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Lynton and Lynmouth Neighbourhood Plan 

 
Steering Group Meeting 

 
3.30pm on Thursday 12 July 2012 

Lynton Town Hall, Lynton 
 

AGENDA 
 
 
 
1. Apologies for absence. 
 
2. To approve as a correct record the Minutes of the meeting of the Steering 

Group held on 14th June 2012 and to consider any Matters Arising from those 
Minutes. 

 
3. Update from David Wyborn regarding designation of the Neighbourhood Plan 

area. 
 
4. To discuss the content of the draft Neighbourhood Plan 

 
5. To agree next steps and options for consultation arrangements 

  
6. Any other business of urgency 

 
7. Date of next meeting – 9 August 2012



14 June 2012 
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ITEM 2 
 
 

 
 

LYNTON AND LYNMOUTH NEIGHBOURHOOD PLAN 
STEERING GROUP 

 
MINUTES of the Lynton and Lynmouth Neighbourhood Plan Steering Group meeting - 

Thursday 14 June 2012 at 3.00pm at Lynton Town Hall, Lynton. 
 

PRESENT 
 
Steering Group Members: Neighbourhood Representatives 
Andrea Davis Deborah Hatcliffe 
Suzette Hibbert (LCDT) Simon Hatcliffe 
Tim Parker 
Barry Hobbs 
Christine Bowden 

Grace Cleverdon 
Richard Briden 

  
Project Team Members: Nigel Kersey (CLG) 
David Wyborn  
John Gower  
Colin Savage  
James Shorten  
Tessa Saunders  
Barbara Venn 
Geoff Dwyer 

 

 
 

1. APOLOGIES FOR ABSENCE: Apologies for absence were received from Steering 

Group Members, Julian Gurney, Philip Taylor, and Roger Ferrar.   
 

2. MINUTES: The minutes of the meeting held on 19 April 2012 were agreed and were 
signed as a correct record.  
 

MATTERS ARISING: Barbara Venn asked for the minutes to note that she had 

received an apology and flowers from John Gower. 
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3. UPDATE FROM LYNTON & LYNMOUTH TOWN COUNCIL REGARDING 
DESIGNATION OF THE NEIGHBOURHOOD PLAN AREA 

The Town Council had agreed that the whole of the Lynton & Lynmouth parish area 
should be designated as the Neighbourhood Plan area with a resolution to instruct 
Exmoor National Park Authority (ENPA) to formally designate the Neighbourhood 
Plan area.  

Action: A letter would be sent from the Town Council to the ENPA to initiate the 
designation process. 

 

4. FEEDBACK FROM THE WORKSHOPS  

James Shorten and John Gower (PDT) gave a brief summary of the workshops held 
during April and May for the Neighbourhood Representatives and Town Councillors.  

I. 28 April: Issues & Options – a process of summing up the priority issues for 
the Neighbourhood Plan, options on how to tackle them – based on the 
consultation findings. 

II. 12 May (cancelled): Design & Construction – following the first workshop it 
was felt that this workshop was no longer required. 

III. 26 May: Development Economics / Viability – consultant Jon Watson provided 
key principles of viability and applied them theoretically to a site in Lynton 
(Hardings Yard) using the Community Land Trust Network tool. 

 

Additional item: 

4a. DAWLISH NEIGHBOURHOOD PLAN 

Dawlish Neighbourhood Plan within Teignbridge Borough Council had started well 
ahead of the neighbourhood plan ‘vanguards’ scheme and already well developed by 
the time they were recognised as one of the first wave of front runners. Their 
Neighbourhood Plan was recently submitted to an independent inspector for 
examination. The inspector subsequently found the plan to be unsound and 
recommended that the plan should not go forward to referendum. The key issues 
raised by the inspector were: 

 Because there is not yet a district-wide Local Plan in place, this plan could not 
be judged as having used objectively assessed evidence of housing need.   

 The plan may not be ‘justified’ given there is no clear audit trail for judgements 
made by the Steering Group responsible for preparing the plan. 

 The examiner also felt that further work was needed to protect the 
internationally important wildlife and habitat at Dawlish Warren and on the Exe 
Estuary to ensure that protection was guaranteed. 

 
Nigel Kersey considered that the inspector’s findings were key lessons other 
Neighbourhood Plans should have regard to in relation to evidence and audit trails. 
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5. DISCUSSION PAPERS FOR: THE VISION, HOUSING, ECONOMY, COMMUNITY, 
AND ENVIRONMENT 

The discussion papers were prepared for the Steering Group meeting so that 
everyone, including the project team and neighbourhood reps, could discuss their 
content and proposals before a draft plan and options were prepared. 

VISION: the vision used the same structure as the National Planning Policy 
Framework – economy, community and environment – and the key issues were 
outlined below these headings. 
 
HOUSING: the key question was whether a legal agreement could be used to ensure 
that any open market housing (that may be included in a proposal to help ensure the 
delivery of housing to address local needs) was permanently occupied as a primary 
residence and not used as a holiday home or second home. Differing legal opinions 
meant that further legal advice was needed. Nigel Kersey was asked to request CLG 
lawyers to give their opinion on the matter, as it was a fundamental issue for Lynton 
& Lynmouth where the level of holiday/second homes is considerably high. 
 
Action: David Wyborn to send a paper regarding the request to Nigel Kersey 

 
There was a query over 100% affordable sites – however these sites would be small, 
pepper-potted around the settlement, and there would be no issue of concentrations 
of affordable housing in such a small community. 
 
It was agreed that approaches to delivering local affordable housing would include 
grant-funding where available and also straight cross-subsidy – as there were issues 
regarding the higher levels of rent that could be charged for grant-funded schemes 
and this may lead to more housing benefit uptake that creates its own issues. 
 
It was considered important to ensure that the Neighbourhood Plan is future proofed 
against any changes ahead – including those intended for housing benefit. 
 
The housing cascade was geographical in the adopted Local Plan and one of the 
questions asked whether it should also cascade in time for the local area. It was 
agreed that if no one met the 10 years local connection in the Lynton & Lynmouth 
parish or adjoining parishes, then there could be an option to reduce the local 
connection to 5 years for the parish and adjoining parishes before the cascade 
widens out geographically. There were measures that could be put in place through 
the lettings process that could mean that someone who has lived in the parish for 9 
years would have a greater advantage than someone who had only lived there for 5 
years. However, it was not just the length of time that was considered in such cases 
it would also be the level of housing need a person or household was judged to have. 
 
Opportunities for self-build homes for local people in housing need was also 
recommended to be in the document – there would not necessarily be a policy as 
this was already possible through the Local Plan policies – however the narrative in 
the Neighbourhood Plan could provide a signpost to the relevant section of the Local 
Plan and help to clearly identify this solution. It was agreed that a mix of affordable 
housing solutions was important for the community, and the plan should stress that 
the key aim for housing is the delivery of local need affordable homes. 
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Viability of housing schemes was also discussed in relation to types of site and how 
to ensure the best outcome in relation to any cross subsidy developments. Any 
proposals would be delivered through an open-book basis working from the initial 
presumption of 100% affordable to keep land values low. The plan should assume 
that all greenfield sites are exception sites and that brownfield sites will have an 
assigned value according to its particular use. 
 
A discussion on the size threshold of self-build affordable homes (90 sqm) led to the 
conclusion that this threshold should remain as it was felt that the space was 
adequate for a 3-bed house (with the potential for allowing outbuildings/garage) – 
and was key to ensuring that the resale of the property could be kept at a more 
affordable level, with the addition of the local tie. 
 
In terms of obtaining commuted sums from developments where affordable housing 
cannot be feasibly provided on site – the difficulties in finding somewhere to spend 
the money was raised as an issue. It was decided that such development should 
either be delivered in partnership with another scheme (providing the affordable 
housing element) or the developer should buy houses on the open market that will 
subsequently be let through a Registered Provider. The presumption would be to 
provide affordable housing on site but the alternatives would provide some flexibility 
where it is demonstrated as unfeasible.  
 
ECONOMY: The discussion paper objectives for the economy were based on the 
need for more flexibility, positivity and responsiveness – to ensure that economic 
aspirations were on the front foot. 
 
The current Local Plan policies were not necessarily different from what the 
Neighbourhood Plan wants to achieve – however there was a need to present it 
more clearly and positively. It was felt that some aspects of the objectives were too 
specific and should be broader to incorporate future economic sectors – particularly 
IT and other high-tech roles such as App Designers. In terms of this particular 
example, the need to improve broadband speeds and mobile phone signal in the 
area should be a clear message included in the plan. 
 
It was considered that there was a need to address the change of use of hotels, 
particularly to residential, for those smaller establishments where there are no 
additional employees. This flexibility would allow this type of property to go ‘in and 
out’ of residential or hotel use through changing circumstances such as ownership or 
‘bed-space’ demand. 
 
The plan should also be sensitive in relation to parking as there were both public car 
parks and ‘on-street’ parking (which the Highway Authorities are responsible for) that 
cater for residential and visitor parking demand. 
 
COMMUNITY: There was agreement with the aims of the discussion paper – 
however the mechanism for commuted sums would probably be addressed in the 
Local Plan.  
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ENVIRONMENT: The aim of development should be to have a positive 
environmental impact should be left out as this could end up promoting a NIMBYs 
charter. The policies in the Local Plan will be robust in this area and there does not 
necessarily need to be additional policies in the Neighbourhood Plan – reference can 
be made to the Local Plan in the narrative.  
 

6. SUMMING UP 

DRAFT OPTIONS CONSULTATION PAPER: it was agreed that the discussion 
papers presented had provided a clear enough steer to prepare a draft 
Neighbourhood Plan that should be relatively short but have enough rigour to get 
through the stages. It would contain policies where there was a clear approach and 
options where there were a number of ways to address a particular issue. 
 
In terms of the referendum – the decision would relate to the 50% or greater who 
voted either Yes or No. If the referendum says ‘NO’ then the plan would have to go 
through the statutory processes again. 
 
TIMETABLE: the draft plan would be presented at the next Steering Group meeting 
on 12th July. 
 
CONSULTATION ARRANGEMENTS: It was considered by the project team that an 
A4 flyer would be arranged to be delivered to households in the Advertiser and Lyn 
Valley News which would publicise the draft plan and have questions relating to the 
options on the reverse. Consultation arrangements would also be developed further 
following meeting with the Neighbourhood Reps to discuss appropriate measures we 
could take to ensure the community are aware of the draft plan. 
 
It was agreed that David Wyborn would undertake the appointment of a person to 
prepare the Sustainability Appraisal (including Strategic Environmental Assessment) 
and Habitats Regulations Assessment – these were important technical documents 
that are required alongside the Neighbourhood Plan. Some time would be given 
voluntarily and further costs had been budgeted for. 
 

7. ANY OTHER BUSINESS OF URGENCY 

The next meeting on 12th July would start at 3.30pm rather than 3.00pm due to prior 
engagements. 
 
 

The meeting was closed at 5.00pm 
 
 
 
 
 
 

Chairman 
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Introduction
This is the Neighbourhood Plan for the parish of Lynton, containing 
Lynton, Lynmouth & Barbrook1. We are a strong, self-reliant, living 
and working community on the Exmoor coast, fortunate to live in a 
stunning local environment. The parish is relatively remote, yet has 
the largest population of any parish on Exmoor. It is a centre for 
employment and services for those who live and work here, and for 
smaller surrounding settlements. We know the importance of and are 
well used to looking after ourselves and solving our own problems. 
Producing a Neighbourhood Plan is an important way of doing this.

The Plan
We need to secure a strong future for ourselves. Supporting the local 
economy and providing more affordable homes for local people are 
priorities. We need to retain and attract more young people and 
families, and be somewhere new businesses come to. A strong 
community and local economy underpins the services we rely on. 

This is a positive Plan for our future. We need sustainable 
development and growth to meet the needs of local people, 
businesses, and our many visitors, to underpin and add to the assets 
the community needs and values. We need to create opportunities for 
the community and local economy to be stronger and to prosper.

The Plan will enable the change we need whilst protecting what we 
hold dear about this place. It is a Plan specifically for Lynton, 
Lynmouth & Barbrook, put together from what local people and 
businesses have said they need and what.

We live and work in a National Park. This means that large scale new 
development is not allowed, and that the environment around us is 
strongly protected for us and visitors. This means that we need to 
make the best use of the more limited opportunities we have for 
development and growth. The environment around us is also one of 
our greatest assets, and we need to find new ways of capturing its 
benefits for the community and local economy.

Lynton, Lynmouth & Barbrook are also special, beautiful places to live 
and work. New development and growth should enhance these 

1 referred to in the Plan as 'the settlements'

qualities, making positive contributions and maintaining a good mix of 
uses. New development should provide things we need and want, but 
not mean that we lose things of existing value and importance to us – 
overall we should gain.

The Plan has three sections:

Environment

Economy

Community

However the Plan is based on the central understanding that they are 
all closely linked. The local environment is our greatest economic 
asset, without a strong economy we cannot have a sustainable 
community, and if the community cannot meet its needs economy will 
suffer. We are a small community and all see these linkages every 
day. Sustainable development here will meet our needs and create 
opportunities that are good for our economy, community and 
environment at the same time.

Objectives
The diagram of the LynPlan Objectives captures the Plan's objectives 
for the local economy, the community and the local environment, and 
the overall objective for the Plan which all development and growth is 
expected to support. The overall objective of the Plan is:

To promote sustainable development and growth to enhance 
our self reliance, meet our needs, and create opportunities for 
us to be stronger and to prosper, underpinning and adding to 
the assets of the community, and making the most of and 
protecting the special environment in which we live.

How best to do this will vary from site to site and over time. This Plan 
needs to be flexible and responsive enough to take account of this to 
ensure that the development we want and need is viable and 
deliverable to allow positive progress.

Each section of the Plan contains specific objectives for the Economy, 
Community and Environment.



LynPlan Objectives



Viability and deliverability
For this Plan to positively bring forward the development we need and 
want, proposals need to be viable and deliverable. For the Plan to be 
flexible and responsive enough to promote sustainable development 
and growth consideration of the viability and deliverability of 
development needs to be built into the Plan's overall approach and 
detailed policies.

Viability is about whether proposals are financially able to proceed. 
Viability therefore varies from site to site, and development to 
development, and over time.

Deliverability is about whether proposals are practically capable of 
proceeding.

Viability
The viability of development is a simple concept – if the cost of 
development (including the price of the land and necessary 
borrowing) is less than the value of the development (sales, the value 
of rental streams and any available grant or other funds) then the 
development is viable and likely to go ahead.

For a given site the mix of types of development has a strong impact 
of viability. Affordable rented housing and new development for 
community use generally have low values. Housing for sale and 
commercial development have higher values. What combination of 
uses is sought can therefore determine whether the development of a 
site is ultimately viable. For sites with existing uses and development 
this is particularly important as these increase the existing value of 
the site and so the overall cost of its redevelopment.

The approach this Plan takes to the viability of a development is that 
be acceptable it should be fair to all parties – the landowner should 
be fairly rewarded, the developer should make a fair profit, and the  
benefits the community receive are also fair. This last point is an 
important one. Certain more profitable types of development may 
only be allowed because they can provide cross subsidy to enable the 
development the community needs. It is therefore of central 
importance that the maximum amount of such profit is received by 
the community whilst the land owner and developer also receive fair 

reward.

This can be ensured through an open book approach to viability – 
where the viability assessment is available to be checked by all as a 
central part of the planning application. Local planning authorities are 
able to insist on this.

With this approach everyone can be satisfied a proposal should be 
allowed because it maximises benefit to the community and local 
economy but is also financially capable of proceeding. Alternatively 
everyone can also see when a proposal should not be allowed because 
in order for it to be viable there would be insufficient benefit for the 
community and local economy, or because the land owner and / or 
developer are expecting high levels of return which are too high and 
so not fair for the community. 

Policies E2 and H2 in the Plan rely on this open book approach to 
viability in order to determine the acceptable type and mix of 
development within proposals.

Detailed guidance on the open book approach to viability required by 
this Plan is contained in Appendix A.

Cross subsidy
Cross subsidy is where a more profitable form of development is 
allowed in order to subsidise a less profitable, but necessary, type of 
development. This can happen on a single site, as explained in the 
viability section above, but can also happen where development on 
one site subsidises development on another site in order that both can 
proceed. This is called off-site cross subsidy.

This Plan takes a positive approach to cross subsidy on the same site, 
though the open book viability approach, and also to off-site cross 
subsidy. Where the community and local economy would receive 
greater overall benefits through sites being linked through cross 
subsidy this can be supported by the Plan, using the same open book 
approach to viability, covering all sites concerned and aspects of their 
development. It will normally be required that all parts of this 
'package' will be linked and delivered through a coordinated approach. 
In exceptional circumstances payments ('commuted sums') may be 
accepted for the delivery of off-site community benefits instead of 



them being delivered as part of a 'package'2. 

Deliverability
For proposals to be deliverable the site has to be available, and 
practical obstacles to its development, such as service connections, 
ground conditions and highway access need to be capable of being 
overcome.

If a site is failing to bring forward the development we need and want 
the Plan will support the delivery of that development on alternative 
sites if available.

2 this will be achieved though use of a s106 legal agreement



Environment
The natural environment that surrounds us, and the built environment 
of our settlements, are two of our greatest assets – for our 
community, visitors and the local economy. The Plan strongly supports 
their protection and enhancement. Sustainable development has to be 
good for our economy, community and environment at the same time. 
New development and growth should enhance the environment we 
live and work in, making positive contributions and maintaining a 
good mix of uses.

Protection and enhancement of the natural and built environment are 
aspects of planning policy, nationally and for the National Park as a 
whole, which are well established and which the Plan does not need to 
repeat. This section of the Plan, therefore, concentrates on two 
issues: the location of development and the protection of open spaces 
within the settlements. 

Location of development & protection of open 
spaces
The community and local businesses strongly supports new 
development on sites within the existing extent of the settlements 
which have been previously developed - 'brownfield' sites. This 
includes sites which are currently disused or still in use.

New development on sites which have not been previously developed 
– 'greenfield sites' – beyond the existing extent of the settlements is 
not well supported. Nor is the development of greenfield sites within  
the existing extent of the settlements which are of value to the 
community as open space.

On this basis the Plan will concentrate development on brownfield 
sites within the existing extent of the settlements3. The development 
of greenfield, infill sites within the settlements will also be acceptable 
where they have no existing community use, or are not important to 
the character and quality of the local environment. The extension of 
the settlements onto surrounding greenfield sites is not be supported 
by the Plan whilst preferred types of site within the settlements 

3 Subject to the approach defined in the Viability and Deliverability section of 
the Plan

remain available.

ENV 1 - Location of Development & Protection of Open Spaces

Previously developed sites within the existing extent of the 
settlements of Lynton, Lynmouth and Barbrook are this Plan's 
preferred locations for development.

The development of greenfield, infill sites within the 
settlements will also be supported subject to the following 
criteria:

• the proposals would not result in the loss of open space 
of used by and of value to the community

• the proposals would not result in the loss of open space 
making an important to the character and quality of the 
local environment

The extension of the settlements onto surrounding greenfield 
sites is not be supported by the Plan whilst brownfield and 
greenfield, infill sites within the settlements remain available, 
unless the proposals are covered by policies E7 and E8 
(business and storage space) or E9 (re-use of rural buildings 
and previously developed land for business purposes).

The redevelopment of brownfield land in the open countryside for 
business uses would allow new build development in the open 
countryside which is felt by ENP officers not to be in general 
conformity with the strategic policies in the Local Plan. New build 
development is generally limited to land based enterprises such as 
agriculture or forestry and is consistent with particular sectors that 
contribute to the National Park’s special qualities. We would welcome 
discussion on this particular point by the Steering Group.



Economy
Because of our relative remoteness and the need for self-reliance the 
strength of our local economy and of our community go hand in hand 
and have to be addressed together. Supporting the growth of a 
stronger local economy is a central concern of the Plan. 

The key to this is clear broad support for a strong local economy -  
greater positivity, flexibility, responsiveness, and encouraging 
innovation. We are a unique place where the right sorts business 
should grow and flourish. 

Support for existing local business is vital – their needs should be 
accommodated wherever possible and they should be encouraged to 
stay and grow. We also want to attract new enterprises here to boost 
and diversify the local economy.

Economic development proposals should only be seen as unacceptable 
if they would have significant harmful impacts on other matters 
agreed to be locally important such as the needs of the community, 
the needs of visitors, and local environment. 

The core of the local economy is tourism. This needs broad support to 
make the changes needed to secure its future. Meeting the needs of 
local trades such as construction & maintenance, gardening and other 
local services is also critical. Many local businesses are very small – 
this should be taken into account. We also want to attract a all sorts of 
new enterprises including those in knowledge and technology sectors 
and craft and food businesses.

Some of the existing business premises are seen as poor quality or 
unsuitable. There is a need for new / replacement premises both 
within the centres of the villages and elsewhere such as workshops, 
storage units, and higher quality offices / a business 'hub'.

On this basis the Plan's objectives for the local economy are:

• to give broad, positive support for the development and 
growth of the local economy though flexible and responsive 
planning, and to encourage local economic innovation. Support 
will not be given to proposals benefiting the local economy  
only where they would conflict with the needs of the 
community, visitors, or harm the local environment

• to give specific support to the local visitor economy to allow it 
to become stronger, to diversify, and to consolidate its 
resources where necessary

• to meet the needs the range of local businesses, including for 
quality workspace and for storage

• to encourage new enterprises to move to the area to boost and 
diversify the local economy and create new jobs.

E 1 – Local Economy

Proposals for economic development and premises for 
business will be supported, subject to the following criteria:

• proposals should not have significant harmful impacts 
on the local community or prevent them meeting their 
needs

• proposals should not have significant harmful impacts 
on visitors and visitor attractions and facilities

• proposals should not have significant harmful impacts 
on the natural environment of the area or the built 
environment of the villages



Tourism
Tourism is the core of the local economy. Strengthening, diversifying 
and consolidating the tourist sector is strongly be supported by the 
Plan. Policy E 1 provides broad support for tourism.

Change of use of hotels & guest houses

We have a surplus of bedspaces and the change of use of hotels and 
guest houses to other uses is seen as too restrictive at the moment. 
Hotels and guest houses can be sources of valuable local employment, 
though, and it is important to retain flexibility so that premises might 
return to use as hotels or guest houses in future should there be 
demand. The Plan, therefore, will make change of use from and to 
hotels and guest houses less restrictive, but also also require that 
alternative uses bring other benefits to the local economy and 
community.

E 2 - Change of Use of Hotels & Guest Houses

The change of use of hotels and guest houses (C1) to other 
uses will be supported subject to the following criteria:

• the alternative use will also support local tourism - such 
as self catering accommodation

• the alternative use will otherwise support the local 
economy by providing employment

• the alternative use will contribute to the needs of the 
community – such as providing affordable and living 
housing – either on-site or through contributions to 
development on other sites

• where the hotel / b&b use provides employment in 
addition to the proprietors then it will be necessary for 
an independent assessment to demonstrating that the 
premises are non-viable in their current use, or for the 
premises to be marketed for 12 months at reasonable 
value

• the proposals are justified by and open book 
assessment of viability as defined by this Plan

 

High Street Uses

The Plan supports the vibrancy and vitality of centres of Lynton and 
Lynmouth, as this is essential for the local economy and also 
important for community.

For a premises to change use from a shop (A1) to any other use 
requires planning consent. Change of use of a restaurant / café (A2) 
to a shop or bank / estate agent etc. (A3) does not, but change of use 
to any other use does. 

Most shops and restaurants / cafés here serve mainly visitors, though 
some are also important for local people. The loss of shops and 
restaurants / cafés etc. to other uses should be resisted due to their 
contribution to the local economy and community. However, the Plan 
believes that a flexible and responsive approach where the market 
decides whether units should be used as shops or restaurants / cafés 
is best here. The Plan therefore supports changes between the 'high 
street' uses unless there would be harmful impacts on neighbouring 
residents as a result of the change.

The loss of pubs & bars (A4) and takeaways (A5) should also be 
resisted. Their change of use to A1, A2 or A3 uses does not require 
planning consent.

E 3 – Loss of High Street Uses

The loss of units used for A1, A2, A3, A4 and A5 uses to other 
uses will not be supported unless:

• it can be demonstrated that the use of the unit for these 
purposes is no longer viable

• the proposed alternative use would provide equal or 
greater benefits for the local economy and community 
than the current use



E 4 – Change of Use of Shops

The change of use of units used for A1 purposes to A2, A3, A4 
and A5 purposes will be supported subject to the following 
criterion:

• the change of use would not result in significant harmful 
impacts on the amenities of neighbouring residents

Other tourist facilities

Tourists also make use of other facilities – commercial and non-
commercial – such as information centres, exhibitions and museums. 
The loss of such uses  to other uses should be resisted due to their 
contribution to the local economy and visitor experience.

E 5 - Other Tourist Facilities

The loss of other tourist facilities uses to other uses will not be 
supported unless:

• it can be demonstrated that the tourist facility use is no 
longer viable

• the proposed alternative use would provide equal or 
greater benefits for the local economy and community 
than the current use

Temporary uses

The use of buildings and open spaces for temporary purposes for and 
in connection with organised events means that we can offer more to 
our visitors and residents. This is therefore supported by the Plan 
provided that the temporary uses would not be be harmful to the 
wider visitor experience or have harmful impacts on neighbouring 
residents.

E 6 - Temporary Uses

The temporary use of buildings and open spaces for organised 
events will be supported subject to the following criteria:

• the temporary uses would not have significant harmful 
impacts on the wider visitor experience

• the temporary uses would not have significant harmful 
impacts on the amenities of neighbouring residents



The Wider Economy
In addition to the broad support for the wider economy given by policy 
E 1 the following detailed policies are also necessary.

Business Space

We have a shortage of business space of a good standard. The Plan 
supports the provision of additional business space and the 
replacement / upgrading of existing business space within the 
settlements, and adjoining them is no suitable site is available within 
them. The Plan will prevent any net loss of business space.

E 7 - Business Space

The provision of new business space within and adjoining the 
settlements will be supported subject to the following 
criterion:

• the proposals would not have significant harmful 
impacts on the amenities of surrounding residents and 
other activities

• the proposals would not have significant harmful 
impacts on the surrounding rural landscape and 
landscape setting of the settlement

The loss of business space will not be supported unless:

• it is to be replaced with business space of an equal or 
higher quality on the same site or another site within 
the parish

• the proposed alternative use would overall provide 
equal or greater benefits to the local economy and 
community

Storage

Adequate storage space is important for local businesses and 
residents. We have a shortage of storage space for both. The Plan 
supports the provision of additional storage space within the 
settlements, and adjoining them is no suitable site is available within 
them. The Plan will prevent any net loss of storage space.

E 8 – Storage 

The provision of new storage space (B8) within and adjoining 
the settlements will be supported subject to the following 
criterion:

• the proposals would not have significant harmful 
impacts on the amenities of surrounding residents and 
other activities

• the proposals would not have a significant harmful 
impact on the impact on the surrounding rural landscape 
and landscape setting of the settlement

The loss of storage space will not be supported unless:

• it is to be replaced with storage space of an equal or 
higher quality on the same site or another site within 
the parish

• the proposed alternative use would overall provide 
equal or greater benefits to the local economy and 
community



Rural Buildings and Previously Developed Land 
Outside the Settlements
Opportunities to meet the premises needs of exiting businesses and 
provide opportunities for new business also occur outside the 
settlements. This includes tourism businesses. The reuse of such farm 
and rural buildings, and previously developed land can enhance the 
strength of the local economy, as it is better to make provision in the 
parish rather than further away, or not at all.

In particular there may be opportunities to reuse rural and farm 
buildings for commercial and storage uses which may be more difficult 
to accommodate within the settlements due to the lack of suitable 
premises or sites, and impacts on neighbouring residents and other 
uses.

Such reuse needs to be sensitive its rural location – not having 
significant harmful impacts on the surrounding rural landscape, not 
causing traffic problems on rural roads, or conflict with agriculture and 
other land-based activities. 

E 9 - Rural Buildings and Previously Developed Land

The reuse of farm & rural buildings and previously developed 
land outside the settlements for business purposes will be 
supported subject to the following criteria:

• the proposed reuse of any land or buildings would have 
significant harmful impacts on the surrounding rural 
landscape

• the proposed reuse of any land or buildings would not 
have an unacceptable impacts on the local road network

• the proposed reuse of any land or buildings would not 
cause unacceptable conflicts with agriculture and other 
land-based activities

• the proposals would not have significant harmful 
impacts on the amenities of neighbouring residents and 
other uses

The redevelopment of brownfield land in the open countryside for 
business uses would allow new build development in the open 

countryside which is felt by ENP officers not to be in general 
conformity with the strategic policies in the Local Plan. New build 
development is generally limited to land based enterprises such as 
agriculture or forestry and is consistent with particular sectors that 
contribute to the National Park’s special qualities. We would welcome 
discussion on this particular point by the Steering Group.

Parking
At certain times of the year the capacity of available parking and its 
management is a problem in Lynton and Lynmouth for visitors and 
residents. There are three three types of parking – on-street, public 
car parks and private areas of parking provided for commercial 
premises or housing. The Plan will maintain our overall parking 
capacity to allow us to cope with the peak demands for parking. It 
also supports the provision of additional parking on temporary bases.

However, the Plan anticipates that overall parking capacity might be 
provided in more efficient and better managed ways, and that new 
development may offer opportunities to do this. Parking concerns 
need not hold up otherwise beneficial proposals and new development 
need not reduce parking capacity or the efficiency of its use.

E 10 - Parking

The loss of parking capacity or all sorts will not be supported 
in development proposals unless:

• for on-street and public car parks equivalent or better 
capacity is provided elsewhere in the settlement

• for private car parks equivalent or better capacity is 
provided elsewhere instead or the need for the private 
parking capacity can be shown to be reduced as a result 
of the development proposals

Proposals for new development will be expected to 
demonstrate how any additional parking requirements 
generated will be accommodated. 

Areas of informal parking and parking provided by land in transitory 
use are not covered by this policy



E 11 – Temporary Parking

Proposals for the temporary provision of additional parking 
capacity will be supported subject to the following criteria:

• the proposals would not have significant harmful 
impacts on the wider visitor experience

• the proposals would not have significant harmful 
impacts on the amenities of neighbouring residents and 
other uses

• the proposal is for a specified temporary period

Lynton & Barnstaple Railway
The reinstatement and development of the Lynton & Barnstaple 
Railway is supported by the Plan. The return of the railway could give 
a tremendous economic boost to the Lynton & Lynmouth. It will bring 
new visitors to us and could also contribute to our parking capacity 
through providing additional parking at Blackmoor Gate from which 
visitors will be able to park-and-ride. The Railway aspires to reinstate 
all of the route from Blackmoor Gate to Lynton in the lifetime of the 
Plan. 

The location of the new Lynton station and the route of the track to it 
will partly be determined by what is cost effective and technically 
feasible. It is also important that there is an effective way of getting 
from the station to the centre of Lynton and then on to Lynmouth. 
This may be by foot or by other means.

The Lynton station and the track to it, and the link from the station to 
the centre of Lynton should not have unacceptable impacts on the 
wider visitor experience on residents and other neighbouring uses.

E 12 - Lynton & Barnstaple Railway

The reinstatement of the Lynton & Barnstaple Railway, 
including the provision of a new Lynton station and the link 
from the station to the centre of Lynton will be supported 
subject to the following criteria:

• the proposals should be demonstrated to be technically 
feasible and financially viable

• the proposals should include and effective means of 
accessing the centre of Lynton for passengers

• the proposals would not have significant harmful 
impacts on the wider visitor experience

• the proposals would not have significant harmful 
impacts on the amenities of residents and other 
neighbouring uses



Community
We are a strong, self-reliant community which steps up to take care of 
its responsibilities and problems. For us to prosper as well as needing 
a strong local economy we also have to meet the needs of the 
community and add to the assets is needs and values.

We want local people to want to stay here because there are high 
quality homes for them they can afford, and because their quality of 
life, including local services, is good. We also want to attract new 
people to live and work here, to add to our community and strengthen 
the local economy.

The delivery of affordable housing for local people has been too 
limited here in recent years, and focused on smaller units / flats. We 
have not met our affordable housing needs and some people have 
moved away and others are living in unsatisfactory housing 
conditions. This is an important way in which opportunities for 
younger people to live and work in the area can be secured. The Plan 
will tackle this.

We have also been failing to meet the needs of some local people, 
principally older people, wishing to 'downsize'. The main consequence 
of this is that they remain in houses which are too big for them. If 
they were able to move these could be 'freed up' for different 
households. The Plan can give better support to 'downsizing'.

Provision of more accommodation specifically for staff / seasonal 
workers in the hospitality sector is a specific issue the Plan will also 
address.

The community is rightly concerned about the creation of more second 
homes. For existing houses, without any occupancy ties, there is little 
which can be done about this. However, it can be ensured that all new 
dwellings cannot be used as a second home.

Services are good for a community of this size, but many services 
remain borderline and vulnerable to public sector cuts and market 
forces.

The 'virtuous circle' linking the community and its housing needs, the 
local economy, and the local environment is important here. Services, 
both public and private, need people as customers. People need 

somewhere to live and many households also need to find 
employment. To protect and enhance local services and facilities we 
need to strengthen the community as a whole and the local economy. 
We need the Plan to help retain service premises by not allowing their 
loss to other uses, but we also need to reinforce their ongoing use.

On this basis the Plan's objectives for the community are:

• to meet the housing needs of local people - for affordable 
housing, to 'downsize', and to bring greater balance and 
mixture to the local housing market by rebuilding the missing 
rungs of the parish's housing ladder

• to create new opportunities for people to live and work here, to 
strengthen our community and the local economy

• to meet the particular housing needs for staff and seasonal 
works in the hospitality sector

• to ensure than no new housing units can be used as second 
homes now or in future, and to return existing second homes 
and empty homes to local housing where practical and viable

• to protect and enhance the services we rely on and enjoy, and 
add to the community asset we need and value.



Housing
Affordable housing

We need to provide more 'affordable housing' for local people. The 
community supports this - nearly half of all householders thought that 
affordable local housing was a big problem, and a further quarter a 
small problem. Respondents know local people in housing need, know 
people who have moved away unable to meet their housing needs, 
are concerned that young people can remain in the community, that 
local wages mean that people cannot afford decent housing, about the 
pressure staff and seasonal workers cause in the local housing 
market, and about the number of second homes.

People have relayed stories of local people unable to find an affordable 
home or suitable accommodation, despite having strong local ties. 
Parents still have grown-up children living at home, despite them 
having good jobs, others have had to help their children buy homes. It 
was also pointed out that people may have moved here some time 
ago and are contributing to the community but do not yet qualify for 
affordable housing under current planning polices.

Starter homes and family homes with adequate gardens or shared 
greenspace are priorities for the community as we need to retain and 
attract young families.

Businesses also highlighted that they have been unable to employ 
local people, as employees cannot find affordable housing, and so 
tend to employ people from further afield.

Affordable housing is a technical term, defined nationally. In summary 
it:

• is only available to households whose housing needs are not 
met by the market (with regard to their income and local 
house prices) and so is made cheaper to rent or buy than 
housing in the open market

• can be rented housing either at 'social rent' which is around 
50-60% of local open market rents, 'affordable rent' which can 
be up to 80% of local open market rents, or 'intermediate 
rents' which may be above 80% of local open market rents

• can be housing for sale at rates below market levels either on 
a 'shared equity' basis where households own part of their own 
house and pay rent on the rest, or sold at a reduced cost 
compared to the local open market value

• has to remain as affordable housing for future eligible 
households.

In addition, all affordable housing allowed by the Plan will be subject 
to a local connection meaning that people with one of a number of 
local connections to the area are first in line to live in it. 

The greatest priority for housing in the Plan is the provision of 
affordable housing.

In practice this means that proposals will be expected to deliver the 
maximum provision of affordable housing which is viable and 
deliverable4. What mix of the types of affordable housing should be 
delivered should be determined by:

• the needs of the community to be met in terms of the sizes 
and types of dwelling

• the needs of the community to be met in terms of the different 
levels of affordability which might be provided, and the mix of 
renting, shared equity, and affordable ownership

• the nature of the site and how this affects what it is feasible to 
deliver.

Affordable homes for downsizing will be part of this.

Grant may be available for the delivery of affordable housing, and can 
greatly improve viability and so result in more affordable housing 
being delivered. Where grant may be available for affordable housing 
which would meet the needs of the community it should be pursued 
as in order to achieve greatest benefit for the community.

Where affordable housing for owner occupation is provided privately it 
will also be subject to a size restriction of 90m2, as a means of limiting 
the value of the property5. Self-build is one way of providing 
affordable housing privately, as it can offer considerable savings in the 

4 As defined in the Viability and Deliverability section of the Plan
5 net internal floorspace 



provision of the new home, and so is supported by the Plan.

Other types of housing

In order to meet the housing needs of local people, bring greater 
balance and mixture to the local housing market and create new 
opportunities for people to live and work here, to strengthen our 
community and the local economy the Plan also supports the provision 
of 'living housing'. This is new housing which has to be used as the 
primary residence of the household living in it, but does not have the 
price controls that affordable housing does, or any local connection. 

Living housing is only supported by the Plan in order to 
provide cross subsidy for affordable housing or other 
development directly benefiting the community6.

At the moment legal confirmation is being sought that the Living 
Housing concept could be used by the Plan. 

As for affordable housing it is important that the right mix of types of 
living housing should be delivered based on meeting the housing 
needs of local people, bringing greater balance and mixture to the 
local housing market and creating new opportunities for people to live 
and work here. The nature of the site and how this affects what it is 
feasible to deliver will also influence what mix can be delivered. Living 
homes for downsizing will be part of this, as can live / work units to 
meet the needs of small businesses.

Should a dwelling permitted as a living housing cease to be used as 
such (such as being used as a second home) then it will be required 
that the dwelling is offered for sale or rent as affordable housing 
instead.

H1 – Affordable Housing

Proposals for affordable housing will be supported, subject to 
the following criteria:

• the proposals would contribute to meeting the 
affordable housing needs of the community in terms of 
types and sizes of dwelling, levels of affordability, and 
mix of tenures

6 As explained in the Viability and Deliverability section of the Plan

• the dwellings will be occupied by local persons in 
housing need in accordance with the definition in policy 
H3

• for owner occupied properties the net internal 
floorspace will be less than 90 square metres

H2 – Living Housing

Proposals for living housing will be supported, subject to the 
following criteria:

• the proposals are necessary to provide cross subsidy for 
affordable housing or other development directly 
benefiting the community, on the same site or another 
site within the parish

• the proposals would either meet the housing needs of 
local people or bring greater balance and mixture to the 
local housing market and creating new opportunities for 
people to live and work here

• the proposals are justified by an open book assessment 
of viability as defined by this Plan

Local connection

All affordable housing allowed by the Plan will be subject to a local 
connection meaning that people with a local connection to the area 
are first in line to live in it. To date the position has been that this is 
defined as someone who:

• has a minimum period of 10 years permanent and continuous 
residence in the parish or an adjoining parish

• is not now resident in the parish or an adjoining parish but with a 
local connection with the parish including a period of permanent 
and continuous residence of 10 years or more within the last 20

• has an essential need to live close to another person who has a 
minimum of 10 years permanent and continuous residence in the 
parish or an adjoining parish, the essential need arising from 
proven age or medical reasons

• needs to live close to their place of work in the parish or an 



adjoining parish.

If a qualifying person cannot be found the a 'cascade' takes place to 
find someone – first from the North Devon part of the National Park, 
then the whole Park, and then from the whole of North Devon.

The Plan will change this, such that if no one can be found with a 10 
year local connection those with a qualifying connection of five years 
permanent and continuous residence in the parish or an adjoining 
parish (including five years within the last 10 years) will be next in 
line. After than the cascade will change, such that any persons 
resident in the parish or an adjoining parish with less than five years 
local connection will be eligible to occupy affordable housing before 
looking for someone from the North Devon part of the Park and then 
from the whole of North Devon.

H3 – Local Connection

Affordable houses in the Parish shall only be occupied by:

• persons (and their dependants) whose housing needs 
are not met by the market; and

• who have a minimum period of 10 years permanent and 
continuous residence in the parish or an adjoining 
parish; or

• are not now resident in the parish or an adjoining parish 
but with a local connection with the parish including a 
period of permanent and continuous residence of 10 
years or more within the last 20; or

• has an essential need to live close to another person 
who has a minimum of 10 years permanent and 
continuous residence in the parish or an adjoining 
parish, the essential need arising from proven age or 
medical reasons: or

• need to live close to their place of work in the parish or 
an adjoining parish

Where such a person (and their dependants) cannot be found 
an affordable house may then be occupied by:

• persons (and their dependants) whose housing needs 

are not met by the market; and

• who have a minimum period of five years permanent 
and continuous residence in the parish or an adjoining 
parish; or

• are not now resident in the parish or an adjoining parish 
but with a local connection with the parish including a 
period of permanent and continuous residence of five 
years or more within the last 10; or

• has an essential need to live close to another person 
who has a minimum of five years permanent and 
continuous residence in the parish or an adjoining 
parish, the essential need arising from proven age or 
medical reasons: or

• need to live close to their place of work in the parish or 
an adjoining parish

Where such a person (and their dependants) cannot be found, 
affordable homes may then be occupied by other local persons 
with a continuous 10 year local connection within the last 20 
years, within the National Park as a whole.

Should those living the in parish for less than five years also be 
considered for occupation of affordable houses before those living for 
10 years or more in the rest of the National Park?



Staff & Seasonal workers

The need to accommodate staff and seasonal workers, particularly 
arising from the tourism industry, can create pressure in the local 
housing market. Lack of such accommodation can mean that not 
enough workers are available to support the local economy in general 
and the tourism industry in particular. Proposals for staff 
accommodation will be supported by the Plan where the need for 
them can be demonstrated and provided that should the need for the 
staff accommodation cease the accommodation should be offered for 
sale or rent as affordable housing instead.

H4 - Staff & Seasonal workers

Proposals for accommodation for staff & seasonal workers will 
be supported, subject to the following criteria:

• the need for such accommodation can be demonstrated, 
in terms of the business needs and the lack of existing 
suitable accommodation

• that the accommodation is provided on the site of the 
business concerned - if this is not feasible then the 
accommodation should be provided within or adjoining 
the settlements

• that should the need for the accommodation cease that 
it should be offered for sale or rent as affordable 
housing as specified in policies H1 and H3



Services and community assets
We are a strong, self-reliant community, which steps up to take care 
of its responsibilities and problems. Services are good for a parish this 
size, including a health centre, primary school, fire and police station, 
a library, a good range of shops and private services used by local 
people, a petrol station, thriving societies and churches, and the Town 
Hall and other assets owned by and available to the community.

We need to protect all of this, and build upon it, if we are to remain a 
strong community and continue to be able to meet our needs and 
prosper, often by finding community-led solutions through our own 
resources and efforts. 

The need to strengthen the 'virtuous circle' linking the community, 
local economy, and  local environment through new development is an 
underlying theme of the Plan. In particular we need to create the right 
conditions to retain and attract younger people and families.

Services and Facilities

We need to protect the services and facilities we already have, and 
add to them where possible. 

S1 - Loss of Services / Facilities

The loss of services / facilities of use to the community will not 
be supported unless:

• they are to be replaced with services / facilities of an 
equal or higher quality and value to the community on 
the same site or another site within the parish

• where the the services / facilities can be demonstrated 
to be no longer needed or viable,  any proposed 
alternative use would overall provide equal or greater 
benefits to the local economy and community, including 
through contributions to development on other sites

S2 – New services / Facilities

Proposals for the provision of new services / facilities of use to 
the community will be supported, subject to the following 
criterion:

• the proposals would not have significant harmful 
impacts on the amenities of residents and other 
neighbouring uses

Community Assets

Community assets, such as buildings, facilities, housing and land, are 
not only of direct use to the members of community, they also are a 
financial asset for the community as a whole and often source of 
income too. Our community holds and manages key assets across the 
parish. The Plan supports the creation of new community assets. This 
is part of how we can ensure our ongoing self-reliance.  

S3 – Community Assets

The creation of new community assets through new 
development will be supported subject to the following 
criterion:

• the proposed asset meets a community need or creates 
opportunities the community wants

• the proposed asset would be financially self-sustaining

• the asset will be held by a suitable body*

The creation of new community assets is one way in which 
new development can directly provide benefits to the 
community, as required by the policies in this plan, either by 
direct provision of the asset, or exceptionally through 
commuted sums.

* a community or voluntary group, community or social, who are 'not 
for profit' and asset locked to secure the future of the community 
asset 



Appendix 1 – Viability Assessment
Guidance on the approaches to viability assessment supported by this 
Plan - to follow.
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