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1 Introduction   

1.1.1 The Burnham Beeches Special Area of Conservation (SAC) covers 382.76 

hectares and comprises two main areas.  To the south is a wooded common 

and Public Open Space owned and managed by a charity, for whom the 

City of London Corporation is the sole trustee and main financial supporter.  

To the north is private woodland, mostly owned and managed by the 

Portman Estate with timber production and pheasant shooting being the 

main activities; public footpaths and some permissive paths are the only 

access to this part of the SAC.  In addition, there are small areas owned by 

the National Trust and a private owner. 

1.1.2 Burnham Beeches was designated as a SAC in 2005 due to the importance 

of its habitats which qualify under Annex I of the European Habitats 

Directive1: H9120 - Atlantic acidophilus beech forests with Ilex and Taxus in 

the shrub layer (Quericon robori-petraeae or Ilici-Fagenion); and Beech 

forests on acid soils.  

1.1.3 The ancient pollarded beech and oak trees found on the City of London 

Corporation owned part of the SAC are the main features of importance 

for nature conservation.  The trees are important because of the quantity 

and quality of the decaying wood habitat found within them and the 

species that are associated with this increasingly rare habitat.  The pollards 

sit within former wood pasture that is in the process of being restored by 

the City of London Corporation with support from Natural England.  This 

process involves grazing with livestock such as cattle and ponies and 

management of the land around the trees.  Associated habitats, such as 

heathland and valley mire, are of National Significance.  Whilst old trees are 

found across the SAC, the pollards are only present on the wooded 

common. 

 
1 COUNCIL DIRECTIVE 92 /43 /EEC of 21 May 1992 on the conservation of natural habitats and of wild fauna and flora. 
Available at: https://eur-lex.europa.eu/legal-content/EN/TXT/?uri=CELEX%3A31992L0043 [Date Accessed: 17/02/20] 
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1.1.4 The part of Burnham Beeches owned by the City of London Corporation 

has been a popular destination for visitors for over 130 years.  First 

purchased under the Corporation of London (Open Spaces) Act of 1878, it 

still operates under the obligations of this Act as well as the more recent 

City of London Corporation Act (Open Spaces) 20182.  This part of the SAC 

is required to be open to the public to visit on foot; although restrictions 

may be placed on car parking, horse riding, cycling and similar.   

1.1.5 The numbers of visitors to Burnham Beeches has varied over time, in the 

past it was advertised within the London area and attracted visitors from 

across the region, largely by public transport.  In recent years this has 

changed and now most visitors live much more locally and arrive by car. 

1.1.6 Burnham Beeches is managed by a team of Rangers who carry out the day 

to day management, including patrolling 365 days a year to assist the 

public to enjoy Burnham Beeches safely and to protect it from 

inappropriate damage or abuse.  

1.1.7 SACs are within the top tier of nature conservation sites within the United 

Kingdom.  As governed by European legislation, which is transposed into 

the domestic Conservation of Habitats and Species Regulations 2017 (as 

amended, hereafter referred to as the Habitats Regulations)3 and 

stipulated within the National Planning Policy Framework (NPPF)4.  This 

affords European sites the highest level of protection in the United 

Kingdom hierarchy of sites designated to protect important features of the 

natural environment. 

 
2 City of London Corporation (Open Spaces) Act 2018. Available at: 
http://www.legislation.gov.uk/ukla/2018/1/contents/enacted [Date Accessed: 17/02/20] 
3 The Conservation of Habitats and Species Regulations 2017 (2017) SI No. 2017/1012, TSO (The Stationery Office), 
London.  
4 Ministry of Housing, Communities and Local Government.  February 2019.  National Planning Policy Framework. 
Available at: 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_F
eb_2019_revised.pdf [Date Accessed: 17/02/20] 



Burnham Beeches SAC Mitigation Strategy         March 2020 
Burnham Beeches_Mitigation Strategy_Version 1_120320-draft8.docx 
 

 
Chiltern and South Bucks District Councils  3 

1.1.8 In accordance with the Habitats Regulations, when preparing a land use 

plan which has the potential to have a significant effect on a European site 

(either alone or in-combination with other plans or projects), the plan-

making authority for that plan must make an appropriate assessment of 

the implications for the European site.  This assessment must be taken in 

view of that site’s conservation objectives.  Local development plans set 

out a broad quantum of development to meet growth needs within an 

authority area.  Habitats Regulations Assessment (HRA) work must 

therefore consider the overall impacts of such development in-

combination with neighbouring authorities.  The competent authority may 

agree to the plan only after having ruled out adverse effects on the 

integrity of the site. Where an adverse effect on the European site’s 

integrity cannot be ruled out, and where there are no alternative solutions, 

the plan or project can only proceed if there are imperative reasons of 

over-riding public interest and if the necessary compensatory measures 

can be secured5. 

1.1.9 Burnham Beeches SAC lies entirely within the boundary of the joint Chiltern 

and South Bucks District Councils Local Plan area.  Neighbouring local 

authorities include Slough Borough Council, Wycombe District Council and 

the Royal Borough of Windsor and Maidenhead.  All these local authorities 

have a duty, as a Competent Authority under the Conservation of Habitats 

and Species Regulations 2017 (as amended), to ensure that planning 

application decisions comply with the Habitats Regulations.   

1.1.10 Each of these authorities have different timescales for developing their 

local plans.  Chiltern and South Bucks Councils have engaged actively with 

these neighbouring authorities through on-going communication under 

the duty to co-operate.  Due to the differing local plan timescales, a 

strategic over-arching approach to the Burnham Beeches SAC Mitigation 

Strategy has not been pursued.  As such, each planning authority is 

developing its own independent mitigation strategy aided by strategic 

guidance from Natural England, the government’s conservation advisors.  

Taken together, these mitigation strategies will seek to avoid adverse 

impacts on site integrity at Burnham Beeches SAC as a result of increased 

public access and disturbance.   

 
5 Ministry of Housing Communities and Local Government (July 2019).  Planning Practice Guidance Note.  Appropriate 
Assessment, Guidance on the use of Habitats Regulations Assessment.   
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1.1.11 The strategy is intended to address both the requirement to avoid, or 

mitigate, adverse impacts on the integrity of Burnham Beeches SAC from 

local plan led development as set out in the Chiltern and South Bucks Local 

Plan and the requirement to prevent further deterioration of the SAC 

features as a result of public access and disturbance.  

1.1.12 The strategy seeks to provide mitigation for the duration of the impact (in-

perpetuity, taken as 80 years) in line with the Habitats Regulations.  

Throughout this period, regular strategic reviews will take place every five 

years, or more frequently if changes to legislation, housing numbers within 

a defined zone of influence (discussed further below at Section 2.2) or 

evidence necessitate. 
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2 Public access and disturbance  

2.1.1 Burnham Beeches provides an attractive, accessible and open area of semi-

natural habitat close to major urban areas and within an increasingly built 

up landscape.  As such, it is a popular destination for recreation and 

provides an important function as a greenspace.  There is one main 

entrance with a café, toilets and an information point.  Estimates of visitor 

use indicate that there were 551,000 visitors to Burnham Beeches in 

2015/20166.  The balance of legal obligation to the City of London 

Corporation to provide public access to Burnham Beeches alongside its 

legal conservation status is therefore a considerable challenge. 

2.1.2 Growing numbers of visitors can result in conflict for space among users 

and demand for more facilities, such as parking, refreshments and toilets. 

There are also several potential ways in which public access and 

disturbance can have an impact on the nature conservation interest of the 

site. These include the following7: 

• Contamination (e.g. dog fouling, litter, spread of plant pathogens); 
• Increased fire risk; 
• Trampling/wear (e.g. loss of vegetation, soil compaction, erosion, 

damage to trees from climbing); 
• Harvesting (e.g. fungi, wood); 
• Difficulties in managing the site (e.g. maintaining the grazing regime); 
• Disturbance (e.g. birds and affecting the behaviour of livestock); 
• Fragmentation; 
• Hydrological impacts (water availability and flow); 
• Vandalism; and  
• Air quality. 

2.1.3 The City of London Corporation has undertaken a considerable amount of 

work to reduce the impact of visitors on the most sensitive features of 

nature conservation interest at Burnham Beeches SAC.  These include the 

following: 

 
6 Wheater, C.P. & Cook, P.A. (2016) Burnham Beeches Visitor Survey Report 2015/16. Unpublished report for 
Corporation of London.  
3 Wheater, C.P. & Cook, P.A. (2012) Burnham Beeches Visitor Survey Report 2010/11. Report for Corporation of London. 
7 Liley, D. (2019). Impacts of urban development at Burnham Beeches SAC: update of evidence and potential housing 
growth, 2019. Unpublished report by Footprint Ecology for Chiltern and South Bucks Councils.  
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• Closing internal roads to vehicles (to improve visitor safety and focus 
recreation on more robust areas whilst reducing air pollution); 

• Surfacing of paths (to encourage their use and reduce pressure on 
land adjacent); 

• Relocation of toilets and café to the main common (to concentrate 
pressure on most robust area); 

• Extensive tree management such as mulching, dead hedging, fencing 
etc. (to reduce compaction/erosion issues); 

• Introduction of Dog Control Orders/Public Space Protection Orders 
(PSPOs) (to reduce impact of dog fouling and other antisocial dog 
related issues); 

• Closure of smaller outlying car parks (to reduce pressure on sensitive 
areas and antisocial/unlawful behaviour); 

• Reinstatement of roadside boundary banks, ditches and kerbing to 
prevent erosion, fly tipping and other unlawful behaviours;  

• Increased patrolling from Rangers (to assist and inform visitors); 
• Careful selection of grazing livestock (to minimise issues with visitors); 

and 
• Temporary and permanent signage to inform visitors about work 

being carried out and the impact of their activities. 

2.2 Evidence base  

2.2.1 Despite the measures listed above, there is growing concern about the 

challenges of coping with increased levels of visitors and the potential for 

threats to the qualifying features of the SAC.  Should new homes continue 

to be built around the SAC this will result in more people living nearby who 

are likely to visit Burnham Beeches.   

2.2.2 The impacts of recreational and urban growth at Burnham Beeches SAC 

have been subject to extensive research and a large body of work over 

previous years.  In order to update and refresh this evidence with current 

visitor numbers, in the context of projected housing completions and 

future local plan growth, a study was undertaken by Footprint Ecology.  

This aimed to examine the impacts of development at Burnham Beeches 

SAC and options for mitigation8.  This study was informed by a number of 

visitor surveys including the following:  

• The 2013 visitor survey of Burnham Beeches SAC involving face-to-
face interviews with visitors (Liley, Floyd & Fearnley 2014);  

 
8 Liley, D. (2019). Impacts of urban development at Burnham Beeches SAC and Options for Mitigation: update of 
evidence and potential housing growth, 2019. Footprint Ecology for Chiltern and South Bucks Councils.  
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• A further visitor survey involving face-to-face interviews and 
recording routes of visitors using GPS units (Panter & Liley 2016); and 

• A visitor survey to inform the potential introduction of Public Space 
Protection Orders relating to dogs (Liley & Panter 2017).  

2.2.3 The study used housing data provided by Chiltern and South Bucks District 

Councils to estimate the potential change in housing numbers as a result 

of the growth anticipated in the Chiltern and South Bucks Local Plan.  

Footprint Ecology also included estimates of the level of growth from other 

neighbouring authorities and their relevant local development plans; 

Slough Borough Council, Wycombe District Council and the Royal Borough 

of Windsor and Maidenhead.   

2.2.4 New housing that is located directly adjacent to the SAC will pose 

particular public access and disturbance risks.  The visitor survey data 

shows that visitors living within 500m are much more likely to visit the 

SAC.  For instance, the data demonstrates that one house within 500m of 

the SAC would be expected to generate a similar number of visits to 57 

dwellings located 4km from the SAC.  In order to reduce risks and prevent 

further urbanisation around the periphery of the SAC, Footprint Ecology 

recommend that there should be a presumption against development 

around the SAC boundary, within 500m.  This 500m zone is shown on 

Figure 1.  

2.2.5 Drawing on the visitor surveys set out above, Footprint Ecology used 

postcode data to derive a zone of influence within which future increases 

in housing would be expected to result in increased public access and 

disturbance pressure at Burnham Beeches SAC.  The 75th percentile (i.e. 

the distance within which 75% of interviewees lived) from the interview 

data provides a good measure of a potential overall zone of influence.  This 

has been used widely at other European sites to define a zone of influence 

within which additional development will be likely to result in increased 

levels of access.  Application of the 75th percentile to the plotted postcode 

data obtained from the visitor surveys provided a zone of influence of 

5.6km for Burnham Beeches SAC.  This zone represents the core area 

around the SAC where increases in the number of residential properties 

will require HRA and mitigation measures to avoid adverse effects on the 

integrity of the SAC from the cumulative impacts of development.  The 

5.6km zone of influence is shown on Figure 1. 
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Figure 1: Zones of influence around Burnham Beeches SAC 
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2.3 Chiltern and South Bucks Local Plan 

2.3.1 The Local Plan allocates one strategic site within 5.6km of Burnham 

Beeches SAC which is proposed for a residential end use.  This is allocated 

under Policy BP SP9 for development at Beaconsfield.  It allows for 

approximately:  

• 1,600 homes;  
• 20,000 square metres (gross) of employment;  
• Other associated facilities (including a car park for approx.. 100 cars); 

and  
• 15 pitches for gypsies and travellers.  

2.3.2 In addition, there are a number of smaller HELAA sites located within 5.6km 

of Burnham Beeches SAC. These include:  

• Farnham Common Nurseries Garden Centre – 17 units;  
• Wyevale Garden Centre – 31 units;  
• Timberstore London Road – 10 units; 

 

2.3.3 There is a current planning application at Taplow for 165 units which will 

also be subject to mitigation set out in this strategy. 

2.3.4 Finally an allowance has been made for windfall development that can be 

reasonably assumed to come forward over the plan period, which has been   

calculated to be approximately 541 additional units.  
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3 Mitigation and Avoidance 

Measures  

3.1.1 The Burnham Beeches SAC Mitigation Strategy for the Chiltern and South 

Bucks Local Plan is comprised of two components:  

• Presumption against development with 500m of Burnham Beeches 
SAC; and  

• Financial contributions from all net new development within a defined 
zone of influence (500m – 5.6km) towards a Strategic Access 
Management and Monitoring Strategy (SAMMS) at Burnham Beeches 
SAC.  

3.2 Presumption against development  

3.2.1 There will be a presumption against development within 500m of the 

Burnham Beeches SAC boundary in order to reduce urbanisation risks and 

prevent further development around the periphery of the SAC.  

3.3 Strategic Access Management and Monitoring Strategy  

3.3.1 The intention of the Strategic Access Management and Monitoring 

Strategy (SAMMS) element of the mitigation package is to directly manage 

and avoid impacts at source and also change visitor behaviour when 

visiting the SAC.  

3.3.2 SAMMS consists of a number of projects as set out in Table 1.  Table 1 
provides a description and cost of the projects for development set out in 

the Chiltern and South Bucks Local Plan including their impacts in 

perpetuity for 80 years - 2020/21 – 2100/2101.  Each of these projects are 

costed on the basis of best available information and evidence in 

consultation with the City of London Corporation who manage the SAC.   
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3.3.3 It is noted that the SAMMS projects detailed in Table 1 have been designed 

to mitigate the scale of development that will come forward as part of the 

Chiltern and South Bucks Local Plan.  Should additional development come 

forward over and above that set out in the Local Plan, SAMMS projects will 

need to be reviewed to ensure that they remain fit for purpose. 

Consideration will also be given to the requirement for on-site 

development led mitigation as appropriate on a case-by-case basis.    

3.3.4 All net new homes granted Planning Permission from 1 March 2020 will 

need to contribute towards the SAMMS Projects listed in Table 1 or as 

superseded.  The developer of each net new home is required to pay the 

Councils, through a Section 106 agreement (in addition to any Community 

Infrastructure Levy (CIL) payment), a financial contribution to support the 

implementation of projects in Table 1.  The Councils will pass on these 

contributions to the City of London Corporation for the sole purpose of 

implementing these or successor SAMMS projects for the Burnham 

Beeches SAC. 
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Table 1: SAMMS projects and costs  
 

Project Description Unit Cost Frequency Funding Duration 
(prices provided in 
perpetuity based 
on 80 years) 

Occurrence 
over 80 
years 

Total Cost   Rationale and justification 

Project 1:  
 
Provision of electronic 
interpretation 

£17,000.00 Once every 10 
years 

2020/21 - 2100/01 8 £136,000.00 Ø Bespoke interpretation to help visitors during their 
visit to better understand the consequences of their 
actions.  Information will be linked electronically to 
visitor location.  This will allow visitors to understand 
the areas within which they are walking.  For 
instance, information will be provided to indicate 
‘dog on lead’ areas or sensitive trees etc. 

Ø This is an area where there is currently no provision 
but where future provision is required to mitigate 
additional impacts from Local Plan development.  

Project 2: 
 
Events and promotion 
of activities aimed 
specifically at raising 
public awareness of 
recreation pressure 
and alternative places 
to visit.  This project 
will be implemented by 
additional Ranger 
resource (see Project 
3).  
 

£2,800.00 Annually  2020/21 - 2100/01 80  £224,000.00 Ø Targeted Visitor events to improve visitor 
understanding of the pressures at Burnham Beeches 
and how these can be mitigated. 

Ø Suitable events might include those aimed at dog 
owners or more general open days to explain the 
importance of the nature reserve and the work 
carried out to manage it. 

Ø Prices assume one large or two smaller events per 
year. 

Ø Costs are based on similar events hosted at Burnham 
Beeches and other local sites managed by the City of 
London Corporation.  

Project 3: 
 
SAC Engagement 
Ranger/SAC 
Ambassador 
(new member of staff). 

£52,118.00 Annually 2020/21 - 2100/01 80 £4,169,440.00 Ø Ranger post to raise awareness of visitor impacts, 
including help with enforcement of PSPOs, 
promotion of sustainable transport, responsible dog 
ownership, impact of recreation activities on wildlife 
to manage additional impacts from Local Plan 
development.   

Ø This role may include community outreach, to 
schools and local events. 
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Project Description Unit Cost Frequency Funding Duration 
(prices provided in 
perpetuity based 
on 80 years) 

Occurrence 
over 80 
years 

Total Cost   Rationale and justification 

Ø This role will also ensure engagement with volunteers 
to help raise awareness of visitor impacts with 
additional visitor numbers from Local Plan. 

Ø Costs are based on a full time ranger.  Note: full time 
ranger cost are based on Grade C post within City of 
London Corporation including all employee related 
costs e.g. uniform, training etc. 

Project 4:  
 
Visitor surveys 
(numbers & visitor 
activities).  

£10,000.00  Every 10 years  2020/21 - 2100/01 8 £80,000.00 Ø Visitor surveys will be undertaken to determine the 
total number of visitors and visitor use.  This will 
target the additional visitor expected to be 
generated by development set out within the Local 
Plan.   

Ø Surveys will help to inform future revisions of the 
mitigation strategy.  

Ø Surveys will be delivered by external consultants. 
Ø Practical work may be by staff, volunteers or 

contractors.  
Project 5:  
 
Monitoring visitor 
impacts on soils and 
ecology of SAC. 

 £20,000.00 
 

Every 10 years 2020/21 - 2100/01 8 £160,000.00 A provisional list of surveys is as follows: 
Ø Lichen surveys.  
Ø Soil surveys (including soil analysis). 
Ø Beech tree condition assessments (include 

chlorophyll fluorescence).  
Ø Fixed-point photographs to monitor main erosion 

areas and areas of concern. 
Ø Surveys will be delivered by external consultants. 
Ø Practical work may be by staff, volunteers or 

contractors. 
Ø Surveys will be reported upon in a 10 yearly 

monitoring report.  
Project 6:  
 
Production of access 
plan / carrying 
capacity study 

£15,000 1 2020/21 –  
2021/22 

1 £15,000.00 Ø Produce visitor access strategy for Burnham Beeches 
including an assessment of visitor carrying capacity.  

 
Total for 80 years 

 
£4,784,440.00 
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SAMMS Mitigation Total Allocation BP9 + 
HELAA + existing 
applications + windfall 

Cost to each Home 

  Total £4,784,440.00 
 

2,364 £2,023.87 

P1 £136,000.00 

P2 £224,000.00 

P3 £4,169,440.00 

P4 £80,000.00 

P5 £160,000.00 

P6 £15,000.00 
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3.4 Review of Costs and SAMMS Projects   

3.4.1 It is important to recognise that the above costs are taken from a base year 

of 2020.  Consequently, it is proposed that the costs will be updated on 1 

April each year to take account of inflation.  Build costs will be based on 

the Construction Output Price Indices published by the Office for National 

Statistics.  Staff and consultancy costs will be based on any annual wage 

increase proposed by the City of London Corporation, changes to on-costs 

as a result for changes in nationally set levels of employer contributions for 

National Insurance purposes, and CPI for consultancy costs.  

3.4.2 The sums of monies secured by way of a Section 106 legal obligation will 

be subject to an inflation related clause.  In addition, the costs of individual 

components may be reviewed as part of the annual update based on the 

outcomes of individual project evaluation if this identifies that there has 

been either an underestimation or overestimation of the costs attributed. 

These contributions are in addition to any CIL, Section 278 or other Section 

106 requirements.    

3.4.3 Monitoring of the SAMMS projects and further visitor surveys have been 

identified within the costings set out in Table 1 above.   

3.4.4 As noted in Paragraph 1.1.11 the Mitigation Strategy will be reviewed every 

five years, or more frequently should circumstances require.  This will 

enable any new housing development over and above the level proposed 

in the Local Plan to be taken into account.  This will ensure that SAMMS 

projects listed in Table 1 remain appropriate and fit for purpose to mitigate 

the impact of public access and disturbance threats at Burnham Beeches 

SAC and ensure that site integrity is maintained.  


