions to examine these 
outstanding issues continue and will need to be completed before a full picture of the 
impacts can be ascertained.  This report will also allow Members to give officers any 
directions or requirements, to request any information that is necessary, so that a 
decision can be reached when the applications come back before the Committee. 
The presentation of this report also provides the ability for Members to defer for a site 
visit and Officers are recommending that Members visit the site. 

1.8  The application papers submitted explain that phase IIA is the first of three further 
phases (IIB and III), which are planned to complete the full reinstatement of the 
Railway from Lynton to Barnstaple. Phase IIB refers to aspirations to extend from the 
current position at Woody Bay Station to Lynton, and Phase III refers to aspirations to 
reinstate the railway from Wistlandpound to Barnstaple. 

1.9  The Phase IIA proposals relate to the reinstatement of a further 4.5 miles (7.2km) of 
track, which would lead from the end of the existing line at the Killington Lane to the 
north of Parracombe to Blackmoor Gate and below the A399 and then, outside 
Exmoor National Park, towards Wistlandpound Reservoir. The majority of the 
proposed line reinstatement would lie within the National Park, being approximately 
3.4 miles (5.5km). The Planning Statement submitted in support of the applications 
advises that phase IIA is the pivotal phase and this will establish the Railway’s centre 
of operations at Blackmoor Gate and provide the platform for the completion of 
phases IIB and III.   There is currently no application relating to further phases and 
the wider aspirations of the applicant are not therefore matters for consideration with 
these proposals. Indeed it may be that those further phases do not come forward. 

1.10  The majority of the proposed railway reinstatement lies in the Parish of Parracombe. 
A section of the application site to the north of Killington Lane lies in Martinhoe 
Parish. The proposed development site then lies within Parracombe Parish for the 
length of its route up to Blackmoor Gate. At Parracombe Bank the boundary with 
Challacombe Parish lies within approximately 60 metres to the south west. At 
Blackmoor Gate, the development site passes into the Parish of Kentisbury. 

 

2.  TRANSPORT AND WORKS ACT 1992 

2.1 The proposed reinstatement of the railway would also require separate consent 
through an order made under the Transport and Works Act 1992 (the TWA). The 
TWA is the usual way of authorising a new (or for this purpose reinstated) railway in 
England and Wales, except for nationally significant rail schemes in England, which 
require development consent under the Planning Act 2008.  

2.2 While it is possible through a TWA order to request the Secretary of State to grant 
planning permission for any development described in the order, the TWA order 
would not otherwise in itself grant planning permission. The organisation/applicant 
applying for a TWA order can apply for planning permission separately to the local 
planning authority. In this instance, the applicant has applied for planning permission 
separately and has explained that they have done this so that the planning merits of 
the proposals can be considered and determined at local level. 

2.3 Applications for TWA orders are made to the Secretary of State and are made by the 
promoters of a proposed scheme. The process may follow a public inquiry and the 
purpose of the procedure is to allow the Secretary of State to come to an informed 
view on whether it is in the public interest to make the TWA order and enable the 
development to proceed. 

2.4 The powers that can be given in a TWA order can be wide-ranging and can include 
powers to close or alter roads and footpaths, and can also include compulsory 
powers to buy land.  
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2.5 In terms of the compulsory purchase powers, while the applicants explain they have 
been gradually buying the former track-bed land along the whole route of the Railway 
between Lynton and Barnstaple, not all the land within the application site is owned. 
The applicants have explained that they own 54% of the Phase IIA land and they are 
engaging or seeking to engage with other landowners.  Currently, land from Woody 
Bay Station to Cricket Field Lane, to the north side of Churchtown, is owned by the 
applicant.  Land to the west of Parracombe Bank up to approximately 180 metres 
east of Ley’s Lane/Rowley Cross, is also owned together with a section of land (and 
the farm buildings) at Rowley Barton near Blackmoor Gate.  If the other land 
necessary to deliver the development is not owned, the applicant may be able to 
seek compulsory purchase powers to buy the land under the TWA order, if that is 
judged to be acceptable. 

 

3. BACKGROUND 

3.1 The construction of the original 19 miles of the Lynton to Barnstaple railway began in 
1895 and was opened in 1898. It was built as a narrow gauge railway (approximately 
600mm wide) to lower the cost of construction and to follow the natural contours of 
the land. However, in the face of increasing competition from road transport, the line 
closed in 1935. Annual passenger numbers before closure were 32,000 (1934) down 
from 72,000 in 1925 and a peak of around 100,000 during the period 1906-1913. The 
railway served the communities of Barnstaple, Chelfham, Goodleigh, Bratton 
Fleming, Blackmoor Gate, Parracombe and Lynton, providing a transport link for 
goods and passengers. Many of the buildings and some of the bridges survive, 
although some of these are now in a dilapidated state. 

3.2 The railway is considered to be a unique railway in England in that it was built to a 
narrow gauge and built primarily for passenger use. 

3.3 The current railway operates from Woody Bay Station and this opened to the public 
in 2004. The papers submitted advise that the one-mile railway at Woody Bay Station 
has carried over 350,000 passengers since it opened and that recent annual visitor 
totals exceed 45,000 a year. The railway at Woody Bay Station operates for 12 
months of the year and is open for passengers between 230 and 240 days a year. 
During the low season timetable (principally mid-September through to late June) 
there are seven return trains a day and in the high season (mainly the summer – July 
to mid-September) there are eight trains a day. The first train typically departs Woody 
Bay Station at 10:45 and the last typically departs at 16:00 during the low season and 
16:30 during the high season. A number of special events are held throughout the 
year when trains may operate outside of these times. Trains typically comprise three 
carriages in normal operation, although on busy days four carriages are operated, 
when two engines are sometimes used. 

3.4 The current railway employs 14 people in total, which relates to 8.5 full time 
equivalent jobs. These include a general manager/engineer, marketing staff and 
catering staff. 

3.5 The application papers advise that the Railway would continue to operate for 12 
months of the year with the development proposed, and that days of operation would 
increase to 250 days.  It is proposed that rolling stock would comprise twelve 
carriages, which would provide capacity for 70,000 annual passengers and cater for 
peak August demand. Two heritage steam trains would typically operate on the line, 
although this could be increased at busy times. A diesel locomotive would be used 
for back-up operations and smaller diesel locomotives would provide for yard 
operations. The papers submitted explain that the core hours of operation will be 
between 07:00 – 22:00, with trains running between 10:00 and 18:00, and the 
running of special services up to 22:00 on up to six evenings a month. 
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3.6 The rolling stock capacity needed for 70,000 passengers is calculated by using the 
current seasonal demand with a 250 day operating schedule. The proposal is for 
eight return trips a day to operate on the line, and a maximum usage of six carriages 
is envisaged for the peak month of August. 

3.7 A shuttle bus is proposed to run to Lynton and Lynmouth from Woody Bay Station. 

3.8 The railway has calculated that future operations, not accounting for the additional 
employment generated through the proposed 5 year construction phase of the 
development, will support at least 24 full time equivalent jobs and apprenticeships. 

3.9 While some of the land required for the proposed development is owned by the 
Lynton and Barnstaple Railway Trust (the applicants) there are a number of sections 
of the application site that are in separate ownership and not all of the landowners 
affected are supportive of the proposals, which will become clear later in this report. 

 

4. Application Reference 001 – Track bed reinstatement 

4.1 This application proposes the reinstatement of the railway line and ancillary 
development. The proposal is to extend the existing narrow gauge railway from 
where the existing reinstated line ends at Killington Lane to Blackmoor Gate, 
extending the existing 1 mile track by about 3.4 miles (5.5km). An application 
submitted to North Devon Council proposes the reinstatement of a further 
approximately 1 mile (1.6km) of railway outside of the National Park boundary, which 
would essentially extend the line to Wistlandpound. 

4.2 The proposal includes the re-construction of bridges, embankments and cuttings 
where these have been removed or filled in. The railway line would be extended 
southwards from the end of the existing line that leads from Woody Bay Station and 
passes under Killington Lane where a new cutting and bridge is required to pass 
under the highway. The railway line would then pass across farmland and alongside 
public footpath (250FP8) to Parracombe Lane where an old cutting would be 
reinstated and works to the existing bridge are necessary to allow the line to pass 
under the road.  The line would then pass through the cutting and towards and then 
over Cricket Field Lane, before passing into Parracombe Conservation Area and 
Churchtown. The railway line would pass approximately 80 metres to the north east 
of the Grade II listed Heddon Hall and kitchen garden walls. 

4.3 In Churchtown, approximately 260 metres of the line would lie in Parracombe 
Conservation Area. The line would pass behind (east of) Hedna Cottage and 
immediately adjacent to Fair View, before passing to the west side of the Grade I 
listed Church of St Petrocks and the Grade II listed Church Cottage and numerous 
tomb stones. 

4.4 The line then passes under the bridge at Churchtown, over which public bridleway 
number 250BW5 passes. 

4.5 A bungalow and stable outbuilding have been built on the former line at Parracombe 
Halt and there are also residential properties, including Grade II listed buildings 
(Court Place Farmhouse and Cottage) to the east side of the track. The proposals 
include the demolition of the bungalow to allow the reinstatement of the railway and 
cutting and, also the provision of a new passing loop with a halt and platforms that 
where not present with the original railway, as well as ancillary buildings including a 
water tower and signal cabin and accommodation crossing. 

4.6 A separate application (ending reference 005) proposes the replacement of the 
existing bungalow and stable building with a pair of semi-detached dwellings, with 
one of these being proposed as local need affordable accommodation. 

4.7 From Churchtown, the proposed railway would pass over enclosed farmland roughly 
parallel and to the west of the A39 for approximately 775 metres leading up to 
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Parracombe Bank and the River Heddon crossing. Evidence of the original cuttings 
and line can be seen and existing water courses over farmland would be crossed by 
the railway. 

4.8 Immediately adjacent to Parracombe Bank is the Highley Railway County Wildlife 
Site, which principally comprises two pastoral fields to the north/north-west of the 
A39 and east of the River Heddon. A public footpath (250FP2) crosses north to south 
over this County Wildlife Site and the railway line. 

4.9 Numerous construction compounds are proposed along the route of the proposed 
railway line, with a particularly significant compound proposed within the County 
Wildlife Site, with access from the A39. The compound is proposed to assist the re-
construction of the embankment to allow the railway to cross over the River Heddon, 
with the original embankment having failed at the time of the 1952 Lynmouth flood, 
which caused flooding and led to fatalities in Parracombe itself. 

4.10 The proposals include the reinstatement of the embankment where this has 
previously washed away and over the River Heddon, which is proposed to comprise 
a new culvert. The culvert would span the width of the river for a length of 
approximately 57 metres at the base; this would taper back to the top of the culvert to 
provide a length of approximately 39.5 metres. 

4.11 The culvert would have an arched or curved shape and at the base would be 
approximately 10 metres wide to span the river. The top of the culvert would be 
approximately 5 metres high, with the total height of the embankment being 
approximately 17.5 metres high. 

4.12 Once over the embankment, the line would pass through Holwell Wood and onto 
farmland. An embankment and bridge would need to be reinstated in the field before 
the line crosses over an existing track that connects Lower Holwell Farm, and passes 
to the south of the Holwell Castle Motte and Bailey Scheduled Monument, which lies 
approximately 170 metres to the north. 

4.13 The line is proposed to continue to pass over farm and scrub land and over an 
existing embankment and through a re-instated cutting to Rowley Cross, where it 
would pass under Leys Lane, which leads from the A39 to Parracombe, through a 
deep re-instated cutting. The plans submitted show that the line would then pass 
through a historic Beech hedge and bank, although the agent has explained that this 
is a drafting error on the plan and that the line would pass around this hedge, as it did 
originally.  Amended plans to correct this are anticipated.  The line would then 
continue roughly parallel to the A39 over farm land and across the private access 
drive leading to the farm and residential properties at Rowley Barton and Rowley 
Cottage. 

4.14 The line is proposed to pass under, with a new bridge, the private drive leading to 
Lower Rowley Cottage and towards Blackmoor Gate. 

4.15 At Blackmoor Gate, the line is proposed to deviate from the position of the original 
line to avoid damage to the hedge bank and 4 Beech trees, which are subject of a 
Tree Preservation Order, and to account for changes to the alignment of the public 
highway at the Blackmoor Gate junction. The line would then leave the National Park 
and pass under the A399 into North Devon Council’s administrative area. At this 
point a temporary diversion of the A399 to allow construction of the railway under 
pass of the A399 is proposed and this is a matter that North Devon Council will 
consider through their own planning applications. It is anticipated that the temporary 
diversion of the A399 would be required for a 9 month period. 
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5. Application Reference 002 – Engine shed 

5.1 A new engine (rolling stock) shed is proposed at Blackmoor Gate on land to the north 
of the A39 and east of the A399. The proposals include sidings with five lines leading 
to the new engine shed together with access to the building being from the A39 
through Rowley Moor Farm, which lies to the east of the site of the building and the 
exit from the building being via a track leading to the west side back to the A39 
through the Blackmoor Gate public car park. The proposals also include the change 
of use of an existing agricultural building at Rowley Moor to provide workshops for 
the railway and an attenuation area for surface water drainage. 

5.2 The engine shed is proposed to the south side of the original railway line. The shed 
would provide accommodation for the rolling stock that would operate on the 
proposed line and also include workshop areas for works to locomotives and 
carriages, a spray bay and inspection pit, tool and materials stores, as well as office 
space and welfare facilities for staff. 

5.3 The main building would comprise a building with three apex roofs spanning a floor 
area of approximately 65.3 metres by 24.7 metres (1613sqm). A lean-to structure is 
also included to house the smaller lockable stores and welfare facilities on the north 
side of the building and this measures approximately 41.2 metres by 3.3 metres 
(136sqm). The total floor area of the proposed new engine shed is therefore 
approximately 1749sqm. 

5.4 The roof ridge height for the three apexes vary, with the northern most roof being 
approximately 6.6 metres high and the other two being approximately 5.9 metres 
high. The papers explain that the building has been designed to mimic the original 
shed at Pilton Yard, both in terms of appearance and materials. The materials 
include corrugated sheeting for the walls and roof. The northern facing slope of the 
northern most apex is however proposed to be a ‘green’ roof, and the southern faces 
of the roof are proposed to be clad with solar pv panels. 

5.5 The building would be cut into the site, which slopes down from the A39 below the 
livestock market at Blackmoor Gate. The floor of the shed, at its deepest point (the 
south west corner), would be cut approximately 4 metres in to the ground, below the 
existing ground level so that the eaves line of the building on the southern side of the 
building would be roughly the height of the original ground level. The access road, for 
the building, and coal storage area for the locomotives is proposed to the south side 
of the building and cut into the site to provide a level consistent with the floor of the 
engine shed. 

5.6 The proposals include the change of use of an existing ‘L’ shaped agricultural 
building that lies to the east of Rowley Moor and forms part of the existing building 
complex comprised there. The building also lies adjacent to the access road for the 
engine shed and is just off the A39. The building would be used for a workshop and 
two smaller store areas for the railway and has a floor area of approximately 306sqm. 
The cladding to the building is proposed to be altered to match those materials 
proposed on the main engine shed, except for the green roof and solar panels, 
including plastic coated corrugated steel for the walls and roof. 
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6. Application Reference 003 - 162 space railway car park 

6.1 A new 162 space car park is proposed to serve the railway at Blackmoor Gate. This 
would lie to the south of the A39, adjacent to the livestock market site, and with 
vehicular access joining the east side of the A399. A pedestrian underpass is 
proposed below the A399 to link this car park with the Old Station Inn site, (which lies 
in North Devon Council’s administrative area and is subject of a separate planning 
application that the Council is considering), to the west of the A399 and at the 
Blackmoor Gate junction. 

6.2 A road level pedestrian crossing would be over the A39 to link the site with the public 
car park on the opposite side of the road. 

6.3 In order to improve visibility splays, to 160 metres in either direction along the A399 
at the point of the access to the proposed car park, a section of hedge bank fronting 
the A399 would have to be relocated by being pushed back in to the site. 

6.4 The details submitted with the application explain that the car park has been 
designed to be informal, with the main objective to retain as much of the existing 
screening hedge banks as possible. A hedge bank that crosses the site would be 
retained with the car parking areas being provided either side. Landscaping includes 
the provision for and improvement of hedge boundaries to aid screening of the 
development from the Blackmoor Gate junction. 

 

7. Application Reference 004 – Public car park and amenity building and 
 space 
7.1 The proposals include works to reconfigure the existing public car park area and 

amenity building, which is owned by Exmoor National Park Authority, and also to 
change the use of part of an adjacent agricultural field to allow this to be used as an 
amenity area. The application has been amended to include a further proposal for a 
temporary 20 space car park that would be provided in the adjacent field, over part of 
the area proposed as amenity space, while the existing public car park is closed to 
allow access for construction of the engine shed and re-development of the car park. 
It is proposed that this would be required for a 27 month period to allow the 
constructions to take place. 

7.2 The existing toilet building and open sided structure are proposed to be demolished 
and replaced with a new building approximately 10 metres to the east of the current 
position. It is proposed that this new building would be constructed before the 
existing toilet building closes and would be accessible from the temporary car park. 

7.3 The new building would comprise 4 individual toilets and an information point at 
either end of the building, which are proposed to be managed by the railway 
operators. A central opened side area is proposed between these uses to allow a 
gathering point or interpretation area. The building would have a curved appearance 
with a mono-pitch ‘green’ roof over rendered walls. 

7.4 The proposed reconfigured car park includes 20 car parking spaces relatively central 
to the site. Two accessible parking areas are proposed to the southern side next to 
the proposed new building. A circular access route is proposed around the 20 
parking spaces, with a larger area proposed to the east side of the car park to cater 
for a larger vehicles that use the existing car park. 

7.5 Part of the field to the east of the existing car park is proposed as an amenity area for 
users of the public car park, and to allow access to this site with views over the 
National Park landscape. 

7.6 Landscaping proposed includes the provision of planted hedge banks to the 
Blackmoor Gate junction and alongside the A39 to help soften the development from 
the public highway. 
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8. Application Reference 005 – Replacement of bungalow with 2 dwellings 

8.1 Application reference 62/50/16/005 proposes the replacement of a bungalow that lies 
on the line of the railway track, known as The Halt at Churchtown in Parracombe. 
The proposal is that the bungalow be replaced with two new dwellings, with one of 
these being for local need affordable housing and one being proposed as a 
replacement of the existing open market dwelling that occupies the site. 

8.2 The proposed dwellings would be sited within the domestic curtilage of the existing 
bungalow, but off and close to the new railway line proposed under application 
ending 001. 

8.3 The proposed dwellings would be provided to the southern side of the railway line 
and would be accessed from the public highway, Church Lane, via a surface level 
crossing over the railway line.  

8.4 These houses would be provided as a pair of semi-detached houses and the details 
submitted explain that the design draws heavily on the design of the former station 
master’s house at Chelfham, Distant Point. The dwellings would each have a gross 
internal floor area of approximately 75sqm and it appears that an existing stone built 
traditional pig sty would need to be removed to allow the development of these 
houses.  

 

9. Other matters 

9.1 Applications 001 – 004 are subject of an Environmental Statement that has been 
submitted in support of the applications. The Environmental Statement considers 
matters including landscape and visual impact of the development, ecological 
matters, matters relating to hydrology, hydrogeology and geology, noise and 
vibration, traffic and transport, heritage assets and the socio-economic impacts of the 
proposed development both through the construction and operational phase. 

9.2 Other details submitted include a Flood Risk Assessment for the proposed 
developments at Blackmoor Gate, a tree survey and arboricultural assessment in 
relation to Blackmoor Gate, a travel plan and business case for the proposed 
developments. 

9.3 A Construction Statement has been submitted in support of the application to 
describe matters including the principles of the construction methodology and the 
construction activity. The details outline a number of construction working areas, 
compounds and accesses along the route of the proposed railway line, including at 
Churchtown, Parracombe Bank and Blackmoor Gate.  

9.4 A Materials Recycling Centre is proposed at the Devon County Council Beacon 
Down Depot, where the variety of material that would be generated through the 
proposed works could be sorted, crushed if necessary, graded and reused or 
disposed of if required.  Much of the material arising from the excavation works for 
the proposed engine shed at Blackmoor Gate is anticipated to be suitable to be used 
as fill for the reinstatement of the embankment at Parracombe Bank over the River 
Heddon. 

9.5 The statement sets out a broad phasing and timing programme for the developments 
and it is anticipated by the applicant that the Phase IIA development would take 
approximately three years to complete. 
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10  CONSULTEE RESPONSE SUMMARY 
 

 

South West Water 
001 – track bed:  No objections in principle. Note that public water mains are located in the 
immediate area of the proposed ancillary development (at Blackmoor Gate, nr Station House 
Inn outside ENP and to east of proposed car park). 

No buildings/structures or below ground engineering works will be permitted within 3 metres 
of these should the proposals be unable to meet these requirements diversionary works will 
be necessary. 

003 – 162 space car park:  Comments as per 001 

004 – public car park:  No objection.  COMMENTS 16 March 2015 – confirmed no 
comment following amended detail (to include temporary car park provision) 

005 – dwellings:  No objection provided foul flows only are connected to the public sewer 
and all surface water is discharged to soakaways as specified in the application details. 

 

 

North Devon Council 
001 – 004:  The Council’s Heritage and Conservation Officer has viewed the proposals and 
has commented that ‘there are no listed buildings or Conservation Areas near to the 
Blackmoor Gate Station site, and within the Exmoor National Park that I am aware of, whose 
setting would be affected by the proposals. There does appear to be a Scheduled Ancient 
Monument on the hillside to the west of the proposal site and I would hope that the views of 
Historic England have been sought on this matter.’ 

The Council’s Landscape and Countryside Officer has viewed the proposals and notes that 
LUC have produced a Landscape Masterplan which covers the entirety of Blackmoor Gate 
and they have produced the Environmental Statement. The Landscape Officer is currently 
being consulted on the two planning applications being considered by NDC but given the 
sensitivity of the site, being located on the edge of Exmoor National Park and within an area 
of Great Landscape Value notes that the provision of a sympathetic landscape plan with the 
retention and protection of existing trees and hedges will be important, with a consistent 
approach required across all the sites involved. In the event of an approval, there will be the 
need to apply appropriate conditions to ensure delivery of the proposed: 

 Tree protection plans and arboricultural methods statements 

 Landscape and ecological management plans. 

To sum, up the overall plan for Lynton and Barnstaple Railway is a matter of strategic 
importance affecting the interests of both Exmoor National Park and North Devon District 
Council, with this proposal being consulted forming one part of the wider development. 

002 – Engine shed:  Comments as with 001 

003 – 162 space car park:  Comments as with 001 

004 – Public car park:  Comments as with 001 

005 – dwellings: No observations 
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Natural England 

001 – Railway track: This development triggers Natural England’s Impact Risk Zones 
(IRZs) for air pollution for the following European designated sites (also commonly referred 
to as Natura 200 sites) and component Sites of Special Scientific Interest (SSSI) and 
therefore has the potential to affect their interests features: 

 Exmoor Heaths Special Area of Conservation (SAC)/Exmoor Coastal Heaths SSSI 
and North Exmoor SSSI 

 Exmoor and Quantock Oakwoods SAC/West Exmoor coast and woods SSSI 

European sites are afforded protection under the Conservation of Habitats and Species 
Regulations 2010, as amended (the ‘Habitats Regulations). 

In considering the European site interest, Natural England advises that you, as a competent 
authority under the provisions of the Habitats Regulations, should have regard for any 
potential impacts that a plan or project may have. 

In advising your authority on the requirements relating to Habitats Regulations Assessment, 
and to assist you in screening for the likelihood of significant effects, based on the 
information provided, Natural England offers the following advice: 

 The proposal is not necessary for the management of the European site 

 The proposal is unlikely to have a significant effect on any European site, and can 
therefore be screened out from any requirement for further assessment. 

Natural England considers there are unlikely to be direct or indirect impacts on either of the 
European designated sites listed above. There are notified features that are potentially 
sensitive to air pollution, however given the type of development and the separation 
distances, the risks are likely to be very low. 

When recording your HRA we recommend you refer to the Conservation Objectives for each 
European site and submitted ES (Ecology Chapter 6: effects and proposed mitigation) and 
the associated ecological reports to justify your conclusions regarding the likelihood of 
significant effects. 

Sites of Special Scientific Interest:  Natural England is satisfied that the proposed 
development being carried out in strict accordance with the details of the application, as 
submitted, will not damage or destroy the interest features for which the previously listed 
sites have been notified. We therefore advise your authority that theses SSSIs do not 
represent a constraint in determining this application. 

Landscape:  The Landscape and Visual Impact Assessment (LVIA) (ES Chapter 5) 
concludes that predominantly localised but significant landscape and visual effects are likely 
during construction. Minor to moderate (significant) effects are predicated during operation, 
with significant cumulative operational effects at Blackmoor Gate.  We therefore advise you 
seek the advice of the NPA Landscape Adviser. 

The development is also within 3km of the North Devon Area of Outstanding Natural Beauty 
(AONB). Having assessed the application and consulted the AONB partnership, Natural 
England does not believe that this proposed development would impact significantly on the 
purposes of designation of the AONB. 

Local sites:  The authority should ensure it has sufficient information to fully understand the 
impact of the proposals on the local site before it determines the application. 

Protected species:  Refers to standing advice. 

Soils and Land Quality:  From the documents accompanying the consultation we consider 
this application falls outside the scope of the Development Management Procedure order (as 
amended) consultation arrangements, as the proposed development would not appear to 
lead to the loss of over 20 ha ‘best and most versatile’ agricultural land (paragraph 112 of 
the NPPF). 
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Biodiversity enhancements:  Your authority should consider securing measures to enhance 
the biodiversity of the site from the applicant, if it is minded to grant permission for this 
application. This is in accordance with para. 118 of the NPPF. 

Sustainable Drainage Systems (SuDS) can also contribute towards green infrastructure by 
increasing biodiversity and amenity value. 

Any design layout for the site should work towards a net gain in biodiversity in line with the 
NPPF (para. 9) and we would recommend that a landscape and ecological management 
plan is secured, via conditions or obligations as appropriate, to ensure delivery and long 
term management. 

002 – Engine shed:  This development triggers Natural England’s Impact Risk Zones (IRZs) 
for air pollution for the following European designated sites (also commonly referred to as 
Natura 200 sites) and component Sites of Special Scientific Interest (SSSI) and therefore 
has the potential to affect their interests features: 

 Exmoor Heaths Special Area of Conservation (SAC)/Exmoor Coastal Heaths SSSI 
and North Exmoor SSSI 

 Exmoor and Quantock Oakwoods SAC/West Exmoor coast and woods SSSI 

European sites are afforded protection under the Conservation of Habitats and Species 
Regulations 2010, as amended (the ‘Habitats Regulations). 

In considering the European site interest, Natural England advises that you, as a competent 
authority under the provisions of the Habitats Regulations, should have regard for any 
potential impacts that a plan or project may have. 

In advising your authority on the requirements relating to Habitats Regulations Assessment, 
and to assist you in screening for the likelihood of significant effects, based on the 
information provided, Natural England offers the following advice: 

 The proposal is not necessary for the management of the European site 

 The proposal is unlikely to have a significant effect on any European site, and can 
therefore be screened out from any requirement for further assessment. 

Natural England considers there are unlikely to be direct or indirect impacts on either of the 
European designated sites listed above. There are notified features that are potentially 
sensitive to air pollution, however given the type of development and the separation 
distances, the risks are likely to be very low. 

When recording your HRA we recommend you refer to the Conservation Objectives for each 
European site and submitted ES (Ecology Chapter 6: effects and proposed mitigation) and 
the associated ecological reports to justify your conclusions regarding the likelihood of 
significant effects. 

Sites of Special Scientific Interest:  Natural England is satisfied that the proposed 
development being carried out in strict accordance with the details of the application, as 
submitted, will not damage or destroy the interest features for which the previously listed 
sites have been notified. We therefore advise your authority that theses SSSIs do not 
represent a constraint in determining this application. 

Landscape:  The Landscape and Visual Impact Assessment (LVIA) (ES Chapter 5) 
concludes that predominantly localised but significant landscape and visual effects are likely 
during construction. Minor to moderate (significant) effects are predicated during operation, 
with significant cumulative operational effects at Blackmoor Gate.  We therefore advise you 
seek the advice of the NPA Landscape Adviser. 

The development is also within 3km of the North Devon Area of Outstanding Natural Beauty 
(AONB). Having assessed the application and consulted the AONB partnership, Natural 
England does not believe that this proposed development would impact significantly on the 
purposes of designation of the AONB. 

Local sites:  The authority should ensure it has sufficient information to fully understand the 
impact of the proposals on the local site before it determines the application. 
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Protected species:  Refers to standing advice. 

Soils and Land Quality:  From the documents accompanying the consultation we consider 
this application falls outside the scope of the Development Management Procedure order (as 
amended) consultation arrangements, as the proposed development would not appear to 
lead to the loss of over 20 ha ‘best and most versatile’ agricultural land (paragraph 112 of 
the NPPF). 

Biodiversity enhancements:  Your authority should consider securing measures to enhance 
the biodiversity of the site from the applicant, if it is minded to grant permission for this 
application. This is in accordance with para. 118 of the NPPF. 

Green/brown roofs can provide contribution to biodiversity and aid attenuation of rainfall and 
energy efficiency. 

Landscape – native species should be used in landscape proposals. 

Sustainable Drainage Systems (SuDS) can also contribute towards green infrastructure by 
increasing biodiversity and amenity value. 

Any design layout for the site should work towards a net gain in biodiversity in line with the 
NPPF (para. 9) and we would recommend that a landscape and ecological management 
plan is secured, via conditions or obligations as appropriate, to ensure delivery and long 
term management. 

003 – 162 space car park:  Comments as with 002 

004 – public car park:  No comments 

Comments dated 11 March 2016 – following amendment – this is unlikely to have 
significantly different impacts on the natural environment than the original proposals. 

005 – dwellings:  No comments 

 

Environment Agency 

001 – Railway track:  The application should not be determined until further information has 
been submitted in respect of biodiversity to demonstrate that the loss of habitat (namely 
running water habitat) will be adequately compensated for in accordance with the National 
Planning Policy Framework (NPPF). 

The reasons for this position and advice relating to the design of the culvert for biodiversity, 
trout habitat enhancement, contaminated land and Flood Defence Consent are provided in 
the full consultation response. 

Also sets out conditions and advice notes. 

002 – engine shed:  Site lies in Flood Zone 1 so we have no comments to make regarding 
flood risk, but you should consult the LLFA. 

For the private package treatment plant to manage foul drainage please refer to standing 
advice. 

In addition PPG advice is that the first presumption is that foul drainage connects to a public 
sewer. Only where having taken into account the cost and/or practicability this is shown not 
to be feasible should non-mains foul sewage disposal be considered. 

Para 34-020 of the PPG states that applications for developments relying on anything other 
than connection to a public sewage treatment plant should be supported by sufficient 
information to understand the potential implications for the water environment. Any planning 
application involving a non-mains system should therefore normally be accompanied by a 
Foul Drainage Assessment. 

This information will help to provide your Authority with a sufficient basis for an assessment 
to be made of the risks of pollution to the water environment arising from the proposed 
development. 
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Advice to applicant – Environmental Permitting. Any non-mains foul drainage system 
associated with this development will require an Environmental Permit from the Environment 
Agency under the Environmental Permitting Regulations 2010, unless it satisfies the General 
Binding Rules for small sewage discharges in England. The General Binding Rules can be 
found online at https://www.gov.uk/government/publications/small-sewage-discharges-in-
england-general-binding-rules. 

If the proposed foul discharge will not satisfy the General Binding Rules the applicant is 
advised to contact our National Permitting Service on 03708 506 506 for further advice and 
to discuss the issues likely to be raised. You should be aware that the permit may not be 
granted. Additional ‘Environmental Permitting Guidance’ can be accessed online at 
https://www.gov.uk/permits-you-need-for-septic-tanks. 

003 – 162 space car park:  The development will be acceptable provided that conditions 
are included on any permission granted. 

Conditions – Site investigation and remediation 

Prior to each phase of development approved by this planning permission, no development 
(or such other date or stage in development as may be agreed in writing with the Local 
Planning Authority), shall take place until a scheme that includes the following components 
to deal with the risks associated with contamination of the site shall each be submitted to 
and approved, in writing, by the Local Planning Authority: 

1) A preliminary risk assessment which has identified: 

 All previous uses 

 Potential contaminants associated with those uses 

 A conceptual model of the site indicating sources, pathways and receptors 

 Potentially unacceptable risks arising from contamination at the site 

2) A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site. 

3) The results of the site investigation and detailed risk assessment referred to in (2) 
and, based on these, an options appraisal and remediation strategy giving full details 
of the remediation measures required and how they are to be undertaken. 

4) A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete 
and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 

Any changes to these components require the express written consent of the Local Planning 
Authority. The scheme shall be implemented as approved. 

Reason:  To protect controlled waters. 

Condition – Unsuspected Contamination 

If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing by the Local Planning 
Authority) shall be carried out until the developer has submitted a remediation strategy to the 
Local Planning Authority detailing how this unsuspected contamination shall be dealt with 
and obtained written approval from the Local Planning Authority. The remediation strategy 
shall be implemented as approved. 

Reason: To protect controlled waters. 

Advice – Contaminated Land 

Given the previous use of land in the vicinity of the site we consider that there is a likelihood 
that this site may be contaminated. It appears that no site specific ground investigation has 
been submitted for this part of the scheme to reinstate the railway in this location. However, 
we have reviewed the Environmental Statement which the supports railway proposal and 
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concur with the recommendations for an assessment of risks to controlled waters from 
contamination. 

These conditions are also justified by national planning policy. Para 109 of the NPPF states 
that the planning system should contribute to and enhance the natural and local environment 
by preventing both new and existing development from contributing to or being put at 
unacceptable risk from, or being adversely affected by unacceptable levels of water pollution. 
Government policy also states that planning policies and decisions should ensure that 
adequate site investigation information, prepared by a competent person, is presented. 

004 – public car park:  Site lies in Flood Zone 1 so we have no comments to make regarding 
flood risk, but you should consult the LLFA. 

For the private package treatment plant to manage foul drainage please refer to standing 
advice. 

In addition PPG advice is that the first presumption is that foul drainage connects to a public 
sewer. Only where having taken into account the cost and/or practicability this is shown not 
to be feasible should non-mains foul sewage disposal be considered. 

Para 34-020 of the PPG states that applications for developments relying on anything other 
than connection to a public sewage treatment plant should be supported by sufficient 
information to understand the potential implications for the water environment. Any planning 
application involving a non-mains system should therefore normally be accompanied by a 
Foul Drainage Assessment. 

This information will help to provide your Authority with a sufficient basis for an assessment 
to be made of the risks of pollution to the water environment arising from the proposed 
development. 

Advice to applicant – Environmental Permitting. Any non-mains foul drainage system 
associated with this development will require an Environmental Permit from the Environment 
Agency under the Environmental Permitting Regulations 2010, unless it satisfies the General 
Binding Rules for small sewage discharges in England. The General Binding Rules can be 
found online at https://www.gov.uk/government/publications/small-sewage-discharges-in-
england-general-binding-rules. 

If the proposed foul discharge will not satisfy the General Binding Rules the applicant is 
advised to contact our National Permitting Service on 03708 506 506 for further advice and 
to discuss the issues likely to be raised. You should be aware that the permit may not be 
granted. Additional ‘Environmental Permitting Guidance’ can be accessed online at 
https://www.gov.uk/permits-you-need-for-septic-tanks. 

COMMMENTS DATED 15 March 2016 (following amendment) – confirmed earlier comments 
still apply. 

005 – dwellings:  We are not a statutory consultee for this proposal under the DMPO and 
therefore have no comments to make 

 

Historic England 
001, 002, 004 and 005: Historic England supports the principle of these proposals, but 
would welcome a site visit in the company with the applicant to Blackmoor Gate to ascertain 
the visual impact of proposals on the setting of a camp and barrows on Kentisbury Down, 
which are Scheduled Monuments. 

The original Lynton and Barnstaple Railway has a short lifespan, opening in 1898 and 
closing in 1935. The opening of the railway responded to the emergence of Lynton and 
Lynmouth as a tourist destination in the very later 19th century, following development of the 
towns by George Newnes, who built the cliff railway, still currently operational, and several 
notable buildings. 

The railway was highly unusual by English standards, being a narrow-gauge operation. 
Narrow-gauge lines were popular in Wales, being cheaper and easier to construct than their 
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standard-gauge equivalents in mountainous locations. However, in England their use was 
primarily restricted to industrial concerns and passenger-carrying lines were very rare. Two 
other lines in England had a similar purpose and lifespan to the Lynton and Barnstaple (the 
Leek and Manifold in Staffordshire and the Southwold in Suffolk) but neither survive. Despite 
being a narrow gauge line, the Lynton and Barnstaple incorporated some substantial 
engineering, including attractive arts-and-crafts style stations with a passing resemblance to 
Swiss chalets. One of these survives at Woody Bay, and another, albeit altered, at 
Blackmoor Gate. 

Several structures associated with the railway are now listed, but we would consider the 
whole linear formation where it survives to be a non-designated heritage asset. The line has 
historic, evidential, aesthetic and communal value, and proposals for its restoration will 
better reveal its significance in accordance with paragraph 137 of the NPPF. 

The setting of Holwell Castle, a schedule motte and bailey castle to the south of Parracombe 
village, will not be affected by the laying of track and subsequent passage of trains. The 
character and appearance of Parracombe Conservation Area will be preserved and 
enhanced by the reinstatement of the railway, which will see the removal of a 1960s 
bungalow of no architectural or historic merit and the station recreated. Parracombe Church, 
a Grade I listed building in the care of the Churches Conservation Trust, is close to the 
alignment of the proposed railway, but on raised land with no visual connection to the line. 
Its setting will be unaffected. In general, the return of the railway will simply involve the laying 
of track on the redundant formation, which will have not great effect on the significance of 
nearby heritage assets. 

The possible exception to this is the area around Blackmoor Gate, where the former station 
has been converted to a restaurant incorporating significant extensions, and a large car park 
exists. It is proposed to construct an additional car park here, restore the station for 
operational railway use, provide a new public amenity space, and a large engine shed for the 
storage of rolling stock. 

I would like to make a site visit to Blackmoor Gate, with particular interest in assessing the 
impact of the proposed development on the setting of the round barrows and camp on 
Kentisbury Down, immediately to the west of the site. These are scheduled monuments 
(thus highly-graded heritage assets in the language of the NPPF) and may be vulnerable to 
development which could compromise a sense of rural isolation. I would also be interested in 
a conversation with the applicant in regards to the proposed design of the engine shed, 
which I note references the railway’s original works building at Pilton Yard in Barnstaple. I 
appreciate the historic link in replication an original design, but wonder whether such a 
building might look fine in the semi-industrial environs of Pilton, but less so in the open 
countryside. A site visit will allow for an assessment of this. 

003 – 162 space car park:  The application should be determined in accordance with 
national and local policy guidance, and on the basis of your specialist conservation advice. 

004 – Public car park:  COMMENTS 17 March 2016 (following amendment with temporary 
car park provision) 

Recommendation – the application(s) should be determined in accordance with national and 
local policy guidance, and on the basis of your specialist conservation advice. 

001 – 005:  FURTHER COMMENTS received 1 April 2016 

Would like to add further comments to those previously made following a site visit. 

Kentisbury round barrows and camp:  The slight univallate hillfort and three bowl barrows on 
Kentisbury Down are an unusual and important grouping of different monument classes.  

The proposed shed is relatively well screened from the monument by existing tree cover. We 
are of the view that the proposals will cause a degree of harm to the setting, and thus 
significance, of the monument, but that harm is less than substantial (NPPF 134) and could 
be weighed against any wider public benefit offered by the proposals. 
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St Petrock’s Church:  In my previous correspondence I suggest that the church had no visual 
connection to the former railway, but following my visit this is revealed to be incorrect. The 
proposals envisage the demolition of a mid-20th century bungalow on the station site. This 
will better open up views form the church towards the valley and the village and vice-versa. 

In our view the proposed works at Parracombe conform with the advice of the NPPF 137, 
which states that “local planning authorities should look for opportunities for new 
development within Conservation Areas and World Heritage Sites and within the setting of 
heritage assets to enhance or better reveal their significance.” 

The development will have an impact on several highly-graded assets. In the case of the 
scheduled camp and barrows it is negative, in the case of the motte and bailey castle it is 
negligible, and in the case of the Grade I listed church it is positive. We therefore 
recommend you weigh these impacts as art of the wider planning process, in particular 
considering whether the minor harm to the setting of the camp and barrows is outweighed by 
any wider public benefits the proposals have to offer in accordance with NPPF 134. 

 

Highways England 

001 – 005:  I confirm that the Historic Railways Estate owns one of the bridges along the 
proposed route, the bridge in question being BEZ-61, located at SS674449. 

The proposal would represent an increase in difficulty to inspect/maintain the structure, so as 
part of the permission we would seek to transfer ownership and responsibility for 
maintenance of the structure to yourselves [the applicant]. 

 

Historic Environment Team – Devon County Council 

001 – track bed, 002 – engine shed, 004 – public car park:  No comments. I would advise 
that your consult the ENPA conservation officer. 

003 – 162 space car park:  No comments. I would advise that your consult the ENPA 
conservation officer with regard to any comments on the scheme particularly since the 
proposed development site lies less than 100m to the northeast of the putative ploughed out 
burial mound and there is the potential for the application area to contain archaeological and 
or artefactual deposits associated with any prehistoric activity that may be present in this 
landscape. 

005 – dwellings:  Assessment of the Historic Environment Record (HER) and the details 
submitted do not suggest that the scale and situation of this development will have an impact 
upon any known heritage assets. 

The Historic Environment Team has no comments to make on this application. 

 

Kentisbury & Trentishoe Parish Council 
Relates to all, but in particular 004 – Public car park: Concern is expressed that the 
existing car park and toilets remain in use throughout the building process to prevent any 
closure, due to high volume of use. 

Councillors are concerned about the reduction in size of the existing car park and the 
existing toilet facilities. 

There is also concern about the speed of traffic coming down the A399 northwards towards 
the junction and right turning traffic into the new car park. 

002 – Engine shed:  There is concern about the size of the engine sheds. 

Councillors would like to see a contingency plan to ensure continuity of funding. 

COMMENTS RECEIVED 14 April 2016 

004 – Public car park:  Kentisbury & Trentishoe Parish Council wish to recommend 
approval. 
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Flood and Coastal Risk Management Team – Devon County Council 
001 – Railway Line:  The applicant must provide additional information now to demonstrate 
that all aspects of the surface water drainage management plan have been considered. The 
applicant will be required to clarify the means by which the reinstated railway track bed will 
be drained as this details appears to be missing from the FRA. 

Once this details is satisfied a planning condition will be required: 

 The development hereby permitted shall not be commenced until a detailed surface 
water drainage management plan has been submitted to, and approved in writing by, 
the Local Planning Authority. This detailed surface water drainage management plan 
will be in accordance with the principles set out in the Flood Risk Assessment 
(Report No. WHS1279, Version 2, dated 14 August 2015). 

002 – 005:  Comments as set out under 001 

001 – 005:  FURTHER COMMENTS received 23 March 2016 

Following our earlier comments the applicant has provided clarification. This response 
therefore supersedes those earlier comments. 

We have no in principal objection to the applications at this stage and request the following 
conditions be added- 

 No part of the development hereby permitted shall be commenced until a detailed 
surface water drainage management plan for the full period of the development’s 
construction has been submitted to, and approved in writing by, the Local Planning 
Authority, with consultation with Devon County Council as the Lead Local Flood 
Authority. 

Reason: To ensure that surface water from the construction sites is appropriately managed 
so as to not increase the flood risk, or pose water quality issues, to the surrounding area. 

 No part of the development hereby permitted shall be commenced until a detailed 
permanent surface water drainage management plan is submitted to, and approved 
in writing by, the Local Planning Authority, with consultation with Devon County 
Council as the Lead Local Flood Authority. This detailed permanent surface water 
drainage management plan will be in accordance with the principles of sustainable 
drainage systems, and those set out in the Flood Risk Assessment (Report No. 
WHS1279, Version 2, dated 14th August 2015 and Chapter 7 of the Environmental 
Statement (Vol. 1, Main, dated December 2015). 

Reason: To ensure that surface water from the development is managed in accordance with 
the principles of sustainable systems. 

 

Parracombe Parish Council 
001 – 005:  The Parish Council is of the opinion that there has been insufficient time given 
for the village to consider in any detail the documents submitted in the L&B Railway planning 
applications. 

The applications cross planning authorities therefore the Parish Council requests these 
applications are called in to the Secretary of State and will reserve its response until we hear 
further. 

If the application is not called in the Parish Council is minded to put together a questionnaire 
for all residents to respond to in order to gain a village wide consensus of opinion. This is a 
complex application which will materially affect the whole village both in the short term 
construction phase and in the long term and requires more time for consideration. 

001 – 005:  FURTHER COMMENTS received 31 March 2016 

It was agreed that the applications, as presented, could not be supported. 

The Council raised concerns including, whether the railway would have a purpose beyond 
tourism. 
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Concerns over the development on a business level and whether there would be sufficient 
funds to carry out the works. 

Concern about external lighting requirements and that 3 houses in Churchtown cannot be 
sold on the open market because of concerns caused by the railway plans. This was also 
having an adverse impact on residents’ health. 

Young people would be unlikely to use the railway for travel. Network of public rights of way 
may be disrupted during construction, which may deter visitors and have a negative impact 
on local business. Concern regarding noise, pollution, travel disruption and environmental 
damage. Aldo long term effects on the peace and quiet of the whole village. 

Concern with phasing and that development may take many years. 

Engine shed would be really large and not fully screened – this must be further justified. 

The Halt Parracombe – poor access and houses would be very small. 

Concern regarding highway safety at Blackmoor Gate. 

The railway line will have an adverse impact on environment and wildlife. 

 

Berrynarbor Parish Council 

001 – 005:  Recommend approval 

004:  FURTHER COMMENTS received 18 April 2016 

Wish to recommend approval. 

 

Exmoor Society 

001 – 005:  The Society recognising that this is a Major Development is pleased to see the 
extensive, detailed and high quality EIA submitted by the applicants. 

The Society has taken into consideration the two statutory purposes and the policies set out 
in the Emerging Local Plan Section 8, with particular reference to policies RT-D13 and RT-
S2. 

It is the Society’s view that there will inevitably be some negative impacts on the natural 
beauty, wildlife and cultural heritage, and for residents living very close to the line, 
particularly during the construction phase. Nevertheless, here are significant benefits such 
as; the establishment of a wildlife corridor, which railway lines have provide to do effectively 
and the removal of alien plant species present in some locations. More importantly travellers 
on the railway will have a wonderful opportunity to appreciate the landscape of this part of 
the National Park which is not easily visible when travelling along the local roads. 

We believe that any impacts have been fairly assessed in the EIA and where necessary the 
appropriate amelioration is proposed. The Society believes that the reinstatement of the line 
will promote increased opportunities for understanding and enjoyment of the special qualities 
of Exmoor National Park by visitors. It is out opinion that this development will help to foster 
the economic and social well-being of local communities, by producing employment, and 
bringing income into the Park. These benefits will help to deliver aspects of the ‘Duty’ 
required of National Parks. 

The Society has studied the business plan recognises that this development is costly. The 
future anticipated visitor numbers are noted, which it is argued ensure the long term 
sustainability of the project. We expect, should these applications be approved, that 
conditions will be applied that would govern the future use of the structures and buildings in 
the event of closure of the line or parts of it. 

On balance, the Exmoor Society supports the reinstatement of 4.4 miles (7.1km of the 
original Lynton and Barnstaple Railway between Killington Lane and Wistlandpound 
Reservoir as set out in application 62/50/16/001. 
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002 – Engine shed:  By any standards the new railway works building (65mx25m) is a 
major new structure in the National Park. Whilst we accept that it should look true to its 
purpose, as an engine shed, it will occupy the foreground, albeit somewhat sunken, and be a 
prominent feature in the view for visitors to the Blackmoor Gate National Park car park and 
newly created amenity space beyond. We are not clear from the plans what materials are to 
be used in the construction of the buildings and its roofs. The artists impression, supplied in 
the EIA, appear to indicate glass or solar panels on the roof. These materials would be 
highly reflective as they south facing. The Society requests that everything possible is done 
to reduce the visual impact of this nearest roof, though we believe the second and third roofs 
may be less intrusive in the view. 

The Society has no concerns over the change of use of the existing farm buildings. 

003 – 162 space car park:  Generally happy with these proposals 

004 – ENPA car park:  The Society has expressed concern over the proliferation of car 
parks in the area (4 in number when one includes huge parking area in the Farmers’ Market. 
We do wonder whether the traffic flow implications have been fully analysed, and anticipated 
on those days when all four car parks are accepting arrivals and departures and are close to 
full capacity. 

It is recognised that Blackmoor Gate Public Car Park, unlike the others, is a public amenity 
space and is used by the local community bringing children to and from the school buses. It 
is also used for the trans-shipment of goods from large vehicles to smaller ones more 
suitable to travel into the remoter areas of the National Park. The Society supports these 
uses and the use of the car park as a gateway for visitor to the National Park. 

It is felt however that there is a significant risk that this car park will be used by visitors 
planning to travel on the railway or use the amenities at the new station. Should this happen 
access to use these facilities would involve crossing the A39 to gain access to the 
underpass under the A399. We believe that this should be actively discouraged, especially 
as these visitors are likely to occupy the limited number of parking places in the Blackmoor 
Gate National Park would be discouraged if there was no pedestrian crossing across the 
A39 and no access to the large car park at this point. We are also concerned that a 
pedestrian crossing at this point, on a fast, busy road, is potentially dangerous. 

It is thought it would be advisable to limit the length of stay in this car park to two hours 
which would be long enough to visit the toilets, look at the interpretation building and maybe 
have a picnic. Whilst it is appreciated that it will be difficult to monitor the length of stay this 
could be achieved by installing a pay and display machine allowing the first half hour free, 
followed by a small charge up to a maximum of two hours, with no return after that. 

The Society believes that it will require careful, targeted signage to direct visitors to the 
appropriate car park. We are concerned that, to achieve this, the area could too easily 
become seriously over-signed. This should be avoided. 

The Society welcomes the removal of the existing buildings and their replacement with a 
new visitor interpretation building incorporating new toilets. However the plans and 
elevations for the new interpretation building provided are stark and give little impression of 
the materials to be used in their construction. Much more detail would be needed before the 
Society could form an opinion as to whether these buildings would be appropriate for this 
location. 

Finally, the Society recalls that it is from this car park, and the amenity open space beyond it 
that visitors can get their first glimpse of the sea, beyond the farmed landscape. We request 
that every car is taken so that when hedges and new trees are planted and new buildings 
are erected this valuable view is retained. 

The Society appreciates the removal of the overhead power lines which criss-cross the area. 
We also appreciate the extension beyond the car park into a public amenity area. 

005 – Dwellings:  Supports this applications. 
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Lynton & Lynmouth Town Council 
001 – 005:  Resolved to support the application in accordance with Policy E12 of the Lyn 
Plan. 

 

 

Martinhoe Parish Meeting 
001 – Track bed:  Support the application only to reinstate railway line to Blackmoor Gate. 
Concern was raised that suitable conditions are applied if the Railway were to close. 

002 – Engine shed:  No comments received 

003 – 162 space car park:  Refuse – because there is no traffic highway management plan 
and concern about pedestrians crossing the Blackmoor Gate to Lynton road from the 
livestock market to the present toilet site. The Combe Martin to South Molton road is unfit for 
increased traffic. 

004 – Public car park:  Refuse – because of the change of use of too much land from 
agriculture to amenity space. This land is good land for farming etc and would blend in with 
the existing special qualities of the environment better than amenity space. Food security 
must be considered. 

005 – Dwellings:  Refuse – no need to demolish an attractive bungalow that blends in well 
with the adjoining countryside. 

 

 

Combe Martin Parish Council 

001 – 005:  Recommends approval. The re-instatement of the railway is very much 
welcomed and it is hoped that it will be a great benefit to the area, residents and visitors 
alike. 

 

 

East Down Parish Council 

001 – 005:  The Parish Council is in favour of the development 

 

 

Challacombe Parish Meeting 
001 – 005:  Unanimously decided that the applications should be approved. This will be 
good for the area, bringing added tourism and restore something that was a great thing and 
should not have closed. 

 

 

Historic Buildings Officer - ENPA 

001 – 005:  Recommends that a survey of the line and associated features should be 
submitted together with an assessment of the likely impact of the proposal – in line with the 
advice given by the Archaeologist. 

Regarding the new development at Blackmoor Gate, the comments of Historic England are 
supported, and awaits the further comments of Historic England. 
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Archaeology Officer - ENPA 

001 – 005:  Recommends that a survey of the line and associated features should be 
submitted together with an assessment of the likely impact of the proposal.   

Pleased to see that the Kentisbury/Parracombe parish boundary is largely retained in the 
proposed car park at Blackmoor Gate. Archaeological recording will be required for those 
areas of the bank to be removed and the pitched stone wall to the bank should be sensitively 
repaired.  

003 – 162 space car park:  The application should be determined in accordance with 
national and local policy guidance, and on the basis of your specialist conservation advice. 

 

 

Wildlife Officer - ENPA 

001 – 005:  Bats – Further information is necessary to fully assess potential impact on bats.  

Birds – I am not convinced by the argument seemingly advanced by the applicants that no 
birds of conservation concern will be affected because all habitats to be modified or lost are 
common ones that are common and widespread – these still may be of importance to 
farmland birds that are declining. I would also like to understand how birds in Holwell Wood 
would be affected. 

Dormice – Would like to see some checks of other features along the route. 

Otters – More information is required concerning how their likely use of smaller watercourses 
within the area is to be taken in to account. 

Barn Owl and other birds associated with built structures – Further information on this is 
required. 

Highley Railway County Wildlife Site (CWS) – It is not clear whether alternatives have been 
considered to siting the works compound in the CWS. The loss of 80% of this site as 
suggested in the ES is a concern.  

 

 

Public Rights of Way Team - ENPA 

001 – 005:  The plans that have been submitted should also show the rights of way and new 
paths to ensure they are not over looked in the design 

The new path at Killington Lane to Woody Bay Station, recommends this be a bridleway and 
provided as a permanent public right of way. 

The new path proposed at Blackmoor Gate, should be a permanent bridleway and would be 
better proposed to follow the historic Parish boundary hedge rather than alongside the A399. 

Public rights of way alongside or crossing the line should be kept open when construction 
works take place is possible and meet current safety requirements and comply with current 
advice from the ORR. 
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11 PUBLIC RESPONSE 

11.1 Below is a very brief summary of those comments received in connection with each 
application. A more detailed summary of the comments received is attached at 
Appendix 1. 

 

62/50/16/001 – Track bed reinstatement 
 

 81 letters of support have been received from properties outside of the National 
Park and North Devon area (including those that did not confirm their address). 

These letters of support include a letter from Iain Stewart MP for Milton Keynes 
South. 

The comments include that the railway will create jobs and bring economic benefit to 
the National Park, and provide a form of sustainable development in a way that is 
sensitive and would reinstate a valuable heritage asset. 

17 letters of support have been received from properties within the National Park 
and North Devon area. 

These letters of support include a letter from Peter Heaton-Jones MP North Devon, 
local hoteliers, Lynton & Lynmouth Tourist Information Centre and Lyn Economic 
Tourism Alliance. 

The comments include that the proposals represent an important investment in the 
area’s infrastructure, economy and heritage. That this will have a positive impact on 
the tourism industry and will create jobs and that this is sympathetic to the areas 
needs and environment. 

 6 letters giving observations have been received, including from the International 
Otter Survival Fund, the Barn Owl Trust and local residents. 

The comments include that further survey work is required in regarding potential 
ecological impacts, reservations regarding highway safety, comments on lighting, 
potential landscape impact, support for comments of Parracombe Parish Council and 
concern that the economic benefits appear to be optimistic. 

 Objection letters have been received from 23 different properties, including from 
owners of land subject to the proposals or properties immediately adjacent to the 
application site including Hedna Cottage, Fair View, The Halt, Court Place Farm, 
Rowley Barton, Rowley Cottage and Higher East Middleton. 

The comments include that the proposals do not comply with planning policy, that the 
Environmental Statement submitted in support of the application is fundamentally 
flawed, that the economic benefits are over exaggerated, that there would be 
significant environmental harm to the environment during operation and construction 
phases, safety concerns, ecological and landscape concerns, that the proposal are 
not a true reinstatement and that additional infrastructure is proposed at Parracombe 
Halt, adverse impact on amenity and potential flood risk concerns. Concern is also 
raised in relation to access and highway safety, construction traffic concerns, impact 
on existing businesses, inconvenience and harmful impact on existing agricultural 
activities. 
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62/50/16/002 – Engine shed 
 

 74 letters of support have been received from properties outside of the National 
Park and North Devon area (including those that did not confirm their address). 

These letters of support include a letter from Iain Stewart MP for Milton Keynes 
South. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also add comments including that the development is necessary, that the scheme 
has been sensitively designed and that this is the best location for these extensive 
developments. 

 17 letters of letters of support have been received from properties within the 
National Park and North Devon area. 

These letters of support include a letter from Peter Heaton-Jones MP North Devon, 
local hoteliers, Lynton & Lynmouth Tourist Information Centre and Lyn Economic 
Tourism Alliance. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also further comments including that relocating the operating base of the railway to 
this location will be a major step in creasing skilled employment to the area. 

 3 letters giving observations have been received, including from the International 
Otter Survival Fund and local residents. 

The comments include those raised in relation 62/50/16/001 (reinstatement of the 
railway line) and also comments including on external lighting and nature of events at 
Woody Bay Station. 

 Objection letters have been received from 19 different properties, including from 
owners of land subject to the proposals or properties immediately adjacent to the 
application site including Hedna Cottage, Court Place Farm, Rowley Barton, Rowley 
Cottage and Higher East Middleton. 

The comments reiterate objections expressed in relation to application 62/50/16/001 
and also add comments including that the development represents unsightly 
industrial development out of character with the locality, increase in traffic concerns, 
concern regarding noise and air pollution, premature to grant permission and that 
there is no need for the development. 

 

62/50/16/003 – 162 space railway car park 

 
 73 letters of support have been received from properties outside of the National 

Park and North Devon area (including those that did not confirm their address). 

These letters of support include a letter from Iain Stewart MP for Milton Keynes 
South. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also add comments including that the development of car parks is essential, that the 
car parks will allow visitors to enjoy the National Park, will leaving vehicles at the 
Park edge.  

 17 letters of letters of support have been received from properties within the 
National Park and North Devon area. 

These letters of support include a letter from Peter Heaton-Jones MP North Devon, 
local hoteliers, Lynton & Lynmouth Tourist Information Centre and Lyn Economic 
Tourism Alliance. 
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The comments reiterate comments made in support of application 62/50/16/001 and 
also further comments including that this will enable a park and ride scheme to 
Lynton. 

 3 letters giving observations have been received, including from the International 
Otter Survival Fund and local residents. 

The comments include those raised in relation 62/50/16/001 and 62/50/16/002 and 
comments including that it is surprising that the cannot be contained on one site 
rather than three and that way all development could have been outside the National 
Park. 

 Objection letters have been received from 17 different properties, including from 
owners of land subject to the proposals or properties immediately adjacent to the 
application site including Court Place Farm, Rowley Barton and Rowley Cottage. 

The comments reiterate objections expressed in relation to applications 62/50/16/001 
and 62/50/16/002 and also add comments including that the development would 
cause additional traffic danger and that the livestock market offers sufficient parking. 
  

 

62/50/16/004 – Public car park and amenity building and space 

 
 72 letters of support have been received from properties outside of the National 

Park and North Devon area (including those that did not confirm their address). 

These letters of support include a letter from Iain Stewart MP for Milton Keynes 
South. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also add comments including that the development of car parks is essential, that the 
car parks will allow visitors to enjoy the National Park, will leaving vehicles at the 
Park edge.  

 16 letters of letters of support have been received from properties within the 
National Park and North Devon area. 

These letters of support include a letter from Peter Heaton-Jones MP North Devon, 
local hoteliers, Lynton & Lynmouth Tourist Information Centre and Lyn Economic 
Tourism Alliance. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also further comments including that this is a great opportunity to improve the 
northern gateway to Exmoor. 

 4 letters giving observations have been received, including from the International 
Otter Survival Fund and local residents. 

The comments include those raised in relation 62/50/16/001 and 62/50/16/002 and 
comments including that the car is frequently used and should be re-provided with 
decent lighting to improve safety for school children being picked up. 

 Objection letters have been received from 17 different properties, including from 
owners of land subject to the proposals or properties immediately adjacent to the 
application site including Court Place Farm, Rowley Barton and Rowley Cottage. 

The comments reiterate objections expressed in relation to the other related 
applications. 
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62/50/16/005 – Replacement of bungalow with 2 dwellings 

 
 75 letters of support have been received from properties outside of the National 

Park and North Devon area (including those that did not confirm their address). 

These letters of support include a letter from Iain Stewart MP for Milton Keynes 
South. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also add comments including that the dwellings would be far more in keeping with 
local architecture and the additional of affordable housing is welcomed.  

 17 letters of letters of support have been received from properties within the 
National Park and North Devon area. 

These letters of support include a letter from Peter Heaton-Jones MP North Devon, 
local hoteliers, Lynton & Lynmouth Tourist Information Centre and Lyn Economic 
Tourism Alliance. 

The comments reiterate comments made in support of application 62/50/16/001 and 
also further comments including that the replacement with 2 new dwellings is a 
positive move, local housing is needed, more attractive housing will be built.  

 5 letters giving observations have been received, including from the International 
Otter Survival Fund and local residents. 

The comments include those raised in relation 62/50/16/001 and 62/50/16/002 and 
comments including reservations in relation to noise and maintenance of the 
bridleway from The Halt up to the Main road. 

 Objection letters have been received from 18 different properties, including from 
owners of land subject to the proposals or properties immediately adjacent to the 
application site including Fair View, Hedna Cottage, owners of The Halt, Court Place 
Farm, Rowley Barton and Rowley Cottage. 

The comments reiterate objections expressed in relation to the other related 
applications and also add comments including disgust at the proposal to demolish a 
home, that local buses provide a more efficient service, concern regarding noise and 
disruption, and that the two dwellings would detract from the railway original facilities 
and would have an adverse impact on the Conservation Area and wildlife. 
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12  RELEVANT PLANNING HISTORY 

Woody Bay Station and line to Killington Lane 
 

62/43/95/004 Change of Use to Railway Station, Locomotive Shed; Associated 
Works and Reinstatement of 3/4 miles of Railway Track. 

 Full  Approved 05 March 1996 

 Woody Bay Station, Martinhoe 

62/43/01/001 Renewal of condition no. 10 of planning permission ref: siting of 
temporary toilet block 

 Renewal Approved 03 April 2001 

 Same Site 

62/43/02/002 Removal of Condition 3 of planning permission 62/43/95/004 to permit 
access by public prior to track relaying.  

   Full  Withdrawn 28 May 2002 

   Same Site 

62/43/03/001 Temporary siting of shipping container to house steam locomotive 

 Full  Approved 29 April 2003 

 Same Site 

62/43/03/003 1).  Erection of rolling stock shed with adjoining water tank and water 
crane.  2). Reconstruction of original goods sheds for use as toilets, 
equipment store and staff rest room as an alternative to that permitted 
under Application 62/43/95/004.  Related external landscaping 
changes.  3). Construction of underground sewage treatment plant, as 
amended drawings dated 12/06/03 

 Full  Approved 07 July 2003 

 Same Site 

62/43/05/001 1) Alterations to roof of single storey kitchen   2) Revision of location 
of water tank permitted under Application 62/43/03/003 

 Full  Approved 24 August 2005 

 Same Site 

62/43/05/003 At Woody Bay Station re-profiling and surfacing of existing overflow 
car park.  At Killington Lane excavation of cutting and installation of 
temporary station halt, as additional plan dated 22/11/05 

 Full  Approved 05 December 2005 

 Woody Bay Station/Killington Lane, Parracombe 

62/43/06/002 Variation of condition 4 of application 64/43/01/001 to allow the 
retention of the temporary toilet block for a further 18 months 

 Renewal Rejected 06 June 2006 

 Woody Bay Station, Martinhoe 

62/43/09/004  Proposed installation of 1 no. red telephone box 
   Full  Approved 21 January 2010 
   Same Site 

62/43/09/005 Application for the proposed variation of condition 16 of approved 
planning application 62/43/95/004 which restricts movement on the 
track to between 0900 hrs and 1800 hrs to allow use from between 
0900 hrs and half an hour after sunset for 20 days per calendar year. 

 Alteration/Lift Condition Withdrawn 22 January 2010 
 Same Site 
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62/43/10/001 Proposed installation of 28 no. photovoltaic solar panels and 2 no. 
thermal solar panels 

 Full  Approved 16 February 2010 

 Same Site 

62/43/10/002 Proposed installation of miniature railway together with covered rolling 
stock storage shed for railway equipment (part retrospective).  As per 
additional information 10.08.10. 

 Full  Approved 05 October 2010 

 Same Site 

62/43/10/005 Proposed variation of condition 16 (movement on the track shall take 
place only between 0900 hours and 1800 hours on any day) of 
approved application 62/43/95/004 to allow passenger operations on 
the track between 0900 hours and 2100 hours on no more than 2 days 
in a calendar month and no more than 10 days in a calendar year, in 
addition to existing hours.  Re-submission of withdrawn application 
62/43/09/005. (Amended description). 

 Alteration/Lift Condition Withdrawn 21 March 2011 

 Same Site 

62/43/11/003 Proposed erection of temporary covered seating for use in cafeteria. 

 Full  Approved 14 March 2012 

 Same Site 

62/43/13/001 Proposed variation of condition 3 (The locomotive shed and water 
tank hereby permitted shall be for a limited period only expiring on 1 
June 2013 or before which date the building and water tank hereby 
permitted shall be removed and the site reinstated to its former 
condition unless a further planning permission is granted before the 
expiration of such period) of approved application 62/43/03/003 to 
permit retention on site of the rolling stock shed and water tank until 1 
June 2023. 

 Alteration/Lift Condition Approved 29 April 2013 

 Same Site 

62/43/13/002 Proposed variation of condition 2 (The miniature railway and 
associated covered rolling stock storage shed hereby permitted shall 
be sited on site for a limited period only.  Before 1 June 2013 the 
miniature railway and associated covered rolling stock storage shed 
shall be removed and the site reinstated to its former condition unless 
a further planning permission is granted) to approved application 
62/43/10/002 to permit retention on site of the miniature railway and 
covered rolling stock storage shed until 1 June 2023. 

 Alteration/Lift Condition Approved 29 April 2013 

 Same Site 

62/43/14/006 Proposed variation of condition 5 of approved application 
62/43/11/003 (Proposed erection of temporary covered seating for use 
in cafeteria) to extend the period of temporary approval to 1 June 
2023. 

 Alteration/Lift Condition Approved 21 January 2015 

 Same Site 
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62/50/16/002 (Engine Shed) 
 

NI 654   Proposed extension to garage 

   Full  Approved 20 January 1950 

   O.S.10, Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 2022  Proposed barn 

   Full  Approved 19 November 1954 

Same Site 

NI 3865  Proposed alteration to Petrol Filling Station 

   Outline  Approved 24 October 1959 

Same Site 

NI 4125  Proposed alterations to Petrol Filling Station and accesses 

   Full  Approved 01 April 1960 

Same Site 

NI 4276  Proposed lubrication and wash bays, office and store 

   Full  Approved 05 July 1960 

   Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 4775  Proposed alterations to Petrol Filling Station and accesses 

   Full  Approved 18 April 1961 

Same Site 

NI 5235  Proposed toilet block 

   Full  Approved 14 November 1961 

Same Site 

NI 6418 Proposed East Down/Arlington/Kentisbury/Rural Development 
Scheme - Section 1to erect 11.000 volt and 415/240 volt overhead 
electricity lines on wooden poles 

 Full  Approved 01 October 1963 

Parishes of Arlington, Loxhore, Kentisbury, East Down, Trentishoe 
and Parracombe 

NI 15990 Proposed site for holiday caravan and camping site for static and 
touring caravans and tents 

 Outline  Withdrawn 30 March 1972 

   Pt.O.S.20, Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 16171 Proposed holiday (static and touring) caravan site, tented camping site 
and alterations to access 

 Outline  Refused 29 June 1972 

O.S.20, Rowley Moor, Blackmoor Gate, Parracombe, Barnstaple, 
Devon 

NI 18845  Proposed sewage treatment plant and access 

   Full  Approved 31 January 1974 

   Blackmoor Gate, Parracombe, Barnstaple, Devon 

62/50/77/006  The erection of an agricultural building for housing cattle 

   Full  Approved 15 August 1977 

Rowley Moor Farm, Blackdown Gate, Kentisbury, Barnstaple, Devon 

62/50/77/009 Replacement of public conveniences with a Portaloo unit system, and 
the provision of hardstanding and car parking spaces 
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 Full  Approved 09 January 1978 

 Blackmoor Gate Service Station, Parracombe, Barnstaple, Devon 

62/36/81/001 Proposed touring caravan site. 

 Outline  Rejected 06 March 1981 

 Blackmoor Gate, Kentisbury, Devon 

62/36/82/002  Erection of dwelling house 

   Outline  Rejected 14 July 1982 

   Land at Blackmoor Gate, Kentisbury, Barnstaple 

62/50/84/004  Waysoil Tip 

   Consultation Withdrawn 23 November 1984 

   Disused Railway Cutting, Lower Rowley, Parracombe 

62/50/07/003 Application under Regulation 4 of the Town and Country Planning 
General Regulations 1992 for the stationing of a mobile catering unit. 

 Full  Withdrawn 23 April 2007 

 Blackmoor Gate Car Park, Blackmoor Gate, Kentisbury, Devon. EX31 

 

62/50/16/003 (Railway Car Park) 
 

NI 4098  Proposed agricultural engineering workshop and access 

   Outline  Approved 01 April 1960 

   O.S.490, Blackmoor Gate, Kentisbury, Barnstaple, Devon 

NI 6418 Proposed East Down/Arlington/Kentisbury/Rural Development 
Scheme - Section 1to erect 11.000 volt and 415/240 volt overhead 
electricity lines on wooden poles 

 Full  Approved 01 October 1963 

 Parishes of Arlington, Loxhore, Kentisbury, East Down, Trentishoe 
and Parracombe 

NI 11340  Proposed extensions and car park 

   Outline  Withdrawn 17 March 1969 

   Blackmoor Gate Hotel, Kentisbury, Barnstaple, Devon 

NI 12403 Proposed development of 10 no. motel type units with car ports and 
lock-up garages and amendments to the existing access 
arrangements  

 Outline  Approved 01 August 1969 

Same Site 

NI 15528 Proposed re-development of hotel 

 Outline  Withdrawn 30 December 1971 

 Same Site 

NI 15721 Proposed new hotel, parking areas garages and 10 no. chalets with 
car ports 

 Outline  Withdrawn 09 March 1972 

 Blackmoor Gate, Parracombe, Barnstaple, Devon  

NI 15803 Proposed hotel, 10 no. chalets, and garages and 2 no. accesses 

 Outline  Approved 20 June 1972 

 Same Site  

62/50/75/015 Erection of a motel 
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 Full  Approved 07 November 1975 

 Same Site 

62/50/75/016 Erection of a motel 

 Outline  Withdrawn 14 November 1975 

 Same Site 

62/50/77/003 The erection of thirty-eight holiday villas, bar, playroom, shop and flat 
at Blackmoor Gate, the provision of play and parking areas and the 
formation of a vehicular access. 

 Full  Rejected 07 July 1977 

 Same Site 

 

62/50/16/004 (Public Car Park) 
 

NI 654   Proposed extension to garage 

   Full  Approved 20 January 1950 

   O.S.10, Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 1080  Proposed storage shed, garage and access 

   Full  Approved 07 August 1951 

   Blackmoor Gate, Kentisbury, Barnstaple, Devon 

NI 3865  Proposed alteration to Petrol Filling Station 

   Outline  Approved 24 October 1959 

   Same Site 

NI 4125  Proposed alterations to Petrol Filling Station and accesses 

   Full  Approved 01 April 1960 

   Same Site 

NI 4276  Proposed lubrication and wash bays, office and store 

   Full  Approved 05 July 1960 

   Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 4775  Proposed alterations to Petrol Filling Station and accesses 

   Full  Approved 18 April 1961 

Same Site 

NI 5235  Proposed toilet block 

   Full  Approved 14 November 1961 

Same Site 

NI 6418 Proposed East Down/Arlington/Kentisbury/Rural Development 
Scheme - Section 1to erect 11.000 volt and 415/240 volt overhead 
electricity lines on wooden poles 

 Full  Approved 01 October 1963 

Parishes of Arlington, Loxhore, Kentisbury, East Down, Trentishoe 
and Parracombe 

NI 14339  Proposed mobile public conveniences 

   Full  Approved 24 March 1971 

   Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 15990 Proposed site for holiday caravan and camping site for static and 
touring caravans and tents 

 Outline  Withdrawn 30 March 1972 
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   Pt.O.S.20, Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 16171 Proposed holiday (static and touring) caravan site, tented camping site 
and alterations to access 

 Outline  Refused 29 June 1972 

O.S.20, Rowley Moor, Blackmoor Gate, Parracombe, Barnstaple, 
Devon 

NI 17133  Proposed repair workshop, kiosk and public conveniences 

   Full  Approved 07 February 1973 

   O.S.20, Blackmoor Gate, Parracombe, Barnstaple, Devon 

NI 18845  Proposed sewage treatment plant and access 

   Full  Approved 31 January 1974 

   Blackmoor Gate, Parracombe, Barnstaple, Devon 

62/50/77/009 Replacement of public conveniences with a Portaloo unit system, and 
the provision of hardstanding and car parking spaces 

 Full  Approved 09 January 1978 

 Blackmoor Gate Service Station, Parracombe, Barnstaple, Devon 

62/36/78/002 Construction of agricultural Engineering Workshop & Offices 

 Full  Withdrawn 19 December 1978 

 Blackmoor Gate, Kentisbury, Devon 

62/50/78/002  The erection of public conveniences 

   Full  Approved 14 March 1978 

Blackmoor Gate Service Station, Blackmoor Gate, Parracombe, 
Devon 

62/36/81/001 Proposed touring caravan site. 

 Outline  Rejected 06 March 1981 

 Blackmoor Gate, Kentisbury, Devon 

62/36/81/005  Erection of three bedroomed dwelling house 

   Outline  Rejected 13 October 1981 

   Same Site 

62/36/82/002  Erection of dwelling house 

   Outline  Rejected 14 July 1982 

   Land at Blackmoor Gate, Kentisbury, Barnstaple 

62/50/84/004  Waysoil Tip 

   Consultation Withdrawn 23 November 1984 

   Disused Railway Cutting, Lower Rowley, Parracombe 

GDO 95/15  1 x resite KX100D with cashphone to install 

   GDO  Approved 29 June 1995 

   Blackmoor Gate, Kentisbury, Barnstaple  

62/50/00/004 Upgrading and extension of existing livestock market including 
covered penning, access works, landscaping, visitor centre, cafe, 
offices, toilets, lorry wash and effluent treatment. 

 Full  Approved 05 December 2000 

 Blackmoor Gate Livestock Market, North Devon 

62/50/05/001 Application under Regulation 3 of the Town and Country Planning 
General Regulations 1992 for the temporary stationing (2 year period) 
of a mobile office for use as a National Park Visitor Centre 
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 Full  Approved 01 March 2005 

Exmoor National Park land off A39, Blackmoor Gate, Parracombe 

62/50/06/009 Application under Regulation 3 of the Town and Country Planning 
General Regulation 1992 for the removal of Condition 4 of Application 
62/50/05/001 to allow the retention of the mobile office as a National 
Park Centre until April 2010 (further 3 years period). 

 Full  Approved 05 December 2006 

 Blackmoor Gate, A39 Car Park, Parracombe, Barnstaple, Devon 

62/50/07/003 Application under Regulation 4 of the Town and Country Planning 
General Regulations 1992 for the stationing of a mobile catering unit. 

 Full  Withdrawn 23 April 2007 

 Same Site 

 

62/50/16/005 (The Halt, Churchtown, Parracombe) 
 

NI 11289  Proposed erection of a dwelling house 

   Outline  Approved 06 May 1968 

Part of old Barnstaple to Lynton Railway, Parracombe, Barnstaple, 
Devon 

62/50/78/005  Bungalow and garage for private residence. 

   Outline  Approved 13 March 1978 

   Land at Church Lane, Parracombe 

62/50/81/003 Erection of a bungalow and garage on land at Church Lane, 
Parracombe and the formation of a vehicular access 

 Outline  Approved 08 May 1981 

 Same Site 

62/50/84/001 Renewal - The erection of a bungalow and garage and the formation 
of vehicular access. 

 Outline  Approved 06 March 1984 

 Same Site 

62/50/86/001 Erection of bungalow & detached garage and formation of vehicular 
access. 

 Reserve Matters Approved 04 March 1986 

 Same Site 

62/50/95/008  Erection of Garage, Two Loose Boxes and Hay Store 

   Full  Approved 14 August 1995 

   The Halt, Churchtown, Parracombe 
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13 MOST RELEVANT DEVELOPMENT PLAN POLICIES  

13.1 National Park Purposes are as follows: 

1. Conserve and enhance the natural beauty, wildlife and cultural heritage 

2. Promote opportunities for the understanding and enjoyment of the special 
qualities of national parks by the public 

13.2 When national parks carry out these purposes they also have the Duty to: Seek to 
foster the economic and social well-being of local communities within the 
national parks. 

13.3 The key planning policies are detailed below. 

Exmoor National Park Local Plan (2001-11) 

S1 Defined Settlements 

LNC1 General National Park Policy 

LNC2 Lighting 

LNC3 Landscapes covered by Section 3 Conservation Map 

LNC4 Important Trees, Woodlands and Hedgerows 

LNC7 Rivers and their Corridors 

LNC11 Sites of Local Nature Conservation Importance 

LNC13 Mitigation and Compensation for Nature Conservation Sites – Affected by 
Development 

LNC14 Protected Species and Habitats 

LNC15 Scheduled Ancient Monuments and Other Important – Archaeological Sites 

LNC16 Treatment of Locally Important Archaeological Sites Affected by Development 

LNC17 Small Scale Renewable Energy Conservation 

CBS1 Change of Use and Necessary Alteration of Buildings – General Principles 

CBS2 The Change of Use and Any Necessary Alterations of Buildings in Villages and 
the Open Countryside 

CBS5 Development in Conservation Areas 

CBS6 Protection of Important Structures and Trees in Conservation Areas 

CBS9 Settings of Listed Buildings 

CBS10 Preservation of Listed Buildings and their Features and Settings 

CBS12 New Development 

H1 Purpose of Housing Development 

H2 Criteria for Occupancy of a Local Need Affordable Dwelling 

H5 New Build Housing in Villages 

H15 Replacement Dwellings 

E1 Business Development in Local Rural Centres and Villages 

E2 Business Development in the Open Countryside 

E4 Large Scale or Intrusive Industrial Development 

RT1 Tourism Related Development 

RT9 Recreational Development 

CSF3 Non-commercial Community Services and Facilities 

U1 Water Resource Protection – Groundwater 

U2 Water Resource Protection – Contaminated Land 

U5 Sewerage and Sewage Disposal – New or Extended Treatment – Works 

U7 Flood Risk Areas – Location of New Development 
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U8 Reduction of Flood Risk from New Development 

TR1 Exmoor Route Network – Framework for Traffic Management 

TR2 Exmoor Route Network – Use in the Determination of Development Proposals 

TR3 Traffic and Road Safety Considerations for Development 

TR4 Road Maintenance and Improvements 

TR5 Bridges and Fords 

TR6 Highway Design for New Development 

TR9 Public Car Parking 

TR10 Car and Cycle Parking Provision 

TR11 Public Transport, Cycling, Walking and Horse Riding 

TR12 Public Rights of Way 

 

 Publication Draft Exmoor National Park Local Plan (2011-2031) 
13.4 The Publication Draft Plan is not an adopted Plan but is a material consideration 

which needs to be considered in the planning decision making process. 

13.5 Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out the 
legislative provision that when making decisions relating to planning applications they 
need to be in accordance with policies of the Development Plan unless material 
considerations indicate otherwise. For Exmoor National Park the Development Plan 
is the Local Plan 2001-2011 (adopted March 2005) (and, additionally in Lynton and 
Lynmouth parish, the Lyn Plan – although this is not applicable in this instance). 

13.6 Paragraph 216 of the National Planning Policy Framework (NPPF) states that 
decision-takers may also give weight (unless material considerations indicate 
otherwise) to relevant policies in emerging plans according to:  

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

o the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and 

o the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).  

13.7 The Exmoor National Park Publication Draft Local Plan is considered to be at an 
advanced stage of preparation given that the formal ‘Publication’ consultation under 
regulation 19 of the Town and Country (Local Plan) (England) Regulations 2012 was 
undertaken during June/July 2015.  

13.8 There are many material planning considerations that have to be taken into account 
in determining planning applications. These include, the NPPF, Written Ministerial 
Statements, Planning Practice Guidance and emerging Local Plans. As the 
Publication Version Exmoor Local Plan is at an advanced stage, it is a material 
consideration and can be used and given weight in the decision making process.  

13.9 The weight to be given to each policy in the Publication Draft Local Plan needs to be 
considered in each case having regard to the advice in paragraph 216 of the NPPF. 
A policy can be given significant weight if it has received no objections or where 
objections/comments are considered to be less significant. If there are objections, it 
is necessary to consider the nature of those objections and how they relate to the 
particular proposal. Some of the objections have regard to specific criteria and not to 
the principle and general approach of the policy, and therefore weight can be 
attributed to the policy having regard to how the criteria that has received an 
objection relates to the proposed development. In other cases the objector may have 
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raised fundamental concerns with the policy, which are reinforced with evidence, and 
therefore it is necessary to consider those comments alongside overall compliance 
with the NPPF and the adopted Local Plan 2001 – 2011 to help judge the weight that 
can be given to a particular emerging policy.  

13.10 There is not a precise calculation to attribute weight to emerging policies. The 
Publication Draft Local Plan is a material consideration and should be considered. It 
is necessary to consider the nature of any objections to individual policies and how 
they may affect a development proposals. The consequence is that it will be 
necessary for all development proposals that seek to rely on an emerging policy to 
examine each relevant emerging policy alongside the related representations and 
then make an assessment of the weight to be applied, having regard to the advice in 
Para 216 of the NPPF.  

13.11 Below is a list of relevant policies from the Publication Draft Local Plan 

GP1 General Policy: National Park Purposes and Sustainable Development 

CE-S1 Landscape Character 

CE-D1 Protecting Exmoor’s Landscapes and Seascapes 

CE-S2 Protecting Exmoor’s Dark Night Sky 

CE-S3 Biodiversity and Green Infrastructure 

CE-S4 Cultural Heritage and Historic Environment 

CE-D3 Conserving Heritage Assets 

CE-S5 Principles for the Conversion or Structural Alternation of Existing Buildings 

CE-S6 Design & Sustainable Construction Principles 

CC-S1 Climate Change Mitigation and Adaption 

CC-D1 Flood Risk 

CC-S5 Low Carbon and Renewable Energy Development 

CC-D5 Sewerage Capacity and Sewage Disposal 

CC-S7 Pollution 

HC-S1 Housing 

HC-S2 A Balanced Local Housing Stock 

HC-S3 Local Occupancy Criteria 

HC-D2 New Build Dwellings in Settlements 

SE-S1 A Sustainable Exmoor Economy 

SE-S2 Business Development in Settlements 

SE-S3 Business Development in the Open Countryside 

RT-S1 Recreation and Tourism  

RT-D10 Recreational Development 

RT-D12 Access Land and Rights of Way 

RT-D13 Safeguarding Land along Former Railways 

RT-S2 Reinstatement of the Lynton and Barnstaple Railway 

AC-S1 Sustainable Transport 

AC-S2 Transport Infrastructure 

AC-D1 Transport and Accessibility Requirements for Development 

AC-D2 Traffic and Road Safety Considerations for Development 

AC-S3 Traffic Management and Parking 

AC-D3 Parking Provision and Standards 

AC-D4 Temporary Parking 
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13.12 A key material planning consideration is the advice from the National Planning 
Policy Framework. 

13.13 One of the key elements of the NPPF is achieving sustainable development. This is 
explained in paragraphs 7 and 8: 

7. There are three dimensions to sustainable development: economic, social and 
environmental. These dimensions give rise to the need for the planning system to 
perform a number of roles: 

 an economic role – contributing to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right type is 
available in the right places and at the right time to support growth and 
innovation; and by identifying and coordinating development requirements, 
including the provision of infrastructure; 

 a social role – supporting strong, vibrant and healthy communities, by providing 
the supply of housing required to meet the needs of present and future 
generations; and by creating a high quality built environment, with accessible 
local services that reflect the community’s needs and support its health, social 
and cultural well-being; and 

 an environmental role – contributing to protecting and enhancing our natural, 
built and historic environment; and, as part of this, helping to improve 
biodiversity, use natural resources prudently, minimise waste and pollution, and 
mitigate and adapt to climate change including moving to a low carbon 
economy. 

8. These roles should not be undertaken in isolation, because they are mutually 
dependent. Economic growth can secure higher social and environmental 
standards, and well-designed buildings and places can improve the lives of people 
and communities. Therefore, to achieve sustainable development, economic, social 
and environmental gains should be sought jointly and simultaneously through the 
planning system. The planning system should play an active role in guiding 
development to sustainable solutions. 

13.14 There is an emphasis on supporting a prosperous rural economy and supporting 
sustainable rural tourism. There is also an emphasis on conserving and enhancing 
the natural and historic environment. 

13.15 Paragraph 115 is the relevant section that refers to National Parks. This sets out that: 

Great weight should be given to conserving landscape and scenic beauty in National 
Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest 
status of protection in relation to landscape and scenic beauty. The conservation of 
wildlife and cultural heritage are important considerations in all these areas, and 
should be given great weight in National Parks and the Broads. 

13.16 Paragraph 132 of the NPPF refers to conserving and enhancing the historic 
environment: 

When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation. 
The more important the asset, the greater the weight should be. Significance can be 
harmed or lost through alteration or destruction of the heritage asset of development 
within its setting. As heritage assets are irreplaceable, any harm or loss should 
require clear and convincing justification. Substantial harm to or loss of a grade II 
listed building, park or garden should be exceptional. Substantial harm to or loss of 
designated heritage assets of the highest significance, notably scheduled 
monuments, protected wreck sites, battlefields, grade I and II* listed buildings, grade 
I and II* registered parks and gardens, and World Heritage Sites, should be wholly 
exceptional. 
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13.17 Part of the proposed reinstated railway and the application site for 62/50/16/005 lies 
in Parracombe Conservation Area. Under Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 the Local Planning Authority must pay 
special attention to the desirability of preserving or enhancing the character or 
appearance of the Conservation Area.  

13.18 Additionally, under Section 66 of the (Listed Buildings and Conservation Areas) Act, 
in considering whether to grant planning permission for development which affects a 
listed building or its setting, the local planning authority must have special regard to 
the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. 

13.19 The English National Parks and the Broads UK Government Vision and Circular 
2010 is a material consideration 

14 MAIN PLANNING CONSIDERATIONS  

14.1 Planning decisions need to be taken in accordance with the policies of the 
Development Plan unless planning considerations indicate otherwise. The following 
gives an outline of some of the issues that have arisen through the application 
process to date, the issues presented are not an exhaustive list and there are and 
may be other matters that require further consideration. The Authority will need to 
consider the issues closely, both in isolation and cumulatively in the context of the 
overall proposals. 

14.2 The main planning considerations in this case are the acceptability of the proposals 
in principle under the development plan, the impact of the railway developments on 
the character and appearance of the landscape of this section of the National Park, in 
particular whether the proposals conserve and enhance the natural beauty, wildlife 
and cultural heritage of the area, the impact of development on ecology, heritage 
assets and the historic environment (including Listed Buildings and Conservation 
Area), highway safety, matters of hydrology and flood risk, impact of the development 
on local amenity and an assessment of the socio-economic impact of the proposed 
developments on the wider area in association with having regard to the relevant 
policies under the development plan framework. 

14.3 Additionally, there is a need to consider the impact of the proposed works at 
Blackmoor Gate on the 4 Beech trees protected by a Tree Preservation Order. 

Principle of development (001 – 005) 

14.4 The Railway is already a visitor attraction for Exmoor and makes a contribution to the 
local economy. The applicants present a case that the proposals for the reinstated 
railway provide an opportunity to make further valuable contributions to the local 
economy and to boost sustainable tourism. 

14.5 The Exmoor National Park Local Plan (including minerals & waste policies) 2001 – 
2011 is the adopted Local Plan. Policy RT1 refers to ‘tourism related development’ 
and is therefore a key policy for the development proposals, with the exception of the 
application relating to the 2 dwellings in Churchtown, which if considered in isolation, 
does not bring tourism related development. 

14.6 Policy RT1 says:  Proposals for tourism related development which are based on, 
enhance, or increase appreciation of the special qualities of the National Park will be 
permitted provided they: 

(i) are not intrusive in terms of scale, siting, noise, traffic generation or 
adverse effect on the local community; 

(ii) have no adverse impact on the landscape, wildlife or cultural heritage 
of Exmoor, in themselves or in conjunction with any existing facilities. 

14.7 The preamble to this policy explains that it is the natural beauty and historic 
settlements of Exmoor that provide the main attraction for visitors, and the number of 
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commercial tourist facilities is small. The preamble explains that in order to comply 
with the National Park Authority’s objective to promote the enjoyment and 
understanding of the special qualities of the Park, it is important that large scale 
attractions that are unrelated to these qualities continue to be resisted. 

14.8 The policy preamble also explains that the National Park Authority has supported the 
reinstatement of part of the former Lynton and Barnstaple Railway at Woody Bay 
Station, and that further restoration of this part of the railway will be considered in the 
light of policies in the Plan including Policy RT1. 

14.9 Policy RT9 of the adopted Local Plan refers to recreation development, and is 
therefore applicable. This policy says: 

Proposals for recreational development which would adversely affect the natural 
beauty, wildlife, cultural heritage or special qualities of the National Park or which 
would introduce visually intrusive activities, cause serious erosion, significant conflict 
with other recreational users, or unreasonably disturbing noise will not be permitted. 

14.10 Turning to the proposed dwellings at Churchtown, which would replace the existing 
bungalow known as The Halt, Policy H15 of the Plan refers to replacement dwellings. 
The policy permits the replacement of an existing unlisted dwelling where that 
dwelling harms the character and appearance of the area, where the new dwelling is 
sited on or close to the site of the dwelling to be replaced, unless landscape, wildlife 
or cultural heritage benefits justify an alternative siting, where the replacement 
dwelling is no larger than 90 square metres or the original dwelling and where the 
design and layout of the development are acceptable. 

14.11 In this case the proposal is to replace an existing dwelling with two dwellings. The 
‘second’ dwelling however can be considered under Policy H5, which refers to new 
build housing in villages. Policy H5 permits, in principle, new dwellings in villages 
where, among other things, the dwelling would meet a proven local need for 
affordable housing. 

14.12 The Publication Draft Exmoor National Park Local Plan (2011-31), while not an 
adopted Plan, is a material consideration that needs to be considered in the planning 
decision making process. The Publication Draft Local Plan has two policies 
specifically related to the Lynton and Barnstaple Railway. One is based on 
safeguarding the route (RT-D13) and one relating to the reinstatement of the railway 
(Policy RT-S2). Policy RT-S2 refers to the reinstatement of the Lynton and 
Barnstaple Railway. The policy says: 

Proposals for the reinstatement of the Lynton and Barnstaple Railway should be in 
accordance with the following criteria: 

a) The proposal should seek to reinstate and replicate the former narrow gauge 
railway including the line of the original route and the siting, design, 
appearance, and materials of the associated structures or buildings; 

b) Any additional new development over and above the original historic former 
railway should provide demonstrable evidence that it is essential for the 
operation of the reinstated former railway or is a restoration of a historic 
feature and that there are no alternative solutions which would reasonably 
meet the need for the development in any other way; 

c) Reinstatement proposals should: 
i) Seek to re-use the original buildings associated with the former 

railway. 
ii) Where it can be demonstrated that the re-use of the original buildings 

cannot be achieved, existing buildings in suitable proximity to the 
reinstatement proposals may be considered. 

iii) New buildings will only be considered where it can be demonstrated 
that there is no existing buildings suitable for re-use. 
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d) New infrastructure, buildings and structures should complement the character 
of the original railway; 

e) The proposal should respond to landscape character and ensure landscaping 
is appropriate to the site and character of the area and having regard to 
traditional features of the former railway (CE-S1); 

f) Sustainable construction methods should be used, unless they compromise 
the historical accuracy and appearance of the former railway; 

g) The proposals should accord with AC-D1 and provide a travel plan to 
incorporate measures to enable safe access by walking, cycling and public 
transport that will help to minimise traffic generation and the need for parking; 

h) Parking provision should be in accordance with policies AC-S3 and AC-D2; 
and 

i) Provision of temporary overflow parking to help address peak parking 
demand should accord with AC-D3. 

14.13 The preamble to the policy explains that the former Lynton and Barnstaple Railway 
runs through open countryside within the National Park and is an important heritage 
asset, and therefore proposals for reinstatement should seek to replicate the original 
narrow gauge railway as far as possible, and in doing so, further National Park 
purposes. 

14.14 This policy, together with Policy RT-D13 Safeguarding land along former railways, 
received 6 consultation responses raising objections during the consultation for the 
Publication Draft Local Plan (June to July 2015). The objections raised include 
concern that this is a misuse of private and public funds, that the proposals would 
have an adverse impact on the western gateway to the National Park, that the track 
bed should be preserved as an historic asset, that the railway would harm the Grade 
I St Petrocks Church, that the railway is not a justifiable transport link, or an effective 
tourist attraction nor does it meet the intention of national policy and does not open 
Exmoor to more enjoyment of the National Park. Concern is expressed that farmland 
would be segregated and harm would be caused to the function of land for 
agricultural purposes. Objectors are concerned that the railway would only be 
deliverable with enforced compulsory purchase and the proposals could not be 
considered to be in the National interest. 

14.15 There has also been comments supporting the Policy RT-D13 and RT-S2. Through 
the Publication Draft Local Plan consultation (June to July 2015) a total of 111 
responses were received. These responses include that the railway would provide 
benefits for local transport and access for communities and visitors providing an 
alternative option to car travel and reduction in traffic, that the proposals would bring 
visual and economic value to the area and the restoration of important local heritage, 
job opportunities and benefit to visitors. 

14.16 The Publication Draft Local Plan includes policies for replacement dwellings (Policy 
HC-D17) and for new build dwellings in settlements (Policy HC-D2), which continue 
in a similar vein with the approach under the Adopted Local Plan.  

14.17 In terms of the Publication Draft Local Plan Policy RT-S2, the papers submitted by 
the applicant with these applications seek to argue why the objections received are of 
little significance and therefore that weight can be given to the emerging Local Plan 
Policy RT-S2 (and RT-D13) in the determination of the application. 

14.18 In addition, the applicant explains that the draft Local Plan policies (particularly RT-
S2) can be given significant weight in the determination of the planning applications 
and that the proposals comply with the criteria set out under that policy. 

14.19 The applicant is content that the development does not comprise major development 
under paragraph 116 of the NPPF. 

14.20 In terms of the adopted Local Plan and Policy RT1 the applicant notes that this is a 
relatively broad policy, rather than necessarily specifically concerned with the Lynton 
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and Barnstaple Railway, requiring that new tourism related development should be 
based on, enhance, or increase appreciation of the special qualities of the National 
Park and not be intrusive in terms of scale, siting, noise, traffic generation or adverse 
effect on the local community, and have no adverse impact on the landscape, wildlife 
or cultural heritage of Exmoor. 

14.21 The applicant argues that the details submitted in support of the application 
demonstrate that the policy requirements can be satisfied by the development 
proposals. In summary, the applicant says that the requirements of the policy are met 
because the Railway, being an intrinsic part of the heritage of the National Park will 
enhance the National Park’s special qualities in its reinstatement and will not have 
the problems of intrusion or impact the policy warns about. The applicant advises that 
the line reinstatement is relatively dispersed, and to be undertaken in a fashion in 
keeping with the heritage of the Railway itself and in harmony with the wider National 
Park landscape and other special qualities. For the proposals at Blackmoor Gate, the 
applicant advises that they have been carefully conceived and designed in order to 
avoid adverse impacts and enhance the western gateway to the National Park. 

14.22 Conversely, some local residents and others express the view that the development 
proposals are not supported by planning policy. In particular letters have been 
received from Foot Anstey LLP on behalf of the owner of Court Place Farm in 
Parracombe, who owns part of the application site, including land at Parracombe 
Bank. Foot Anstey advise that as a matter of law the applications are contrary to the 
key development plan policy and in particular refer to the wording of Policy RT1 of 
the Adopted Local Plan (which is quoted above). Foot Anstey advise that the 
development plan permits permission being granted for tourism related development, 
provided such development has “no adverse impact on the landscape, wildlife and 
cultural heritage of Exmoor” (emphasis added). Foot Anstey reason that it is 
unarguable that the proposal will have some adverse impact on these features and 
points out that the Environmental Statement submitted in support of the application 
accepts this as the case. 

14.23 Foot Anstey also comment that as a matter of law, the applications could only 
therefore be permitted if material considerations outweigh the policy conflict and, that 
the material considerations will include the draft Local Plan policies and the National 
Planning Policy Framework (NPPF). 

14.24 In having regard to this, Foot Anstey argue that the weight to be given to Policy RT-
S2 of the draft Local Plan is limited and that, in any case, the development conflicts 
with the criteria under that policy. 

14.25 Foot Anstey contend that the proposals represent ‘major’ development in terms of the 
Silken Test and para 116 of the NPPF. The NPPF advises (para. 116) that planning 
permission should be refused for major developments in National Parks except in 
exceptional circumstances and where it can be demonstrated they are in the public 
interest. Having regard to this Foot Anstey argue that the development is not in the 
public interest and that there is no demonstrated need for the development, that the 
development would not provide a much-needed significant boost to tourism and, in 
terms of the economic benefit, there are a number of incorrect assumptions in the 
Environmental Statement and, that at any rational level of analysis, the development 
would only bring a few jobs and under 2,000 additional visitors. Foot Anstey consider 
that there is no exceptional case for the development proposed, that the applications 
do not overcome the statutory test required for major development in a National Park, 
and that planning permission should be refused accordingly. 

14.26 Foot Anstey go on to explain their view that the Environmental Statement has failed 
to provide the necessary environmental information and that there are numerous 
omissions in the Environmental Statement. Accordingly, Foot Anstey advise that the 
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National Park Authority cannot lawfully determine the applications until those 
omissions have been addressed. 

14.27 Some of those objecting to the application argue that the principle of the 
development proposals are not supported by planning policy and, therefore as a 
matter of principle, the planning applications should be refused. Equally, the 
applicant argues that the proposals comply with planning policy and that therefore 
the National Park Authority should consider the proposals favourably. 

14.28 The applicant is considering those comments received against the favour of the 
proposal and it is anticipated that further details will be submitted, which the Authority 
can consider further before coming to any conclusions. 

General comments 

14.29 In additional to application specific and site specific planning issues that arise within 
the applications, there are some general themes that apply to the developments, 
including to the robustness of the case in support of the economic benefits 
associated for the developments, the deliverability of the proposal and the 
acceptability of environmental impacts of development through the construction 
process. 

14.30 In addition, while an Environmental Statement has been submitted in support of the 
proposals, which considers and evaluates the potential significant environmental 
effects from the proposed development, including issues relating to landscape and 
visual impact of the proposals, ecology, hydrology, hydrogeology and geology, noise 
and vibration, traffic and transport, heritage assets and socio-economic impact of the 
developments, Peter Brett Associates has been commissioned by the owner of Court 
Place Farm in Parracombe to carry out an investigation into the feasibility of the 
reconstructed railway to determine the impacts that the construction will have on the 
village and the surrounding area. A summary of the findings of the Peter Brett 
Associates report can be viewed at Appendix 1 (from page 51) with the summary of 
letters received in connection with the applications. The non-technical summary for 
the Environmental Statement submitted by the applicant in support of the application 
can be viewed at Appendix 2.  

14.31 The details submitted in support of the application, including the Environmental 
Statement, which comprises a Landscape and Visual Impact Assessment, conclude 
that the landscape of the National Park is capable of satisfactorily accommodating 
the proposals and that the line itself is relatively unobtrusive and already a feature in 
the landscape. The details explain that there would be economic benefits with the 
development including 24 full time equivalent jobs, and the railway has calculated 
that over the first 10 years of construction and operation it is likely the development 
would have a net economic benefit of over £60 million (including local construction 
spend).  

14.32 Opposition to the proposals raises concern with regard to the business case for the 
development, and whether there would be meaningful economic benefit from the 
development and whether, in particular the economic benefit could be considered to 
outweigh the potential harm associated with the development during construction and 
operational phases. Conversely local support for the proposals believe that the 
railway will deliver much needed benefit to the rural economy. 

14.33 Concern has also been expressed in relation to the deliverability of the development, 
what contingency plan there is should the development commence and not be 
completed and also, concern with the phasing of the development and whether the 
proposed construction and timescale for this is feasible. 

14.34 Concern is also raised in relation to impact of the developments through the 
construction phase. The concerns include issues resulting from the volume of traffic 
movements along the local highway network, particularly along the A39 and through 
Parracombe and into Churchtown. Objectors, including the report of Peter Brett 
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Associates, raise concerns including whether the potential impact of this has been 
accurately assessed through the details submitted with the application. The 
application details advise however that potential harm resulting from the construction 
activities can be adequately managed and mitigated and the Environmental 
Statement considers the potential impacts of the development through the 
construction phase.  

14.35 The applicants have also advised that they consider that the conclusions reached by 
Peter Brett Associates and others are based on mistakes of fact and that many 
observations are not supported by evidence. It is understood that the applicants are 
preparing further details in this regard to submit as part of the planning application 
process. 

14.36 The comments from the Local Highway Authority and Environmental Health are yet 
to be received and these will be key comments to consider further once they have 
been received. 

001 – Track bed reinstatement 

14.37 The proposed track bed/reinstatement of the railway line, as far of the National Park 
is concerned, relates to a linear application site of a length approximately 3.4 miles 
long (5.5km). There are planning issues that need to be considered as a result of the 
proposed development along the totality of the application site, some of these are 
more general to the site overall, whereas matters such as impact on residential 
properties or impact on the character and appearance of Parracombe Conservation  
Area are more localised and area specific. The Environmental Statement submitted 
in support of the application considers the potential significant environmental effects 
resulting from the proposed development, including matters of impact on natural 
water drainage patterns, ecological, historic environment, landscape etc. All these 
matters need to be considered. There are also locations along the application route 
that raise more specific matters that need to be examined.  These locations include 
Churchtown where there are a number of residential properties and heritage asset 
close to and within the application site, Parracombe Bank where ecological matters, 
flood risk and landscape impact are particularly relevant. Rowley Barton brings 
matters in relation to the private access to dwellings and also there is the more 
general matter of segregation of farmland and also potential implications relating to 
bio-security. At Blackmoor Gate there is site specific matters including the impact on 
protected trees, landscape and highway safety. 

14.38 From Killington Lane the proposed railway line would pass under the road through 
farmland to and under Parracombe Lane, where it would pass through a cutting to 
Cricket Field Lane into Churchtown. For the most part of this section, it is unlikely that 
the reinstatement of the railway would bring significant issue. 

14.39 When entering into Churchtown however, there are a number of issues to consider, 
including impact on the amenity enjoyed at residential properties known as Hedna 
Cottage, Fair View and The Halt. Letters of objection have been received from the 
owners of all 3 of these properties and these dwellings lie very close to or form part 
of the application site. A summary of the concerns raised can be viewed at 
Appendix 1. 

14.40 The impact on the amenity of these, and other residential properties at Churchtown, 
requires careful consideration. The Environmental Statement considers the potential 
effects of the Railway with regard to the noise during construction and operation of 
the railway, and any consequent effects on local residential properties. While Peter 
Brett Associates consider that various aspects relating to noise and vibration have 
not been addressed, including braking, warning signals and accelerating trains, the 
details submitted in support of the application explain that the railway is a relatively 
quiet form of transport, although for the most part of its route background noise is 
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also relatively low. The details explain that the only properties where the impact of 
the railway operations raises concerns are those right beside the track in 
Churchtown, which is the existing dwelling at Fair View and the two proposed 
dwellings, which would replace the existing bungalow that lies on the line. The 
Environmental Statement concludes that the impact on Fair View would be significant 
during construction and operation of the railway. The proposed mitigation is that the 
Lynton and Barnstaple Railway purchase Fair View and thereby ensure that any 
occupier understands and accepts the railway as part of its occupation and is content 
with the railway running very close by, as it did historically. It is understood by 
Officers that the applicant has now had an offer to purchase Fair View accepted and 
the applicant is now in the formal process of taking ownership of the property. 

14.41 There are also matters of privacy to consider, particularly at Hedna Cottage where 
the railway would pass behind the back garden of the dwelling on higher ground 
along an embankment and over a Cattle Creep Bridge before passing behind Fair 
View. 

14.42 At Churchtown the application site also lies in Parracombe Conservation Area. There 
are Grade II listed buildings at Heddon Hall (and the kitchen walled garden) to west 
and Court Place Farm and Cottage to the east, and also the Grade I listed St 
Petrock’s Church. There is a scheduled motte and bailey castle to the south of 
Parracombe, at Holwell Castle. The impact of development on the character and 
appearance and/or setting of these heritage assets needs to be considered and 
given great weight. 

14.43 Officers have visited Churchtown with Historic England and also viewed the motte 
and bailey castle. Historic England consider the whole linear formation of the railway, 
where is survives, to be a non-designated heritage asset. The line has historic, 
aesthetic and communal value, and Historic England considers that the restoration of 
the railway as proposed will better reveal its significance in accordance with 
paragraph 137 of the NPPF, which states that local planning authorities should look 
for opportunities for new development within Conservation Areas and World Heritage 
Sites and within the setting of heritage assets to enhance or better reveal their 
significance. The advice is that proposals that preserve those elements of the setting 
that make a positive contribution to or better reveal the significance of the asset 
should be treated favourably. 

14.44 Historic England advise that the development would have a negligible impact on the 
motte and bailey castle at Holwell Castle and that the development would have a 
positive impact on the Grade I listed St Petrock’s Church. 

14.45 At Parracombe Bank, the main planning issues arising are considered to be impact of 
the proposed reinstatement of the bank on flood risk, and ecological interests and the 
landscape impact of the development. Other matters of consideration include the 
impact of the development on the environment during the construction phase. 

14.46 The original bank burst during the flood in 1952, which caused flooding and loss of 
life in Parracombe. There is therefore particular sensitivity in proposing to reinstate 
the bank. It is understood that the culvert in the original bank was less than 2 metres 
in width at that time. The proposal is that a new culvert be provided, but much larger 
than the original to clear the river banks, with a 10 width at the base and the culvert 
would be approximately 5 metres high, spanning a length of the river of just under 
60metres. 

14.47 The papers submitted explain that the suitability of a clear span bridge to pass over 
the Heddon River was investigated, but this has been discounted with favour given to 
the bank and culvert.  This is because the proposed culvert is considered to have 
significantly less ecological impacts during the construction phase. 

14.48 Objections have been received from some local residents in relation to the proposal 
for the reinstatement of the bank. Peter Brett Associates on behalf of the owners of 
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Parracombe Bank have raised concern with the scale of the engineering operation 
required and the impact this will have on the locality during construction and 
operation, and also the impact of the development on ecology and longer term 
safety. A significant amount of fill would be required to reinstate the bank, with the 
application advising that approximately 20,500 cubic metres needing to be brought 
into the site. 

14.49 In general terms the submitted details explain that the proposal to reinstate the 
Railway line is unlikely to increase flood risk. The Flood and Coastal Risk 
Management Team at Devon County Council, as the Lead Local Flood Authority, are 
content that the details submitted in support of the application adequately deal with 
potential flood risk and surface water management, subject to a detailed 
management plan being provided, which could be secured via condition of any 
subsequent planning permission. 

14.50 The Environment Agency are content that the culvert proposal could be acceptable 
from a flood risk management point of view, but advise that the application should not 
be determined until further information has been submitted in respect of biodiversity 
to demonstrate that the loss of habitat (namely water habitat) will be adequately 
compensated for. The applicant is working through details for this. 

14.51 Related to this, Parracombe Bank and particularly the fields proposed to provide 
access and storage for the construction activities for the bank reinstatement works 
are part of the Highley Railway County Wildlife Site. Investigations and assessments 
relating to this are provided in the details submitted, including the Environmental 
Statement. However following the advice of the Authority’s Wildlife Officer it is 
considered that further information is required. In addition, in general terms, while 
otter surveys have been carried out and impact on otters has been closely 
considered at Parracombe Bank, the Wildlife Officer considers more information is 
required to consider how the development may affect the use of smaller water 
courses in the area. Similarly an assessment of the potential impact of the 
development on bats, birds and dormice within wider areas of the application site is 
considered necessary. 

14.52 The application site is ecologically connected to the Exmoor and Quantock 
Oakwoods Special Area of Conservation (SAC) and the West Exmoor Coast and 
Woods Site of Special Scientific Interest (SSSI) via the River Heddon, which passes 
through the site at Parracombe Bank with the proposed culvert. The SAC is 
designated for sessile oakwoods and barbastelle bats whilst the SSSI designations 
relates to woodlands, heathlands and the assemblage of lichens and breeding birds 
present. 

14.53 These sites are located approximately 3.1km to the west. The Environmental 
Statement concludes that with the implementation of best practice measures, 
contamination is considered unlikely through the construction phase and that there 
would be no adverse effect on these designations through operation of the railway. 

14.54 The landscape impacts of the reinstatement of the railway line are the subject of 
analysis under the Environmental Statement. Objectors consider that the 
developments would cause harm in the landscape; whereas supporters of the 
proposals consider that the scheme has been sensitively designed. Historic England 
consider the railway to be of historic, evidential, aesthetic and communal value and 
that the proposals for its restoration will better reveal its significance. At the time of 
preparing this report the Landscape Officer comments have not been received and 
this is a matter that requires further consideration both at Parracombe Bank and in 
terms of the wider and other more localised impact. 

14.56 The owners of Rowley Barton and Rowley Cottage have raised objections to the 
proposals and a summary of the issues raised can be viewed at Appendix 1. The 
concerns raised include the impact of a reinstated railway line on their land, including 
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their private access. Some of the concerns raised are similar to others who own land 
that would be affected by the railway line crossing over it.  

14.57 At Blackmoor Gate and in terms of the railway, the impact of the development on the 
Kentisbury round barrows and camp, which lies on elevated ground to the west, and 
the 4 Beech trees subject of a Tree Preservation Order are particular matters for 
consideration. The railway line itself would be relatively well screened from the 
monument by existing tree cover and, in proximity to Blackmoor Gate, alongside 
existing hedge banks. The nature of the railway is such that it is considered that this 
part of the proposals would have negligible impact on the setting of the camp and 
barrows. 

14.58 Turning to the protected Beech trees, the papers submitted explain that the line of 
the railway has been moved approximately 3 metres off of its original line to avoid 
impacting upon the root system of these trees (and also to take account of changes 
in alignment of the road and developments at the Old Station House Inn). The 
proposals are not therefore considered to adversely affect the protected trees. 

002 – Engine Shed  

14.59 The issues relating to the engine shed and related developments are generally more 
focused to the area of Blackmoor Gate, which is in contrast to the proposal for the 
reinstatement of the railway line. Although there are wider implications in relation to 
the construction phase, particularly in terms of moving arising from the engineering 
works associated with the developments, the engine shed and associated 
developments are an integral part of the railway proposals. 

14.60 The detail of the proposals under this application are outlined earlier in the 
introduction to this report and include the proposal for a new engine shed 
(approximately 65 by 25 metres), the change of use of an existing agricultural 
building at Rowley Moor to railway workshop and stores and the creation of an 
attenuation pond as part of surface water drainage proposals. 

14.61 Objectors have raised concern with the scale of the engine shed proposed. 

14.62 The applicant acknowledges that this building and sidings are large in the context of 
Blackmoor Gate, but explains that the development has been carefully located in 
order to minimise landscape impact and that this followed a landscape constraints 
exercise. This exercise considered the suitability for the development on other sites 
at Blackmoor Gate, including land outside Exmoor National Park. The conclusion 
was that the site proposed would cause least impact on the National Park, albeit 
being sited within the Park. 

14.63 Details submitted include an explanation of the need for the size of the proposed 
engine shed. The detail sets out that, to operate the proposed timetable for Phase 
IIA, the Railway will need four steam engines and 12 carriages to cater for peak 
August demand based on two trains each day making up to 8 return trips from 
Blackmoor Gate. There will also be a shuttle service from Blackmoor Gate to 
Wistlandpound. The rolling stock is high value and needs to be stored inside and 
there needs to be sufficient space for this in the proposed building. The building also 
provides maintenance areas and work space, as well as stores and staff welfare 
facilities, all of which the applicant explains is essential to the functioning of the 
railway. 

14.64 The proposal is to cut the proposed building in to the ground. This together with the 
existing screening vegetation immediately north of the area, which is owned by the 
railway, it is explained, will aid the assimilation of the development into the 
landscape. 

14.65 Historic England has considered the proposal and in particular the potential impact 
on the setting of a camp and barrows on Kentisbury Down, which are Scheduled 
Monuments. Historic England has visited the application site with Officers and has 
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advised that the proposed engine shed is relatively well screened from the 
monument by existing tree cover. Historic England advise that the proposals will 
however cause a degree of harm to the setting, and therefore significance, of the 
monument, but that the harm is less than substantial (para. 134 of the NPPF) and 
that this harm could be weighed against any wider public benefit offered by the 
proposals. 
 

003 – 162 space car park 

14.66 The new railway car park is proposed to the south east corner of the Blackmoor Gate 
junction. The site is the former Blackmoor Gate Hotel and is now overgrown. Mature 
hedgerows form the boundaries to the site, except the south east boundary, which is 
open and the northern part of the boundary to the A39 is relatively poor and open. A 
mature outgrown hedge passes roughly north west to south east across the site and 
forms the Kentisbury and Parracombe Parish boundary. 

14.67 The papers submitted explain that the design of the car park has been kept as 
informal as possible, with the main objective to retain as much of the screening 
hedge banks as possible. The majority of the hedge banks would be retained, 
although the trees in the hedge would be subject to crown lifting and progressive 
hedge laying in order to maintain the long term health of the hedge. The parish 
boundary hedgerow would be crossed at two positions to allow circulation through 
the proposed car park. The circulation areas of the car park are proposed to be 
tarmac and the parking areas would be finished with permeable crushed rock. A new 
hedge is proposed to be planted to the boundary of the site with the A39. 

14.68 The car park would be accessed from the A399 through an existing gateway, with 
proposals to improve visibility. A pedestrian underpass is proposed at the Blackmoor 
Gate junction end of the car park under the A399 to link the car park with the Old 
Station House Inn site. The car park would not specifically cater for buses. A bus 
drop off area is proposed at the Old Station House Inn and buses would be able to 
come up to the site of the car park and wait in a designated waiting area to the south 
east side of the car park. 

14.69 The proposals for the car park raise matters including ecology, landscape and 
highway safety and these matters require further detailed consideration. 

004 – Public car park and amenity building and space 

14.70 The papers submitted explain that the aim of the proposal is to redevelop and 
expand the car park and improve the existing facilities, with new toilets and an 
information point that the railway would operate. While the development is carried out 
a temporary car park is proposed in the adjoining field. Part of the adjoining field is 
proposed to be used as amenity land, allowing public access with views over Exmoor 

14.71 The Exmoor Society and others raise concerns with the proposals and express 
concern over the proliferation of car parks in the area and that this car park would 
also be used by visitors to the railway, which may lead to highway safety concerns 
with more people seeking to cross the main roads. Concern has also been expressed 
in relation to the proposals to use the adjoining field as amenity land. 

14.72 The proposals for the public car park and amenity facilities raise matters including 
principally landscape and highway safety and these matters require further 
consideration. 

005 – Replacement of bungalow with 2 dwellings 

14.73 In order to facilitate the reinstatement of the railway the bungalow, known as The Halt 
in Churchtown Parracombe needs to be demolished. The Railway propose to replace 
this dwelling with a pair of semi-detached dwellings.  
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14.74 The principle of development is considered to be acceptable subject to the second 
dwelling being a local need affordable dwelling, which is what is proposed.  The 
owners of the property object to the application proposals to demolish it and have 
explained that they wish to retire to the bungalow, which is currently rented out. 

14.75 The site lies in Parracombe Conservation Area and there are a number of listed 
buildings in Churchtown. The impact of the development on the setting of the listed 
buildings and the character or appearance of the Conservation Area (s. 66 and s.72 
of the Planning (Listed Buildings and Conservation Areas) Act 1990) are key 
considerations. The proposed demolition of the mid-20th century bungalow, which will 
better open up views of the Grade I listed St Petrock’s Church, is judged to positively 
contribute to the setting of this listed building with the proposed new dwellings set 
further from view and of a more sympathetic appearance. In this sense the proposed 
development is also considered to positively contribute towards the character and 
appearance of Parracombe Conservation Area. 

14.76  Having said this, it would appear that the proposals would require the demolition of a 
stone built traditional building and a greater understanding of the historic significance 
this building presents is required. There are also matters of highway safety that 
require further consideration.  

14.77 The proposed plans for this application include a level crossing over, what would be, 
the reinstated railway to the proposed dwellings and, in that sense, this application is 
also strongly linked with the wider proposals. 

15 SUMMARY AND RECOMMENDATION 

15.1 The applications present a series of complex and varied matters to consider and, 
given the linear nature of the application site for the proposed reinstatement of the 
railway, there are various matters to consider at different positions along the site. A 
number of landowners who own sections of, and surrounding, the application site 
raise issues that can more easily be understood when visiting the site.  

15.2  There has been a high degree of support, but there are also a number of local 
objections and matters of significance that have been raised and many of these 
issues require further detail from the applicant, which in turn will require further 
consideration by the Authority. There is also local support, but Parracombe Parish 
Council have expressed reservations.  At the time of preparing this report there are 
also a number of key outstanding consultation responses that will need to be 
considered, including from the Local Highway Authority, North Devon Council 
Environmental Health and the Landscape Officer. These may bring forward additional 
matters that need to be worked through and the receipt of further and amended 
details are likely to require further consultation. Officers also continue to clarify with 
the applicant and others in the meantime on a number of issues. 

15.3 As stated previously this report is presented as an interim report and there are a 
number and variety of outstanding matters and discussions, which still need to take 
place.  However, in the meantime, this report is presented to give Members an 
opportunity to begin to consider matters at a relatively early stage and the Officer 
recommendation is that Members DEFER all the applications for a site visit.  If 
Members agree to a site visit, Officers can bring matters back to the Committee at a 
future date for further consideration in the light of all outstanding details and 
information. 

  



51



52



53



54



55



 
 

56 
 

 

Page intentionally left blank  



 
 

57 
 

APPENDIX 1 – Public Response – Summary of responses received 
 
Objections to all applications 

1. Foot Anstey (3 letters) on behalf of Mrs Grob, Court Place Farm, Parracombe 

 Owner of land over which the railway would pass 

 Will provide objections in detail within 4 weeks of 17 Feb 2016. 

Letter dated 11 March 2016 from Foot Anstey (includes a review by Peter Brett 
Associates of the Environmental Statement submitted in support of the application) 

 The Peter Brett Associates (PBA) report gives an analysis of some of the key land 
use issues, in particular: 

1. Engineering detail 

 a. The proposals at The Halt, Parracombe introduce new platforms, dwellings, 
a level crossing and an additional line to enable a loop that did not exist 
historically. 

 b. The construction of Parracombe Bank is a highly engineered project, 
requiring a much larger culvert and would take years to complete to 
accommodate the breeding season, weather, etc. 

2. Economic benefit 

 a. The additional 15.5 FTE jobs would cost £16.5m to create, i.e. over £1m of 
capital investment per job. 

 b. Based on comparable heritage railways, only 1,880 additional visitors will 
come to Exmoor because of the development. 

 c. The negative effects on the existing tourism market have not been 
addressed at all. 

3. Landscape and Visual impact 

 a. The suggestion that the former railway line is a visual feature is factually 
wrong. 

 b. Adding alien form of built development cannot have a positive effect on 
landscape. 

 c. The LVIA has not assessed the effect on the purpose of the National Park 
designation – a fundamental flaw. 

 d. Numerous heritage effects are not assessed. 

4. Transport 

 a. During the excavation works, there will be at least 30 two-way HGV trips 
through Parracombe, every day, for 4 months. 

 b. The total HGV trips needed for the creation of Parracombe Bank will be a 
staggering 6,800. 

 c. These 6,800 HGV trips equate to 50 trips per day when the weather is dry. 

 d. The HGV trips exclude additional trips required for workforce access, 
equipment deliveries and facilities for workers on site. 

5. Ecological impact 

 a. The ES fails to address the potential loss of numerous bat habitats. 

 b. There is insufficient information in relation to otters. 

 c. Holwell Wood is ancient woodland, but has not been addressed as such in 
the ES. 

 d. The impact of Parracombe Bank on several species is not properly 
addressed. 
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6. Noise 

 a. The noise survey may not be representative of actual noise. 

 b. The results of the noise survey cannot be validated. 

 c. The noise impacts from the train during the operational stage have not been 
considered. 

 The PBA report confirms objections to the development are well founded, 
both in planning and environmental terms. 

 As a matter of law the applications are contrary to the key development 
plan policy (RT1) because at least some of its impacts are adverse. 

 As a matter of law, the applications could only therefore be permitted if 
material considerations outweigh the policy conflict. 

 The weight given to the emerging policy RT-S2 is limited and, in any 
case, the development conflicts with criteria under that policy. 

 The development conflicts with paras. 115 and 116 of the NPPF. 

 The development would not provide a much-needed significant boost to 
tourism and in terms of the economic benefit, there are a number of 
incorrect assumptions in the ES. 

 At any rational level of analysis, a few jobs and under 2,000 additional 
visitors does not represent an exceptional case, it barely represents a 
case at all. 

 The PBA report sets out a number of areas where the ES has failed to 
provide the necessary environmental information.  

 Accordingly, given the numerous omissions in the ES, the LPA is unable 
to lawfully determine the applications until those omissions have been 
addressed. 

 The planning consequences of a scheme’s lack of viability is an important 
material consideration, particularly in the National Park. 

 There is a very real risk that works may begin on site and then become 
delayed for numerous reasons, including cost overrun. 

 The applications do not overcome the statutory test required for a major 
development in the National Park. Its benefits are at the low-end of the 
scale – a few new jobs and a couple thousand extra visitors. 

 It is contrary to the development plan and material considerations do not 
outweigh that conflict. 

 It will create numerous adverse impacts on the environment (in both its 
narrow and wider sense), with the potential for those impacts to be long-
lasting. 

 The ES is fundamentally flawed and missing necessary environmental 
information and the LPA cannot make a lawful decision until that 
information is provided. 

 While there is some emerging policy support, this must be given limited 
weight in the decision-making process. 

 The benefits of the scheme have been grossly exaggerated. 

 The adverse consequences of the applications will be hard for the local 
community, who will be faced with many years of congestion, noise, harm 
to habitats and a host of other consequences, all for the sake of a few 
extra jobs and some extra visitors. 
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 This will blight local projects, affect local lives and damage the precious 
environment. 

The Peter Brett Report dated March 2016 raises concerns including: 

 There are a number of key engineering issues which have not been addressed in 
the application, which are deemed to be fundamental to the delivery of the 
scheme. 

 Of particular note is the absence of any detail relating to Parracombe Bank – 
further detail is need of the construction of the structure to ensure safe operational 
impacts, which are anticipated to be significant. 

 At Parracombe Halt, it is anticipated that stabilisation works to the existing bridge 
will be necessary. 

 Historically the Halt did not operate as a station, but was merely to allow engines 
to water tanks. 

 Details of how the existing water courses will be dealt with are not clear. 

 In terms of Parracombe Bank, historic plans and reports suggest that the original 
embankment was between 100 and 150 metres long and 15 metres high. The 
planning application suggests that the embankment will be 20 metres high, but 
give no further detail regarding the extent of the bank. 

 The proposals would require necessitate reconstruction of the central area and 
stabilisation works for the remaining sections as a minimum. 

 This is a major piece of civil engineering infrastructure which will have a significant 
impact on the locality, both during construction and operation. 

 It is likely that significantly more fill will be required for construction of the bank 
than claimed. 

 Doubt raised in relation to the suitability of the proposed culvert. 

 The programme for construction does not appear to have been properly 
considered. 

 There would be a substantial impact on ecology and habitat. 

 Substantial works, including earth works are required to provide the proposed 
construction compound and access to this. 

 Delivering a railway, with the imposed gradient constraints in an undulating and 
steeply sloping area, has resulted in a solution which is inappropriate for the 
setting in which it sits and which is unlikely to adhere to modern safety standards. 

 There are a number of hydrological and ecological issues that will need to be 
overcome to allow the reinstatement of the track. 

 Much of the land I very wet and marshy with watercourses running both parallel to 
and crossing the former line of the track. 

 Issues with construction at Parracombe Halt and significant volumes of traffic, 
particularly during construction causing disruption to the environment, noise, visual 
intrusion and air pollution. 

 It is not clear how the proposed design has been judged to be acceptable given 
that it directly conflicts with policies in the Exmoor National Park Draft Local Plan 
that requires the railway to be reinstated according to the original line and design – 
instead the proposals include a completely new station in place of Parracombe 
Halt, with a second track, two new dwellings and other new features introduced. 

 There is a lack of information to suggest that the programme provided with the 
application is achievable. 
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 The sustainability and safety of the scheme has not yet been adequately 
demonstrated. 

 It should be noted that, following considerable growth in popularity for heritage 
railways, visitor numbers have remained at a similar level since 2005 despite the 
introduction of new railways and many additional miles of track. This trend would 
suggest that the market for heritage railways has now plateaued, potentially in line 
with a narrowing nostalgia customer base that grew up with steam trains. 

 The development is estimated to cost the applicant £16.5 million and, once 
opened, could boost visitor numbers from a current capacity of 50,000 to 70,000 
and direct full time job numbers from 8.5 to 24. These figures alone represent poor 
value for money with regard to return on capital investment. 

 The most obvious conclusion to be drawn from analysis of the Phase IIA Business 
Plan and the Environmental Statement socio-economics chapter is that the 
aspiration to employ a total of 24 full time staff for 52 weeks of the year, with a 
salary bill of £559,000 excluding overheads is unlikely to be achievable. 

 The negative economic effects on the tourism market, residents and farms have 
not been identified. 

 Unless the application provide suitable responses to the socio-economic concerns 
raised, planning permission should be refused – with the net additional benefits to 
the area being of minimal beneficial effect compared to the resulting environmental 
damage caused by the construction and operation of the railway. 

 It is clear that the railway will result in the loss of, or lead to adverse effects upon, a 
relatively large area of Holywell Wood to provide a new embankment, the removal 
of historic hedgerows and the widening of existing gaps in historic hedge banks, 
construction and railway tracks over natural springs and streams and wet areas, 
and permanent alterations to landform and substantial earthworks. 

 Concerns regarding landscape impacts during construction, including with 
construction vehicles travelling along the track bed areas. 

 The baseline in the submitted LVIA does not reflect the relatively few remaining 
vestiges of the railway and therefore does not adequately assess the magnitude of 
change which will occur as a result of reconstructing the railway within the site. 

 None of the key characteristics identified for the Landscape Character Type F in 
the Exmoor Landscape Character Assessment include reference to vestiges or 
remnants of the former railway. 

 It is our opinion that the LVIA does not provide a suitable level of information to 
enable decision-makers to fully understand the likely effects on landscape 
features, landscape character and visual amenity, which will arise as a result of 
implementing the proposed development. 

 Concern raised with potential volume of construction traffic, particularly at 
Churchtown, Parracombe, but also along the A39. 

 The application does not provide sufficient detail on how the Parracombe Halt site 
will be accessed, nor does it take into account the level of trips that will be 
generated by removing such a large amount of fill and reconstructing buildings on 
site. 

 Concerns raised with construction traffic and access for the proposed compound at 
Parracombe Bank. 

 The proposed level of vehicle trips outlined in the application is misleading and 
there is a significant underestimate in the level of trips generated by construction of 
the compound works and by construction of the site access and access track. 
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 Doubt that the Halt at Parracombe would many more visitors to Parracombe, given 
the distance and gradient of walk to the village. 

 Concern that potential impact on bat species has not properly been considered nor 
has potential impact on otter. 

 The detail provided is missing important information that would be expected to be 
seen to allow a fully informed decision on the planning application to be made. 
There has been a lack of consideration of the full impacts of the proposals at 
Parracombe Bank where the proposals are anticipated to result in a significant loss 
of habitat. 

 There no assessment of potential vibration from construction operations at 
Parracombe Halt. 

 Various aspects relating to noise and vibration have not been addressed. 

 Nosie and vibration impacts associated with Parracombe Halt, including braking, 
warning signals and accelerating have not been assessed. 

 Foot Anstey letter dated 18 March 2016 

The applications are provoking strong responses from both supporters and 
objectors – a key theme for supports is the perceived economic benefits and for 
objectors there is doubt that such economic benefits exist and would be 
deliverable. 

We would respectfully suggest that the proposals should be determined in a 
holistic manner and the most appropriate process for such determination would be 
a formal application for an Order under the Transport and Works Act 1992. It is our 
view that only by way of a full Public Inquiry may the full scope of the proposals be 
properly addressed, not only in planning terms but also in terms of compulsory 
purchase, technical feasibility, necessary licences, footpath diversions, safety 
issues, cost, funding arrangements etc. All of these issues will have to be 
addressed at some point in the process anyway, and separating the planning 
issues from such related and key considerations appears artificial and unhelpful 
given the clear inter-relationship between these factors. 

A related concern would be a premature grant of planning permission which could 
have the unwelcome effect of either raising hopes or blighting the area, depending 
on which side of the fence one is on. 

2. Slee Blackwell Solicitors (2 letters) on behalf of Mr & Mrs Humphrey Bray, 
 Rowley Barton, Parracombe 

 Owner of farmland at Rowley Barton impacted by the proposals, with the rail 
 line crossing over their land and access 

 (Comments of Slee Blackwell) As there are in effect four related planning 
permissions in connection with the proposed railway line, we do not consider that 
they should be determined by the Exmoor National Park Authority. We consider 
that the Authority has already publicly signified its approval of the proposals as it 
supports them within its 10 year plan. We believe that there applications should be 
determined by an independent authority and trust these will be referred to DEFRA 
for this purpose.  

Following comments from Mr & Mrs Humphrey Bray.  

 Reiterate comments above. 

 The railway crosses my farm and I do not consent to this development. 

 The former Railway opened in 1898 and closed in 1935 – it was no viable despite 
numerous cost saving measures. Even in the early 20th century before everybody 
had a motor car the line was uneconomic. 
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 The present proposal is purely a tourist attraction and must be viewed in that 
context. 

 The locality is clearly an area of outstanding beauty, no other development would 
be contemplated in the area where this railway would go. 

 The line crosses to the front of my farmhouse, which was built in the 15th/16th 
century and is mentioned in the Domesday Book; the proposed development is 
completely out of keeping with the rural area and outlook that the National Park is 
supposed to protect. 

 The railway line would cross my access drive – I understand that the proposal is 
for flashing lights and signs to warn that a train is approaching – in the 1930s this 
would not have been the case and this would be totally out of keeping. 

 The farm is a working farm, having to cross the railway line will create a safety 
hazard. 

 There appears to be no consideration to possible other routes to avoid intruding 
upon people’s houses and where the line would have less agricultural impact. 

 The proposed goods yard at Blackmoor Gate is completely out of keeping with the 
National Park. The original goods yards were either at Lynton or Barnstaple, at 
each end of the line, not the middle. 

3.  D Bastock, East Bodley Farm, Bodley Lane, Parracombe 

 If the overall intention is to reconstruct the whole lone than the currently proposal 
should be part of a much larger submission and it is impossible to approve or 
consider the proposal on its individual merit. 

 There are significant issues with the viability of the proposal 

 The proposal cannot be presented as a travel service because it has no true 
destinations. It is not therefore viable as a park and ride service. 

 The proposed adult return train tick is £18 but you could get a return bus ticket 
from Lynton to Barnstaple for £4.80. 

 The LBR does not own a significant proportion of the land. We know that 
landowners who have indicated that they are not interested in selling have felt 
pressured by the LBR and because there is no travel service merit we cannot see 
how compulsory purchase for this or subsequent phases can possibly be applied. 

 The proposals to provide new passing points does not constitute reinstatement. 

 The public car park at Blackmoor Gate should be retained as a local asset. 

 The proposals add complexity and confusion to the Blackmoor Gate junction and 
could compromise highway safety. 

 Concerns regarding impact of construction vehicles on the conditions of roads. 

 There has been no independent environmental assessment that we have seen. 

 Environmentally we cannot see any benefit to the Exmoor National Park, the 
proposals directly conflicts with the draft Local Plan’s first Vision. 

 If there is a case for a railway, why not a sustainable modern one. 

 The details submitted explain that the scheme offers employment for 24 people 
when the intention is that 14 of these will be voluntary. 

4. D J Carter, Myosotis, Bodley Lane, Parracombe 

 The applicant does not own all the farm and compulsory purchase causes stress to 
the villages concerned. 

 Parracombe will suffer from this major building project for several years, with little 
benefit to the village. 
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 The time scale of the project is a major concern. The railway should purchase the 
entire track and raise the capital needed before submitting the applications. 

 The two houses to be constructed are not necessary. They should by the house 
adjacent. 

 Highway safety concerns regarding works around Blackmoor Gate. 

 If approved the railway should be required to provide financial security for the 
project completion within a fixed time limit before being allowed to commence 
work. 

 An unfinished project could be a disaster for residents and tourism in the area. 

5. Peter Heaton-Jones MP, Conservative, North Devon 

 Letter to ask that the letter of objection from constituents, Mr & Mrs Bastock, is 
taken into account when determining the application. 

6. Mr P Greenhow, Mill House, 26 The Green, Otterton, Budleigh Salterton 

 Adverse impact of development on Parracombe Conservation Area and the 
County Wildlife sites. 

 The rebuilding of the railway line, together with cuttings, bridges, embankments etc 
cannot enhance the appearance or the character of a national park. 

 The railway will take up valuable agricultural land. Fields will be divided and this 
will cause farming difficulties. 

 Concern regarding pollution to rivers and streams – particularly as a result of 
embankments and culverts.  

 Concern regarding impact on otters 

 Concern regarding Holwell Wood and loss of trees and impact on wildlife. 

 Concern regarding impact on culture and listed buildings, such as Church of St. 
Petroc 

 The rebuilding of the line, which had a short life cannot be said to enhance the 
history or archaeology of Exmoor.  

7. Mr & Mrs Smoldon, South Thorne, Bratton Fleming 

 The railway manner has been arrogant and bullish to some of the local residents. 

 Many supporting the applications live outside the area and would not be effected. 

 Visitors won’t want to walk down the hill into Parracombe. 

 People’s lives are being severely disrupted by what is no more than a hobby toy 
train. 

8. C Lee, Otterton, Devon,  

 Development would have an adverse impact on the Conservation Area. 

 St. Petroc’s Church is a Grade I listed building – the proposed line would be very 
close and the true peace and beauty would be destroyed by the close proximity of 
the proposed halt and line. 

 Court Place Farm, where R.D. Blackmore wrote Lorna Doone, would be adversely 
affected. 

9. A Barton, Devon Bat Group 

 The Survey effort for bats is not sufficient. The BCT Bat Survey Good Practice 
Guidelines should have been followed. 

 On a more general theme, a County Wildlife Site has been chosen for a site 
compound – is there really no other piece of land that could be used for this? 
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10. J King-Fretts & M Bowden 

 Whole idea is ridiculous. Cost and impact on farmed landscape not acceptable. 

 Most supporters are not local. 

 It is inappropriate for ENPA to consider the applications when it has publicly 
seemed to be in approval. 

 How will farmers get to market with the scale of road alterations proposed? 

 People will travel by car not train, the proposal is not viable. 

11. M Osmond, Coulsworthy House, Combe Martin 

 Notes that much of the expressions of support come from outside the area and 
consequently should be given little credence.  Much of the objection comes locally 
and this should influence officers and members. 

12. Mr Grob, Primrose Cottage, Churchtown, Parracombe 

 Owner of land affected 

 The application has been prepared regardless of cost, is flawed, un-bankable and 
in many ways the wrong one. 

 Should it go ahead there would be years of disruption, more cars on the road and 
a replica mini railway that replicates the bankruptcy on which it is modelled. 

 The proposed extension is enormously expensive and achieves only a 4 mile 
extension. 

 The only use would be for tourism. It would add some jobs, but the business plans 
calls for a large number of volunteers to make the already dubious numbers work. 
The plan also calls for a doubling of spend per passenger in what is already an 
expensive excursion.  

 Doubt that there are the funds to get through the whole process for the build to 
take place. 

 This is not a restoration, but a replica. The application includes housing, track 
loops, enormous sheds etc that were never part of the original line. 

 Understand why heritage rail enthusiasts support this plan, but again the 
prohibitive cost should make even the most loyal supporter question the logic. 

 This plan should be thrown out until such time that planning for the entire length 
from Barnstaple to Lynton can be asked for and this should only be considered if 
full funding is in place. 

13. Mr & Mrs Holtom, Little Close, Church Lane, Parracombe 

 This is an ambitious project. Although, the work already carried out at Woody Bay is 
admirable and has attracted a large number of visitors with associated benefits to 
the wider community. 

 The idea of re-opening the line in its entirety is one that most residents appear to 
support but while the current application reaches out to that aim there are issues of 
real concern. 

 The economic argument is hard to follow. New employment will rely heavily on 
volunteers. Also not convinced by number of expected additional visitors. 

 Concern about impact on local residents particularly living very close to or on the 
line. If the application is allowed, a house will be demolished and gardens turned to 
railway use and fields severed by the line. 

 The quiet enjoyment of local residents will not be taken into account. 

 It would appear insufficient assessment of the visual impact of the development has 
been taken into account. 
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 There is significant environmental impact from the development during construction.

 The proposal would not provide an alternative mode of transport or save a single 
vehicle journey. Conversely, the proposal would create much greater use of an 
already under maintained and overstretched road network. 

 Concerned about impact on PROW and that car parks would not be free to all users.

 There would be increased road users and hazards. 

 There is no guidance on phasing of the works. 

 The applications should be called in by the Secretary of State. 

14.  S Bastock, East Bodley Farm, Parracombe 

 Suspects many not content with the proposals are not expressing their view. 

 There is a feeling of being told what is going to happen. 

 The entire wider project may never happen and this should not be considered in 
isolation of that. 

 The park & ride proposed would be of no real travel benefit.  

 The benefit and apparent number of new employment appears over exaggerated. 

 How would the Authority ensure in the longer term the car parks would be free and 
available to the general public? 

 A 2010 Exmoor National Park State of Tourism report lists the two main attractors 
for visitors as, 1) Scenery and Landscape (91%), and 2) Tranquillity/peace and 
quiet (79%). This is still very much the case. 

Objections to application 001 

1.  Mr & Mrs Millner, Mockham Barton, nr Brayford 

 This would serve primarily as a hobby for a few local people and as a feather in the 
cap of local officials. 

 It is such a waste of money and risks damaging the natural beauty and farming of 
the locality. 

 The local road network is not suitable. 

2.  Mr & Mrs Ford, Exmoor Cottage, Furze Hill, Barbrook 

 Will not conserve or enhance Exmoor. 

 Won’t promote opportunities for understanding Exmoor/ 

 There has been insufficient thought to how people will use the railway, particularly 
with the main works at Blackmoor Gate and not at one end of the line. 

 There will be issues with funding – £14 million or more still to be raised. 

 Not convinced that more jobs will be created. 

3. Mr W Schofield 

 As a keen National Park patron I object to the proposed planning on grounds of 
unnecessary destruction and alteration of this pristine environment. 

Objections to applications 001 and 002 

2.   G Nicholls, Higher East Middleton, Parracombe 

 Owner of land impacted by the proposals, with the rail line crossing over 

 Has farmed here for 3 generations and the reinstatement involves some of our 
land. 

 Concerns with general approach of railway people – rude, presumptive arrogant 
and even obnoxious. 

 Concerned that they can apply for permission on land they have not purchased. 
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 There is a lack of understanding how the proposal affects the farm business and 
land value. A major concern is practicality and how the herd of cows could 
continue to have free access across our farmland – there must be fresh water, 
shade and shelter and the ability to wander – this is important to the animal welfare 
and freedom. Cutting through the fields as proposed would hamper this and 
interrupt the pattern of grazing and the routine of the cows. This can affect the 
cows’ well-being and productivity. 

 Also concerned about biosecurity risk and the potential for the track and train 
coming through increasing risk of disease entering the herd. 

 Surveys have been carried out without permission. 

 Aware of farmers locally having difficulty to erect necessary farm buildings, it would 
be ironic if the proposed engine shed is supported. 

 The National Park should prioritise the needs of local farmers, businesses and 
residents rather than pander to the applicant. 

 Do visitors really want to see the rigmarole associated with the railway with no real 
purpose? 

 We have used the redundant railway as a means of access for our livestock, both 
cattle and sheep, for decades. If the proposals go ahead, gateways would have to 
be taken out and parts of hedges removed – bringing environmental disruption.  

Objections to applications 001 and 005 

1. Mr N Rafferty, Rose Cottage, Bridge Ball, Nr. Lynton 

 Owner of the Bungalow (to be demolished), known as The Halt. Also owns 
 land at Rowley Cross 

 They wish to retire to the bungalow and graze their land with horses. 

 The attitude of the Railway Trust has been arrogant and offensive, they have even 
threatened to enforce compulsory purchase if I do not sell my property. 

 Formally lodges an objection to the proposals. 

 If any support is given to this application then the principles of compulsory 
purchase is also being advocated which is offensive and wrong. 

2. Mr & Mrs Wooder, Fair View, Church Town, Parracombe 

 Own a house immediately adjacent the line and property over which railway 
 would pass 

 The application is not telling the truth – the application means the destruction of 
our drive and workshop. 

 The destruction of our double car port and fuel store. 

 The destruction of our landscaped gardens and trains would run so close to our 
house that it would become uninhabitable with smoke, noise and no privacy. 

 Reduction of value of property and ability to sale. 

 It would block access to our septic tank and to sewerage disposal. 

 This is causing stress and health problems. 

 There is also the possibility that our bathroom would need to be removed. 

 All of this would ruin the character of our property and its surroundings and the 
local peace and tranquillity. 

 Rather than destroy people’s homes in Parracombe, relocate the line to a position 
adjacent to the A39. 

 Disgust at proposal to demolish perfectly good substantial bungalow, for a railway 
that goes nowhere and would not serve the local population. 



 
 

67 
 

 There are local buses that do the journey much more efficiently. 

 Concern about the amount of noise and disruption to the village with the 
construction works proposed and operation of the railway – issues with 
construction traffic. 

Objections to applications 001, 002, 003 and 004 

1. Slee Blackwell Solicitors (2 letters), on behalf of Mr & Mrs Anthony, Rowley 
Cottage, Parracombe 

 Owner of land at Rowley Cottage impacted by the proposals, with the rail line 
 crossing over 

 (Comments of Slee Blackwell) As there are in effect four related planning 
permissions in connection with the proposed railway line, we do not consider that 
they should be determined by the Exmoor National Park Authority. We consider 
that the Authority has already publicly signified its approval of the proposals as it 
supports them within its 10 year plan. We believe that there applications should be 
determined by an independent authority and trust these will be referred to DEFRA 
for this purpose.  

 This area is exceptionally peaceful, featuring a well-established environment of 
trees, hedges and ancient pasture, birds, insects and mammals. The landscape is 
an area of outstanding natural beauty and a Site of Special Scientific Interest. To 
include the workings of a tourist railway in this would be inappropriate. 

 Concerned that this would be harmful to the historic hill farming landscape and the 
biodiversity this supports. 

 Why is the project being considered on a piecemeal way? The development 
cannot proceed unless all the landowners affected agree. 

 The application would appear premature because it does not include the rest of the 
line, which needs to be considered in context. 

 The railway was economically unviable and closed in 1935. 

 (Refers to plans 70 and 71 which show the Rowley Gate Crossing (to Rowley 
Barton) – I have enjoyed peaceful, unimpeded access over this point for 15 years 
to access my home. The application is lacking in detail regarding the proposed 
design and function of a crossing – a diagram made available to me does not 
appear in the application papers. That diagram detailed a crossing with lights, 
barriers etc required under health and safety regulations and the removal of 40 
metres of ancient hedge. 

 This is ecologically unacceptable and visually inappropriate. 

 The design is not true to the original crossing and will blight a view of this AONB. 

 The fencing and concrete posts is inappropriate. 

 (Refers to Lower Rowley Bridge Crossing) – I own the field adjacent to the 
proposed bridge and have a right of way over the track towards Lower Rowley. A 
dilapidated crossing of the track bed in my field is not shown on the details. The 
proposals intersect the field and annexe the ground above the line – at the present 
time there is no allowance for agricultural vehicular access and no allowance for 
livestock to freely cross in order to graze, access water and shelter below the line. 

 I am very concerned that any disturbance of existing drainage or spring water 
could bring flood risks to our home. 

 Our domestic curtilage would be overlooked by the occupants of the train. 

(Comments of Mr & Mrs Anthony) in addition to concerns raised relating to 001.  
These relate to 002, 003 and 004. 

 Strongly opposed to the general suburbanisation of the Blackmoor Gate area. 
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 The original railway consisted of a station house, the proposed development far 
exceeds that and would be out of scale and overbearing. 

 The rolling stock shed being of sheet steel would be ugly and unacceptable. 

 The security lighting would damage the status of the Dark Sky Reserve. 

 This will alter the character of this peaceful gateway. 

 Why is the parking capacity designated for Blackmoor Gate – this is unacceptable 
visually and logistically. 

 Concern that ENPA is not impartial 

 Wildlife surveys must be comprehensive and exhaustive 

2. Mr & Mrs Anthony and Mr & Mrs Bray (3 letters, including letter from Mr J 
Anthony) Rowley Cottage, Parracombe 

 Line cross property access and land 

 The proposed level crossing near Rowley Gate at the approach to Rowley Barton 
and Rowley Cottage would hugely adversely affect our residential amenity. 

 This would inconvenience the practical use of the land. We should be afforded the 
basic right of free movement to and from our property. There is a viable alternative 
that of a cutting and a bridge to facilitate access. 

 The proposal for a crossing will be visually unacceptable, there is also a 
requirement to remove 40metres of ancient hedge. 

 Object to a train passing so close to our home, affect privacy and bring noise and 
disturbance. 

 The railway would be an incongruous feature, harming wildlife. 

 Concerned that there is disregard for landowners’ use of their property through 
which the railway would traverse. 

 This is not part of Exmoor’s true heritage, which is peace, tranquillity and the 
natural beauty of the landscape. 

 Concerned about impact on dark night sky. 

 Unconvinced regarding viability. 

Letters dated 17 March 2016 

 The proposals would create dead fields above the railway line, the arrangement 
would be unsafe and disruptive. 

 A level crossing at Rowley Barton Lane would potentially be dangerous.  

 There is a real potential that there could be a collision between the train and 
livestock. 

 Concern that a landmark, protected bank of ancient beech trees at Rowley Gate 
would have to be felled. 

 Serious reservations about the application and on the planning blight that it will 
have on Rowley Barton as a working farm. 

 There is a potential resolution – we ask for two safe crossings, including a bridge. 

 The proposed surface level crossing is not acceptable, additional signage, noise, 
compromises farm activities, would be disruptive and unsafe. 

 Water would be required to those fields ‘cut off’. 

 Extremely concerned about any disturbance to the existing bank supporting the 
track which could lead to disruption to the spring water supply to Rowley Barton 
and to flooding at Rowley Cottage. 

 Further anxiety regarding planning blight. 
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In addition to concerns expressed in relation to 001 

 This is not a reinstatement of a heritage railway, the proposals represent a 
substantial new development of industrial buildings and a car park, which is out of 
scale and character. 

 The building is disproportionate and does not reflect local vernacular. 

 Not convinced by the proposed landscape mitigation or its suitability. 

 These proposals should be located outside the National Park nearer their original 
locations. 

 There is no need for such infrastructure for the proposed 4.5 miles line extension. 

 Premature to grant permission for the goods shed without certainty over the wider 
line extensions. 

 Concerned about light pollution and impact on the Dark Sky Reserve. 

 Incongruous development, introducing a theme park element to the area, 
undermining its special qualities. 

 Concerned about viability and the long term impact of the railway particularly if it 
fails again and leaves a legacy of unsightly and unnecessary urbanisation in 
Exmoor National Park. 

Objections to applications 001, 002 and 005 

1. Mr & Mrs Wilson, Hedna Cottage, Church Town, Parracombe 

 Railway line would pass immediately behind house and garden 

 Concerns regarding the potential devaluation of our property 

 Reduction of potential interest in sales market. 

 The railway will bisect our property. 

 Impact on wildlife, increase in noise and air pollution. 

 Impact of increased use of Centery Lane and Church Lane. 

 Adverse impact on privacy of residential dwellings, loss of wooded area. 

 Encourages diversion of route away from Church Town. 

 Doubts that the projected £62m boost to the local economy will be achieved. 

 In addition to concerns expressed in relation to 001. 

 Potential unsightly industrial appearance at the gateway to the National Park. 

 Increase in traffic through A39/A399 junction. 

 Increase in noise and air pollution. 

 Adverse impact on wildlife. 

 The two dwellings proposed would detract from the original railway facilities. 

 The proposals could devalue the value of our property and reduce interest in 
property sales market. 

 The proposal would lead to increased traffic and ongoing maintenance costs for 
Centery Lane and Church Lane. 

 Adverse impact on wildlife. 

 Unsightly appearance of new rail facilities in the Conservation Area. 

 Don’t necessarily object to whole notion, but suggests the line be moved outside of 
Church Town. 
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Objections to applications 002, 003 and 004 

1. P Taylor, Voley Farm, Parracombe 

 The proposals to turn a farm field into an industrial area and sidings is contrary to 
ENPA planning policies and totally out of scale and character with the existing 
buildings and infrastructure at Blackmoor Gate. 

 The building would be visually intrusive and out of character. 

 Industrial lighting would be intrusive and detrimental to the Dark Sky Reserve 
status. 

 This is contrary to ENPA planning policy and the NPPF, which gives great 
weight to the protection to the landscape. 

 The existing livestock market could provide sufficient parking. 
 Additional traffic would cause danger. 
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Letters in support of all applications received from outside the Exmoor and North 
Devon area or location not specified on the correspondence 

 

1. Brian George, Nottingham 
2. Philip Groves 
3. L C Franlin, Leighton Buzzard, 

Bedfordshire 
4. A Bray 
5. Gordon Eves, Northwich, Cheshire 
6. D J Dawkins, Hastings, East 

Sussex 
7. T E Wreford, Matson, Gloucester 
8. R D Parkinson, Wisbech, 

Cambridgeshire 
9. A Edmonds, Finchdean, 

Waterlooville 
10. E W Lawrence, Plymouth 
11. J Barton, Walkhampton, Devon 
12. M de Young, Aylesford 
13. J Laytham, Nottingham 
14. I D Miles, Lower Durston, Taunton 
15. C Duffell, Ashbourne, Derbyshire 
16. D M Dell, London 
17. A Marshall, Worthing, West 

Sussex 
18. Mr and Mrs Palmer, Derriford, 

Plymouth 
19. M Orford, Southampton 
20. M J Ball, Sweden 
21. J A V Smallwood 
22. R & H Cross, Coalville, 

Leicestershire 
23. R & S Barnard, Altrincham, 

Cheshire 
24. C Rainsbury, Kent 
25. S Howe, Truro 
26. C Hughes, Street, Somerset 
27. C Knight, Fleet, Hampshire 
28. A McCartney 
29. T Peart 
30. G Piercy 
31. N & A Drake, Western Australia 
32. M R J Bayly, USA 
33. D Spanner 
34. C Sheppy, North Petherton, 

Somerset 

35. D E Thompson Exeter 
36. C Summers, Essex 
37. A Clark, Tadworth, Surrey 
38. P Bowes, Chester-le-Street 
39. M Thompson, Cross in Hand, East 

Sussex 
40. M Harding, Newcastle 
41. Exeter & Teign Valley Railway 
42. A Lowe, Cramlington, 

Northumberland 
43. M Denny, Farnham 
44. J Collinge, Galmpton, Brixham 
45. R J Trill, Rochester, Kent 
46. C Maycock, London 
47. B Powell 
48. L Braine 
49. T J Butler 
50. D Faulkner 
51. D Ball 
52. M Ashfield, London 
53. F H Turner 
54. D Blencowe, Exeter 
55. T Roy, Northallerton, North 

Yorkshire 
56. C F Sampson 
57. R Jones 
58. P Snashall, Ashford, Kent 
59. J Snashall, Ashford, Kent 
60. A J L Hill 
61. J Gough, Winford, Chew Valley, 

Somerset 
62. K Staddon 
63. P J Curson, Roydon, Norfolk 
64. T Grimley, Moseley, Birmingham 
65. J Bird, Dorchester, Dorset 
66. N Illingworth 
67. M L Smith 
68. D Tervet 
69. Iain Stewart MP, Milton Keynes 
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Letters in support of all applications received from the Exmoor and North Devon area 

1. Lynton & Lynmouth Tourist 
Information Centre 

2. Mark Blathwayt, Porlock Manor 
Estate 

3. R & C Walsh, Fernleigh Guest 
House, Lynton 

4. R Briden, Shelleys, Lynton 
5. Lyn Economic & Tourism Alliance 
6. A Pickersgill, Bideford 
7. J Rainger, Kings Nympton 

8. N B Oakley, Combe Martin 
9. K Vingoe, Woody Bay Station 
10. C & J Lane, Barnstaple 
11. C Blakey, Lynton 
12. G & J Towell, Birch Cottage, 

Martinhoe 
13. G Bridge, High Bickington 
14. Peter Heaton-Jones MP, North 

Devon 

 

Letters in support of 62/50/16/001 from outside the Exmoor & North Devon area or 
location not specified on the correspondence 

1. B R Curnow 
2. G Newman, Felixstowe 
3. G Beale, Keynsham, Bristol 
4. M Williams, Bristol 
5. J Williams 
6. D & D Mills, Pamber Heath, Hampshire 
7. B Nottrodt, Comberbach, Northwich 
8. J & S Dandy, Leicestershire 
9. A H Spencer, Brentwood, Essex 
10. D Newnham 

 

Letters in support of 62/50/16/001 from the Exmoor and North Devon area 

1. P Knox, Torrington 

 

Letters in support of 62/50/16/002 from outside the Exmoor and North Devon area or 
location not specified on the correspondence 

1. R Youngson, Knottingley, West Yorkshire 

 

Letters in support of 62/50/16/003 from the Exmoor and North Devon area 

1. N Beresford, Bideford 

 

Letters in support of 62/40/16/001, 002, 003 and 004 from outside the Exmoor and 
North Devon area or location not specified on the correspondence 

1. J Heys, Broadwindsor, Dorset 

 

Letters in support of 62/50/16/001, 002, 003 and 004 from the Exmoor and North Devon 
area 

1. D Tooke, Ilfracombe 
2. B Leadbetter, Lynton 
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Letters in support of 62/50/16/001, 002, 003 and 005 from outside the Exmoor and 
North Devon area or location not specified on the correspondence 

1. M Steel 

 

Letters in support of 62/50/16/002 and 005 from the Exmoor and North Devon area 

1. T I Morrison, Bideford 

 

Letters in support 62/50/16/002, 003, 004, 005 from outside the Exmoor and North 
Devon area or location not specified on correspondence 

1. D Mills, Tadley, Hampshire 
2. A M Keene, Kingston upon Thames 

 

Letters in support of 62/50/16/005 from outside the Exmoor and North Devon area or 
location not specified on correspondence 

1. A Taylor, Foulognes, France 
2. M Pearce, Basingstoke 
3. E Preston, Knaresborough, North Yorkshire 

 

Letters in support of 62/50/16/005 from the Exmoor and North Devon area 

1. A Hearn, Umberleigh 
2. Ian Cowling (applicant), Bishops Nympton 

 

Letter of support received from Iain Stewart MP Milton Keynes South 

This project will create an authentic restoration of a key part of North Devon and Exmoor’s 
industrial heritage. It includes the creation of a further 24 jobs plus apprentices based at 
Blackmoor Gate and a boost to tourism and the local economy in Exmoor National Park and 
North Devon. 

I am a staunch supporter of Heritage Railways in Parliament…. And I am also a regular 
visitor to the Heddon Valley and am a member of the Lynton & Barnstaple Railway. 

From both my national roles, and my local interest, I know that this railway is a huge asset to 
North Devon and is much cherished by local residents and visitors alike. This project would 
enhance this asset considerably and provide significant economic benefit in the years 
ahead, as well as helping to preserve and restore a much loved part of the nation’s railway 
heritage. 

 

Letter of support received from Peter Heaton-Jones MP North Devon 

Taken as a whole, the proposal represents an important investment in the area’s 
infrastructure, economy and heritage. My overall conclusion is that these applications 
represent a unique opportunity for the National Park and wider area of North Devon. I would 
therefore urge the Authority to look upon them most favourably. 
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Summary of comments in support of 62/50/16/001 

 The scheme would bring great benefit to the National Park by providing a 
sustainable way for large number of visitors to travel, support new opportunities for 
employment, the railway aims to respect interests of affected property owners and, 
it would replace something that officialdom should not have taken away. 

 This is of national significance, as it is the only genuine narrow gauge line in 
England to be restored to its full length (in time). Those Wales lines have boosted 
income and work prospects for their communities, with economic and social 
benefits for the region far in excess of the expectations of the original railway 
preservationists. 

 The main benefit must be to increase tourism. 

 The railway should be able to provide jobs and opportunities for apprenticeships 
and maybe help young people to be encouraged to stay in the area. 

 Believe this will generate many benefits for Exmoor without damaging the natural 
beauty of the area. 

 The railway would see a significant growth of tourism in the area, the creation of 
jobs in the community and huge financial benefit from a rebuilt railway. You only 
have to look at the Welsh Highland Railway to see the significant returns that 
vastly outweigh the costs. 

 This will help reduce car usage of tourists. 

 The construction of an affordable dwelling will also benefit the local community. 

 This will enable the reinstatement and future security of a unique and valuable 
heritage railway asset of national significance. 

 It will provide a sustainable low impact visitor attraction providing unrivalled access 
to the wonderful landscape and scenery of Exmoor National Park. 

 The benefits of heritage railways in National Parks are well proven and 
documented. 

 This will improve the local tourist economy and community employment prospects 
– including apprenticeships – while helping to minimise traffic and parking 
congestion within Exmoor National Park, and provide an important family attraction 
to compliment the other features and amenities in North Devon. 

 The Lynton & Barnstaple Railway is very much perceived to be a part of North 
Devon’s Heritage. 

 Although not local, I am a regular visitor to North Devon and the Railway. 

 The proposals will assist the preservation and restoration of an important aspect of 
North Devon industrial archaeology. 

 The restoration of Woody Bay station is wonderful, if the rest of the line is to the 
same high standard, together with Exmoor countryside, North Devon will have a 
world class attraction. 

 The proposed new footpaths and free carriage of bicycles on trains will do much to 
encourage people to leave the car and explore Exmoor. 

 Although not resident in Devon, I visit the area typically three times per year, and it 
is very apparent during these visits that even the present L&B railway brings 
significant numbers of visitors to the area, helping to sustain local business, and 
thereby creating employment for local people. 

 The impact of the railway on the area around Blackmoor Gate has been sensitively 
considered – this area does not currently look smart and welcoming to visitors, and 
would greatly benefit from additional investment and redevelopment, which 
respects the historic features of the area, which the proposals do. 
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 From the proposals submitted it seems very detailed consideration has been given 
to minimise the impact of both the construction phase and the eventual operation 
phase.  

 This will provide a safe transport facility that allows people to view the countryside 
out of a window from a train. 

 The railway will create new habitats for the local wildlife along the track bed. 

 The Trust is intent on creating what will be, as far as possible, a precise 
reconstruction of the railway. The standards the railway has set for itself are 
comparable with those of the National Trust. 

 Cultural identity is really important because of globalisation and immigration and 
steam railways were hugely important to Britain’s development. 

 Stream trains are great. 

 There is a huge feeling of goodwill towards these proposals and this will put 
Exmoor firmly back on the tourist map, offering a sustainable method of transport, 
enabling more visitors to access the heartland of the National Park, whilst taking 
vehicles off the roads. 

 Suggestions that the railway, if reinstated, would be bankrupt because this was the 
case in the past, are disingenuous. Every single heritage railway flourishing in the 
UK today owes its existence to being closed as uneconomical in the first place. 

 Describing the Lynton & Barnstaple as the finest narrow gauge railway in England 
is not Victorian hyperbole. The standard of its construction, the lavishness of its 
equipment, the landscape of incomparable beauty through which it passed, the 
magic of the far terminus above “Little Switzerland”; all of these attributes 
combined to make it at least the equal of any of the Lilliputian railways of the world.

 This would restore a railway that should never have been lost. 

 The railway track bed already exists so there will be no significant alterations 
required to the landscape, except the removal of an unsightly modern bungalow. 

 This will revitalise the Blackmoor Gate area and will let children experience how 
travel was on Exmoor. 

 Tourists brought in by the railway will help Lynton. 

 The heritage railway park and ride concept has already proven very successful on 
the Swanage Railway in Dorset, so I have no doubt that with an integrated bus 
service this would benefit Lynton and Lynmouth and encourage tourists to stay 
longer in the towns. 

 This is part of an important regional development significantly benefiting the 
economy. 

 Have worked in and been co-owner of the Tourist Information Centre for over 20 
years, over that period and more especially in the last ten years, I have witnessed 
a steady decline in visitor numbers. A number of major hotels have closed or are 
for sale. 

 To reinstate the Railway would encourage many more people to visit and go a long 
way to redress the decline in visitor numbers. 

 As an elected officer of Exmoor Tourism and an appointed member of the Lyn 
Economic and Tourist Alliance, I strongly support this application. 

 The railway does not need Lynton and Lynmouth, but Lynton and Lynmouth badly 
need the railway. 

 Likely to bring economic benefit to the Porlock Manor Estate 

 Will widen access to the National Park 
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 Local hotelier wholehearted supports the applications, but requests that the 
Blackmoor Gate public highway junction be improved through the adoption of  
2 mini-roundabouts. LETA raised similar comments. 

 This will have a positive effect on the tourist industry and creation of jobs and 
apprenticeships as it has had with the narrow gauge railways of North Wales. 

 Although it is a reinstatement, it have been designed to fit in comfortably with its 
surroundings and the park and ride facility will ensure no additional pressure on 
roads and parking places. 

 The L&B is sympathetic to the areas needs and environment and will return as 
important part of the area’s heritage and approval of the proposals will also bring 
additional and much needed employment to the area. 

Summary of comments in support of 62/50/16/002 

 The development is necessary in order to provide essential covered 
accommodation to protect the rolling stock from the varied weather on Exmoor. 

 The scheme has been sensitively designed to fit these essential facilities into the 
landscape. 

 Rowley Moor is the best site for such extensive facilities as its environmental 
impact will be minimal. 

 Relocating the operating base of the railway to this location will be a major step in 
creasing skilled employment to the area. 

Summary of comments in support of 62/50/16/003 

 Fully support both car parks as these are essential features. 

 This will provide a significant employment opportunity and provide environmentally 
friendly access to the landscapes. 

 The car parks will allow vehicles to be left at the edge of the Park while the visitors 
enjoy the scenery. 

 The twin applications for car parks will provide improved public toilets. 

 The increased parking will sustain a crucial park and ride facility for the majority of 
railway users, which removes congestion on the roads – similar to the Swanage 
Railway. 

 The proposed pedestrian underpass is a sensible solution. 

 This would offer a significant volume of parking for would be travellers on the line 
and enable a park and ride service to Lynton to be installed. 

Summary of comments in support of 62/50/16/004 

 These car parks will allow vehicles to be left at the edge of the Park while the 
visitors enjoy the scenery from the train. 

 The twin applications for car parks will provide improved public toilets. 

 The increased parking will sustain a crucial park and ride facility for the majority of 
railway users, which removes congestion on the roads – similar to the Swanage 
Railway. 

 The proposed pedestrian underpass is a sensible solution. 

 What a splendid opportunity to make this an appropriate northern gateway to 
Exmoor National Park – at no cost to ENPA. Once established the railway will 
manage the area appropriately. 
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Summary of comments in support of 62/50/16/005 

 In addition to comments raised under the related applications 

 The proposed building will be far more in keeping with local architecture 

 The bungalow was regrettably allowed to be built on the track bed. Welcome the 
addition of a local need affordable dwelling. 

 Although demolition of the bungalow may not please all, it should not have been 
built on the track bed in the first place and to replace it with 2 new builds, one for a 
local family is a positive move   

 ENPA and other local planning policies consistently state the requirement for local 
needs affordable housing.  

 The proposed elevations show that the existing bungalow will be replaced by much 
more attractive semi-detached houses. 

 Given the importance of this proposal to other component parts of the L&B’s 
extension plans, and the benefit to local families on completion, I trust ENPA will 
approve the proposal. 

 The existing building is not the most attractive and the replacement structures will 
be more in keeping with the location. 

Letter received in support from the applicant – Mr Cowling 

 Would like to correct the assertion that there have been no negotiations between 
the railway trust and the owner of The Halt. - Details of negotiations are then given 
and says that the property has been offered for sale to the railway but at a price in 
excess of twice the market value.’ 

 

Observations received in relation to all applications 

International Otter Survival Fund 

The Otter survey carried out was only done on the River Heddon and the water course at 
Blackmoor Gate. There seem to be a number of other water courses which could be used by 
otters, but no surveys done. – Otters will use drainage ditches to travel. 

Also if banks are plan to allow otters to travel through culverts, fences will be required, which 
may need to be 100metres long. 
 

L Blanchard – Resident of Parracombe 

In general terms support is given to the proposal, but a number of reservations are held: 

LOCAL AMENITY AND SOCIAL BENEFITS 

There will undoubtedly be an increase in noise, both from the engine and from the whistle. 
To minimise this nuisance the numbers of trains per hour should be minimal and their 
frequency agreed with those residents closest to the line and Parracombe Parish Council. 

There will be considerable inconvenience to the village during construction phase including 
closure of some PRoWs. This is not acceptable and alternative footpath routes should be 
made available.  

Work should not start until all funding is in place. 

Welcome the provision of a local need affordable dwelling, but would recommend that both 
new dwellings are local need affordable dwellings. 

It is hard to see significant social benefit to residents and strong recommend that the 
opportunity to create a safe public footpath alongside the line of the railway should not be 
missed. 
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LANDSCAPE & VISUAL IMPACT 

It is clear that these applications will not fully meet the first purpose of the National Park. 

The proposed engine shed would have a significant adverse impact on this National Park 
Gateway site. The look and feel of Blackmoor Gate is currently slightly urban and the 
proposals need to reflect this gateway role and I am not convinced the design and landscape 
achieve this.  

The large agricultural barns at Rowley Moor Farm are in the ownership of the Railway, and 
these could be demolished to reduce the crowed industrial feel of buildings. 

WILDLIFE 
Welcome the aim to create a wildlife corridor along the line of the railway. Recommend that 
a management plan for wildlife areas is agreed with the LPA. 

TRAFFIC IMPACTS 

Measures to improve safety, already needed, would be imperative when traffic increases 
along this stretch of road. 

DARK SKIES RESERVE 

All lighting must be minimal and downlighting. Bright security spotlights would not be 
acceptable. 

ECONOMIC BENEFITS 

This proposal would benefit local people, in terms of jobs, as well as some local business 
even if the optimistic visitor projections are not fulfilled. 

NATIONAL PARK PURPOSES 

Welcome the opportunity that this proposal would give for people to enjoy and understand 
the National Park. The existing section of line has been especially beneficial for those with 
limited mobility, are frail or elderly, to enjoy spectacular scenery and wildlife and this 
enjoyment would be enhanced by the proposed extension. 

 

Observations received in relation to 62/50/16/001 

K Govier, The Ark, Parracombe 

Would wish the Authority to consider the effect of the development on the A39 – concern 
that the railway will present a hazard and distraction to road users and risk to public safety. A 
speed restriction is suggested for the A39. 

Concern expressed over extra noise and smoke pollution this will have to Parracombe and 
quality of life of local people. 

 

Barn Owl Trust 

The Barn Owl Trust recommends that a protected species survey is required for any 
buildings or structures within the development footprint subject to demolition, renovation or 
conversion. If Barn Owl evidence is found within any of these structures further advice 
should be sought from the Barn Owl Trust. Suitable mitigation and enhancement measures 
may be required depending on the circumstances. 

 

Mr G Tombs – Spring View Parracombe 

Support the views expressed by Parracombe Parish Council in relation to the time scale 
imposed by this application. Endorse the views expressed by other local residence regarding 
a stipulation that no work should commence on this project until all the funding is guaranteed 
and in place to enable the project to be completed as one operation. 
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Observations submitted in relation to 62/50/16/001, 002, 003 and 004 

S Manning, Martinhoe Old School 

As Blackmoor Gate will provide the main car park, parking at Woody Bay should be 
minimised and there should be a ban on coaches, mini-buses and camper vans using the 
car park. 

There should be a limitation on events at Woody Bay Car Park that would encourage travel 
to Woody Bay. 

There is a real prospect of increase use of road side parking. 

Lighting – it is noted that only horizontal light pollution measures are stated in the application 
but the point is light pollution is the result of upward lighting which is not limited by the 
application. Therefore, any lighting should be specifically down only and lighting should be 
minimised. 

Further any road reconfiguration should not result in the need for additional street lighting. 

 

Observations received in relation to 62/50/16/004 

Alison Perry 

Happy with improvements, but requests that the car park, which is frequently used is re-
provided with decent system of lighting. This would help improving safety for school children 
being picked up there. 

 

Observations received in relation to 62/50/16/005  

Mr & Mrs Salter, South Ridge, Parracombe 

No objection in principle, however has concerns about potential construction traffic through 
Parracombe and particularly along Old Church Lane. Would like some formal agreement in 
place to reduce this and require use of railway as much as possible as the applicants have 
suggested. 

Mr & Mrs de Falbe, Heddon Hall, Parracombe 

Support principle, but have concerns regarding… 

The sight lines between the proposed dwellings and Heddon Hall and how visible the 
dwellings would be. 

Concerns regarding noise from trains, and… 

Though not part of this application, would like greater detail regarding the part of the 
proposed line reinstatement at Parracombe Lane – they have fields either side. Would like 
assurance of the engineering works.  

S and P Kirkman – Church Cottage, Parracombe 

Do not wish to object, however wanted to raise concern regarding the use of the bridleway 
from The Halt Parracombe up to the main road – the surface of this is maintained by the 
residents of Churchtown and we do not wish to see construction vehicles using it which, as 
there is no turning facility at The Halt we feel may happen. 
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1 Introduction 

1.1 The Lynton & Barnstaple Railway Trust is applying to Exmoor National Park Authority (ENPA) and 

North Devon Council (NDC) for planning permission to reinstate a section of the Lynton to 

Barnstaple Railway line (referred to here as the ‘proposed development’).  The location of the site 

of the proposed development is shown in Figure 1.   

1.2 In accordance with the Town and Country Planning (Environmental Impact Assessment) (England 

and Wales) Regulations 20111 (the EIA Regulations) the planning application must be 

accompanied by an Environmental Statement (ES), a document that describes the methods used 

and findings of a process known as Environmental Impact Assessment (EIA).  This non-technical 

summary (NTS) forms part of the Environmental Statement, and provides a summary of the 

Environmental Statement and its conclusions.  This proposal falls under Schedule 2 of the EIA 

Regulations, as it will involve the construction of a railway (see Section 10d of Schedule 2 of the 

EIA Regulations).  As the proposal lies, in part, within a sensitive area (Exmoor National Park) as 

defined under Regulation 2(1), the thresholds and criteria in the second column of the table in 

Schedule 2 do not apply.  

1.3 The railway proposals have been developed taking into account discussions with a wide range of 

consultees, including local residents and the relevant planning authorities.   

Environmental Impact Assessment 

1.4 The purpose of EIA is to compile, evaluate and present the potential significant environmental 

effects resulting from a proposed development to assist the planning authority, statutory 

consultees and the wider public when considering an application.  This is undertaken through 

establishing the existing characteristics of the area likely to be affected by the development, 

known as the baseline, and then assessing the potential environmental effects of the 

development, noting whether they are positive or adverse.   

1.5 Where possible, potential effects are avoided or minimised through the design process 

undertaken throughout the EIA.  Early identification of potentially significant environmental 

effects also enables mitigation measures to be identified to avoid, reduce and offset significant 

environmental effects.  Any residual environmental effects i.e. those remaining following 

implementation of the mitigation measures, are then identified.   

1.6 The process undertaken, methods used and findings of the EIA are presented in the 

Environmental Statement and this non-technical summary has been prepared to ensure that the 

Environmental Statement is available in a summary format that can be easily understood by the 

public.  A brief summary of the EIA process is provided in Section 2 of the Environmental 

Statement and the assessment methods used and findings are described in Section 3. 

About the Applicant 

1.7 The Lynton & Barnstaple Railway Trust (Registered Educational Charity No.1082564 and also 

Registered Company Limited by Guarantee No. 4040633) owns the railway and is committed to 

the long-term plan of reinstating it all the way between Lynton and Barnstaple.  

                                                
1
 Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011, SI No. 1824 (hereafter 

referred to as the EIA Regulations). 
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Site Description and Location 

1.8 The proposed development comprises the reinstatement of a section of railway line which lies in 

the open countryside, most of which falls within Exmoor National Park (Figure 1).  The section of 

the line outside the National Park (to the south of the A39-A339 junction at Blackmoor Gate) runs 

from the Old Station House Inn at Blackmoor Gate south to Wistlandpound.  Once reinstated and 

operational, steam engines will run a service along the narrow gauge railway. 

1.9 The reinstatement will be almost all on the same alignment as the original track.  There are only 

minor diversions at Blackmoor Gate, to accommodate the new alignment of the A39 and A399 

and to avoid protected trees and the development at the Old Station House Inn.  A detailed map 

of the route, showing its interaction with the surrounding roads, footpaths and wider landscape is 

provided in Figures 2 and 3, showing the northern and southern section of the route 

respectively. 

Scheme Design 

1.10 In accordance with best practice, environmental specialists were involved with the scheme design 

process from the outset.  This ensured that environmental constraints were taken into account in 

defining the route of the line, and associated infrastructure.   These environmental constraints 

included: landscape, ground conditions (e.g. hydrology, water courses, ditches and ponds); 

ecology (e.g. hedgerows, trees with high-potential for bat roosts, badger sets and ponds); visual 

amenity; and public rights of way. 

Scheme Description 

1.11 The main focus of the scheme is the reinstatement of the Lynton to Barnstaple Railway Line.  A 

map of the route is provided in Figures 2 and 3.  In addition to the reinstatement of the rail line 

itself, a new centre of operations for the Lynton & Barnstaple Railway will be created at 

Blackmoor Gate.  It will comprise reinstatement and expansion of the original station, a new 

station car park, a works building and sidings, and redevelopment and improvement of the 

existing public car park.   The reinstatement of the railway line is the project component which 

has triggered the need for an EIA.  The other elements of the scheme (which will be submitted as 

separate planning applications) are however fully considered in the EIA as part of the assessment 

of cumulative effects. 

1.12 This Environmental Statement accompanies two sets of planning applications (one for the ENPA 

area and one for the NDC area) for the reinstatement of 4.4 miles (7.1km) of the original route of 

the Lynton & Barnstaple Railway between Killington Lane (the end of the current southern extent 

of the Railway) and Wistlandpound Reservoir, and all associated development.  This includes: 

 removal of the temporary halt at Killington Lane; 

 demolition of a dwelling at Parracombe; 

 provision of new halts at Parracombe and Wistlandpound; 

 a new rail embankment at Parracombe Bank; 

 a new road tunnel bridge at Blackmoor Gate; 

 a new road bridge at Killington Lane; 

 a new private road bridge at Lower Rowley; 

 reinstatement of seven existing bridges; 

 excavation of four previously filled in cuttings; 

 reinstatement of one embankment, and filling of two existing small bridges with new 

embankments; 

 minor realignment of the main line at Blackmoor Gate to take account of changes to the road 

alignments and TPO trees; 
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 use of the existing Devon County Council (DCC) Depot at Beacon Down as a Materials 

Recycling Centre (MRC). 

Site Access 

1.13 Site access will mainly be provided by a range of existing and new tracks connected to the A39.   

Scheme Benefits 

1.14 The proposed development will result in the reinstatement of a local heritage feature, and 

facilitate its understanding and enjoyment by visitors and local people, as well as a new local rail 

connection for use by local people and tourists.  It is expected to deliver significant associated 

economic benefits through the investment in the local area and the creation of jobs for local 

people.  It will also result in long term improvements to the rights of way network.   
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2 Environmental Impact Assessment Process 

2.1 The following section outlines the EIA process and in particular: the scope of the EIA; the 

consultation undertaken; the assessment of significant and cumulative effects; and the EIA team.  

Scoping 

2.2 A Scoping Report was prepared by Geo and the Lynton & Barnstaple Railway Trust and submitted 

to Exmoor National Park Authority and North Devon Council in May 2014.  The Scoping Report set 

out the potential environmental effects that could result from the reinstatement of a railway 

between Killington Lane and Wistlandpound, and the process by which these issues were to be 

assessed.  This approach ensured agreement was reached with Exmoor National Park Authority 

and North Devon Council, together with the statutory consultees on the proposed assessment 

methodologies prior to carrying out the EIA.  Comments received during the scoping exercise 

were taken on board by all topic areas assessed in the EIA. 

Consultation 

2.3 In addition to the formal scoping exercise, meetings and other consultations were carried out with 

a number of statutory and non-statutory consultees during the EIA process.  The purpose of 

these consultations was threefold: 

 to provide progress updates on the assessments being undertaken; 

 to enable any potential issues or concerns raised to be discussed at an early stage; 

 to ensure that the assessment process was transparent.  

2.4 The proposal to extend the Lynton to Barnstaple Railway was announced in September 2007 at a 

presentation held at Woody Bay Station.  The audience included local authority members and 

officers and representatives of local organisations.  In order to inform and gather the opinions of 

the local community and other interested parties on the proposed development, a number of 

exhibitions and public meetings were held during May and June 2012.  Feedback from the public 

and consultees and from discussions with land-owners was used to develop the final proposals 

which now comprise Phase IIA which is the railway route from Killington Lane to Wistlandpound 

Reservoir. 

2.5 55 response forms were received either collected at the events or posted to Woody Bay Station. 

The response form asked various questions with space for opinions to be written in.  The main 

question was: “What are your views on the overall proposals for the re-instatement of the L&B 

narrow gauge railway?”   

2.6 91% were either Strongly Supportive (75%) or Supportive (15%); 4% were Uncertain; 2% 

Negative and 4% Strongly Negative.   

2.7 An exhibition of the final plans was held at Blackmoor Gate on April 18th 2015.  The event was 

advertised in the local papers (Lyn Valley News and North Devon Journal) and approximately 450 

postcard invitations were sent to all addresses in Arlington, Challacombe, Kentisbury, Martinhoe, 

Parracombe, Trentishoe and Woody Bay. 

2.8 Approximately 350 people visited the exhibition and 55 Questionnaire responses were received. 

The questionnaire asked about aspects of the railway design. The main question was: “What are 

your views on the overall proposals for the Railway re-instatement?”  The response was 89% 

Strongly Supportive; 11% Supportive. No responses were recorded for the other categories of 

Uncertain, Negative or Strongly Negative.  
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2.9 A further consultation event, specifically for 18 residential properties in the Churchtown area of 

Parracombe, was held on Saturday 12th November 2012.  The 18 properties invited to the event 

via postcard are the properties most affected by the project as the route of the railway passes 

through Churchtown.  The impact of the project was discussed, covering the following topics: 

landscape impact, noise, construction traffic while building the two houses (on the site of The Halt 

bungalow), train operations in the vicinity of Churchtown and the approach to construction work 

to restore the cattle creep Bridge 62.  Those who attended were generally supportive of the 

project although not everybody supported the construction of the houses to replace the 

bungalow.    

2.10 Further information on the public consultation that has been undertaken is set out in the Planning 

Statement that accompanies the application. 

Significant Effects 

2.11 The focus of an EIA should be on the likely significant environmental effects associated with the 

proposed development.  The judgement on what is a ‘significant’ environmental effect is crucial in 

informing the decision-making process.  However, defining what is considered to be ‘significant’ 

can be complex.   

2.12 As the significance of effects will differ depending on the context and the ‘receptors’ affected by 

the development, there is no general definition of what constitutes significance.  In EIA, the term 

significance reflects both its literal meaning of ‘importance’ and its statistical meaning where 

there is an element of quantification.  This combination of judgemental/subjective and 

quantifiable/objective tests has become the standard approach to understanding and applying the 

test of ‘significance’.  

2.13 Specific significance criteria have been defined for the majority of topic areas, and these are 

listed in the topic chapters. As the specialists undertaking each element of the assessment have 

defined these criteria, often in accordance with industry best practice, there is some variation 

associated with the nature of each topic assessed. 

2.14 Effects of ‘major’ or ‘moderate’ significance are both considered to accord with the ‘significant’ 

effects highlighted in the EIA Regulations. 

2.15 Unless otherwise stated, all effects are considered to be adverse. 

Cumulative Effects 

2.16 It is also important to consider the possible effects that the proposed development may have in 

combination with existing or consented developments or activities, and where practicable other 

projects in planning. Cumulative effects may be defined as ‘effects that result from incremental 

changes caused by other past, present or reasonably foreseeable future actions together with the 

project.’2 

2.17 The assessment considers the cumulative (total) effects of proposed railway track and ancillary 

development with the other separate planning applications that will be submitted by the Lynton & 

Barnstaple Railway Trust, including: 

 the provision of a new car park to serve the proposed railway station at Blackmoor Gate; 

 a new railway works building and sidings at Blackmoor Gate; 

 improvements to the existing public car park and amenity area at Blackmoor Gate. 

2.18 There are no other developments in the area that have the potential to give rise to significant 

cumulative effects and require consideration in the EIA.   

                                                
2 Guidelines for the Assessment of Indirect and Cumulative Impacts as well as Impact Interactions, European 
Commission Directorate General XI (Environment, Nuclear Safety and Civil Protection) (1999). 
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2.19 The study area for cumulative effects is specific to each environmental topic. For example, the 

potential for cumulative noise effects will be localised in comparison to potential cumulative 

landscape or visual effects. As such, the study area used within the assessment of cumulative 

effects is defined on a topic by topic basis. 

EIA Team 

2.20 This Environmental Statement has been compiled by Geo, LUC and the Lynton & Barnstaple 

Railway (L&BR) Trust, with inputs from topic specialist sub-consultants.  Whilst Geo had overall 

responsibility for the Environmental Statement, sub-consultants undertook specialist assessments 

where necessary.  
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3 EIA Findings 

Introduction 

3.1 The following section summaries the potential effects of the proposed scheme in relation to each 

topic area including:  

 Landscape and Visual (Chapter 5 of the Environmental Statement). 

 Ecology (Chapter 6 of the Environmental Statement). 

 Hydrology, Hydrogeology and Geology (Chapter 7 of the Environmental Statement). 

 Noise and Vibration (Chapter 8 of the Environmental Statement). 

 Traffic and Transport (Chapter 9 of the Environmental Statement). 

 Heritage Assets (Chapter 10 of the Environmental Statement). 

 Socio-Economic (Chapter 11 of the Environmental Statement). 

Landscape and Visual 

3.2 The landscape and visual amenity assessment assessed the potential impacts of the proposed 

development on the surrounding landscape and visual amenity of the site and surrounding area 

during both construction and operation.  

3.3 The site is situated within North Devon Council and Exmoor National Park Authority areas, and 

the study area for the landscape and visual impact assessment was agreed with both to extend to 

around 3km from the railway route.  

3.4 The key steps in the methodology for assessing both landscape and visual effects were as follows: 

 the landscape of the study area was analysed and landscape receptors identified; 

 the potential area in which the development may be visible was identified through creation of 

a zone of theoretical visibility covering a distance of up to 3km from the railway;  

 the visual baseline was recorded in terms of the different groups of people who may 

experience views of the project, the places where they will be affected and the nature of views 

and visual amenity;  

 viewpoints were selected in consultation with North Devon Council and Exmoor National Park 

Authority; 

 likely effects on landscape and visual resources were identified; and 

 the level and significance of landscape and visual effects were judged with reference to the 

sensitivity of the resource/receptor (its susceptibility and value) and magnitude of effect (a 

combination of the scale of effect, geographical extent and duration/reversibility).  

3.5 Approximately two thirds of the proposed section to be reinstated lies within Exmoor National 

Park, and is located within National Character Areas 145: Exmoor.  The route crosses the 

northwest facing foothills of Exmoor, set below the larger-scale upland and above the more 

intimate combes and wooded valleys found towards the North Devon coast.  The settlements of 

Lynton and Lynmouth lie to the north of the proposed railway route.  Built development is sparse, 

comprising small settlements and scattered farmsteads.  The largest clusters of built development 

within the study area are the settlements of Parracombe, Bodley and Churchtown.   

3.6 The zone of theoretical visibility indicates that there will be visibility of the proposed development 

from areas of high ground along the route.  The settlements of Parracombe and Churchtown are 
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situated within 1km to the west of the proposed railway and fall within the zone of theoretical 

visibility, as do scattered properties located at Blackmoor Gate and along the minor roads which 

cross the landscape around the site.  Theoretical visibility does not extend into the Heddon Valley, 

or to properties located within other smaller incised valleys such as those around Higher and 

Lower Rowley.   

3.7 Theoretical visibility extends across the network of public footpaths located within 1-2km of the 

development.  The zone of theoretical visibility does not extend across any long distance trails or 

national cycle routes, but does include sections of Regional Route 51.  A car park and public 

house are located at the crossroads at Blackmoor Gate, the western gateway to Exmoor National 

Park.  This is a place where people may gather and from where the zone of theoretical visibility 

demonstrates there could be views of the railway. 

3.8 No valued views, such as marked viewpoints marked on Ordnance Survey (OS) maps have been 

identified within the zone of theoretical visibility and study area.  However, as the route lies in or 

near to a National Park, the assessment of visual impacts considered the changes that people 

would see in views from various locations.  Viewers can be local residents, tourists, walkers and 

recreational route users, road users, train travellers, workers etc.  Potential visual receptors 

include: 

 people living in the area, including residents of the group of settlements to the west of the 

development which includes Parracombe, Bodley and Churchtown; 

 people who work in these settlements, as well as on farms in the surrounding countryside;  

 people passing through the area, especially those on the A39 which is one of the main routes 

from Barnstaple towards the National Park, as well as people travelling on the A399.  

 people visiting the National Park and engaged in recreation, using the network of footpaths 

and bridleways in the locality, including Regional Cycle Route 51. 

3.9 In terms of landscape effects, during construction it is predicted that there will be significant 

effects on the landscape character of the site itself.  No significant landscape effects are predicted 

during the operational phase of the development.  All landscape mitigation is designed into the 

development.  No further mitigation is proposed. 

3.10 Minor positive and negative landscape effects are expected during the operation of the proposed 

development in relation to the Site itself, the special qualities of the Exmoor National Park, and 

the following landscape character types: Enclosed Farmed Hills with Commons – Northern area 

LCA (Exmoor NP); Moorland Edge Slopes LCT (North Devon); and, Upland River Valleys LCT 

(North Devon). 

3.11 The assessment also considered the potential visual effects of the proposed development on key 

visual receptors in the surrounding area during both construction and operation.  This highlighted 

minor negative visual effects (not significant) during railway construction for the majority of 

residents, and moderate positive or negative visual effects (significant) for residents of those 

properties located along the railway line at Parracombe.  These construction effects will be short 

term and reversible.   

3.12 During the construction phase, minor negative visual effects are expected for the majority of 

visitors to Exmoor National Park, including recreational users of the rights of way network and 

people passing through the area on the A39 and A399.  Moderate negative (significant) effects 

are likely for users of the section of footpath between Killington Halt and Parracombe Lane.   

3.13 During operation of the railway, the level of effect on the local community as a whole is judged to 

be minor positive for the majority of the settlement and moderate positive or negative for those 

properties located alongside the railway at Parracombe.   

3.14 It is also anticipated that moderate mixed effects (positive and negative) are likely on visitors to 

the National Park and recreational users of the public right of way that runs along the railway 

route.  

3.15 The assessment also considered the potential cumulative (total) effects of the proposed 

development.  This assessment indicates that during the construction phase there will be 

significant cumulative (total) negative effect on the landscape character and on local views and 
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viewers including the local residents at Blackmoor Gate and people using local public footpaths 

and roads.  

3.16 It is also predicted that during operation there will be a significant cumulative (total) effect on the 

landscape character in the locality of Blackmoor Gate and on local views from the community of 

Blackmoor Gate, and the road and footpath networks, as experienced by people living and 

moving through the Blackmoor Gate area.  These effects will be a mix of positive and negative.   

Summary of Landscape and Visual Effects 

During construction, there will be moderate negative significant effects on the landscape 

character of the site.  No significant landscape effects are predicted during the operational phase 

of the development.   

There will be moderate negative visual effects during railway construction for the residents of 

Parracombe whose properties are located closer to the railway and users of the section of 

footpath between Killington Halt and Parracombe Lane.  Significant mixed (positive or negative) 

effects are expected for the same properties and users of the footpath during operation. 

Significant negative cumulative effects on the landscape character and on local views and 

viewers including the local residents at Blackmoor Gate and people using local public footpaths 

and roads are expected during construction.  The same effects are identified during operation, 

but are then expected to be a mixture of positive and negative significant effects.   

 

Ecology 

3.17 The ecology assessment considers the potential construction and operational effects of the 

proposed development on designated areas, terrestrial habitats, aquatic habitats and protected 

species.  Particular attention has been paid to valued habitats and species which were identified 

within or adjacent to the site.   

3.18 Much of the railway runs parallel with the A39 through grazing land and existing farm gates.  A 

large proportion of the study area is grazing land comprising small pastoral field enclosures 

divided by hedgerows.  It also supports a network of linear woodlands, and areas of dense gorse, 

bramble and willow scrub. 

3.19 In addition to a desk study using recognised data sources, a Phase 1 Habitat Survey and targeted 

NVC vegetation assessment were undertaken to determine any valuable flora (plant) species or 

habitats within the study area.  In addition, field surveys were completed for the following fauna 

(animals): bats, badgers, dormouse, otter and reptiles.   

3.20 A number of potential minor negative effects on ecology were identified in relation to the 

construction phase of the development.  However, good practice mitigation measures will be 

employed to minimise the potential impacts on any fauna species.  This will include undertaking 

construction works using a phased approach, so that vegetation is cleared at the appropriate time 

of year to minimise any disturbance, sensitive design of the railway to reduce impacts on the 

most sensitive areas, and habitat restoration following construction.   

3.21 A reduction in contamination from invasive plant species during construction through 

implementation of appropriate mitigation measures to treat/excavate/remove existing stands is 

considered to be a significant positive effect at the Site level.  In addition, a commitment will be 

made to fund Wild Trout Trust advisory visits to landowners and undertake habitat works over a 

minimum of one 100m section of river channel.  This work will concentrate on open, poached 

sections between the proposed development and Heddon Valley Mill, with the aim of improving 

spawning and nursery habitat for juvenile salmonids.  Overall, this will result in a significant 

positive effect at the Site level. 

3.22 Several potential minor negative effects on ecology were also identified in relation to the 

operation of the railway.  However, through the application of similar mitigation measures to 

those listed above, all of these potential effects can be considered not significant.  In addition, 
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management of habitats during operation of the railway will involve regular clearance of 

vegetation along the track verge by small working parties undertaking tasks by hand.  This small 

scale and phased approach to management largely negates the risk of significant ecological 

effects occurring during operation.  To ensure no significant effects on ecological receptors occur 

during operation of the railway all management tasks will be undertaken in accordance with a site 

specific Habitat Management Plan prepared by suitably qualified ecologists and approved by the 

Exmoor National Park Authority.    

3.23 No significant cumulative (total) effects on ecological features are predicted at any level, during 

the construction and operation of the railway. 

Summary of Ecology Effects 

Potential minor ecological effects have been identified in relation to both the construction and 

operational stages of the railway.  However, through the application of good practice 

construction methods and the implementation of a Habitat Management Plan during operation, 

these have all been minimised and residual effects on ecology are not significant.  

A significant positive effect at the Site level was identified in relation to invasive plant species 

during construction, through implementation of appropriate mitigation measures to 

treat/excavate/remove of existing stands.  A commitment will be made to fund Wild Trout Trust 

advisory visits to landowners and undertake habitat works over a minimum of one 100m section 

of river channel.  Overall, this will result in a significant positive effect at the Site level. 

No significant cumulative effects on ecological features are predicted at any level, during the 

construction and operation of the railway. 

Hydrology, hydrogeology and geology 

3.24 Chapter 7 of the ES examines the potential effects of the proposed development on the 

hydrology, hydrogeology and geology of the area.  The study boundary is defined by considering 

the area to which the development is hydrologically connected. 

3.25 The following key issues were identified at the scoping stage for consideration in the assessment.   

 erosion and sediment transport; 

 pollution events affecting groundwater and surface water quality; 

 alteration of natural drainage patterns/runoff volumes and rate; 

 increase in the magnitude or frequency of flood events; and 

 alteration of the geological environment. 

3.26 The requirement for a detailed flood risk assessment and hydraulic modelling for the crossing of 

the River Heddon at Parracombe Bank was scoped out through consultation with the Environment 

Agency on the basis that any modifications to the river crossings would be addressed at the 

detailed design stage of the development. 

3.27 A desk study was undertaken which involved collecting information from a range of recognised 

sources.  Field surveys were also undertaken to inform the assessment, and considered the 

following potential issues: surface water catchments and the drainage network, relevant water 

features, watercourse crossings and flood zones. 

3.28 The baseline conditions at the site are as follows: 

 In terms of the geomorphology, the site is linear and crosses a series of steep river valleys 

and rounded ridges with elevations ranging between approximately 210m above ordnance 

datum (AOD) and 480mAOD. 

 The underlying solid geology of the site is dominated by slate (the Devonian aged Ilfracombe 

slates formation) with a small section of sandstone in the northeast of the site (the Hangman 

Sandstone formation). 
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 The Environment Agency’s website shows the proposed route covers a Secondary aquifer for 

bedrock with permeable layers capable of supporting water supplies at a local rather than 

strategic scale, and in some cases forming an important source of base flow to rivers. 

 The chemical quality of the groundwater body underlying the proposed route has been 

classified by the Environment Agency as “good”.  The minor aquifer has intermediate to high 

vulnerability to pollution.  The River Yeo catchment has been designated by the Environment 

Agency as a eutrophic Nitrate Vulnerable Zone and the western area of the River Yeo 

catchment is surface water drinking water Source Protection Zone.   

 In terms of surface water hydrology, the route of the railway passes through the upper 

catchments of several watercourses draining agricultural and moorland areas upstream, 

including Rowley Down, Chapman Barrows and Parracombe Common. 

3.29 The assessment indicates that prior to proposed mitigation measures, moderate construction 

effects are likely around the area of the River Heddon crossing and the Wistlandpound reservoir 

due to: spillages of concrete during foundation construction that could enter the surface water 

bodies, or groundwater; generation of turbid runoff which could enter the surface water bodies; 

discharge of potentially sediment laden runoff or groundwater into surface water bodies following 

dewatering or excavation (River Heddon crossing only); spillages and leakages of oil, fuel, and 

other potentially polluting substances could enter the surface water bodies or groundwater; and 

effects to water abstractions through disruption to supply or quality (Wistlandpound Reservoir 

only).  

3.30 A range of good practice mitigation measures were identified to respond to these potential 

moderate impacts.  In light of these mitigation measures, the residual impacts of the 

development are assessed to be of minor significance. 

3.31 Potential operational effects include: 

 Potential increase in surface water runoff from the site. 

 Potential for surface water discharges to cause pollution of local watercourses. 

 Potential increase in suspended sediments entering watercourses due to the erosion of access 

tracks.  

 Potential sterilisation of soils and superficial deposits. 

 Potential for the leakage and spillage of polluting substances from the train engine and fuel 

storage areas. 

3.32 In all cases the impact of the proposed development is likely to be minor and therefore would be 

considered insignificant and would, in any event be addressed by the implementation of sound 

design principles and good practice measures. 

Summary of Effects on the Water Environment 

No significant residual effects are predicted during the construction or operation of the proposed 

development.  

Moderate cumulative (total) effects on water abstraction, including disruption to supply or quality, 

have been identified in relation to the construction stage; however this is expected to be reduced 

to a minor impact when the supply sources are confirmed. 

No significant operational or cumulative effects are predicted during the operation of the proposed 

development. 

Noise and Vibration 

3.33 The noise and vibration chapter considered the potential effects of the proposed development, 

with regard to the noise generated during the construction and operation of the railway, and any 

consequent effects on local residential properties. 
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3.34 The majority of the route for the proposed railway runs through rural fields, however there are a 

number of potential noise and vibration sensitive receptors (notably residential properties), 

particularly where the proposed line passes through the edge of the village of Parracombe.   

3.35 In addition to the appropriate desk studies, an acoustic survey has been undertaken.  This 

includes the following elements:  

 General background noise levels in the area, taken for daytime, (07:00 to 19:00hrs), evening 

(19.00 to 23:00hrs) and overnight (23.00 to 07.00hrs) periods.  

 Operational noise levels of locomotives and rolling stock, taken under all predicted operating 

conditions, for both steam and diesel engines. 

 Indicative vibration levels at trackside, taken at the side of the existing track, as an indicator 

of vibration levels likely for the reinstated railway. 

3.36 As a result of the in-built mitigation in the form of the construction programme, there will only be 

two locations where the threshold noise level is exceeded, and therefore will be subject to 

significant effects without further appropriate mitigation, which are:  

 West View Cottages, during the Blackmoor Gate Station works. 

 Fairview, during the Cattle Creep Bridge (Bridge 62) works. 

3.37 In order to mitigate the noise levels likely to be experienced at West View Cottages during the 

Blackmoor Gate Station works, acoustic site barriers will be erected.  As the other affected 

property (Fairview) is intended to be purchased by the Lynton & Barnstaple Railway Trust, and 

will no longer be retained in residential use, no further mitigation is required.  Following 

application of this mitigation, there will be no significant residual noise effects.   

3.38 The assessment of potential effects of operation of the railway indicates that no residential 

properties will experience significant adverse noise or vibration effects. Therefore no mitigation is 

required for the operational effects of the development.   

3.39 No significant cumulative effects are expected in relation to noise and vibration.   

Summary of Noise Effects 

Following mitigation, no significant residual noise or vibration effects are predicted during the 

construction or operation of the proposed development.  

No cumulative impacts are anticipated.   

Traffic and Transport  

3.40 The traffic and transport section considered the potential effects of the proposed development on 

the local and wider road network.  The assessment focused primarily on the Blackmoor Gate area, 

as agreed with the Highway Authority.   

3.41 The assessment was based on the findings and conclusions of a separate Transport Assessment, 

which followed a detailed Transport Assessment Scoping Report that was agreed with Devon 

County Council as the Highway Authority.  The assessment included: speed and volume surveys; 

establishment of total traffic flows from the County Council’s Automatic Traffic Count (ATC) data; 

and completion of a turning count survey.    

3.42 The assessment identified effects of minor significance, including the increased number of Heavy 

Goods Vehicles (HGVs) on both the A39 east of Blackmoor Gate and the A399 south of Blackmoor 

Gate for three months during the 18 month construction period, with HGV flows being 

significantly lower in the remaining months of construction.  In terms of access, proposed 

upgrades to the junction at Blackmoor Gate will lead to an effect of minor positive significance. 

The potential increase in traffic during construction on road safety is not considered to be 

significant (temporary).  
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3.43 Mitigation has been proposed in the form of a Construction Traffic Management Plan.  With the 

adoption of the proposed Construction Traffic Management Plan, it is considered that the 

movements of construction vehicles for the construction of the railway extension will remain of 

minor significance for the stated three month period.  

3.44 There will also be no changes to the effects in relation to access and road safety which are 

expected to be of minor positive and negligible significance respectively.  

3.45 The provision of parking at the Blackmoor Gate junction will reduce traffic flows associated with 

the railway along the A39 between Blackmoor Gate and Woody Bay Station, and result in an 

effect of moderate beneficial significance in terms of reduced traffic flows east of the junction 

during operation.  Proposed access improvements around Blackmoor Gate junction associated 

with the proposed development may lead to an improvement in road safety, an effect of minor 

beneficial significance also during operation.  

3.46 No cumulative effects on traffic and transport have been identified in relation to the proposed 

development.  

Summary of Traffic and Transport Effects 

No significant residual effects are predicted in relation to traffic and transport as a result of the 

construction of the proposed development.  Significant beneficial effects are predicted as a 

result of the traffic flow reduction at Blackmoor Gate junction as a result of parking 

improvements associated with the proposed development.      

Heritage Assets 

3.47 This chapter considered the potential effects of the proposed development on heritage assets.  

For the assessment, a corridor of 500m from the centre line of the scheme was used.  Any 

heritage assets identified beyond this distance whose setting may be significantly affected were 

also included in the assessment. 

3.48 In addition to extensive desk-based review of historic records of the site, a site survey was 

undertaken to inform the assessment.  The purpose of this survey was to visit all of the 

designated heritage assets within the study area so as to assess their heritage significance, their 

setting and how their settings contribute to the significance of each of the assets.   

3.49 No significant effects are predicted as a result of the construction phase.  The proposed 

reinstatement of the railway will result in the repair, refurbishment and reconstruction of railway 

heritage assets.  Consequently, no mitigation measures are required for railway related heritage 

assets.  Due to the lack of effects on non-railway related heritage assets (designated and non-

designated), no mitigation measures are required for these assets.   

3.50 No significant negative effects will result from the operation of the railway.  By recreating the 

narrow gauge steam railway, there will be major beneficial operational effect on the historic 

environment through the reintroduction of this important heritage feature in its near original 

form.  No effects on nearby Scheduled Monuments, Conservation Areas and Listed Buildings will 

result from the operation of the railway.   

3.51 The potential cumulative (total) effects on nearby heritage assets has been considered with 

regard to planned associated development that is not part of this planning application.  This 

includes the provision of a new car park to serve the proposed railway station at Blackmoor Gate; 

a new railway works building and sidings at Blackmoor Gate and improvements to the existing 

public car park and amenity area at Blackmoor Gate.  It is not considered that there will be any 

cumulative effects on designated and non-designated heritage assets within the study area 

arising from these associated developments.    
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Summary of Heritage Effects 

No significant negative effects are identified on heritage assets during construction and 

operation.  Major beneficial effects are expected as a result of the repair, refurbishment and 

reconstruction of the railway.  No significant cumulative effects have been identified.   

 

Socio-Economic 

3.52 The socio-economic chapter assessed the potential economic, tourism and recreation effects of 

the proposed development.  The study area for the assessment reflects the potential scale of 

effects.  For the potential effects on rights of way, the study area comprises the immediate 

surroundings of the proposed development.  For the potential effects on the local economy, the 

study area is the surrounding parts of Devon, Cornwall and Somerset.   Economic data from the 

2001 and 2011 Censuses has been analysed for this assessment.  A field survey was not 

considered necessary. 

3.53 In terms of the construction effects, a moderate beneficial direct effect is expected as a result of 

the cost of construction, the majority of which is to be spent locally.  A moderate beneficial 

indirect effect is also anticipated as a result of this local spend, due to the multiplier effect of the 

construction industry.  The construction phase of the proposed development is also expected to 

have a minor positive effect on local employment.  In terms of recreation, the proposed 

development is expected to have a temporary, direct minor negative effect on recreation, due to 

impacts on the users of local rights of way.   

3.54 The operational phase of the proposed development will have moderate long term positive effect 

on the local economy.  It is also expected that there will be a moderate long term positive effect 

as a result of the ongoing direct annual contribution of the railway to the local economy.  The 

operation of the railway will also have a minor long term positive effect on employment, through 

the creation of jobs.  The enhancement of the local rights of way network during the operational 

phase of the proposed development will also result in a moderate long term positive effect. 

Summary of Socio Economic Effects 

Significant beneficial effects on the local economy and jobs are predicted as a result of the 

construction and operation of the proposed development.   

Significant beneficial effects on the local rights of way network are expected during the 

operational phase of the proposed development. 

No mitigation is proposed.   

Summary and Conclusions  

3.55 The Environmental Statement concludes that moderate significant adverse residual (post-

mitigation) effects will occur in relation to landscape and visual amenity.  These include: 

 A temporary negative effect on the landscape character of the site during construction. 

 Temporary visual effects during construction on the residents of Parracombe living alongside 

the railway. 

 Temporary visual effects during construction on visitors to the National Park and recreational 

users of the network of PRoWs which runs alongside the railway route. 

3.56 No significant adverse residual effects are predicted to occur in relation to all other EIA topics: 

ecology; hydrology, hydrogeology and geology; noise and vibration; traffic and transport; 

heritage assets; and, socio-economic. 
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3.57 The Environmental Statement concludes that significant beneficial residual (post- 

mitigation) effects will occur in relation to four topic areas: visual amenity; ecology; heritage 

assets; and, socio-economic.  These include: 

 Positive visual effects during operation for those properties alongside the railway at 

Parracombe, on visitors to the National Park and recreational users of the network of PRoWs 

which run near the railway route. 

 A reduction in contamination from invasive plant species during construction through 

implementation of appropriate mitigation measures to treat/excavate/remove existing stands 

is considered significant at the Site level. 

 A commitment will be made to fund Wild Trout Trust advisory visits to landowners and 

undertake habitat works over a minimum of one 100m section of river channel.  This work will 

concentrate on open, poached sections between the proposed development and Heddon Valley 

Mill, with the aim of improving spawning and nursery habitat for juvenile salmonids.  Overall, 

this will result in a significant positive effect at the Site level. 

 A major positive effect on railway related non-designated heritage assets during operation. 

 A major positive effect on Parracombe Conservation Area during operation. 

 Moderate positive direct and indirect effects during construction in relation to the local 

economy, specifically the impact of expenditure. 

 Moderate long-term positive direct effect during operation as a result of the impact of the 

operation of the railway on the local economy. 

 Moderate long-term positive direct effect during operation as a result of the impact of the 

direct railway and tourism spend on the local economy. 

 Moderate long-term positive direct effect during operation as a result of the proposed 

enhancements to the local rights of way network. 
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