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LETTER OF OBJECTION - FROM THE SOUTH HAMS SOCIETY 
 
1. The South Hams Society interest 
 
For the last 50 years, the South Hams Society has been stimulating public interest and 
care for the beauty, history and character of the South Hams. We encourage high 
standards of planning and architecture that respect the character of the area. We aim 
to secure the protection and improvement of the landscape, features of historic 
interest and public amenity, and to promote the conservation of the South Hams as a 
living, working environment.  
 We take the South Devon Area of Outstanding Natural Beauty very seriously and work 
hard to increase people's knowledge and appreciation of our precious environment. 
We support the right development - in the right places - and strenuously oppose 
inappropriate development, as we believe to be the case with this application.   
 
2. Elevated material consideration  

It is a matter of national planning policy and, therefore, a matter of law, that the impact 
of development on an AONB is elevated above the status of an ordinary material 
consideration, and is a matter which must be accorded great weight in the overall 
balance of benefits and dis-benefits.  The Countryside and Rights of Way Act 2000 place 
a statutory duty on the relevant authorities to have regard to the purpose of conserving 
and enhancing the natural beauty of the AONB when exercising or performing any 
functions affecting land within, or adjacent to it. 
 
 
3. Quality environment attracts investment 
 
It is noted in the Development Framework that "The high-quality environment in the South 
Hams helps to sustain the important tourism industry, and is a major factor which 

        attracts investment into Devon.”   
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4. The South Hams greatest asset 
 
The conservation of Devon’s special landscape character is an objective that relates to the 
countryside, and the protection of the rural environment, and is one of the main elements 
of the Structure Plan strategy.   The Plan notes that "this has to be achieved within the 
context of protecting the area’s greatest asset –the distinctive environment and cultural 
heritage of the South Hams.”  
 

5. The proposal would not preserve 
 
The applicants are required to demonstrate how the location, siting, layout, scale and design 
of the development would "conserve and/or enhance what is special and locally distinctive 
to the site". The application does not contain the required demonstration, and the 
development would not conserve the sites distinctive character or it's designated scenic 
beauty.  
 

6. Three special areas 

The South Hams Society (SHS) believes the development proposal represents an unwelcome 
intrusion into an undeveloped open field countryside location within the South Devon 
AONB, and the Undeveloped and Heritage coast.  The Salcombe and Kingsbridge Estuary, is 
a Site of Special Scientific Interest (SSSI).  

 

7. Adverse impacts 

 If approved, the development would introduce a built form, raised high up above the head 
of the Creek, within a highly sensitive rural and estuary setting, which would result in 
adverse impacts to the natural beauty, special qualities, distinctive character, landscape and 
scenic beauty of the South Devon AONB. There is potential for polluted runoff from the 
proposed site contaminating the Creek and detrimentally affecting its animal and plant life.   

 

8. Conflicts with policies 

We believe the development would fail to conserve or enhance the natural beauty and 
special qualities of the highly protected area, and would conflict with the aims and 
objectives of policies DEV23 (Landscape character), DEV24 (Undeveloped Coast and 
Heritage Coast) and DEV25 (Nationally Protected Landscapes) of the adopted JLP, and is 
contrary to the guidance contained within the National Planning Policy Framework 
including, but not limited to, paragraphs 170 and 172.   
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9. Highest protection – underestimated harms 

Policy DEV25 (Nationally Protected Landscapes) gives the highest degree of protection to 
designated landscapes in order to prevent damaging and inappropriate development. The 
SHS believe the proposed development would be damaging and that the Applicants have, in 
their Landscape Appraisal Report (LAR), underestimated the harms that would be caused to 
the area. 

 

10. Proposal would not conserve or enhance 

Criterion (2.) of the adopted development plan policy DEV25, in combination with the 
updated February 2019 National Planning Policy Framework, requires great weight to be 
given to conserving and enhancing the landscape and scenic beauty of the South Devon 
AONB. The proposed site is located in a prominent position adjacent to Blanksmill Creek on 
the Salcombe-Kingsbridge Estuary. It is surrounded by Grade 2. agricultural land. Contrary to 
the Applicant’s claim, the landscape sensitivity and soil condition in this part of the South 
Devon AONB is high. The Society believes the proposal is at odds with both the conserve 
and enhance elements of the policy criterion.  

 

11. Harmful loss of fields 

The Local Authority and Councillors have a duty to protect Devon’s agricultural land 
resource.   The Secretary of State considered in the Tetbury case, that simply the loss of 
“open fields”, or parts of them, was harmful to an AONB, and therefore the detrimental 
effect of the proposal could not be moderated. The same applies, in part, to this application.   

 

12. Not in the public interest 

We believe that the members of the South Hams District Planning Committee appreciate 
that it is required to refuse permission unless there are exceptional circumstances in the 
public interest which outweigh the weight required to be given to the scenic beauty of the 
AONB and any other material matters, and that they also appreciate that the NPPF policy 
requires the scenic beauty factor also be accorded “great weight". If approved, this proposal 
would completely and permanently change the character of the landscape within and 
around the proposed site, and the development would be very clearly seen from many well 
used public footpaths and viewpoints and thereby would cause harm to the AONB 

 

 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/245939/Highfield_Farm__Tetbury__Gloucestershire__ref_2165778__13_February_2013_.pdf
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13. Undeveloped Coast should remain 

 The site is located within the area designated as Undeveloped Coast in the Joint Local Plan 
(JLP).  This is covered in Policy DEV24 (Undeveloped Coast and Heritage Coast) which states 
that development, which would have a detrimental effect on the unspoilt character, 
appearance or tranquillity of the Undeveloped Coast, estuaries, and the Heritage Coast, will 
not be permitted, except under exceptional circumstances, and will only be permitted 
where: 

1. It can be demonstrated that it requires a coastal location. 

2. It cannot reasonably be located outside the Undeveloped Coast. 

3. That it protects, maintains and enhances the unique landscape and waterscape character 
and special qualities of the area.  

4. That it is consistent with policy statements for the local policy unit in the current 
Shoreline Management Plan. 

5. Is consistent with the relevant Heritage Coast objectives, as contained within the AONB 
Management Plan. 

Development for the purposes of agriculture, forestry, public access and enjoyment of the 
coast and estuaries, or community facilities that meet the objectively assessed needs of the 
local community, will be supported IF it meets the above tests. The Society believes that the 
proposals do not require a coastal location and that it would, if approved, have a 
detrimental impact upon the unspoilt character of the area, and is therefore not in 
accordance with the requirements of this policy.   

 

14. Least bad choice 

We appreciate that proposed site 'A' appears to be the least harmful of the three selected 
sites considered by the Applicant. But clearly, site 'A’ if approved, would cause significant 
visual harm and would not "protect, maintain and enhance the unique landscape, 
waterscape character and special qualities of the area".  
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15. Contrary to policies  

By introducing a built form into the AONB, the proposed development would undermine the 
key characteristics and distinctive sense of place within the AONB, and lead to a 
deterioration in the consistent, high quality, undeveloped character of the area which would 
fail to conserve and enhance the natural beauty of the AONB and local landscape character, 
contrary to policies DEV23 and DEV25 of the Plymouth and South West Devon Joint Local 
Plan, and the National Planning Policy Framework, in particular, paragraph 172. 

 

16. LPAs will protect 

The site is in open countryside but would be associated with agricultural activities. Policy 
TTV26 states that: The LPAs will protect the special characteristics and role of the 
countryside. The following provisions will apply to the consideration of development 
proposals: 

 1. Isolated development in the countryside will be avoided and only permitted in 
exceptional circumstances, such as where it would:  

i.  Meet an essential need for a rural worker to live permanently at or near their place of 
work in the countryside and maintain that role for the development in perpetuity;  

or ii. Secure the long-term future and viable use of a significant heritage asset;  

or iii. Secure the re-use of redundant or disused buildings and brownfield sites for an 
appropriate use;  

or iv. Secure a development of truly outstanding or innovative sustainability and design, 
which helps to raise standards of design more generally in the rural area, significantly 
enhances its immediate setting, and is sensitive to the defining characteristics of the local 
area; 

 or v. Protect or enhance the character of historic assets and their settings.  

 

2. Development proposals should, where appropriate:  

i. Protect and improve public rights of way and bridleways.  

ii. Re-use traditional buildings that are structurally sound enough for renovation without 
significant enhancement or alteration. 

 iii. Be complementary to and not prejudice any viable agricultural operations on a farm and 
other existing viable uses.  
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iv. Respond to a proven agricultural, forestry and other occupational need that requires a 
countryside location. 

v. Avoid the use of Best and Most Versatile Agricultural Land.  

vi. Help enhance the immediate setting of the site and include a management plan and exit 
strategy that demonstrates how long-term degradation of the landscape and natural 
environment will be avoided  

 

17. Agricultural Needs Assessment required  

We suggest that the Applicants have not demonstrated that the proposed development, 
which would result in a change to the landscape character within the AONB, is reasonably 
required to support the essential needs of agriculture in a countryside location. As such we 
believe the proposals are contrary to Policies SPT1, SPT2, TTV1, TTV2, TTV26 and DEV15 of 
the Plymouth and South West Devon Joint Local Plan and contrary to the National Planning 
Policy Framework. We believe therefore that the South Hams District Council should 
undertake an agricultural needs assessment by an independent consultant, before this 
Application is considered. 

 

18. Quality farm land 

It appears that the Applicants have not accurately described the land in their LAR. We 
believe that the land quality is Grade 2. agricultural land. 

 

19. Making light of dark skies 

We also point out that the Applicants appear to underestimate, or at least minimise, the 
importance of the CPRE Dark Skies classification of the proposed site by referring to the 
'glow' emanating from Kingsbridge and Salcombe.  It should be noted that the < 2.5 
classification is the lowest possible rating and that it is achieved despite the 'glow' from the 
two towns.   

 

20. Underestimating the visibility 

We also believe that the Applicants consistently underestimate the visibility of the proposed 
development. We note that the Applicant’s LAR sets out that there are: 
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• full direct views 12 S from lane (of B with A likely perceived).  

• glimpse/filtered views 13 SE from Blanksmill House and lane bridge (of A).  

• full direct views 14 NE from PR0W (of A).  

• glimpse/direct views 15 N from PR0W (of A).  

• full direct views 18 W from PR0W (of A).  

 

This clearly shows that the proposed development would be fully visible from the 
Marlborough Footpath (Parish Number 20.) The Applicants confirm (LAR 5.4) that “Realistic 
close views are available from a number of public and private vantage points, despite the 
visual envelope being contained by the ridge/valley topography and intervening woodland 
copses.” 

 

21. Playing down the sensitivity of the landscape 

We, of course, respect the professional assessment set out in the Applicants LAR, but we 
also believe the findings consistently underestimate the detrimental impact that the 
proposed development would have, and that they also play down the sensitive nature of the 
highly protected landscape in which the proposed building would stand.  

 

22. Views from the estuary  

Despite the Applicants noting (LAR 5.1) that “vistas and views from popular recreational 
places and houses should be considered of greater importance”, they have offered no 
assessment of the ‘views’ of the proposed development from, home-based, and visiting 
vessels to the Salcombe and Kingsbridge Estuary. No mention is made of the very large 
number of people who are able to enjoy wide, uninterrupted panoramic views of the 
shoreline when transiting the estuary. A conservative estimate, based on the 1700 
residential yachts and power vessels, and around 7000 visiting vessels, each with an average 
crew of three, could reasonably provide distant viewing opportunities of the proposed site 
for in excess of 100,000 people per annum.  Yet despite noting the importance of “popular 
recreational places” there is no expert consideration of the ‘from the water views' in the 
Applicants LAR. 
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23. Popular public amenity 

We point out that the footpath (Marlborough 20.) provides direct views of the proposed 
development, and is part of a very popular short circular walk from Salcombe.  The 
Applicants indicate that walkers would have direct and uninterrupted views of the proposed 
building as they approach the site on the footpath from the south. Similar uninterrupted 
panoramic views would be gained by those walking from the east along the South shore of 
Blanksmill Creek. From that direction the proposed building would be viewed as being high 
up on the South bankside, above the head of the Creek.   

 

24. Unwelcome and adverse change 

We note that the Applicants do recognise (LAR 5.2) that in relation to those viewing the 
proposed structure “Definitively positive effects are seldom identified, as the 'effect' of an 
'impact' is usually an unwelcome change to an existing landscape, and perceived to be 
adverse”. We agree! 

 

25. Public access for recreation  
 
It has been pointed out by a local resident that the area around the proposed development 
site is a public amenity and has good access for birdwatchers, dog walkers and fishermen 
etc. Footpaths from Salcombe lead to it and a Bridle Way leads to the lime kiln on the North 
side of the Creek. Walkers on this route would have full view of the 6-metre-high barn. The 
proposed site is itself some 5 metres above the mud flats and so in views from the North 
and East would be elevated above the estuary by approximately 11 metres, adding to its 
visual dominance  
 
 
26. An escape route  
 
The Applicants may be unaware that the road via Blanksmill Bridge is a valued and well used 
alternative ‘off the busy A381’ local route where cyclist’s and walkers escape from traffic 
along Old Coach Road, a quiet byway from the towns of Kingsbridge to Salcombe, along 
which there are some of the best uninterrupted panoramic views of the highly protected 
countryside around the western side of the Creek and iconic views to the South East across 
the Salcombe and Kingsbridge Estuary. 
 
 
 
 

http://happyhiker.co.uk/MyWalks/Devon/SalcombetoBlanksmillBridge/Hiking%20Pages%20-%20Salcombe%20to%20Blanksmill%20Bridge.htm
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27. Life in the SSSI  
 
To underline the importance of the area (to public amenity) we also point out that the 
proposed development site at head of Blanksmill Creek is particularly important for the 
birdlife of the Salcombe and Kingsbridge Estuary Site of Special Scientific Interest. While 
there is a relatively even overall bird density over much of the site, there are significantly 
higher densities at Blanksmill Creek and Park Bay. Amongst the individual species, Curlews 
and Redshanks were the most evenly spread, followed by Shelducks of which few occurred 
on the narrow outer sections. Brent Geese were most common in the middle of the site, 
with this region also holding the highest densities of Dunlin. Wigeon densities were highest 
at the heads of three creeks, especially Blanksmill in the west. This is precisely where the 
development is proposed to be. 
 

28. South Hams heritage assets 

While the Applicant correctly points out that the Blanksmill Lime Kiln is not a listed Local 
Heritage Asset, it is nevertheless very important in the context of the industrial history of 
the South Hams and the Creek. 

The 27 lime kilns on the shores of the Salcombe and Kingsbridge Estuary and its creeks, are 
an important vestige of the nation’s campaign to grow more food during the period of the 
Napoleonic Wars. As described on one of the Grade II Listed examples (Frogmore Creek) 
they were constructed to make lime to fertilise the fields to help increase food production.  

Limestone from Plymouth and cheap coal from South Wales were brought up the creeks 
and processed in the kilns to produce agricultural lime, this was then dispersed by cart to 
farms around the creeks, including Blanksmill.  

Today little of Blanksmill C.19 infrastructure related to the use of the creek for trade and the 
flow of goods remains. The kiln however is tangible evidence of the South Hams and the 
nation’s history, and they tell of the past importance of the use of Blanksmill Creek for 
carrying produce in and out of the area.  

The setting of the Blanksmill kiln is remarkably well preserved, with little development 
visually apparent. With the information provided on the interpretation panel in Frogmore 
Creek on the history of the kilns, the use of the creeks for transporting goods and the 
presence of barges travelling up and down the creek, coming and going with the rising and 
falling tides, the importance and the functioning of the kilns, and the activity around them, 
can be readily pictured, particularly as the setting of the Blanksmill kiln is virtually unaltered. 
The kilns’ unaltered setting, with the undeveloped fields and protected land and 
waterscape, adds to the enjoyment and appreciation of the lime kiln. The setting of the kiln,  

 

https://www.bto.org/sites/default/files/u18/downloads/publications/ewlt_section11.pdf
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including the open field site of the proposed development, lends an important contribution 
to the kiln’s historic significance. The unaltered character of the creek itself is considered to 
be an important part of the significance of the lime kiln, as it helps with an appreciation and 
public enjoyment of its role in the past. The kiln, and the creek, because of the unaltered 
nature of the creek, together seem to be stopped in time. The presence of a large new barn 
high within its setting, approximately 520 meters away, would harm the timeless quality of 
the lime kiln’s setting. We have concluded that the proposed development would:  

1. fail to preserve the setting of the Blanksmill lime kiln, where that setting makes an 
important contribution to the significance of the kiln.  

2. fail to conserve the heritage asset, a requirement that we believe should be given 
significant weight in the planning balance. 

3. there are no ways in which the harm may be mitigated against, other than by not granting 
planning permission for the proposed large agricultural storage building. 

 

29. Increasing human activity 

Given the popularity of the Marlborough 20. Footpath, and considering the other direct 
views of the proposed building from outside the immediate area, we do not agree with the 
Applicants assessment (4.2) that “perception of human activities will not increase” nor that 
the proposed building would have “a neutral effect with or without mitigation”. 

 

30.  Ignoring the Undeveloped Coastline 

The Applicants appear not to have considered at all the Local Authority’s policy restricting 
development within the ‘Undeveloped Coastline’. They have also described the landscape 
sensitivity as “moderate" when in fact the designated landscape is considered to be highly 
sensitive. 

  
31. Wildlife Report 
 
We believe that the Applicant's answers in 'Part A - Triggers for a Wildlife Report' may have 
been made in error. It would appear that the answers to questions v. and possibly vi. should 
be yes, and if that is so, a Wildlife Report is required. 
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32. The landscape would be changed and harmed 
 
If approved, this proposal would completely and permanently change the character of the 
landscape within and around the proposed site, and the development would be clearly seen 
from many public viewpoints and thereby cause harm to the AONB. We do not agree with 
the Applicants claim (LAR 2.6 Landscape Ambience) that "the proposal will not add to the 
overall perception of human occupation in the landscape". Nor do we accept that "the 
quality of the landscape (including the built fabric, particularly the creek bridge nearby barn 
will be unchanged (a neutral effect)". We believe that it is clearly self-evident that the 
proposed development would be a significant change, from an open field to a built 
structure. We also think that the Applicant's reliance on mitigation proposals support our 
interpretation.  
 
 
33. Would cause harm to the highly protected area 
  
While barns (as the Applicant notes at 4.2.  Assessment overall) feature sparsely in the 
surrounding landscape, we do not agree that adding such an additional feature would “not 
have a detrimental impact on the landscape character" or that it would be "a neutral effect 
with or without mitigation".  The impact of an additional built form on its immediate 
surroundings, in a highly sensitive open landscape, high up on the raised bankside at the 
head of the creek would, we believe, be a highly visible change, which would cause 
significant harm to the protected landscape.  
 

34. Little weight for mitigation 

We are not impressed by the Applicants suggestion that “there are instances where a 
development supplies an opportunity to enhance a landscape (e.g. via additional planting & 
habitat creation) and therefore can be deemed positive”.  The Applicants could enhance the 
landscape, without developing a built structure and causing harm to the setting. We note 
that they acknowledge that “built forms seldom have positive effects” on the existing open 
landscape. 

 

35. Summary 

The South Hams Society believes the development represents an unwelcome intrusion into 
an undeveloped open field countryside location within the South Devon Area of 
Outstanding Natural Beauty and undeveloped coast. It would introduce a built form within 
this highly protected, sensitive rural and estuary location, which would result in adverse  
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impacts to the natural beauty, special qualities, distinctive character, landscape and scenic 
beauty of the South Devon AONB.  
The development would fail to conserve and enhance the natural beauty and special 
qualities of the South Devon AONB and conflicts with the aims and objectives of policies 
DEV23 (Landscape character), DEV24 (Undeveloped coast and Heritage Coast) and DEV25 
(Nationally protected landscapes) of the adopted JLP and is contrary to the guidance 
contained within the National Planning Policy Framework including, but not limited to, 
paragraphs 170 and 172.  The proposed site is adjacent to the Salcombe and Kingsbridge 
Estuary Site of Special Scientific Interest. We do not believe that there would be any public 
benefit stemming from the proposal. 
 
 
For the reasons set out in this Letter of Representation, the South Hams Society and its 
members ask that the Application be refused. 
 
 
 
Ian Bryan 
 

For, and behalf of the South Hams Society 
 
All replies to The Chair, Didi Alayli, Olde Stones, West Alvington, Kingsbridge, South Devon, 
TQ7 3PN.      email: southhamssociety@gmail.com 
 
 
 

 

 

 

 

 

 

 

 

 

 

https://southhamssociety.org/
mailto:southhamssociety@gmail.com
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Annex 1. 

This image (1.)  A general view of the proposed site looking South along the Old Coach Road, 
approaching the bridge at the head of Blanksmill Creek. It illustrates the open nature of the 
protected land surrounding the site and that it is noticeably building free! 

 

 

Image (2.) Looking East along Blanksmill Creek towards the Salcombe Estuary (1.5 km)   
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Annex 2. 

Image (3.) The lower access to the proposed development from the “amenity parking area”.   

 

 

Image (4.) The ‘ground wear  illistrates that the PROW, Malbourough 20. Is very well used. 
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Annex 3. 
 
The relevant development plan policies are set out below:  
 

 The Plymouth & South West Devon Joint Local Plan was adopted by South Hams District 
Council on March 21st 2019 and West Devon Borough Council on March 26th 2019. SPT1 
Delivering sustainable development TTV26 Development in the CountrysideDEV1 Protecting 
health and amenity DEV2 Air, water, soil, noise, land and light DEV20 Place shaping and the 
quality of the built environment DEV23 Landscape character DEV24 Undeveloped coast and 
Heritage Coast DEV25 Nationally protected landscapes DEV26 Protecting and enhancing 
biodiversity and geological conservation DEV28 Trees, woodlands and hedgerows DEV29 
Specific provisions relating to transport   Other material considerations include the policies 
of the National Planning Policy Framework (NPPF).  

 

 

 

 


