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SECTION 2 

Summary 

As the Independent Examiner appointed by South Hams District Council to 

examine the South Huish Neighbourhood Development Plan, I can 

summarise my findings as follows: 

1. I find the South Huish Neighbourhood Development Plan and the policies 

within it, subject to the recommended modifications does meet the Basic 

Conditions. 

2. I am satisfied that the Referendum Area should be the same as the Plan 

Area, should the South Huish Neighbourhood Development Plan go to 

Referendum. 

3. I have read the South Huish Consultation Statement and the 

representations made in connection with this subject I consider that the 

consultation process was robust and that the Neighbourhood Development 

Plan and its policies reflect the outcome of the consultation process 

including recording representations and tracking the changes made as a 

result of those representations. 

4. I find that the South Huish Neighbourhood Development Plan can, subject 

to the recommended modifications proceed to Referendum.  

5. The South Huish Neighbourhood Development Plan Area is within the 

area covered by South Hams District Council. The development plan for 

the area is the Plymouth and South West Devon Joint Local Plan (the 

JLP), adopted in March 2019.  
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SECTION 3 

Introduction 

1. Neighbourhood Development Plan Examination. 

My name is Deborah McCann and I am the Independent Examiner appointed 

to examine the South Huish Neighbourhood Development Plan. 

I am independent of the qualifying body, I do not have any interest in the land 

in the Plan area, and I have appropriate qualifications and experience, 

including experience in public, private and community sectors. 

 My role is to consider whether the submitted South Huish Neighbourhood 

Development Plan meets the Basic Conditions and has taken into account 

human rights; and to recommend whether the South Huish Neighbourhood 

Development Plan should proceed to Referendum. My role is as set out in 

more detail below under the section covering the Examiner’s Role. My 

recommendation is given in summary in Section 2 and in full under Section 5 

of this document. 

The South Huish Neighbourhood Development Plan has to be independently 

examined following processes set out in the Town and County Planning Act 

1990 (as amended by the Localism Act 2011) and the subsequent 

Neighbourhood Development Planning (General) Regulations 2012. 

The expectation is that the examination of the issues by the examiner is to 

take the form of the consideration of the written representations. However, 

there are two circumstances when an examiner may consider it necessary to 

hold a hearing. These are where the examiner considers that it is necessary 

to ensure adequate examination of an issue or to ensure a person has a fair 

chance to put a case. Having read the Plan and considered the 

representations I concluded that it was not necessary to hold a Hearing.  

2. The Role of Examiner including the examination process and 
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legislative background.  

The examiner is required to check whether the Neighbourhood Development 

Plan:  

• Has been prepared and submitted for examination by a qualifying body 

• Has been prepared for an area that has been properly designated for 

such plan preparation  

•  Meets the requirements to 

i) specify the period to which it has effect; 

ii) not include provision about excluded development; and 

iii)  not relate to more than one neighbourhood area and that  

• Its policies relate to the development and use of land for a designated 

neighbourhood area.  

The examiner must assess whether a Neighbourhood Development Plan 

meets the basic conditions and other matters set out in paragraph 8 of 

Schedule 4B of the Town and Country Planning Act 1990 (as amended).  

As an independent Examiner, having examined the Plan, I am required to 

make one of the following recommendations: 

1. The Plan can proceed to a Referendum  

2. The Plan with recommended modifications can proceed to a Referendum  

Where a policy does not meet the Basic Conditions or other legal requirement 

I may, on occasion, need to delete wording, including potentially an entire 

plan policy and/or section of text, although I will first consider modifying the 

policy rather than deleting it. Where a policy concerns a non-land use matter, 

advice in the Planning Practice Guidance states “Wider community 

aspirations than those relating to development and use of land can be 

included in a Neighbourhood Development Plan, but actions dealing with non-

land use matters should be clearly identifiable. For example, set out in a 

companion document or annex.” As such, when considering the deletion of 

any non-land use matters from the Plan, I will consider if I can make a 
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modification to place the relevant proposed actions in a non-statutory annex 

to the plan, dealing with ‘Wider Community Aspirations’. I will not generally 

refer back to parties on these detailed revisions. I will make modification either 

in order to meet the Basic Conditions, to correct errors or provide clarification. 

However, the focus of my examination, as set out in legislation is relatively 

narrow, I must focus on compliance with the Basic Conditions. The main 

purpose of a Neighbourhood Development Plan is to provide a framework for 

the determination of planning applications, policies in a plan which have 

elements which either seek to control things which fall outside the scope of 

the planning system or introduce requirements which are indiscriminate in 

terms of the size of development or are overly onerous and would not meet 

the Basic Conditions. In these circumstances it will be necessary to make 

modifications to the plan. In making any modifications I have a duty to ensure 

that the Basic Conditions are met however I am also very careful to ensure, 

where possible that the intention and spirit of the plan is retained so that the 

plan, when modified still reflects the community’s intent in producing their 

Neighbourhood Development Plan. 

3. The Plan does not meet the legal requirements and cannot proceed to a 

Referendum  

3.1 I am also required to recommend whether the Referendum Area should 

be different from the Plan Area, should the South Huish Neighbourhood 

Development Plan go to Referendum.  

3.2 In examining the Plan, I am required to check, under Paragraph 8(1) of 

Schedule 4B to the Town and Country Planning Act 1990, whether:  

• the policies in the Plan relate to the development and use of land for a 

designated Neighbourhood Area are in line with the requirements of 

Section 38A of the Planning and Compulsory Purchase Act 2004 

• the Plan meets the requirements of Section 38B of the Planning and 

Compulsory Purchase Act 2004 to specify the period for which it has 

effect 

•  the Plan has been prepared for an area designated under the 
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Localism Act 2011 and has been developed and submitted for 

examination by a qualifying body. 

3.3 I am also required to determine whether the Plan complies with the Basic 

Conditions, which are that the proposed Neighbourhood Development Plan: 

   -  Has regard to national policies and advice contained in 

guidance issued by the Secretary of State;  

   -  Contributes to the achievement of sustainable development; 

and  

   -  Is in general conformity with the strategic policies contained in 

the Development Plan for the area.  

There is now an additional Basic Condition to be considered. Since the 28th 

of December 2018, the Neighbourhood Development Planning (General) 

Regulations 2012 Such 2 para 1 has stated: 

 "In relation to the examination of Neighbourhood Development Plans 

the following basic condition is prescribed for the purpose of paragraph 

8(2)(g) of Schedule 4B to the 1990 Act- 

 The making of the Neighbourhood Development Plan does not breach 

the requirements of Chapter 8 of Part 6 of the Conservation of Habitats 

and Species Regulations 2017." 

 The Plan must also not breach, and otherwise be compatible with EU 

obligations and Human Rights requirements. 

South Hams District Council will consider my report and decide whether it is 

satisfied with my recommendations. The Council will publicise its decision on 

whether or not the Plan will be submitted to a referendum, with or without 

modifications. If the Neighbourhood Development Plan is submitted to a 

referendum, then 28 working days’ notice will be given of the referendum 

procedure and Neighbourhood Development Plan details. If the referendum 

results in more than half those voting (i.e. greater than 50%), voting in favour 
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of the Plan, then the Council must “make” the Neighbourhood Development 

Plan a part of its Development Plan as soon as possible. If approved by a 

referendum and then “made” by the local planning authority, the 

Neighbourhood Development Plan then forms part of the Development Plan.  

 

SECTION 4  

The Report 

1. Appointment of the Independent examiner 

South Hams District Council appointed me as the Independent Examiner for 

the South Huish Neighbourhood Development Plan with the agreement of the 

South Huish Neighbourhood Development Plan Group 

2.Qualifying body 

I am satisfied that South Huish Parish Council is the Qualifying Body.  

3.Neighbourhood Development Plan Area 

The South Huish Neighbourhood Development Plan Area was designated on 

the 18th of December 2015 under the Neighbourhood Development Planning 

Regulations 2012 (part 2 S6) and approved by SHDC on the 21st of January 

2016. The area covers the administrative boundaries of the Parish of South 

Huish.  The Qualifying Body have confirmed that there are no other 

Neighbourhood Development Plans covering the designated area. 

4. Plan Period 

The Plan identifies the period to which it relates as 2019 to 2034 a period 

chosen to tie in with the development plan for the area, the Plymouth and 

South West Devon Joint Local Plan (the JLP).  

5.South Hams District Council Regulation 15 Assessment of the Plan.  

South Huish Parish Council, the Qualifying Body, submitted the plan to South 
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Hams District Council for consideration under Regulation 15. The Council has 

made an initial assessment of the submitted South Huish Neighbourhood 

Development Plan and the supporting documents and is satisfied that these 

comply with the specified criteria.  

6. The Consultation Process 

The South Huish Neighbourhood Development Plan has been submitted for 

examination with a Consultation Statement which sets out the consultation 

process that has led to the production of the Plan, as set out in the regulations 

in the Neighbourhood Development Planning (General) Regulations 2012. 

The Statement describes the approach to consultation, the stages undertaken 

and explains how the Plan has been amended in relation to comments 

received. It is set out according to the requirements in Regulation 15.1.b of 

the Neighbourhood Development Planning (General) Regulations 2012): 

(a) It contains details of the persons and bodies who were consulted about the 

proposed Neighbourhood Development Plan; 

(b) It explains how they were consulted; 

 (c) It summarises the main issues and concerns raised by the persons 

consulted; and 

(d) It describes how these issues and concerns were considered and, where 

relevant, addressed in the proposed Neighbourhood Development Plan. 

Having examined the documents and considered the focus of the 

Neighbourhood Development Plan I conclude that the consultation process 

was robust, well conducted and recorded. 

A list of statutory bodies consulted is included in the Consultation Statement. 

7.Regulation 16 consultation by South Hams District Council and record 
of responses.  
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Initially, South Hams District Council placed the South Huish Neighbourhood 

Development Plan out for consultation under Regulation 16 from the16th of 

March 2020 to the 27th of April 2020. During the consultation period the 

Government introduced Lock Down measures which curbed the ability of 

some consultees to respond. 

  

In the light of this, South Hams District Council decided, in consultation with 

South Huish Parish Council, to reopen the consultation from the 11th May 

2020 and 22nd June 2020. 

Additional measures were put in place to ensure that there was opportunity for 

the community, statutory consultees and other interested persons to 

comment. These measures included: 

• Laminated posters and information sheets displayed at all prominent 

locations – including Malborough & South Huish Post Offices, 

Fisherman’s Reading Room and on the windows/doors of local 

businesses where possible. 

• A request made to the Cottage Hotel and The Cove to include an 

information sheet to any food deliveries/collections within the parish. 

• The Neighbourhood Development Plan Team contacted all those 

within the parish who previously provided feedback – via website/email 

or telephone if they were not otherwise connected. 

• Hard copies of the plan delivered to anyone who requested one – 

ordered via a Parish Councillor, by one of the NDP team or by 

contacting the Clerk. 

• Anyone without internet access wanting to provide written feedback 

was able to leave the details at Malborough Post Office OR if they 

were in self-isolation and unable to leave their property, they could 

contact the Clerk. 

• updated details posted on the website. 

• Reminders provided on the Hope Cove Facebook page. 
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• A general email to all parish contacts asking for the information to be 

widely share. 

•  Details passed to Volunteer Team to ensure that vulnerable people 

received full details (in writing) when shopping/supplies dropped off. 

I am satisfied that these additional measures gave the necessary opportunity 

for comment on the Plan. 

A number of detailed representations were received during the consultation 

period and these were supplied by the Council as part of the supporting 

information for the examination process. I considered the representations, 

have taken them into account in my examination of the Plan and referred to 

them where appropriate.  

8.Site Visit  

 I carried out an unaccompanied site visit to familiarise myself with the 

Neighbourhood Development Plan Area on the 27th of July 2020. 

9. Compliance with the Basic Conditions 

The Qualifying Body have produced a Basic Conditions Statement. The 

purpose of this statement is to set out in some detail how the Neighbourhood 

Development Plan as submitted meets the Basic Conditions. It is the 

Examiner’s Role to take this document into consideration but also take an 

independent view as to whether or not the assessment as submitted is 

correct. 

I have to determine whether the South Huish Neighbourhood Development 

Plan:   

1. Has regard to national policies and advice 

2. Contributes to sustainable development  

3. Is in general conformity with the strategic policies in the appropriate 

Development Plan  

4.  Is not in breach and is otherwise compatible with EU obligations and 

Human Rights requirements. 
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5. There is now an additional Basic Condition to be considered. Since the 

28th of December 2018, the Neighbourhood Development Planning 

(General) Regulations 2012 Such 2 para 1 has stated: 

"In relation to the examination of neighbourhood development plans the 

following basic condition is prescribed for the purpose of paragraph 8(2)(g) 

of Schedule 4B to the 1990 Act— 

The making of the neighbourhood development plan does not breach the 

requirements of Chapter 8 of Part 6 of the Conservation of Habitats and 

Species Regulations 2017." 

Documents brought to my attention by South Hams District Council for my 

examination include: 

• South Huish Neighbourhood Development Plan - the main document 

which includes policies developed in consultation with the community 

at various engagement events and workshops. 

• Basic Conditions Statement - sets out how the plan meets the Basic 

Conditions 

• Consultation Statement – sets out how the community, and other 

stakeholders, have been involved in preparing the Plan. 

• Strategic Environmental Assessment (SEA) screening opinion 

• Habitats Regulations Assessment (HRA) screening opinion 

 

Comment on Documents submitted 

I am satisfied having regard to these documents and other relevant 

documents, policies and legislation that the South Huish Neighbourhood 

Development Plan does, subject to the recommended modifications, meet the 

Basic Conditions. 

10.Planning Policy 

10.1. National Planning Policy 
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4.10.1. National Planning Policy 

National Policy guidance is in the National Planning Policy Framework 

(NPPF). At the time of the preparation of the Neighbourhood Development 

Plan the relevant NPPF was the National Planning Policy Framework 

(NPPF)February 2019 (as updated).  

To meet the Basic Conditions, the Plan must have “regard to national policy 

and advice”. In addition, the NPPF requires that a Neighbourhood 

Development Plan "must be in general conformity with the strategic policies of 

the local plan”.  

Paragraph 29 states: 

“Neighbourhood Development Planning gives communities the power to 

develop a shared vision for their area. Neighbourhood Development Plans 

can shape, direct and help to deliver sustainable development, by influencing 

local planning decisions as part of the statutory development plan. 

Neighbourhood Development Plans should not promote less development 

than set out in the strategic policies for the area or undermine those strategic 

policies.” 

4.10.4 The South Huish Neighbourhood Development Plan does not need to 

repeat these national policies, but to demonstrate it has taken them into 

account. 

 4.10.5 I have examined the Plan and consider that, subject to modification, it 

does have “regard for National Policy and Advice” and therefore, subject to 

minor modification does meet the Basic Conditions in this respect. 

4.11 Local Planning Policy- The Development Plan 

4.11.1. The South Huish Neighbourhood Development Plan Area is within the 
area covered by South Hams District Council. At the time of my examination, 
the Development Plan for the area was the Plymouth and South West Devon 
Joint Local Plan (the JLP), adopted in March 2019.  
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4.11.2 To meet the Basic Conditions, the South Huish Neighbourhood 

Development Plan must be in “general conformity” with the strategic policies 

of the Development Plan.  

The NPPF 2019 (updated) states: 

“20. Strategic policies should set out an overall strategy for the pattern, scale 

and quality of development, and make sufficient provision12 for: 

a) housing (including affordable housing), employment, retail, leisure and 

other commercial development; 

b) infrastructure for transport, telecommunications, security, waste 

management, water supply, wastewater, flood risk and coastal change 

management, and the provision of minerals and energy (including heat); 

c) community facilities (such as health, education and cultural infrastructure); 

and 

d) conservation and enhancement of the natural, built and historic 

environment, including landscapes and green infrastructure, and planning 

measures to address climate change mitigation and adaptation.” 

4.11.3 Neighbourhood Development Plans should only contain non-strategic 

policies. The NPPF 2019(updated) states: 

“Non-strategic policies 

28. Non-strategic policies should be used by local planning authorities and 

communities to set out more detailed policies for specific areas, 

neighbourhoods or types of development. This can include allocating sites, 

the provision of infrastructure and community facilities at a local level, 

establishing design principles, conserving and enhancing the natural and 

historic environment and setting out other development management policies. 

29. Neighbourhood Development Planning gives communities the power to 

develop a shared vision for their area. Neighbourhood Development Plans 

can shape, direct and help to deliver sustainable development, by influencing 
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local planning decisions as part of the statutory development plan. 

Neighbourhood Development Plans should not promote less development 

than set out in the strategic policies for the area or undermine those strategic 

policies.” 

4.11.4 Should there be a conflict between a policy in a Neighbourhood 

Development Plan and a policy in a Local Plan, section 38(5) of the Planning 

and Compulsory Purchase Act 2004 requires that the conflict must be 

resolved in favour of the policy, which is contained in the last document to 

become part of the development plan. 

4.11.5 The distinction between strategic and non-strategic policies is 

important, Neighbourhood Development Plans only have to be in general 

conformity with the strategic policies of the development plan (Localism Act 

2011, Schedule 4B, s7 (2)(e)). When Made, Neighbourhood Development 

Plan policies take precedence over existing non-strategic policies in the Local 

Plan, where they are in conflict. 

4.11.6 Planning Policy Guidance paragraph 41-076-20140306 sets out that:  

“Strategic policies will be different in each local planning authority area. When 

reaching a view on whether a policy is a strategic policy the following are 

useful considerations: 

•whether the policy sets out an overarching direction or objective 

•whether the policy seeks to shape the broad characteristics of development 

•the scale at which the policy is intended to operate 

•whether the policy sets a framework for decisions on how competing 

priorities should be balanced 

•whether the policy sets a standard or other requirement that is essential to 

achieving the wider vision and aspirations in the Local Plan 

•in the case of site allocations, whether bringing the site forward is central to 

achieving the vision and aspirations of the Local Plan 
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•whether the Local Plan identifies the policy as being strategic” 

I have examined the South Huish Neighbourhood Development Plan and 

consider that, subject to modification, the plan is in general conformity with the 

Strategic Policies of the Development Plan and does meet the Basic 

Conditions in this respect. 

11. Other Relevant Policy Considerations 

11.1 European Convention on Human Rights (ECMR) and other 
European Union Obligations 

As a ‘local plan’, the Neighbourhood Development Plan is required to take 

cognisance of the EU Strategic Environmental Assessment (SEA) Directive 

2001/42/EC.   

South Hams District Council carried out a Strategic Environmental 

Assessment (SEA) screening exercise in consultation with relevant statutory 

bodies and concluded that a SEA was not required under European Directive 

2001/42/EC. The following Statutory Bodies were consulted on the 13th of 

January 2020, during the course of the screening process and agreed with the 

conclusion: 

• Natural England 

• Historic England 

• Environment Agency 

Habitats Regulations Assessment (HRA) 

A Habitat Regulations Assessment (HRA) is required under the Habitats 

Directive, on the policies within a Neighbourhood Development Plan to ensure 

there will not be an adverse impact on any European wildlife site. An HRA 

screening report was carried out by South Hams District Council in January 

2020 on the pre-submission version of the Neighbourhood Development Plan. 

A copy of the report is included in the appendix of the Neighbourhood 

Development Plan. The conclusion of the report with respect to HRA is: 
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“South Huish lies within the Prawle Point to Plymouth Sound SAC. The Plan 

does not allocate any development sites. In the light of this Council consider 

the South Huish Neighbourhood Development Plan will not have a significant 

effect on a European Site and therefore further assessment under the Habitat 

Regulations is not required” 

11.2 Sustainable development 

Paragraphs 7 to 14 of the NPPF (Feb 2019 as updated) identify the 

components of sustainable development, and how planning applications and 

local plans can meet these requirements. 

Pages 14-18 of the Basic Conditions Statement sets out how the 

Neighbourhood Development Plan addresses the requirement to achieve 

sustainable development including a Sustainability Matrix which tests the 

policies of the plan against the NPPF requirements. 

My conclusion is that the principles of Sustainable Development required in 

the NPPF have been taken into account in the development of the plan and its 

policies and where issues have been identified they were addressed by 

revisions to the document prior to submission. I am satisfied that the South 

Huish Neighbourhood Development Plan subject to the recommended 

modifications addresses the sustainability issues adequately. 

The Neighbourhood Development Plan is required to take cognisance of the 

European Convention of Human Rights and to comply with the Human Rights 

Act 1998.  

I am satisfied that the South Huish Neighbourhood Development Plan has 

done so. 

I am therefore satisfied that the South Huish Neighbourhood Development 

Plan meets the basic conditions on EU obligations.                         

11.3 Excluded development 

I am satisfied that the South Huish Neighbourhood Development Plan does 
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not cover County matters (mineral extraction and waste development), 

nationally significant infrastructure such as highways and railways or other 

matters set out in Section 61K of the Town and Country Planning Act 1990. 

11.4 Development and use of land 

I am satisfied that the South Huish Neighbourhood Development Plan, subject 

to modification covers development and land use matters. 

General Comments 

Planning Guidance on preparing Neighbourhood Development Plans and 

policies is clear, it states: 

“A policy in a Neighbourhood Development Plan should be clear and 

unambiguous. It should be drafted with sufficient clarity that a decision maker 

can apply it consistently and with confidence when determining planning 

applications. It should be concise, precise and supported by appropriate 

evidence. It should be distinct to reflect and respond to the unique 

characteristics and planning context of the specific neighbourhood area for 

which it has been prepared. 

Neighbourhood Development Planning can inspire local people and 

businesses to consider other ways to improve their neighbourhood than 

through the development and use of land. They may identify specific action or 

policies to deliver these improvements. Wider community aspirations than 

those relating to development and use of land can be included in a 

Neighbourhood Development Plan, but actions dealing with non-land use 

matters should be clearly identifiable. For example, set out in a companion 

document or annex.” 

In order to provide clarity and to ensure that the policies in the South Huish 

Neighbourhood Development Plan meet the Basic Conditions it has been 

necessary for me to make modifications to a number of policies. This includes 

modifications where policies have sought to introduce controls outside the 

scope of the planning system or where existing policy already sets out the 
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scope of control.  

As I have found it necessary to modify a number of policies it may also be 

necessary to modify the supporting text within the plan to align with the 

modified policies, where this is necessary. The details of these modifications 

are set out within my comments on the related policies. My comments on 

policies are in blue with the modified policies in red.  

12.The Neighbourhood Development Plan Vision, key themes, priorities 
and objectives 

12.1 VISION Statement 

A Vision for South Huish 

“The parish and each individual settlement lie within the South Devon Area of 

Outstanding Natural Beauty. Our vision sets out to respect this natural setting, 

the environment, its ecology, history and people. There should be limited 

change, new development must promote design quality, and be sensitive to 

the delicate balance between the needs of local residents, businesses and 

visitors. Our aim is to promote a thriving, sustainable, safe, viable, vital and 

close-knit parish which has more control over future change.” 

Key themes, priorities and objectives 

The key themes, priorities and objectives are set out on pages 10 and 11 of 

the plan. 

COMMENT 

I am satisfied that the South Huish NDP vision, key themes, aims and 
objectives were developed from the consultation process and that the 
policies within the plan reflect them. 

SOUTH HUISH NEIGHBOURHOOD DEVELOPMENT PLAN POLICIES 

Policy SH EC 01 Tourism related employment and retention of hotels 
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The change of use or redevelopment of a hotel to non-hotel use will only be 

permitted provided that: 

a) The proposed use would be compatible with the existing building and its 

surroundings and setting within the South Devon AONB; 

b) No significant loss of hotel accommodation in the Parish or detriment to 

local employment through the loss of hotel accommodation will result; 

c) Demand for the hotel accommodation no longer exists. 

Development may include: 

d) Rehabilitation, re-use or redevelopment of existing premises. 

e) Change of use to residential care or extra care which supports the plan 

objectives to both provide employment and affordable housing for the elderly 

as stated in Policy SH H1 (Affordable Housing) 

Where the loss of a hotel or tourism related site is justified as no longer viable 

the applicant must demonstrate through an independent assessment that the 

vacant unit has been actively marketed and offered at a reasonable sale price 

(comparable with valuations achieved elsewhere in the District) for a minimum 

period of 2 years. 

COMMENT 

I have no comment on this policy. 

Policy SH EC 02: Local Rural Employment 

The conversion of redundant agricultural buildings and their expansion for 

small scale employment uses will be acceptable in principle within the 

countryside provided that: 

a) The scale of employment use is appropriate to the accessibility of the site 

by public transport, cycling and standard of local highways; 
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b) Proposals respect the character and qualities of the landscape and 

environment as outlined in Policy SH Env 2 and include effective mitigation 

measures to avoid adverse effects or minimise them to acceptable levels. 

An existing building is considered redundant if it has remained vacant for a 

period exceeding two years. Evidence in the form of dated photographs will 

be required to confirm the period that the building has remained vacant. 

COMMENT 

I have no comment on this policy. 

Policy SH Env 1 Settlement Boundaries and avoidance of coalescence 

The settlement boundaries for Hope Cove and Galmpton designated in this 

Plan and illustrated in figures 14 and 15 shall be used for the purposes of 

determining all planning applications in the parish. 

Development proposals beyond theses boundaries that would lead to any 

coalescence between Hope Cove, Galmpton, South Huish and Thurlestone 

Sands will not be permitted. 

COMMENT 

I have received many letters of representation relating to the proposed 
Galmpton Development Boundary and the modifications made between 
the Regulation 14 consultation stage of the Plan and the draft Plan 
submitted at Regulation 15. In relation to this issue I requested further 
clarification from the Qualifying Body. My questions, the QB’s response 
and responses from the community can be viewed in full on the SHDC 
website.  I have carefully examined the representations and the QB 
response and considered the implications of the modification to the 
boundary in relation to the SEA screening. I conclude that the process 
of modification was insufficiently robust and did not take into 
consideration the impact on the SEA screening. Therefore, for clarity 
and to meet the Basic Conditions the proposed Galmpton Development 
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Boundary should revert to that proposed at the Regulation 14 stage of 
the plan. This requires the substitution of the map 15 in the 
Neighbourhood Development Plan with the original development 
boundary as illustrated at Regulation 14. 

Neighbourhood Development Plan policies can only relate to 
development within a Neighbourhood Development Plan area to avoid 
confusion the policy should be modified as follows: 

Policy SH Env 1 Settlement Boundaries and avoidance of coalescence 

Settlement boundaries for Hope Cove and Galmpton are designated in 
this Plan and illustrated in figures 14 and 15. Development inside the 
settlement boundaries will be supported in principal subject to National 
Policy and Guidance and the Development Plan. 

Development proposals outside the settlement boundaries will be 
treated as development in the open countryside.  

To protect the character and appearance of Hope Cove, Galmpton and 
South Huish, development which erodes the visual separation of the 
settlements of will not be permitted. 

Policy SH Env2 Impact on the South Devon Area of Outstanding Natural 
Beauty (AONB) 

All future development in the Parish should have due regard of its impact on 

the AONB, Undeveloped Coast, Heritage Coast, the rural landscape and the 

guidance on development set by the South Devon AONB Unit. All 

development proposals within the Parish should successfully demonstrate 

that they satisfy all of the following criteria: 

a) They maintain the intrinsic character of the landscapes affected; 

b) The proposal’s visual and environmental impact on the AONB, Heritage 

Coast and Undeveloped Coast has been assessed and minimized; 
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c) It is demonstrated that they conform to the guidance on development in the 

AONB Management Plan and AONB Planning Guidance; 

d) They cannot be accommodated reasonably outside the Heritage Coast and 

Undeveloped Coast designations; 

e) Substantial harm to or loss of irreplaceable habitats such as ancient 

woodland and within historic boundary features, banks and ditches should be 

wholly exceptional; 

f) An appreciation should be made of the natural assets and constraints of a 

development site. This shall be commensurate with the level of development 

proposed. This requirement does not remove any obligation to prepare a 

Strategic Environment Assessment on previously undeveloped land and 

compliance with the environmental aspects of the local validation process for 

Planning Applications as required by SHDC. 

g) Take opportunities available, where reasonable, for improving public 

access to and the enjoyment of the coast. 

COMMENT 

It would not be reasonable to apply this policy to all development 
proposal and a number of the requirements are already covered in 
existing policy and do not need to be repeated. For clarity and to meet 
the Basic Conditions the policy should be modified as follows:  

Policy SH Env2 Impact on the South Devon Area of Outstanding Natural 
Beauty (AONB) 

In addition to National and Development Plan policies and guidance 
controlling development in the South Devon AONB, Undeveloped Coast 
and Heritage Coast, development within the Parish should, where 
necessary due to the size and scale of the development must 
demonstrate: 
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a) how it maintains the intrinsic character of the landscapes affected; 

b) why it cannot be accommodated reasonably outside the Heritage 
Coast and Undeveloped Coast designations; 

c) how the natural assets and constraints of a development site have 
been assessed. Substantial harm to or loss of irreplaceable habitats 
such as ancient woodland and within historic boundary features, banks 
and ditches should be wholly exceptional; 

d)how opportunities for improving public access to and the enjoyment 
of the coast have been included. 

Policy SH Env3 Safeguarding the biodiversity and Green Infrastructure 
throughout the Parish 

All future developments must demonstrate an awareness and management of 

wildlife corridors through the parish and connecting to the broader green 

infrastructure of South Devon. Any development should also be informed by 

the Wildlife Resource Map and species record produced for the Plan18. The 

purpose of referring to the South Hams Green Infrastructure Framework is to 

build on the Strategic Aims and Actions of the framework adding and 

improving the GI resource at a local level. 

a) Applicants should consider the opportunities, constraints and checklists 

outlined in the South Hams Green Infrastructure (GI) Framework. 19 

b) An appreciation is required on all developments within the parish of how 

green infrastructure has been incorporated into the proposed development. 

This shall be commensurate with the level of development proposed. 

c) Protection of locally distinctive natural features in a development such as 

Devon Banks, stone walls, hedgerows and the protection of existing mature 

trees beyond those protected within a Tree Preservation Order should be 

included as part of the above statement. 
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d) Where the opportunity arises any alien and foreign species of trees 

considered invasive or harmful should be replaced with indigenous species. 

e) Future development should promote where reasonable opportunities for 

improving access to heritage assets through new walking routes. 

COMMENT 

This policy will not be relevant for all development proposals.  There are 
also elements of narrative which should be included in the justification/ 
context for the policy. For clarity and to meet the Basic Conditions the 
policy should be modified as follows: 

Policy SH Env3 Biodiversity and Green Infrastructure  

Where appropriate due to the size and scale development proposals 
should: 

a) Include a Green Infrastructure plan to show how the development 
can improve greenspaces and corridors for people and nature, in 
the context of the parish and where possible where possible 
connecting to the broader green infrastructure of South Devon.  

b) Include biodiversity action plan which includes details of how the 
development will achieve a net gain in biodiversity in compliance 
with national policy requirements.  

c) Retain on site natural features such as Devon Banks, stone walls, 
hedgerows, protecting existing mature trees beyond those 
protected within a Tree Preservation Order. 

d)  Where possible replace any alien and foreign species of trees 
considered invasive or harmful with indigenous species. 

e)  promote where reasonable opportunities for improving access to 
heritage assets through new walking routes. 

Policy SH Env4 Local Green Spaces 

A number of green open spaces within the Parish are designated as LGS. 
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These sites illustrated in figures 16 A to C have been identified by the 

community as of special value to South Huish Parish and hold a particular 

significance to the place namely; 

• Their beauty and tranquility; 

• Historic significance; 

• Passive and active recreational value; 

• High environmental quality; 

• The richness of habitats and wildlife; 

• To maintain the open character of the parish; 

• The historic landscape setting of settlement is retained; 

The justification for each site listed below against the criteria set in NPPF 

clause 100 is included within the evidence base as Appendix A3 

LGS1 Not used; 

LGS2 New Road and Channel View junction; 

LGS3 Not used; 

LGS4 New Road by Arabia and Mewstone; 

LGS5 Between Shippen Lane and Harbour Lane at South West end; 

LGS6 Outer Hope carpark and Fisherman’s carpark; 

LGS7 Cannon and Anchor; 

LGS8 New Road and bypass green triangle; 

LGS9 The Downs; 
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LGS10 Weymouth Park; 

LGS11 The Green Galmpton; 

LGS12 by Higher Orchard Galmpton. 

LGS 13 Coastguard Station Gardens Inner Hope 

COMMENT 

The NPPF states: 

“99. The designation of land as Local Green Space through local and 
Neighbourhood Development Plans allows communities to identify and 
protect green areas of particular importance to them. Designating land 
as Local Green Space should be consistent with the local planning of 
sustainable development and complement investment in sufficient 
homes, jobs and other essential services. Local Green Spaces should 
only be designated when a plan is prepared or updated and be capable 
of enduring beyond the end of the plan period. 

100. The Local Green Space designation should only be used where the 
green space is: 

a) in reasonably close proximity to the community it serves; 

b) demonstrably special to a local community and holds a particular 
local significance, for example because of its beauty, historic 
significance, recreational value (including as a playing field), tranquility 
or richness of its wildlife; and 

c) local in character and is not an extensive tract of land. 

101. Policies for managing development within a Local Green Space 
should be consistent with those for Green Belts.” 

The policy implication of Local Green Space designation is significant 
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and therefore the NPPF sets a high standard of criteria to be met for 
designation.  

During the course of my examination I sought clarification on how the 
proposed Local Green Spaces were selected and the size of the 
proposed spaces. 

I also sought confirmation that the owners of the proposed Local Green 
Spaces have been formally consulted. In response the QB provided me 
with a table of the Local Green Spaces including their sizes and 
confirmed that all owners had been formally consulted prior to the 
Regulation 14 consultation period. A copy of my questions and the QB’s 
response can be viewed on the SHDC website. 

I have received representation from the owner of the proposed LGS 10. 
Weymouth Park stating that they were not consulted and raising an 
objection stating that it does not meet the NPPF tests. Having 
considered the site carefully I conclude that whilst it may be open space 
it doesn’t meet test b of the NPPF and should be deleted from the list.   

I have considered the other proposed LGSs and conclude that in 
addition to LGS 10 the following proposed designations do not meet the 
NPPF tests: 

LGS2 New Road and Channel View junction; 

This proposed designation comprises of highway verge and whilst it 
may contribute to the streetscape, I conclude that it does not meet test b 
of the NPPF.  

LGS4 New Road by Arabia and Mewstone; 

This proposed designation comprises of highway verge and whilst it 
may contribute to the streetscape, I conclude that it does not meet test b 
of the NPPF.  
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LGS5 Between Shippen Lane and Harbour Lane at South West end; 

This area is described as “A grassy area between Shippen Lane and 
Harbour Lane up to Yabsley and Quay Cottages grounds, housing the 
underground village sewage reception tanks and pumping station.” 

Whilst it may contribute to the streetscape, I conclude that it does not 
meet test b of the NPPF. 

LGS6 Outer Hope carpark and Fisherman’s carpark; 

Whilst acknowledging this is an important facility to the community, I 
conclude that it does not meet test b of the NPPF. 

LGS8 New Road and bypass green triangle; 

This proposed designation comprises of highway verge and whilst it 
may contribute to the streetscape, I conclude that it does not meet test b 
of the NPPF.  

LGS11 The Green Galmpton; 

This proposed designation comprises of highway verge and whilst it 
may contribute to the streetscape, I conclude that it does not meet test b 
of the NPPF.  

LGS12 by Higher Orchard Galmpton. 

This proposed designation comprises of highway verge and whilst it 
may contribute to the streetscape, I conclude that it does not meet test b 
of the NPPF.  

The NPPF criteria and explanatory text does not need to be included 
within the policy but can be included within the policy context/context 
sections. The maps accompanying this policy should be modified to 
reflect the policy changes. 
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Policy SH Env4 Local Green Spaces 

The following areas illustrated in figures 16 A to B are designated as 
Local Green Spaces.  

LGS1 Cannon and Anchor; 

LGS2 The Downs; 

LGS3 Coastguard Station Gardens Inner Hope 

Policy SH Env5 Locally Important Views 

There are a number of views across South Huish Parish from public land and 

routes that are considered locally important. These are illustrated in figures 

17A and 17B. 

The description of each view and points to be considered are included below 

and within the evidence base as Appendix A4. 

The quality of the views to the coast or the countryside should be safeguarded 

in any future development within the Parish. The views help define the 

character of the Parish and the AONB as outlined in AONB Management 

Policy Lan/P6.Development within the foreground or middle ground of these 

views should not harm and should, where possible, contribute positively to the 

existing composition of natural and built elements. Development should not be 

overly intrusive, unsightly or prominent to the detriment of the view as a 

whole, or to the landmarks within the view. 

The views comprise panoramas within the acute angle of two arrows defining 

the extent of the view. The views cover distant ones of the settlement or are 

more localised within the settlement, each is considered locally important by 

the community. 

COMMENT 

Explanatory text should not be included in the policy but can be 
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included within the policy context/justification sections. For clarity the 
policy should be modified as follows: 

Policy SH Env5 Locally Important Views 

Locally important views are illustrated in figures 17A and 17B. The 
quality of these views to the coast or the countryside should be 
safeguarded in any future development within the Parish. Development 
should not be overly intrusive or prominent to the detriment of the view 
as a whole, or to the landmarks within the view.  

Policy SH Env 6, Encouraging renewable energy and low carbon 
development 

The development of small-scale renewable energy generation where 

supported by the community will be encouraged, this includes: 

• Biomass; coppicing local woodland and hedgerows; 

• Hydro; power generation from local watercourses; 

• Small scale solar power when roof mounted on domestic, employment and 

agricultural buildings; 

• Ground source and air source heat pumps. 

Wind turbines and large-scale ground mounted solar power are not 

considered appropriate methods of generation within the parish. 

For the purposes of this policy small scale is defined as less than 50Kwp. All 

development of small scale renewable energy generation within the parish 

must demonstrate that it will not affect the integrity of the Statutory and Non 

Statutory wildlife sites within the parish and will have no detrimental impacts 

on South Devon AONB, and the SSSI’s within or surrounding the parish. All 

proposals must be supported by protected species surveys and the 

identification of any necessary mitigation measures. 
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COMMENT 

Planning permission is not required for certain small-scale renewable 
energy installations. For clarity the policy should be modified as 
follows: 

Policy SH Env 6, Encouraging renewable energy and low carbon 
development 

Where planning permission is required the development of small-scale 
renewable energy generation will be supported, this includes: 

• Biomass; where material is sourced from the coppicing of local 
woodland and hedgerows; 

• Hydro; power generation from local watercourses; 

• Small scale solar power when roof mounted on domestic, employment 
and agricultural buildings; 

• Ground source and air source heat pumps. 

Wind turbines and large-scale ground mounted solar power are not 
considered appropriate methods of generation within the parish. 

Where appropriate proposals should demonstrate that they will not 
affect the integrity of the Statutory and Non-Statutory wildlife sites 
within the parish and will have no detrimental impacts on South Devon 
AONB, and the SSSI’s within the parish. Where necessary proposals 
must be supported by protected species surveys and the identification 
of any necessary mitigation measures. 

For the purposes of this policy small scale is defined as less than 
50Kwp. 

Policy SH Env 7, Reduction of existing flood risk 
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A mix of permanent improvements and regular maintenance is supported to 

eliminate regular flooding in the vicinity of the following sites: 

• Meadow View Terrace 

• New Road 

• Lower Hope bypass 

• Vicinity of Lodge House and St. John’s Lodge 

The locations of the flood risk where improvements are required is illustrated 

in Figure 18 

The plan supports any improvements and maintenance by Devon County 

Council of the areas that are noted to flood. 

COMMENT 

This is more of a community project than planning policy to be used in 
the determination of planning applications. It should be deleted as a 
policy section of the Plan but can be included in the community 
aspiration/project section or form part of the justification/context for the 
policy. 

Policy SH Env 8, Drainage Impact 

All development within the Parish that requires planning permission should be 

aware of the impact of the proposals on the existing foul and surface water 

system in the Parish and describe what mitigation measures are proposed 

within the development site. The measures shall be commensurate with the 

level of development proposed. 

Any proposals in the proximity of the Environment Agency flood risk area 

illustrated in figure 18 should take account of the Outer Hope Feasibility Study 

(assessing flood risk and mitigation) prepared on behalf of SHDC by Atkins in 

August 2013 included as Appendix B18 and are expected to demonstrate no 
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adverse impact on local streams, leat, flood channels and neighbouring 

properties. 

This requirement does not remove any obligation to prepare a Drainage 

Assessment through the local validation process for Planning Applications as 

required by SHDC.21 

COMMENT 

Local validation is part of SHDC’s procedural requirements and should 
not be included in policy. For clarity and to meet the Basic Conditions 
the policy should be modified as follows: 

Policy SH Env 8, Drainage Impact 

Development proposals should, where necessary demonstrate that the 
impact on the existing foul and surface water system has been assessed 
and include details of on-site mitigation if required.  

Any proposals in proximity of the Environment Agency flood risk area 
illustrated in figure 18 should take account of the Outer Hope Feasibility 
Study (assessing flood risk and mitigation) prepared on behalf of SHDC 
by Atkins in August 2013 (included as Appendix B18) and are expected 
to demonstrate no adverse impact on local streams, leat, flood channels 
and neighbouring properties. 

Policy SH Env 9, Dark Skies and the avoidance of light pollution 

Development should not detract from the unlit environment of the Parish. 

The use of a high proportion of glass in walls and roofs without consideration 

of the impact on the environment when internally lit will be discouraged. 

Security lighting, outside lighting and floodlighting should be designed to 

minimise their impact on the night sky and lighting deflected downwards and 

switched off after midnight. 
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COMMENT 

I have no comment on this policy 

 Policy SH H1 Affordable Housing 

This plan supports proposals for affordable housing development within the 

settlement boundaries or as exception sites. Such developments could 

include proposals for Community Led Housing and should meet the 

requirements of other polices of this plan. The NPPF (2019) definition of 

affordable housing is included in Appendix B19. All development should meet 

the following requirements: 

a) The number of affordable homes to be delivered is in line with the need as 

defined by Devon Homes Choice or the local affordable housing register in 

place at the time and, where a need has been identified, includes, custom and 

self-build plots where feasible; 

b) The range and size of dwellings is in line with the need as defined by 

Devon Homes choice; 

c) Housing for young families in the form of starter homes and the increasing 

number of elderly in the Parish is provided in the form of sheltered, extra care 

or assisted living housing where required and evidenced; 

d) Homes shall be occupied by people with a local connection; 

e) Affordable housing for sale shall be subject to a legal covenant to ensure 

the homes remain affordable and that the discount is maintained in perpetuity; 

f) Where affordable housing is delivered through the subsidy from market 

housing in line with SHDC Joint Local Development Plan Policy DEV 8, such 

market housing is subject to a principal residence condition as set out in 

Policy SH H2; 

g) The controls associated with development in the AONB as set out in Policy 
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SH Env2 and the latest South Devon AONB Management Plan and Planning 

Guidance are strictly followed. 

h) The inclusion of high-speed digital technology such as broadband and 

good mobile phone coverage is supported to attract school, working age 

families and home working. 

COMMENT 

The definition of what can be considered as affordable housing is set 
out within the NPPF and does not include “sheltered, extra care or 
assisted living housing”. For clarity and to meet the Basic conditions 
the policy should be modified as follows: 

Policy SH H1 Affordable Housing 

Proposals for affordable housing development within the settlement 
boundaries or as exception sites will be supported where:  

a) The number of affordable homes to be delivered is in line with the 
need as defined by Devon Homes Choice or the local affordable housing 
register in place at the time and, where a need has been identified, 
includes custom and self-build plots where feasible; 

b) The range and size of dwellings is in line with the need as defined by 
Devon Homes choice including dwellings suitable for the elderly; 

c) It will provide housing for young families in the form of starter homes;  

d) Homes will be occupied by people with a local connection; 

e) Affordable housing for sale is subject to a legal restriction to ensure 
the homes remain affordable and that the discount is maintained in 
perpetuity; 

f) any cross-subsidy market housing delivered in line with SHDC Joint 
Local Development Plan Policy DEV 8 is subject to a principal residence 
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condition as set out in Policy SH H2; 

g) the controls associated with development in the AONB as set out 
National Planning Policy and Guidance are strictly followed. 

h) The inclusion of high-speed digital technology such as broadband 
and good mobile phone coverage is supported to attract school, 
working age families and home working. 

Such developments could include proposals for Community Led 
Housing.  

Policy SH H2 Principal Residence 

a) New open market housing, excluding replacement dwellings, will only be 

supported where there is a planning obligation to ensure its occupancy as a 

Principal Residence. This policy is as a result of impact upon the local 

housing market of second or holiday homes. This occupancy restriction will 

therefore require the imposition of a planning condition or legal agreement. 

New unrestricted market homes will not be supported at any time. 

b) Principal Residences are defined as those occupied as the residents’ sole 

or main residence, where the residents spend the majority of their time when 

not working away from home. The condition or obligation on new open market 

homes will require that they are occupied only as the primary (principal) 

residence of those persons entitled to occupy them. 

c) Occupiers of homes with a Principal Residence condition will be required to 

keep proof that they are meeting the obligation or condition and be obliged to 

provide this proof if and when SHDC requests this information. Proof of 

Principal Residence includes but is not limited to residents being registered on 

the local electoral register and being registered for and attending local 

services including healthcare, and schools. 

d) This policy applies to all new build development both allocated and windfall 

sites where open market housing is proposed within the Neighbourhood 
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Development Plan Area. A replacement dwelling is defined as a single new 

build dwelling replacing an existing dwelling. 

e) A replacement dwelling is defined as a single new build dwelling replacing 

an existing dwelling, of equivalent size and design as the original dwelling. 

COMMENT 

Evidence to support this policy has been produced both in the 
Neighbourhood Development Plan itself and the supporting evidence 
base available to view in full on the South Huish Neighbourhood 
Development Plan website. It is clear that there is strong community 
support for a principal residency occupancy restriction policy and that 
the community feel it is the right response to the situation within the 
parish regarding increasing second home ownership. The supporting 
evidence clearly sets out the statistics for the parish showing a 40% 
second home ownership in the Parish in 2017. The evidence of the 
impact on house prices within the parish is also presented in this 
document the analysis of the Housing Needs Survey 2017. In addition, 
South Hams District Council support the inclusion of this policy. 

I have considered the policy in terms of the Basic Conditions and 
particularly achieving sustainable development. I am satisfied that the 
information presented provides adequate evidence to support the 
contention that ongoing unrestricted open market housing development 
will have a negative impact upon the community and the affordability of 
dwellings for full time occupation and therefore its long-term 
sustainability. I therefore conclude that the policy does meet the Basic 
Conditions. 

The supporting text to the policy could be modified to include the 
definition of replacement dwelling. 

The policy as currently worded is confusing and for clarity should be 
modified as follows: 
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Policy SH H2 Principal Residence 

a) New open market housing excluding replacement dwellings will only 
be supported where there is a restriction to ensure its occupancy as a 
principal residence guaranteed through a planning condition or legal 
agreement. 

b) New unrestricted second homes will not be supported at any time. 

c)A principal residence is defined as one occupied as the residents’ sole 
or main residence, where the residents spend the majority of their time 
when not working away from home, and the condition or obligation on 
new open market homes will require that they are occupied only as the 
principal residence of those persons entitled to occupy them. 

d) Occupiers of homes with a Principal Residence condition will be 
required to keep proof that they are meeting the obligation or condition 
and be obliged to provide this proof if and when SHDC requests this 
information. Proof of Principal Residence includes but is not limited to 
residents being registered on the local electoral register and being 
registered for and attending local services including healthcare, and 
schools. 

Policy SH H3 Exception Sites outside the settlement boundary 

This plan supports the use of Exception Sites to deliver affordable housing; 

this is in line with National Policy and JLP policy TTV 27. A site will only be 

permitted if: 

a) It meets a proven need for affordable housing for local people; 

b) Management of the scheme will ensure that the dwellings continue to meet 

such proven needs for initial and subsequent occupiers; 

c) Where the impact on the visual and landscape amenity of the area and the 

AONB is not adverse and the design is in compliance with SH Env2 and the 
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latest version of the South Devon AONB Management Plan and AONB 

Planning Guidance; 

d) Where the identified site is adjoining or very near the settlement boundary; 

e) At South Hams District Council’s discretion, a small number of market 

homes not exceeding 40% of the homes or land take may be permitted where 

necessary to be financially viable. 

f) The proposal meets the requirement of all other relevant policies of the Plan 

and the Joint Local Plan. 

COMMENT 

The policy as currently worded includes detail of JLP policy TTV 27 
which is unnecessary. For clarity and to meet the Basic Conditions the 
policy should be modified as follows and co: 

Policy SH H3 Rural Exception Sites outside the settlement boundary 

This plan supports the use of Rural Exception Sites to deliver affordable 
housing where they comply with National Policy and JLP policy TTV 27 
and all other relevant policies in the Development Plan. 

Policy SH T1: Traffic calming in South Huish 

Sustainable solutions to calm traffic through the villages of the Parish are 

supported. Measures supported include; 

a) Reduction of road speeds through Galmpton and Hope Cove particularly at 

the Hope Cove Bypass and New Road; 

b) Consideration of road safety measures between the villages; 

c) Introduction of gateway features at the entrances to the village and 

changes in road surface treatment through the villages in order to calm and 

slow down traffic; 
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d) Introduction of safer pedestrian routes away from the highway including 

signing and safe surface treatments. 

COMMENT 

This is not a policy but a community aspiration/project and should be 
deleted as a policy it could be included in a separate section of the plan 
or included in the supporting text. 

Policy SH T2: Car Parking 

a) Unless designed as part of an overall parking strategy within a 

development proposal which generate an increase in on-street car, trailer and 

boat parking will be resisted. 

b) No development will be supported within the Parish that causes the loss in 

the number of public car parking spaces. Should the spaces be relocated, 

there should be no reduction in their convenience and proximity to the village 

centre. 

c) New residential development including sheltered housing should ensure 

there is no increase in on- street car or boat parking and meets the following 

parking standards on site; 

1 bedroom 

2 bedrooms 

3 or more bedrooms 

1 space plus I space per 3 dwellings for visitors; 2 spaces; 

3 spaces. 

d) Proposals which seek to include parking provision below these standards 

will require robust justification which takes into account the sites accessibility, 

proximity to and availability of public transport with regards to the use, type 



 
South Huish Neighbourhood Development Plan 

43 

and mix of development proposed. 

e) New car parking proposals which adversely affect the setting of a 

development and surrounding landscape features will be discouraged; 

f) Provision of car spaces and charging points for electric vehicles and other 

ultra-low emission vehicles will be supported. 

COMMENT 

The imposition of car parking standards in excess of those required at 
national and local level can have a significant impact on the viability of 
proposed development. Whilst I acknowledge that the adequacy of 
parking for developments is an ongoing issue for communities, in this 
instance I have not been provided with evidence which justifies an 
increase in parking standards in this instance. For clarity and to meet 
the Basic Conditions the policy should be modified as follows: 

Policy SH T2: Car Parking 

a) Proposals which are likely to generate an increase in on-street car, 
trailer and boat parking will be resisted, unless designed as part of an 
overall parking strategy within a development. 

b) No development will be supported within the Parish that causes the 
loss in the number of public car parking spaces. Should the spaces be 
relocated, there should be no reduction in their convenience and 
proximity to the village centre. 

c) New residential development including sheltered housing must, as a 
minimum comply with adopted parking standards ensuring there is no 
increase in on-street car or boat parking. Where achievable the following 
parking standards should be met; 

1 bedroom- 1 space plus I space per 3 dwellings for visitors;  
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2 bedrooms- 2 spaces; 

3 or more bedrooms- 3 spaces. 

c) New car parking proposals which adversely affect the setting of a 
development and surrounding landscape features will be discouraged; 

d) Provision of car spaces and charging points for electric vehicles and 
other ultra-low emission vehicles will be supported. 

Policy SH T3: Footpaths and cycleways 

All new development in the Plan area should link to a safe path network that 

connects the Parish, surrounding settlements, and the SW Coast Path where 

feasible. Where appropriate, opportunities to improve and extend the existing 

network will be sought as part of any development proposals. New and 

existing footpaths should: 

a) where appropriate and excluding the SW Coast Path promote their use as 

cycleways; 

b) introduce and help establish new routes including circular routes 

connecting Malborough, Galmpton, Hope Cove, South Milton, Hope Barton 

and Bolberry and an improved route for cyclists to Kingsbridge and Salcombe; 

c) have durable surfacing and effective drainage; 

d) be easy to navigate with discreet rural signage; 

e) be accessible to those with special needs where feasible; 

f)) include improved footbridges and stiles where required. 

No new footpath should have a detrimental impact on wildlife habitats as 

outlined in the Wildlife Resource Map (Appendix B10) and any future revision 

included in the Evidence Base. 
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The existing footpath network is shown in Figure 19. 

Proposals for new footpaths, changes to existing public rights of way, new 

surfaces and structures must follow due legal process and obtain consent of 

the landowners and the Highways Authority. 

COMMENT 

Elements of this policy do not relate to the determination of planning 
applications and will not be relevant for all development. In addition, 
elements relate to a community aspiration/project rather than 
development management and should be relocated in a separate part of 
the plan or moved to the supporting text. For clarity and to meet the 
Basic Conditions the policy should be modified as follows: 

Policy SH T3: Footpaths and cycleways 

New development in the Plan area should, where possible link to a safe 
path network that connects the Parish, surrounding settlements, and the 
SW Coast Path. Where appropriate, opportunities to improve and extend 
the existing network will be sought as part of any development 
proposals. New footpaths should: 

a) have durable surfacing and effective drainage; 

b) be easy to navigate with discreet rural signage; 

c) be accessible to those with special needs where feasible; 

d) include improved footbridges and stiles where required. 

e) protect wildlife habitats as outlined in the Wildlife Resource Map 
(Appendix B10) and any future revision included in the Evidence Base. 

Policy SH HW 1, Community Facilities 

a) Development that results in the loss of community facilities and public 
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spaces as outlined above in paragraph 6.6.3 or that results in any harm to 

their character, setting, accessibility, appearance, general quality and amenity 

value will only be permitted if they are replaced by community facilities and/or 

public spaces of equal or higher quality, economic viability and value to the 

community or it can be demonstrated they are no longer needed. 

b) New residential development will where practicable be expected to deliver 

new community facilities including Open Space, Sports and Recreation 

(OSSR) facilities on site. On smaller sites or where this is not practicable a 

planning obligation will be sought to mitigate the impact of new residents 

through new and improved provision in an appropriate location. For OSSR 

facilities this should be in accordance with the priorities and projects identified 

in the South Huish Parish OSSR Plan. Facilities identified include; new 

children’s play area in Hope Cove and beach showers within the toilet building 

in Outer Hope. 

c) Proposals that involve the use of land in the countryside to facilitate and 

enhance informal recreational activities and access related to the enjoyment 

and interpretation of the countryside will be supported where they would not 

have an adverse effect on the AONB, countryside, historic environment, and 

other land uses in the vicinity. Any proposals that improve access to existing 

public rights of way will be supported. 

d) Proposals that promote the public awareness and enjoyment of the historic 

and natural environment such as heritage and nature trails will be supported. 

Any future development should include the appropriate enhancement of 

adjacent heritage and nature trails. 

e) Ancillary facilities must, where practicable, be accommodated in existing 

buildings that are of a general design in keeping with their surroundings. 

COMMENT 

During the course of my examination I sought clarification on the 
intention of paragraph a) of this policy. I questioned whether or not the 
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intention was to identify important open spaces within the parish in line 
with paragraph 97 of the NPPF 2019 and community facilities and if so 
asked the QB to provide a list of the specific open spaces and a list of 
the community facilities the policy is seeking to protect together with a 
map of an appropriate scale showing them. 

I have been provided with a list of community facilities included in the 
list are: 

8. South West Coast Path and recreational walks and rights of way 

throughout South Huish Parish and into the AONB; 

9. Inner and Outer Hope beaches including Boat Sands (Outer Hope) and 

Mouthwell Sand (Outer Hope). 

These are not community facilities or open spaces which meet the 
requirements of paragraph 97 of the NPPF 2019. I have therefore 
removed them from the list. 

The rest of this policy is confusing, lacks clarity and mixes a number of 
separate issues. It mixes community facilities, open space and non-
designated heritage assets and I have split the policy to reflect this, 
including 5. The ruins of Saint Andrew’s Church, South Huish within 
policy SH HBE1 as ruins cannot be reasonably considered to be a 
community facility.  

The communities list of S106 priorities cannot be included in the policy 
section of the plan but can be included elsewhere in the plan. 

For clarity and to meet the Basic Conditions the policy should be 
modified as follows: 

Policy SH HW 1, Community Facilities 

The following community facilities shown on map ? have been identified 
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as important to the vitality of the community: 

1. Parish Hall Galmpton; 

2. Fisherman’s Reading Room, Inner Hope Cove; 

3. Church of Holy Trinity, Galmpton; 

4. Methodist Chapel, Inner Hope; 

6. St. Clements Chapel of Ease between Outer and Inner Hope; 

7. Public Toilets, Outer Hope; 

Development that results in the loss of community facilities or that 
results in any harm to their character, setting, accessibility, appearance, 
general quality and amenity value will only be permitted if they are 
replaced by community facilities and of equal or higher quality, 
economic viability and value to the community or it can be 
demonstrated they are no longer needed. 

Policy SH HW 1a Open Space 

New residential development will where practicable be expected to 
deliver any new community facilities including Open Space, Sports and 
Recreation (OSSR) facilities on site. On smaller sites or where this is not 
practicable a planning obligation will be sought to mitigate the impact of 
new residents through new and improved provision in an appropriate 
location.  

Proposals that involve the use of land in the countryside to facilitate and 
enhance informal recreational activities and access related to the 
enjoyment and interpretation of the countryside will be supported where 
they would protect and enhance the South Devon AONB, countryside, 
historic environment, and other land uses in the vicinity. Any proposals 
that improve access to existing public rights of way will be supported. 
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Ancillary facilities must, where practicable, be accommodated in 
existing buildings that are of a general design in keeping with their 
surroundings. 

Policy SH HW2 Local Shops and Services 

The loss of any existing shops and services will not be supported and any 

increase in provision supported. In the event that the loss of a shop is 

proposed on the basis that it is no longer being viable, the applicant must 

demonstrate through an independent assessment that the vacant unit has 

been actively marketed and offered at a reasonable rent for a minimum period 

of two years. 

COMMENT 

For clarity the policy should be modified as follows: 

Policy SH HW2 Local Shops and Services 

The provision of new shops and services will be supported. The loss of 
any existing shops and services will not be supported unless it is no 
longer viable. The applicant must demonstrate this through an 
independent assessment that the vacant unit has been actively 
marketed and offered at a reasonable rent for a minimum period of two 
years. 

Policy SH HBE 1 Non-Designated Heritage Assets 

The historic environment should be conserved and enhanced. Proposals that 

directly or indirectly affect the significance of the following non-designated 

heritage assets located within the parish should be judged according to the 

scale of any harm or loss and the significance of the asset to the parish; 

1. Not used 

2. Fisherman’s Reading Room Inner Hope 
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3. Methodist Chapel Inner Hope (1862) 

4. St Clements Church Hope Cove 

5. Harbour Wall Outer Hope 

6. Pilchard Cellar Outer Hope 

7. The Kiln Outer Hope 

8. The Sea Captain’s Houses (Ashleigh and Tarqua,) Outer Hope 

9. Terrace Outer Hope comprising Shippen Cottage, Harbour Cottage, Anchor 

Cottage and Camac Cottage, Osborn House, Yabsley Cottages, and 

Moorings. 

10. The Cannon and Anchor, Outer Hope 

11. The Pill Box, Boat Sands, Outer Hope 

The location of the above non-designated heritage assets and extent of the 

site covered by the designation are shown on Figure 20A and B and details of 

the selection criteria used are set out in Appendix A5. 

COMMENT 

“1. Not Used” should be removed from the list and the ruins of Saint 
Andrew’s Church, South Huish be included. For clarity the policy 
modified as follows: 

Policy SH HBE 1 Non-Designated Heritage Assets 

The historic environment should be conserved and enhanced. 
Proposals that directly or indirectly affect the significance of the 
following non-designated heritage assets illustrated on Figure 20A and 
B of the plan should be judged according to the scale of any harm or 
loss and the significance of the asset to the parish; 
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1. Fisherman’s Reading Room Inner Hope 

2. Methodist Chapel Inner Hope (1862) 

3. St Clements Church Hope Cove 

4. Harbour Wall Outer Hope 

5. Pilchard Cellar Outer Hope 

6. The Kiln Outer Hope 

7. The Sea Captain’s Houses (Ashleigh, and Tarqua,) Outer Hope 

8. Terrace Outer Hope comprising Shippen Cottage, Harbour Cottage, 
Anchor Cottage and Camac Cottage, Osborn House, Yabsley Cottages, 
and Moorings. 

9. The Cannon and Anchor, Outer Hope 

10. The Pill Box, Boat Sands, Outer Hope 

11. The ruins of Saint Andrew’s Church, South Huish 

Policy SH HBE 2: Safeguarding Heritage Assets and the Conservation 
Area 

Within and surrounding the Inner Hope Conservation Area any development 

should preserve and enhance the Conservation Area and make a positive 

contribution to the significance of heritage assets and their setting. All project 

proposals in the Conservation Area and in the vicinity of listed buildings and 

Non-Designated Heritage Assets should conform to the following criteria: 

a) They should contribute positively to the Conservation Area and the 

character of the existing settlements; 

b) If they have an impact on a heritage asset, they should be accompanied by 

an assessment of the significance of the asset including a desktop and on-site 
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study. 

c) Use high quality materials that should complement the local and traditional 

palette of materials used within the Parish. 

d) Design features such as setbacks, stone, or render walls that are of a 

colour and texture that match existing examples, and roof details that are 

locally distinctive to the outstanding and positive character areas should be 

used. 

e) Consideration should be given to detailed surface treatments that are 

locally distinctive. 

f) Existing wooded areas and mature isolated trees should be retained. 

g) Doors, windows and roofing materials should be replaced with those of a 

similar appearance to those used in the construction of the exterior of the 

original building. 

COMMENT 

There is existing policy controlling development which affects 
Conservation Areas, Designated and Non-Designated Heritage Assets. 
This does not need to be repeated in a Neighbourhood Development 
Plan. Policy SH HBE 2 praraphrases that existing policy. 

Paragraph f) does not relate to heritage assets and repeats requirements 
of other policies in the plan. For clarity and to meet the Basic Conditions 
the policy should be modified as follows: 

Policy SH HBE 2: Safeguarding Designated and Non-Designated 
Heritage Assets and the Inner Hope Conservation Area 

All proposals in the Conservation Area and in the vicinity of Designated 
and Non-Designated Heritage Assets must comply fully with National 
Planning Policy and the Development Plan relating to the Historic 
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Environment and: 

a) use high quality materials that complement the local and traditional 
palette of materials used within the Parish. 

b) where relevant, include design features such as setbacks, stone, or 
render walls and roof details that reflect the character and appearance 
of the surrounding buildings. 

c) for extensions, new doors, windows and roofing materials should be 
a similar appearance to those used in the construction of the exterior of 
the original building. 

Policy SH HBE 3: Design Quality within the Parish 

1. Any new development in South Huish Parish must demonstrate high quality 

design. All project proposals should be innovative and in keeping with the 

area within which it is located, with a palette of materials that respond to and 

integrate with the local built surroundings, landscape context and setting. The 

use of local stone is supported and imported stone from outside the South 

Hams discouraged. A contemporary design solution will be supported 

providing it respects the context and setting. 

2. Development throughout the parish but outside the Inner Hope 

Conservation Area will be supported where: 

a) Building setbacks follow and match adjoining buildings; 

b) The design respects the scale and character of existing and surrounding 

buildings; this does not exclude an innovative contemporary design approach; 

c) High quality materials that complement the local and traditional palette of 

materials found within South Huish Parish are used; 

d) The principles of sustainable and low carbon design as defined by Joint 

Local Plan Policy Dev 32; 
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 e) It has regard to the requirements of CPtED and ‘Secured by Design’ to 

minimise the likelihood and fear of crime and acts of anti-social and 

unacceptable behaviour and community conflict in the built environment; 

f) It reduces the dependence on the private car by supporting and connecting 

directly to other more sustainable modes such as walking, cycling and public 

transport. 

3. The subdivision of existing plots will only be supported where there is no 

loss in character or environmental quality of the surroundings, there is suitable 

highway access on at least one boundary, plot and unit sizes are comparable 

with adjacent properties, adequate amenity space is provided and the amenity 

of adjoining properties is not compromised. 

4. Proposals should seek to avoid damage to and retain existing trees and 

hedges in situ. Where retention is not feasible, lost trees and hedges should 

be replaced with provision elsewhere on site. 

 5. Development must not exacerbate flooding risks. 

6. Existing footpaths or public rights of way must be retained, or acceptable 

diversions agreed. 

COMMENT 

This policy is repetitive and, in some respects, overly restrictive. For 
clarity and to meet the Basic Conditions it should be modified as 
follows: 

 Policy SH HBE 3: Design Quality within the Parish 

 Development proposals in South Huish Parish should demonstrate high 
quality design and will supported where: 

• They are innovative and locally distinctive using a palette of 
materials that respond to and integrate with the local built 
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surroundings, landscape context and setting. The use of local 
stone is supported and imported stone from outside the South 
Hams discouraged. A contemporary design solution will be 
supported providing it respects the context and setting. 

•  Building setbacks reflect adjoining buildings; 

• They incorporate the principles of sustainable and low carbon 
design as defined by Joint Local Plan Policy Dev 32; 

•  It has regard to the requirements of CPtED and ‘Secured by 
Design’ to minimise the likelihood and fear of crime and acts of 
anti-social and unacceptable behaviour and community conflict in 
the built environment; 

• It reduces the dependence on the private car by supporting and 
connecting directly, where achievable to other more sustainable 
modes such as walking, cycling and public transport. 

• It retains and protects, wherever possible existing trees and 
hedges in situ. Any lost trees or hedges should be replaced 
elsewhere on site if possible. 

• It does not exacerbate flood risks. 

• Existing footpaths or public rights of way must be retained, or 
acceptable diversions agreed. 

The subdivision of existing plots will only be supported where there is 
no loss in character or environmental quality of the surroundings, there 
is suitable highway access on at least one boundary, plot and unit sizes 
are comparable with adjacent properties, adequate amenity space is 
provided and the amenity of adjoining properties is not compromised. 

Policy SH ED 1 Promotion of local skills 

Opportunities for the development and promotion of local traditional and rural 

skills such as fishing, fish processing, farming, rural construction and 

safeguarding these for future generations will be encouraged. 

Development proposals in the hospitality, tourism, fishing, rural construction 
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and agriculture sectors will be supported where they provide training facilities 

to improve the knowledge and skills of local people. 

Development proposals that establish training links with the South West’s 

universities and further/higher education facilities will also be supported. 

COMMENT 

This is more of a community action rather than a development 
management policy to be used in the determination of planning 
applications and should be deleted as a policy. It could be included 
elsewhere in the plan including supporting text.  
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SECTION 5 

Conclusion and Recommendations 

1. I find that the South Huish Neighbourhood Development Plan has been 

prepared in accordance with the statutory requirements and processes 

set out in the Town and County Planning Act 1990 (as amended by the 

Localism Act 2011) and the subsequent Neighbourhood Development 

Planning (General) Regulations 2012. 

2. The Neighbourhood Development Plan does not deal with County 

matters (mineral extraction and waste development), nationally 

significant infrastructure such as highways and railways or other 

matters set out in Section 61K of the Town and Country Planning Act 

1990. 

3. The South Huish Neighbourhood Development Plan does not relate to 

more than one Neighbourhood Area and there are no other 

Neighbourhood Development Plans in place within the Neighbourhood 

Area. 

4. The Strategic Environmental Assessment (SEA) and Habitats 

Regulations Assessment (HRA) screening, meet the EU Obligation. 

5. The policies and plans in the South Huish Neighbourhood 

Development Plan, subject to the recommended modifications would 

contribute to achieving sustainable development. They have regard to 

national policy and to guidance, and generally conform to the strategic 

policies of the Development Plan. At the time of my examination, the 

Development Plan for the area is the Plymouth and South West Devon 

Joint Local Plan (the JLP), adopted in March 2019.  

6. I therefore conclude that the South Huish Neighbourhood Development 

Plan subject to the recommended modifications can proceed to 

Referendum. 

Deborah McCann BSc MRICS MRTPI Dip Arch Con Dip LD 

Planning Consultant 

NPIERS Examiner 
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CEDR accredited mediator  

11th September 2020 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


