
 

 

 

  

Pre Submission draft February 2018 

Salcombe 
Neighbourhood 
Development Plan 
 

2018 to 2034 



Salcombe Neighbourhood Development Plan  

 

2 | P a g e 
All mapping in this document has been sourced from Parish Online. © Crown copyright and database right all rights reserved 

(0040081144) ©Contains Ordnance Survey data Crown Copyright and database right 2017 

 

Foreword 

Dear Parishioner 

This plan will shape the future of the area we live in. I am proud that our Neighbourhood Plan 
Steering Group, with a great deal of community support and engagement has progressed our plan to 
this formal Consultation stage. This is in line with Reg. 14 of the Neighbourhood Planning (General) 
Regulations 2012, which is the process by which communities such as ours can establish the right to 
ΨƘŀǾŜ a ǎŀȅΩ in the planning policies that will affect the parish of Salcombe for many years to come. 

The creation of this Neighbourhood Plan has been led by members of our community and is part of 
the DƻǾŜǊƴƳŜƴǘΩǎ revised approach to planning. Nothing in this Plan or in the policies that are ƛǘΩǎ 
ΨǘŜŜǘƘΩ have been imposed upon us by any other body, not by Devon County Council (DCC), South 
Hams District Council (SHDC), nor Salcombe Town Council (STC), although the latter does endorse 
the Plan as currently drafted.  

At this consultation you have a real opportunity to influence the Plan and the policies. You are 
invited to submit comments via the website, www.salcombeplan.org or via the forms that are being 
sent to each and every household and business address along with an Executive Summary of the 
Plan. 

Ultimately it will be you, the local residents (those who are on the local Electoral Register), to decide 
whether or not to adopt this Neighbourhood Plan through a local referendum, which we expect to 
take place towards the latter half of 2018. 

The headline policies of this Plan are the preservation and protection of the parish in this Area of 
Outstanding Natural Beauty (AONB), support for schemes that will bring much needed new 
employment opportunities for local people and support for the development of truly affordable 
housing. Other policies seek to support the creation of an integrated transport solution to address 
car parking and the tourism industry upon which the local economy depends. 

These policies reflect this ŎƻƳƳǳƴƛǘȅΩǎ wishes, from the meetings and consultations undertaken 
over the past 3 years. The tƭŀƴΩǎ focus is to sustain the natural qualities of the Parish and conserve 
them for future generations to enjoy, by adopting safeguards to prevent inappropriate 
development, while recognising that one cannot achieve new homes for local people without 
allocating the necessary space for development. 

The policies within the Neighbourhood Plan have been drafted following considerable interaction 
and consultation with residents, primarily through three surveys - two of the general community and 
one of the business community. Views and comments received through those surveys have been 
most useful and form part of the evidence base that supports and shapes the plan. 

We invite any local landowners and residents to share further thoughts and suggestions that may 
help deliver the aims, policies and aspirations set out within the Neighbourhood Plan. 

My special thanks to steering group members for their hard work in producing our policies and 
thanks also to all other members of our community, whose names are too numerous to mention, 
who have contributed. 

This is our plan, our future.  

 

Mike Fice 

Chair, Neighbourhood Plan Steering Group 

 

http://www.salcombeplan.org/
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1. Introduction 

1.1 This Plan has been prepared and led by Salcombe residents and representatives of the 

community, it covers the whole Parish. Feedback on it has been sought and acted upon from local 

residents including landowners and statutory consultees. The whole parish of Salcombe has been 

formally designated as a Neighbourhood Area through an application made on 25th April 2013 under 

the Neighbourhood Planning Regulations 2012 (Part 2) and approved by South Hams District Council 

on 18th July 2013 

1.2   If adopted South Hams District Council and Devon County Council will be required to take into 

consideration the policies and proposals included on any future development proposals within the 

Parish.  

1.3 Neighbourhood Planning was first introduced into the planning system through the Localism Act 

2011. Provision is made under schedules 4A and 4B of the Town and Country Planning Act of 1990.  

мΦп ¢ƘŜ tƭŀƴΩǎ ±ƛǎƛƻƴΣ tƻƭƛŎƛŜǎ ŀƴŘ tǊƻǇƻǎŀƭǎ ŎƻǾŜǊ ǘƘŜ ǇŜǊƛƻŘ ǳǇ ǘƻ нло4, the same period of the 

Plymouth and South West Devon Joint Local Plan (JLP).  

1.5 A considerable body of evidence has been sourced and collated during the production of the 

Plan. This evidence and records of all the community engagement events and task group meetings 

held during the preparation of the plan and summarised in section 4 can be viewed on the Salcombe 

Neighbourhood Development Plan website www.salcombeplan.org and a  forthcoming the 

Consultation Statement.  

  

Figure 1 The Parish of Salcombe and 
the area covered by the 
Neighbourhood Development Plan 

http://www.salcombeplan.org/
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1.6 A Vision for Salcombe 

At the early stages of the Neighbourhood Planning process the steering group through facilitated 

workshops and events developed and subsequently adopted the following Vision Statement for the 

Salcombe Neighbourhood Plan. This Vision was endorsed through the Community Survey:   

Our Vision 

A Salcombe where generations can prosper in both work and life within a friendly, 

welcoming and inclusive community; where development of land for employment and 

housing is ŀŎƘƛŜǾŜŘ ƛƴ ƘŀǊƳƻƴȅ ǿƛǘƘ ǘƘŜ ǘƻǿƴΩǎ ŎƘŀǊŀŎǘŜǊ ŀƴŘ ǘƘŜ ŀǊŜŀΩǎ ŘƛǎǘƛƴŎǘƛǾŜ ƴŀǘǳǊŀƭ 

environment. 

 

ΨΧΦΦgiving a true voice to local people about the future of their community, notably in the context of 

safeguarding the town as a viable entity for residents and visitors alike.Ω 

ΨActive recognition of the interconnection between the health of the estuary, the parish and their 

communities.Ω 

Comments made at a Neighbourhood Planning Workshop 
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2. Key themes, priorities  and objectives 

In this section we outline the key themes determined through the community surveys and 

consultation events and the objectives derived from these that underpin the Vision. The policies and 

proposals within this Neighbourhood Plan set out to address these objectives.  

 

2.1 Theme 1; Landscape and Natural Environment 
Respecting {ŀƭŎƻƳōŜΩǎ distinctive natural setting within the South Devon Area of Outstanding 
Natural Beauty (AONB) 
 
2.1.1 Salcombe lies entirely within the AONB. Maintaining and safeguarding the natural landscape 
within and surrounding the parish is the highest priority of the Plan.  
 
Objective 1 
Any future development must have due regard of its impact on the AONB, undeveloped coast, the 
rural landscape character1 and green infrastructure that surrounds the separate and distinct 
settlements in the parish, and the natural valleys and landforms. The distinctive character of the 
Salcombe and Kingsbridge estuary and the strong functional relationship the town has with the 
water should be respected. Long and short uninterrupted views of the town, historic features, open 
countryside and undeveloped seascape should be considered in all future development. The Parish 
benefits from a network of Local Green Spaces which the community enjoys in a variety of ways; 
these are recognised in the Plan and should be safeguarded. On a detailed level locally distinctive 
landscape features such as Devon banks, hedgerows and trees should be retained.  
 
2.2 Theme 2; Built Environment 
Future development must be of a high design quality that is sensitive to the unique qualities of 
Salcombe.  
 
2.2.1 These qualities are shaped by the natural characteristics of the parish, its topography, 
history and economic influences.  
 
Objective 2 
The heritage assets particularly in the conservation areas of Salcombe and Batson should be 
safeguarded and their setting enhanced. Any development around these assets should respect them 
in design, scale and density. The townscape of Salcombe varies from the waterfront to the 
surrounding built slopes and the rural areas. This is well defined in {ŀƭŎƻƳōŜΩǎ Conservation Area 
Appraisal2. The selection of appropriate forms and details, such as roof details respectful of the 
townscape are critical ingredients of a successful development.  
  

                                                           
1
 South Devon Landscape Character Assessment https://new.devon.gov.uk/planning/planning-

policies/landscape/devons-landscape-character-assessment  and South Devon AONB and South Hams District 
Council ς Landscape Character Assessment 2007 
2
 Salcombe Conservation Area Appraisal 2010 
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2.3 Theme 3; Employment and Economy 
New affordable year round employment opportunities that are of a scale and use that is sensitive to 
their surroundings. 
 
2.3.1 There are few areas in the town which are suitable for new employment uses so we must 
make best use of our existing sites prioritising our traditional employment uses. 
 
Objective 3 
The Plan will support developments, of a scale and use that are sensitive to their surroundings, 
which provide employment space for local people recognizing that priority should be given to 
businesses on which the local Salcombe economy primarily depends namely; fishing, tourism, 
marine and associated service industries .The plan supports any increase in all year round local 
employment opportunities within Salcombe through a combination of rehabilitation, re-use and 
redevelopment of sites principally focused on the Island Street, Gould Road and Shadycombe area. 
All employment uses must be sensitive to their location, particularly those sited within the Salcombe 
Conservation Area. Small scale workshops accommodating arts and crafts will also be supported. The 
plan supports the promotion of tourism and the tourism related businesses in the town. The delicate 
balance of uses in the town centre focusing on Fore Street comprising of small scale retail, 
restaurants, pubs and cafes should be retained. Further residential development in Fore Street and 
Island Street should be limited and only approved if directly ancillary to the employment uses. 
 
2.4 Theme 4; Sustainable Transport 
An integrated transport policy covering cars, buses, ferry, bicycles and pedestrian traffic and a car 
parking policy that supports both residents and visitors. 
 
2.4.1 Salcombe suffers from many traffic and car parking problems during the summer months. 
The historic plan, steep topography and narrow streets contribute to the problem but they also 
define the unique characteristics of the town.  
 
Objective 4 
This plan sets out to promote an integrated transport and parking policy that recognises the complex 
issues and challenges associated with movement through a historic settlement. Measures include 
the retention of the existing parking provision and promotion of public transport, which supports the 
existing and any future Park and Ride schemes. Seasonal variations to the traffic movement and 
parking provision are also promoted. To reduce the dependence on the private car the plan also 
promotes the use of marine transport, additional ferries and facilities for cycling and walking. 
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2.5 Policy Area 5 Housing and Homes 
An innovative strategy to deliver affordable homes for local people 
 
2.5.1 The draft Joint Local Plan (JLP) for Plymouth and South West Devon recognises that a key 
challenge for the town is Ψǘƻ provide affordable homes for local peopƭŜΩ3. 45% of the permanent 
residential population is over 604 and this figure is increasing. There has been a trend over the last 
20 years to sub-divide existing dwellings, and additional development of infill and back land sites; 
this has brought significant changes to the character and fabric of the community. 
 
Objective 5 
This plan supports the new homes on the sites proposed in the JLP on the understanding that a 

significant proportion of the new homes will be truly affordable and meet local neeŘΦ  Lƴ ǘƘŜ tƭŀƴΩǎ 

delivery strategy innovative mechanisms to address the challenge are proposed, these include 

community led initiatives and a possible community land trust model.  This Plan supports the 

delivery of affordable housing as defined in the National Planning Policy Framework(NPPF)5 i.e. 

housing for sale or rent at reduced price, available only to people with a local connection and unable 

to meet their needs in the open market. In addition the plan supports the introduction of a full time 

principal residence policy i.e. housing which has to be used as the principal residence of the 

household living in it, but without price controls or any local connection requirement. This plan also 

promotes further provision for the elderly.  This plan sets out to define and control subdivision and 

infill development in the future to ensure it is sensitive to the unique qualities of Salcombe. 

2.6 Theme 6; Health and Well being 
The plan supports the provision of new and improved community facilities to promote the health 
and well being of the local community. 
 
2.6.1 The town has a number of indoor and outdoor community facilities; these include a library, 
primary school, nursery, swimming pool,  an active sailing club, rowing club,  rugby club, football 
club, tennis club and playing fields at the Berry that support a range of active and passive pursuits. A 
network of footpaths from the AONB and South West Coast Path connect the parish for walking, 
cycling and dog walking.  
 
Objective 6 
To promote the health and wellbeing of the community this Plan supports the continued 
maintenance and enhancement of the ǘƻǿƴΩǎ existing community facilities and additional facilities to 
suit the changing population profile particularly for young people and the elderly. 
  

                                                           
3
JLP  Strategy for Thriving Towns and Villages para.5.139 

4
 Salcombe population 2011 NOMIS 

5
 Affordable housing: Social rented, affordable rented and intermediate housing, provided to eligible 

households whose needs are not met by the market. Eligibility is determined with regard to local incomes and 
local house prices. Affordable housing should include provisions to remain at an affordable price for future 
eligible households or for the subsidy to be recycled for alternative affordable housing provision. 
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3. Why we need a Neighbourhood Plan 

What is a Neighbourhood Plan? 

A Neighbourhood Plan (officially called a Neighbourhood Development Plan) is a way of helping local 
communities like Salcombe guide and influence the future development and growth of the area in 
which they live and work.  

3.1 A Neighbourhood Development Plan can.... 

¶ Develop a shared vision for our neighbourhood; 

¶ Choose where new homes, shops, businesses and other development should be built; 

¶ Identify and protect important local green spaces; 

¶ Influence what new buildings should look like; 

¶ Promote more development than is set out in the Joint Local Plan. 

3.2 A Neighbourhood Development Plan cannot... 

¶ Conflict with the strategic policies in the Joint Local Plan prepared by South Hams District 
Council; 

¶ Be used to prevent development that is included in the Joint Local Plan; 

¶ Be prepared by a body other than a parish or town council or a neighbourhood forum. 

Planning Context 

3.3 The Salcombe Neighbourhood Development Plan will be subject to independent 
examination and a successful local referendum before it can form part of the Development 
Plan of the South Hams area (The Joint Local Plan). This statutory status gives a 
Neighbourhood Development Plan far more weight than some other community planning 
documents, such as parish plans, community plans and village design statements. As a 
formal planning document it can be used in determining planning applications. 

  
3.4 Neighbourhood Plans are required to be in general conformity with the strategic policies of 

the Local Plan. The planning policies for the South Hams District are set out in a range of 
adopted Development Plan Documents, including: 

 

¶ South Hams Local Development Framework Core Strategy (2006) 

¶ South Hams Rural Areas Site Allocations Development Plan Document(DPD) 2011 

¶ Ψ{ŀǾŜŘΩ ǇƻƭƛŎƛŜǎ ŦǊƻƳ ǘƘŜ {ƻǳǘƘ IŀƳǎ [ƻŎŀƭ tƭŀƴ όмффсύ 
 

3.5 The strategic policies of the Joint Local Plan (JLP) for Plymouth and South West Devon 
provided a context for and helped to inform this Neighbourhood Plan. The JLP reached pre-
submission (Regulation 19) stage in March 2017 and is now at Examination from January to March 
2018 . 
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3.6 The Neighbourhood Plan must also be in conformity with EU legislation on strategic 
environmental assessment and habitat regulations, and with national policy. It takes into account 
the provisions of the National Planning Policy Framework (NPPF).  

3.7 The NPPF provides specific guidance for those preparing Neighbourhood Plans that include 
AONBs. This includes; 

¶ the presence of AONBs can restrict development in order to help achieve sustainable 
development;  

¶ ΨƎǊŜŀǘ ǿŜƛƎƘǘΩ ǎƘƻǳƭŘ ōŜ ƎƛǾŜƴ ǘƻ ŎƻƴǎŜǊǾƛƴƎ ǘƘŜƛǊ ƭŀƴŘǎŎŀǇŜ ŀƴŘ ǎŎŜƴƛŎ ōŜŀǳǘȅΤ  

¶ AONBs have the highest status of protection in relation to landscape and scenic beauty, 
equal to National Parks;  

¶ the conservation of wildlife and cultural heritage is important in AONBs; 

¶ Major development in AONBs should be refused unless it meets specific special tests. 
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4. How the plan was prepared and who has been engaged in the 

process. 

4.1 The idea to prepare a Neighbourhood Plan for Salcombe was first put forward in 2013 and 
Front Runner status and funding was secured. With support from the community a steering group 
was formed and a series of engagement events were planned to identify the issues, consider 
proposals and policies to be incorporated in the plan. This plan has only been possible with 
considerable volunteer support, with over 40 local residents participating in meetings, steering 
groups and internet based discussions. Since July 2017 a consultant was employed to help finalise 
the plan, and supplement this volunteer effort.  

4.2 Neighbourhood Plan timeline 

 

 

  

Date Activity 
March 2012 Salcombe Town Council granted Front Runner Funding by 

Government  
April 2013 Salcombe Town Council applied to SHDC for designation of the 

Neighbourhood Plan Area 
July 2013 Salcombe Neighbourhood Plan Area approved by SHDC 

July 2014 Initial meeting to start the Neighbourhood Planning Process at 
Salcombe Primary School 

September 2014 Briefing meeting and steering Group set up 

March 2015 Steering and Working Group facilitator training 
April 2015 Open Meeting with community 
May 2015 Online survey issued 
June 2015 Draft Vision prepared 
June 2015 1st newsletter issued 
September 2015 3 Working Groups set up:  

Economy; 
 Housing;  
Town, Environment and Infrastructure.  

September 2015 2nd  newsletter 
March 2016 3rd newsletter 
March 2016 Housing Needs Survey issued and returned by 29th April 2016 
April/May 2016 Economic Survey 
Autumn 2016 Community Consultation, reported in December 2016 
December 2016 Steering Group Chairman updated CEO of SHDC on plan progress 

January 2017 Steering Group updated SHDC head of planning and other officers 
on the plan progress and results of the autumn 2016 consultation 

July 2017 Consultant appointed to assist in the delivery of the Neighbourhood 
Plan 

September 2017 Plan workshop with stakeholder group 
December 2017 Draft plan produced and issued for informal comment to SHDC 

Officers, local member, AONB Unit and Harbour Master. 
February to 
March 2018 

Pre-submission consultation  
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All events listed were recorded and minutes are provided in the evidence base for this plan.   

4.3 The themes and the objectives of the Plan have been taken directly from the views and 
wishes expressed by the community. The policies and proposals of the Plan have been developed 
with the steering group; they support and help deliver these themes and objectives. To help refine 
the policies further one on one consultation has been carried out with landowners, officers of South 
Hams District Council, The Harbour Office, and the South Devon AONB Unit. 

4.4 Online Survey 
In May 2015 an online Survey was promoted and launched using Survey Monkey to inform the 
Plan.496 responses were received. The full responses are included in the Evidence Base. The figures 
below illustrate some of the key findings:  
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  Figure 2 Online Survey responses 
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4.5 Community Surveys 

In particular this plan and the policies proposed have been informed by the community survey 
undertaken in the autumn of 2016 by Marketing Means on behalf of the Neighbourhood Plan Group.  

4.5.1 The following policy areas that were of the highest priority to the community (over 90% of 
the respondents to the survey) included: 

¶ No reduction in car park, boat and trailer parking spaces (97%)  

¶ Incorporate all AONB policies in the NDP (96%) 

¶  Protect the townscape from unwanted development (94%):  
o  In conservation area  
o  Along the harbour front south of Jubilee Pier  

¶ Clear and enforceable guidelines for development, to protect the character of the 
townscape (94%) 

¶  Protection of all heritage assets and their settings (93%) 

¶  Advance consultation (3 months minimum) for any proposal affecting community assets 
before formal planning application (92%) 

¶  Encourage neighbouring parishes to incorporate similar AONB protections in any 
Neighbourhood Plans (92%) 

The above responses have strongly influenced the emerging policies. 

4.5.2 Substantial support (between 75 and 89%) was given to the following: 

¶ Development of land on Gould Road, from the old Gas Works to the trailer park, for small-
scale workshops (89%)  

¶ Re-assessment of car parking arrangements (park & ride charges, on-street, parking permits, 
number and location of car parks etc.) (89%) 

¶ Protect the townscape from unwanted development:  
o  Along Island Street (87%) 
o North and South Sands valleys (89%) 

¶ /ǊŜŀǘƛƻƴ ƻŦ ŀ ŘŜǾŜƭƻǇƳŜƴǘ ΨƳŀǎǘŜǊ ǇƭŀƴΩ ŦƻǊ {ŀƭŎƻƳōŜ (86%) 

¶ Establish a fund to support Neighbourhood Plan policies once passed at referendum (84%) 

¶ /ƻƴǘǊƻƭ ΨōŀŎƪƭŀƴŘΩ ŀƴŘ ΨƛƴŦƛƭƭΩ ŘŜǾŜƭƻǇƳŜƴǘǎ ς e.g. splitting large plots to create multiple 
dwellings (81%) 

¶  wŜǎǘǊƛŎǘ ΨŎƘŀƴƎŜ ƻŦ ǳǎŜΩ ŦƻǊ ǇǊŜƳƛǎŜǎ ǘƻ ƻƴƭȅ ǘƘƻǎŜ ǳǎŜǎ ǿƘƛŎƘ ǇǊƻƳƻǘŜ ƻǊ ǎǳǇǇƻǊǘ ŘƛǊŜŎǘ 
employment (77%) 

¶  Land adjacent to West End Garage - agree with development if a reasonable amount of 
affordable housing provided (75%) 

¶  Temporary (seasonal) car park on greenfield/ farm land 75% 

4.5.3 There was solid support (60-74%) for the following sufficient to support policy areas include: 

¶ Development of land elsewhere within the parish as a new business hub with shared 
facilities for small-scale workshops (69%) 

¶ More parking spaces for local workers (68%) 

¶  !ƴȅ ƴŜǿ ΨƻǇŜƴ ƳŀǊƪŜǘΩ ƘƻƳŜǎ ǘƻ ŎŀǊǊȅ ŀ ΨǇǊƛƴŎƛǇŀƭ ǊŜǎƛŘŜƴŎŜΩ ǊŜǉǳƛǊŜƳŜƴǘ όср҈ύ 

¶  Increase visitor car parking in areas convenient for visitors (64%) 

¶  Develop outside existing development boundary if it is exclusively for affordable housing for 
local people (60%) 
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4.5.4 Marginal support was given to the following. This level of support still justifies consideration 
of these areas in the policies: 

¶ Development of land on Gould Road, from the old Gas Works to trailer park, for arts & crafts 
workshops (59%)  

¶ Development of land elsewhere within the parish as a new business hub with shared 
facilities for small businesses (55%)  

¶ 9ǎǘŀōƭƛǎƘ ƻŦ ŀ ǿƻǊƪŜǊǎΩ ǇŀǊƪƛƴƎ ǇŜǊƳƛǘ ǎȅǎǘŜƳ όрр҈ύ 

¶  Flood protection barriers at Whitestrand, or elsewhere in the centre of town where there is 
a risk of flooding (53%) 

¶  Review development boundary as part of the NDP (53%) 

4.5.5 Within the community survey responses differences in levels of support were reported 
across a number of categories including; those on the electoral role, second home owners, those 
aged 18 to 64 and the over 65s. The highest priorities for each category are summarised below: 

Important to those on the Electoral Role: 

¶ Backland and infill development should be controlled in the Parish;  

¶  Planning conditions should ensure that new open market homes must be principal 
residences rather than holiday lets; 

¶  100% affordable housing as the highest preference among housing options; 

¶  Increasing car parking in areas convenient for visitors ; 

¶ Car parking is a regular/everyday problem during the summer and/or holiday periods; 

¶  {ǳǇǇƻǊǘ ǇƻƭƛŎƛŜǎ ǿƘƛŎƘ ǎŜŜƪ ǘƻ ǊŜǎǘǊƛŎǘ ΨŎƘŀƴƎŜ ƻŦ ǳǎŜΩ ƻŦ ŜȄƛǎǘƛƴƎ ǇǊŜƳƛǎŜǎ ǘƻ ƻƴƭȅ ǘƘƻǎŜ 
uses which promote or support direct employment; 

¶ Support tidal and wave energy generation and support solar panels on buildings outside the 
conservation area; 

¶  Support solar panels on buildings in the conservation area. 

Important to second home owners: 

¶ Open market housing to cross subsidise the required number of affordable housing units; 
was the highest preference among housing options; 

¶ Car parking out of peak season is no problem at all; 

¶  Development of land on Gould Road site for:  
o  arts & crafts workshop ; 
o cafes/ restaurants;  
o  shops/ retail outlets;  

¶  Development of land elsewhere in the Parish for:  
o  small-scale workshops;  
o a new business hub;  
o shops/ retail outlets; 
o  arts & craft workshops; 
o cafes & restaurants . 

Important to the 18 to 64s: 

¶ Use a temporary greenfield/ farmland site for seasonal parking; 

¶  Support a Salcombe Town Council led re-assessment of the car parking arrangements in the 
town; 

¶  Development of land on Gould Road site for:  
o  arts & crafts workshops; 
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o  cafes/ restaurants; 
o shops/ retail outlets;  

¶ Development of land elsewhere in the Parish for:  
o a new business hub; 
o  shops/ retail outlets; 
o  arts & craft workshops; 
o  cafes & restaurants; 
o Shops/retail outlets.  

Of most importance to the over 65s: 

¶   Planning conditions should ensure that new open market homes must be principal 
residences rather than holiday lets. 
 

4.5.6 A full report from Marketing Means on the community consultation is included in the 
evidence base6. 

4.6 Business Survey 
4.6.1 A comprehensive business survey was undertaken with a full report of the responses from 
Marketing Means7 included in the Evidence Base. The sample for this survey numbered 304 
businesses, of which 186 were based in Salcombe and 118 elsewhere. The response rate was 24%. 
  
4.6.2 When asked about their plans for the next five years, a quarter of businesses based in 
Salcombe stated that they would be very likely to need additional/extra space in the town in the 
next 20 years, though 42% of businesses felt that this was not at all likely.    

4.6.3 All respondents were asked to rate how significant nine different potential constraints might 
be in maintaining business profitability or achieving growth.   Road access and car parking was the 
most likely aspect to be rated as a significant restraint, with more than half rating it very significant.  
Four others were rated very or fairly significant by nearly half of respondents, namely cost of 
premises, public transport links, broadband speeds and mobile phone coverage.  

4.7 Diversity and equality  
Care has been taken throughout the consultation process to engage as many members of the 
community as possible; these include residents, second home owners, landowners, school children, 
businesses and special interest groups. The Steering Group has endeavoured not to discriminate on 
grounds of Race, Gender, and Disability or on any other grounds. All venues for events were fully 
accessible.  
    

                                                           
6
 Salcombe Neighbourhood Development Plan: Residents Survey ς Autumn 2016 Marketing Means December 

2016 
7 Have Your Say: Economic Survey of Salcombe Businesses- Marketing Means May 2016  
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5. Salcombe Parish, its role in the district, key facts and issues to 

face. 

ΨFor scenically there is little on the South Coast of Devon to match SalcomōŜΩ8 

Nikolaus Pevsner 

5.1 A brief history of Salcombe9 
Until about 100 years ago Salcombe earned its living from the estuary and the sea. Fishing, 
seafaring, boat and later shipbuilding with smuggling and probably some piracy were the principal 
ƻŎŎǳǇŀǘƛƻƴǎΦ ¢ƘŜ ƻƭŘŜǎǘ ƭƻŎŀƭ ǎŜǘǘƭŜƳŜƴǘǎ ǿŜǊŜ ƴƻǘ ōǳƛƭǘ ŀǘ ǘƘŜ ǿŀǘŜǊΩǎ ŜŘƎŜ ōǳǘ ŀǘ ǎƻƳŜ ŘƛǎǘŀƴŎŜ 
inland. The reason was that danger came from the sea. Long after the invasionsς Roman, Anglo-
Saxon, Viking and Norman, it still remained a source of danger. Others include pirates seeking 
temporary shelter and supplies. 

The name Salcombe first appears in writing in 1244, centuries after most of the other neighbouring 
settlements were identified. It fell within the boundaries of the parish of Malborough on the edges 
ƻŦ ǘǿƻ ΨƳŀƴƻǊǎΩΣ .ŀǘǎƻƴ ŀƴŘ ²Ŝǎǘ tƻǊǘƭŜƳƻǳǘƘΦ !ǊŎƘŀŜƻƭƻƎƛǎǘǎ ƘŀǾŜ ƛŘŜƴǘƛŦƛŜŘ ǎǘƻƴŜ ŀƎŜ 
settlements on the cliff tops on both sides of the mouth of the estuary and a recently discovered 
shipwreck has demonstrated the existence of cross channel trade some 3500 years ago. 

References to Salcombe are limited for several centuries after 1244. However, ships of some size 
were already based in the harbour, referred ǘƻ ōȅ мопн ŀǎ ΨtƻǊǘƭŜƳƻǳǘƘΩΦ ¢ǿŜƭǾŜ άōŀǊƎŜǎέ ŀƴŘ ŀ 
άōŀƭƭƛƴƎŜǊέ ǿŜǊŜ ƘƛǊŜŘ ǘƻ ǘǊŀƴǎǇƻǊǘ ǘǊƻƻǇǎ ǘƻ Brittany at the start of the Hundred Years War. In 
1403 Salcombe was raided by a force from France which had previously sacked and burnt 
Plymouth.  

!ǎ ǊŜƭŀǘƛƻƴǎ ōŜǘǿŜŜƴ 9ƴƎƭŀƴŘ ŀƴŘ {Ǉŀƛƴ ŘŜǘŜǊƛƻǊŀǘŜŘ ƛƴ ǘƘŜ мррлǎΣ ŎǳƭƳƛƴŀǘƛƴƎ ƛƴ ǘƘŜ Ψ{ǇŀƴƛǎƘ 
!ǊƳŀŘŀΩ ŎŀƳǇŀign of 1588, new records of town and harbour become available. In July 1570 a 
ŎŜƴǎǳǎ ƻŦ άƳŀǊƛƴŜǊǎ ƳǳǎǘŜǊŜŘ ƛƴ 5ŜǾƻƴέ ǿŀǎ ǘŀƪŜƴΦ рс ŀǊŜ ƭƛǎǘŜŘ ŦƻǊ {ŀƭŎƻƳōŜ ŀƴŘ мн ŦƻǊ 
Portlemouth. It has been stated, but not confirmed, that when the Armada finally appeared in local 
waters on July 31 1588 the villages round the Salcombe Estuary had fitted out 16 small ships to 
support the English fleet.  

The ambitions of the young King Charles I required the rebuilding of a navy much run down after its 
Elizabethan successes. In the parish of Malborough in 1619, which then included Salcombe, lived 
104 mariners, 5 shipǿǊƛƎƘǘǎ ŀƴŘ н άŎƻƻǇŜǊǎ barrel makers ŦƻǊ ǎŜŀέΦ !ōƻǳǘ ƘŀƭŦ ǘƘŜ ƴŀƳŜǎ ǿƻǳƭŘ ōŜ 
ŦŀƳƛƭƛŀǊ ǘƻ ǘƻŘŀȅΩǎ ǘƻǿƴ ǊŜǎƛŘŜƴǘǎ ǎƘƻǿƛƴƎ ǘƘŀǘ Ƴŀƴȅ ŦŀƳƛƭƛŜǎ ƘŀǾŜ ōŜŜƴ ǎŜǘǘƭŜŘ ƘŜǊŜ Ŧor centuries. 

5ŜǾƻƴ ǿŀǎ ƳǳŎƘ ŦƻǳƎƘǘ ƻǾŜǊ ƛƴ ǘƘŜ /ƛǾƛƭ ²ŀǊΦ 5ŜǾƻƴΩǎ ŎƻǳƴǘǊȅǎƛŘŜΣ ƭŜŘ ōȅ ǘƘŜ ƭŀƴŘƻǿƴŜǊǎ ǿŀǎ 
largely Royalist, but the towns were for Parliament. The blockhouse at the entrance to Salcombe 
harbour, which is believed to have been one of Henry VLLLΩǎ Ŏƻŀǎǘŀƭ ŘŜŦŜƴŎŜǎΣ ƘŀŘ ōŜŎƻƳŜ ƳǳŎƘ 
decayed by the 1640s. In 1644 Sir Edmund Fortescue of Fallapit House near Kingsbridge was 
commissioned to restore and garrison the fortification which was renamed Fort Charles. The 
harbour became a protected anchorage for royalist privateers. By early 1646 it had become clear 
ǘƘŀǘ ǘƘŜ Ǌƻȅŀƭƛǎǘ ŎŀǳǎŜ ǿŀǎ ƭƻǎǘΣ ōǳǘ ǘƘŜ CƻǊǘΩǎ ŘŜŦŜƴŘŜǊǎ ǊŜŦǳǎŜŘ ǘƻ ǎǳǊǊŜƴŘŜǊ ǿƘŜƴ ŀ 
Parliamentary army arrived from Dartmouth. A battery was set up on Rickham common across the 
harbour and the seige began. It lasted for four months until the parliamentarians persuaded the 
garrison to surrender on favourable terms on 7 May. It was the last Royalist stronghold to survive 
in the county. 

                                                           
8
 Nikolaus Pevsner The  buildings of England South Devon 1952 

9
 http://www.salcombeinformation.co.uk/salcombe-a-brief-history/ 
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Few if any published references to Salcombe can be found between the 1650s and the 1750s. It 
must be presumed that the inhabitants continued to live by fishing and smuggling and kept quiet 
ŀōƻǳǘ ƛǘΦ IƻǿŜǾŜǊΣ ŎƘŀƴƎŜ ŎŀƳŜ ƛƴ ǘƘŜ ǎŜŎƻƴŘ ƘŀƭŦ ƻŦ ǘƘŜ муǘƘ ŎŜƴǘǳǊȅΦ ¢ƘŜ ŦƛǊǎǘ άƘƻƭƛŘŀȅ ƘƻƳŜέΣ 
the Moult between North and South Sands, was built in 1764 by John Hawkins and is described as a 
άƳŜǊŜ ǇƭŜŀǎǳǊŜ ōƻȄέΦ .ȅ ǘƘŜ ŜƴŘ ƻŦ ǘƘŜ ŎŜƴǘǳǊȅ ǘƘŜ ƘƻǳǎŜ ƘŀŘ ōŜŜƴ ƳǳŎƘ ŜƴƭŀǊƎŜŘ ōȅ ŀ ǎǳŎŎŜǎǎƛƻƴ 
of owners and began to approximate its present appearance. It seems that the gradual 
enlargement of Salcombe properties by holiday home owners has a respectable precedent! 

Boats must have been built locally since pre-historic times. Presumably at some time boats became 
small ships but in the 1790s the town began to develop into a more significant ship-building and 
ǎƘƛǇ ƻǿƴƛƴƎ ŎŜƴǘǊŜΦ .ȅ мумф ŀ ǿǊƛǘŜǊ ŎƻǳƭŘ ǊŜŦŜǊ ǘƻ άǘƘǊŜŜ ȅŀǊŘǎ ŦƻǊ ǎƘƛǇǿǊƛƎƘǘǎέ ŀǘ ŀ ǘƛƳŜ ǿƘŜƴ 
ǘƘŜ ǘƻǿƴ ƘŀŘ ŀōƻǳǘ ŦƛŦǘȅ ǎǘƻƴŜ ƘƻǳǎŜǎΦ aƻǎǘ ƻŦ ǘƘŜǎŜ ǿŜǊŜ άƭƻǿ ƳŜŀƴ ǎǘǊǳŎǘǳǊŜǎέΦ bŜŀǊƭȅ олл 
sailing vessels and a handful of steamers were built in Salcombe and around the Estuary during the 
nineteenth century, almost all for local owners. Early trades were coastal, salt to Newfoundland 
and salted fish back to Europe. At the end of the great wars of the French Revolution and Empire 
(1792 ς 1815, with a short break in 1802), the fruit trade developed and with it the superb and 
ǎǇŜŜŘȅ ΨŦǊǳƛǘ ǎŎƘƻƻƴŜǊǎΩΦ {ǇŜŜŘ ǿŀǎ ƴŜŎŜǎǎŀǊȅ ǘƻ ŎŀǊǊȅ ǘƘŜ ǇŜǊƛǎƘŀōƭŜ ŎŀǊƎƻŜǎ ƻŦ ŦǊŜǎƘ ŦǊǳƛǘ ŦǊƻƳ 
Spain and the Azores back to home ports before it started to deteriorate. Passages were also made 
to the Mediterranean for dried fruit. The port and trades prospered until about 1875 when 
competition from iron and later steel steamers began in earnest. Lack of capital, limitations of 
space and a shortage of locally available materials made it quite impracticable for Salcombe to 
compete with the yards of Northern England and Scotland in the building of iron and steel ships. 
The last sizeable wooden ship was launched in the Estuary in the 1880s. Thereafter Salcombe 
reverted to boatbuilding for fishermen and leisure use. 

The collapse of ship building and owning was not the end of the town. Visitors in small numbers 
had been attracted to the neighbourhood since the late 1700s. Large houses were gradually built at 
the various viewpoints along the cliffs and foreshore to the south of the town. Woodville (now 
Woodcot) in the prime position in Cliff Road dates from 1797. Ringrone House followed in 1839. It 
still exists, now totally invisible within the structure of the Marine Hotel to which it was converted 
in the 1890s. The removal of the noisy and smelly shipyards from the waterfront and the 
redevelopment of a prime site by the building of the York Hotel at about the same time improved 
facilities for the visitor. This was later renamed Salcombe Hotel and was in the 1980s converted yet 
again into apartments for sale to visitors. The arrival of the railway at Kingsbridge in 1893, 
connection to Salcombe by steam ferries and, in 1909, by motor buses made the town more 
accessible to visitors. 

In 1895 roads were laid out on the higher ground to the west of the present town centre by the 
newly established South Devon Land Company and building plots for development were gradually 
sold off. 

²Ƙŀǘ ƛǎ ŀǊƎǳŀōƭȅ ǘƘŜ ǘƻǿƴΩǎ ƎǊŜŀǘŜǎǘ ŘƛǎŀǎǘŜǊ ƻŎŎǳǊǊŜŘ ƛƴ hŎtober 1916
10

 at the height of the Great 
War of 1914 ς 1918 when many of the townsmen were serving in the army and Royal Navy and 
some had already been lost. Only two members of the fifteen strong crew were saved, cast ashore 
on the rocks at the eastern side of the harbour entrance. The loss of thirteen Salcombe men, in a 
small community where everyone knew everyone else and many were related, cast a dark cloud 
over the town for years. The names of the ŘǊƻǿƴŜŘ ƭƛŦŜōƻŀǘƳŜƴ ŀǊŜ ƛƴǎŎǊƛōŜŘ ƻƴ ǘƘŜ ǘƻǿƴΩǎ ǿŀǊ 
memorial in Cliff Road. When a new lifeboat arrived in April 1917, despite the tragic events of the 
previous October, there was no shortage of volunteers to reform the crew.  

Between the two World Wars the town gradually developed as an exclusive holiday resort for those 
who enjoyed the benign climate, the beautiful scenery, sea fishing and sailing. No attempt was 
made by developers or the local authority to introduce attractions like those of the popular holiday 
centres. The town had started to attract wealthy retirees in the early years of the twentieth 
ŎŜƴǘǳǊȅ ŀƴŘ ǘƘƛǎ ǘǊŜƴŘ ŎƻƴǘƛƴǳŜŘ ƛƴ ǘƘŜ мфнлǎ ŀƴŘ ΩолǎΦ {ŀƭŎƻƳōŜ {ŀƛƭƛƴƎ /ƭǳō ǿŀǎ ŦƻǳƴŘŜŘ ƛƴ мфнн 

                                                           
10

 Salcombe Lifeboat Disaster http://salcombelifeboat.co.uk/lifeboat-disaster-centenary/ 
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ŦƻǊ ǘƘŜ ǘƻǿƴΩǎ ŀǊǘƛǎŀƴǎΦ ¢ƘŜ ŀƴƴǳŀƭ ǎǳōǎŎǊƛǇǘƛƻƴ ǿŀǎ р ǎhillings (25p). The Yacht Club, dating from 
ǘƘŜ муфлǎΣ ǿŀǎ ŜȄŎƭǳǎƛǾŜƭȅ ŦƻǊ ƎŜƴǘƭŜƳŜƴΦ [ŀŘƛŜǎ ǿŜǊŜ ƎǊǳŘƎƛƴƎƭȅ ŀŘƳƛǘǘŜŘ ƛƴ мфофΦ bƻ ΨǿƻǊƪƛƴƎ 
ƳŀƴΩ ǿƻǳƭŘ ŜǾŜǊ ƘŀǾŜ ōŜŜƴ ŜƭŜŎǘŜŘ ǘƻ ƳŜƳōŜǊǎƘƛǇ ŜǾŜƴ ƛŦ ƘŜ ƘŀŘ ōŜŜƴ ǿƛƭƭƛƴƎ ǘƻ Ǉŀȅ ǘƘŜ ϻнΦмл 
subscription. 

aǳŎƘ ŜǾƛŘŜƴŎŜ ƻŦ ²ƻǊƭŘ ²ŀǊ LL ǊŜƳŀƛƴǎ ƛƴ ǘƘŜ ǘƻǿƴΦ Lǘ ǿŀǎ ǘƘŜ ǘŀǊƎŜǘ ƻŦ Ƴŀƴȅ ΨƘƛǘ ŀƴŘ ǊǳƴΩ 
bombing raids undertaken by fast fighter/bombers. It has been said that civilian casualties in 
Salcombe as a proportion of the total population were as high as anywhere in the country. Several 
ƻŦ ǘƘŜ ƴŜǿ ōǳƛƭŘƛƴƎǎ ƛƴ CƻǊŜ {ǘǊŜŜǘ ǊŜǇƭŀŎŜ ǘƘƻǎŜ ŘŜǎǘǊƻȅŜŘ ƛƴ ǘƘŜ ǊŀƛŘǎΦ 9ŘƎŀǊ /ƻǾŜΩǎ ōƻŀǘȅŀǊŘ ŀǘ 
the east end of Island Street was completely destroyed, fortunately in the lunch hour, so there were 
no casualties. It was speedily rebuilt to allow work to continue on Admiralty contracts building 
boats for small warships. The new yard eventually succumbed when glass fibre replaced wood as 
the material of choice for pleasure boats and an apartment block was built on the site. British 
warships arrived in the harbour at the start of the war in the shape of air/sea rescue launches and 
an army service corps water transport company. Then in 1943 came the advance party of a 
substantial United States naval force which eventually reached strength of almost 2000. The 
present Whitestrand Quay with its slipway was constructed following the demolition of two streets 
of decaying cottages. A concrete slipway was built on the beach at Millbay, the remains of which 
can still be seen and a fuel depot was constructed on the end of Snapes Point. The armada sailed 
on 4 June 1944 for the Normandy beaches to take part in the Allied assault on enemy occupied 
Europe leaving Salcombe almost deserted and strangely quiet. 

The town took some time to readjust to peace after the long war years. Travel was difficult in the 
period of post-war austerity with food and petrol rationing both continuing for some years. When 
the summer visitors eventually returned things seemed much the same as before. The resident 
population continued to grow until the 1960s but since then it has been falling, despite the building 
ƻŦ ŀ ǊŜǎƛŘŜƴǘƛŀƭ ŜǎǘŀǘŜ ƻƴ ǘƘŜ ǘƻǿƴΩǎ ƻǳǘǎƪƛǊǘǎΣ ŀǎ ƳƻǊŜ ŀƴŘ ƳƻǊŜ ǇǊƻǇŜǊǘƛŜǎ ƛƴ ǘƘŜ ǘƻǿƴ ŀǊŜ 
converted to holiday homes. Many small hotels have closed though the market in self-catering 
accommodation flourishes as never before. The yacht and sailing clubs eventually merged in 1964. 
The former had to forego its exclusivity in the face of a falling membership and accept all comers. 
The town and beaches remain as busy as ever in the summer holidays and there are welcome signs 
that the season lengthens each year as holiday home owners make more use of their properties 
and visitors learn to enjoy the quiet town. More people are taking note of the maxim of the 
celebrated ±ƛŎǘƻǊƛŀƴ ƘƛǎǘƻǊƛŀƴΣ WŀƳŜǎ CǊƻǳŘŜΣ ά²ƛƴǘŜǊ ƛƴ {ŀƭŎƻƳōŜ ƛǎ ǿƛƴǘŜǊ ƻƴƭȅ ƛƴ ƴŀƳŜέΦ 

 

9ŘƛǘŜŘ ǾŜǊǎƛƻƴ ƻŦ Ψ{![/ha.9Υ ! .wL9C IL{¢hw¸Ω 

By Tim Bass with updates by Roger Barrett  
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5.2 The setting and context of Salcombe 

5.2.1 The town and landscape surrounding Salcombe is designated an Area of Outstanding Natural 
Beauty (AONB) .The landscape comprises a high, windswept, coastal plateau dissected by trimmed 
hedgerows creating large-scale field patterns. Sparse, stunted trees, shaped by salt wind, emphasise 
the exposed nature of the area and its nearness to the sea and its dramatic cliffs, part of the South 
Devon Heritage Coast. A significant part of the historic core of the town is covered by a Conservation 
Area. This is illustrated in figure 4 and is supported by a Conservation Area Appraisal (2010)11  

5.2.2 The steep-sided tidal creek of Batson and valleys of North Sands and South Sands divide the 
plateau and offer protection to the isolated settlements of Salcombe and Batson. The dark woodland 
ōŀƴŘǎ ǊŜŀŎƘ Řƻǿƴ ǘƻ ǘƘŜ ǿŀǘŜǊΩǎ ŜŘƎŜ ŎǊŜŀǘƛƴƎ ǿƛƭŘΣ ŘǊŀƳŀǘƛŎ ōŀŎƪŘǊƻǇǎ ŀƴŘΣ ƛƴ ǿƛƴǘŜǊΣ ŀ ǎŜƴǎŜ ƻŦ 
enclosure. Many viewpoints from in and around the town and allow spectacular, far-reaching views 
over and along the estuary, (a designated SSSI) with its secluded sandy inlets, famous protective 
sandbar and stunning scenery. 

To the west of the Conservation Area, 

Victorian plantations of Beech trees cover 

the estuary slopes and all around, either 

singly or in small groups, impressive 

conifers and evergreen oaks create focal 

points. At the quayside, the setting is 

constantly changing as the tides 

alternately reveal extensive mudflats and 

shingle foreshores or transform the 

natural harbour with beautiful blue/green 

water.12  

 

  

                                                           
11

 Salcombe Conservation Area Appraisal 2010 
12

 Devon Landscape Character Areas https://new.devon.gov.uk/planning/planning-policies/landscape/devons-
landscape-character-assessment 

Figure 3 Extract from the Devon Landscape Character Assessment. This clearly 
shows the valley slopes and coombes (shaded in blue) that help define and protect 
the settlements of  Salcombe and Batson. 

https://new.devon.gov.uk/planning/planning-policies/landscape/devons-landscape-character-assessment
https://new.devon.gov.uk/planning/planning-policies/landscape/devons-landscape-character-assessment
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5.3 Batson 
5.3.1 The small hamlet of Batson is close to 
but physically separated from Salcombe. The 
hamlet lies at the head of Batson Creek and sits 
entirely within the AONB. The 1996 SHDC Local 
Plan stated that Ψ(Batson)where the 
preservation and enhancement of the 
landscape will receive priority and development 
will not normally be permitted except where 
this is necessary to the economic or social 
wellbeing of the locality or will enhance its 
charaŎǘŜǊΩ13 This statement remains valid and is 
reflected in the policies of this plan.  

5.3.2 There is a separate Conservation Area 
for Batson; this is illustrated in figure 5 and 
wraps around the head of the creek and the 
most historic and beautiful parts of the hamlet. 

5.3.3 Batson Village Green is formally 
registered as a Village Green (ref. VG110 with 
Devon County Council) 

 

 

  

                                                           
13

 SHDC Local Plan 1981 to 2002 
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Figure4 Salcombe Conservation Area, shaded in red 

  

Figure 5 Batson Conservation Area shaded in red 


