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1 Habitat Regulations Assessment 
 
1.1 European wildlife sites receive special protection under the European Habitats Directive (Council Directive 92/43/EEC) and 

the Birds Directive (Council Directive 2009/147/EC).  These are transposed into British law by the Conservation of Habitats 
and Species Regulations 2017 (Habitat Regulations).  Section 63 of the Habitat Regulations states that: 

 
63.—(1) A competent authority, before deciding to undertake, or give any consent, permission or other authorisation for, a 
plan or project which— 

(a) is likely to have a significant effect on a European site or a European offshore marine site (either alone or in  
combination with other plans or projects), and 
(b) is not directly connected with or necessary to the management of that site, 

must make an appropriate assessment of the implications for that site in view of that site’s conservation objectives. 
 
1.2 Section 102 of the Habitat Regulations clarifies that this requirement extends to land use plans as well as other types of plan.  

Neighbourhood Development Plans qualify as such plans, hence the Ipplepen NDP is subject to Habitat Regulations 
Assessment.  

 
1.3 The Neighbourhood Planning (General) Regulations 2012 specify that the ‘competent authority’ for undertaking the 

appropriate assessment of a Neighbourhood Development Plan is the Local Planning Authority, rather than the Parish 
Council.  This means that Teignbridge District Council must undertake the Habitat Regulations Assessment of the Ipplepen 
NDP.  It should be noted that Regulation 32 of the Neighbourhood Planning Regulations specifies that NDPs are not permitted 
to include policies that might negatively impact European wildlife sites. 

 
1.4 This HRA Screening document must be used in conjunction with the Habitat Regulations Assessment (HRA) of the 

Teignbridge Local Plan 2013 – 2033.  The Local Plan HRA details the European sites, explores the issues associated with 
Local Plan policies and allocations, considers in-combination proposals and proposes mitigation where required.   Taking into 
account Local Plan Policy NA10 (European Wildlife Sites) and the Joint Interim Approach to securing mitigation for 
recreational impacts on European wildlife sites, the Teignbridge Local Plan was found to satisfy the requirements of the 
Conservation of Habitats and Species Regulations.  This document includes a ‘Screening Matrix’ that assesses individual 
Ipplepen NDP policies for likely significant effects on the European wildlife sites in the area. Together, this Screening 
document and the Local Plan HRA constitute the Habitat Regulations Assessment of the August 2022 Submission version of 
the Ipplepen Neighbourhood Development Plan.  
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1.5 Links to key documents: 

 
• Teignbridge Local Plan http://www.teignbridge.gov.uk/localplan 

• HRA of Local Plan  final_habitat_regulations_assessment_2013.pdf (teignbridge.gov.uk) 

• Screening Matrix for HRA of Local Plan advice-note-10-hra.pdf (teignbridge.gov.uk)  

• Exe Estuary, Dawlish Warren and Pebblebed Heaths Joint Approach http://www.teignbridge.gov.uk/hra 
• South Hams SAC HRA Guidance South Hams Special Area of Conservation - Teignbridge District Council 

 

  

http://www.teignbridge.gov.uk/localplan
https://www.teignbridge.gov.uk/media/4786/final_habitat_regulations_assessment_2013.pdf
file:///C:/Users/michelle.luscombe/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/ONN5293J/advice-note-10-hra.pdf%20(teignbridge.gov.uk)
http://www.teignbridge.gov.uk/hra
https://www.teignbridge.gov.uk/planning/biodiversity/south-hams-special-area-of-conservation/
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2.0 European Wildlife Sites 

 
2.1 Ipplepen Parish lies within the Landscape Connectivity Zone of South Hams Special Area of Conservation (SAC), which is a 

consultation zone as detailed in the South Hams HRA Guidance document (DCC, 2019).  The Landscape Connectivity Zone 
is the area that includes a complex network of Commuting Routes used by the SAC population of greater horseshoe bats 
which provides connectivity between the South Hams SAC Designated Roosts.  

 
2.2 Other European wildlife sites in or near Teignbridge which must be assessed for impacts in this HRA: the Exe Estuary Special 

Protection Area (SPA), Ramsar site and European Marine site; Dawlish Warren Special Area of Conservation (SAC); East 
Devon Pebblebed Heaths SPA and SAC; Dartmoor SAC; South Dartmoor Woods SAC; and the Lyme Bay to Torbay SAC. In 
the screening matrix below, South Dartmoor Woods SAC and Dartmoor’s SAC are listed together as ‘Dartmoor SACs’. 

 

2.3 Structure of Habitats Regulations Assessment 

 
In April 2018, the European Court ruled that initial screening for likely significant effects on European sites must not take account of 
mitigation measures.  Hence, if any significant effect is considered likely full Appropriate Assessment is required (People over Wind 
and Sweetman vs Coillte Teoranta, April 2018).  Therefore, this HRA contains a Screening for Likely Significant Effect, followed by 
an Assessment of proposed or possible mitigation measures and their adequacy in avoiding impacts on European sites. 
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3.0 Ipplepen Neighbourhood Plan Policies 

3.1 IPP Policy 1: PARKING  
a) The creation of off-street parking in close proximity to the village centre is 
b) supported where this would not adversely affect the character of the Ipplepen Conservation Area and would serve to 
alleviate high levels of on-street parking in the area. 
c) Proposals involving the loss of off-street parking provision within a Hot Spot area identified on figure 25 will only be 
supported where this will be commensurately replaced in a similarly accessible location. 
d) Schemes for the creation of new dwellings should include at least one off-street parking space for each new 1-2 bedroom 
dwelling and two spaces for each dwelling with greater than 2 bedrooms. One space per three dwellings should be provided as 
visitor parking. 
e) Proposals which seek to include parking provision below these standards will require robust justification which takes into 
account the site’s accessibility, the type, mix and use of the proposed development and proximity to, and availability of, public 
transport. 
f) Developments of new housing will include a facility to enable the charging of electric vehicles. 

 

3.2 IPP Policy 2: DEVELOPMENT IN THE COUNTRYSIDE  
Development in the countryside is supported where it enhances the distinctive landscape character of the parish, complies with 
the strategic policies of the Local Plan and where it meets the following: 
a) Conserves and enhances hedgerows with any required openings limited to the minimum required for safe access. Where 
loss is unavoidable, equivalent replacements should be provided in close proximity to the loss.  
b) Minimises the loss of traditional field boundaries and historic orchards. 
c) Buildings and associated enclosures contribute to the enhancement of, and do not detract from, the rural landscape 
character of the parish either as a stand-alone scheme or cumulatively.  
d) Light pollution is limited through the design, siting and technological solutions to prevent sky glow, including through the 
limitation of luminosity and hours of operation of outdoor lights 
e) Any reduction in level of tranquillity is minimised through siting, layout and landscaping of the scheme. 
f) Special regard is given to enhancing westerly views to the hills of Dartmoor, particularly on hilltops and open areas with 
clear views/wide aspect.    
 

 
3.3 IPP Policy 3: ENHANCING OUR CONSERVATION AREA  

a) All proposals affecting the significance of the Conservation Area must have regard to the Conservation Area Character 
Appraisal and seek to reinforce and enhance the outstanding and positive features, buildings and spaces and improve on the 
negative and neutral. 
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b) Special consideration should be given to the use, repair and reinstatement of the following building features and materials 
where they would lead to an enhancement to the Conservation Area: 
i. Natural slate and thatched roofing for domestic buildings and dark coloured corrugated iron for outbuildings with clay 
ridge tiles and mitred hips on slate roofs 
ii. Roughcast rendered stone/natural stone wall and/or cob wall for buildings  
iii. Oak timber windows and painted softwood doors 
iv. Limestone walls, devonbanks and/or hedgerows for boundary treatments 
v. Limestone cobbles, granite setts, hoggin or blacktop as surfacing materials 
vi. Heavy limestone chimneys 
vii. Building frontages situated tight to the road side or with a small enclosed front garden 
Where incorporation of the above into a proposal are considered to enhance the Conservation Area but where the applicant 
proposes an alternative, this must be clearly justified and include demonstration the proposal would conserve the character and 
significance of the Conservation Area 
 

3.4 IPP Policy 4: DEVELOPMENT DESIGN  
All new development should be of high quality design which reflects the character of Ipplepen and seeks to enhance the overall design 
quality of the area. 
High quality development will be supported where: 
a) The design incorporates: 
i. Natural slate roofing, or where this is appropriate, not feasible or not viable, a dark coloured, thin profiled, smooth tiling should be 
used. 
ii. Where it reflects the character of the nearby development, front elevations are set back from the road by at least 3 metres creating 
a front garden. 
iii. Front gardens are bounded by low rise stone (limestone) and/or rendered walls 
iv. Façades are stone facing and/or rendered in a light colour 
b) Adequate off-street parking is provided in line with Policy 1: Parking 
c) For new housing, employment and community development, the scheme includes adequate areas for refuse and recycling bins 
and external storage on site as an integrated part of the design and layout of the scheme so as not to harm visual amenity. 
 

3.5 IPP Policy 5: COMMUNITY FACILITIES  

All existing community facilities as identified on figure 31 and the Policies Map should be retained and enhanced for community 
use. The whole or partial loss of one of these community facilities will be only be supported where it is demonstrated that: 
a) There is no longer a community need and this has been formally confirmed by the Parish Council, or 
b) There is equivalent existing or replacement provision within a reasonable walking distance of the original and it meets 
the community’s needs, or 
c) The facility is no longer viable and this has been demonstrated through an independent assessment confirming the facility 
has been actively marketed at a reasonable rate for a minimum period of one year. 
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And 
d) The facility (if successfully nominated) has been offered for purchase to the local community through the Assets of 
Community Value process. 
The enhancement of existing facilities is strongly encouraged. 
The development of new community facilities will be supported where they are in an accessible location to the community it 
intends to serve. 
 

3.6 IPP Policy 6: LOCAL GREEN SPACES   
Policies for managing development within a Local Green Space should be consistent with those for Green Belts, as identified 
through appendix H. 
The following areas have been designated as Local Green Spaces as indicated on figure 32. 
LGS1: Ipplepen Allotments 
LGS2: Ipplepen Football and Cricket Pitches 
LGS3: Ipplepen Recreation Ground 
LGS4: Tremlett Grove Play Area 
LGS5: War Memorial  

 
3.7 IPP Policy 7: BLACKSTONE CROSS SITE  

IPP Policy 7: Blackstone Cross Site 
Residential development on the Blackstone Cross site identified as site 1 on the Policies Map is supported for a 
comprehensive development of 100 homes where: 
a) An improved vehicular access from the A381 is implemented in conjunction with the development. 
b) Homes are not occupied until the completion of the new A381 access in the area identified on figure 36. 
c) Site boundary hedgerows are maintained with required access openings kept to the minimum required to ensure safe 
access. 
d) Footpaths are created in around the site to connect to the existing footpath network to provide safe pedestrian access 
to the village recreation ground and services. 
e) Special regard is had in the design and landscaping to provide a safe movement corridor for wildlife between the village 
and the countryside. 
f) High quality landscaping which includes native species is implemented to soften the visual impact of the development 
both from the village of Ipplepen and looking toward Ipplepen from the southern approach. 
g) The layout of the development and landscaping should incorporate opportunities to maximise views towards Dartmoor. 
h) The development includes a carbon reduction plan which stipulates how the proposal seeks to minimise its carbon 
footprint with regard to viability, materials, construction methods, design (including orientation to maximise solar gain), energy, 
water, waste management, travel planning and carbon offsetting. 



Habitats Regulations Assessment of the Ipplepen Neighbourhood Development Plan: Screening Assessment Undertaken September 2022 

Page 9 of 14 

i) The housing mix provides for a greater number of smaller homes (2 or fewer bedrooms) than larger homes (3 or more 
bedrooms). 
j) Buildings are no more than 2 storeys in height to ameliorate landscape impacts from the sites elevated position. 
k) 20% of all market and affordable homes on the site to be built to M4(2) building regulation standards 
l) Open access ducting (open to all fibre providers) suitable for and including full-fibre broadband connections is provided 
to each dwelling. 
m) Planning applications must be informed and supported by the results of a programme of archaeological work, including 
geophysical survey followed by a programme of intrusive archaeological field evaluation. 
n) Development minimises its impact on soils, through the use of appropriate construction techniques that would not result 
in the over-compaction, pollution or reduction in the quality of the soil.  

3.8 IPP Policy 8: BLACKBERRY HILL CUSTOM & SELF BUILD SITE  
The Blackberry Hill site identified on the Policies Map is allocated wholly as a custom and self-build site for between 10 to 14 
plots. 
Proposals to establish individual or collections of serviced plots together with supporting infrastructure will be supported. 
Subject to the application conforming to the policies in this neighbourhood plan and the relevant policies of the Local Plan, a 
scheme for individual custom or self-build dwellings within the site will be supported where: 
a) The applicant(s) can demonstrate that the plot(s) will be secured in compliance with IPP Policy 9, by 
i. Undertaking in a section 106 agreement that the initial sale of the open market properties will be restricted to local people 
with a local connection, with those restrictions being removed on any sold or unsold plots after an initial six month marketing 
period, which shall commence upon the plot being serviced and available for purchase. 
ii. Undertaking in a section 106 agreement that any affordable housing provided on-site will be restricted in perpetuity to 
people with a local connection. 
b) In order to achieve a site yield of 10-14 dwellings, a mix of plot sizes between 200 and 500 square metres should be 
provided. 
c) Dwellings are limited in height to no more than two storeys. 
d) Development minimises its impact on soils, through the use of appropriate construction techniques that would not result 
in the over-compaction, pollution or reduction in the quality of the soil. 
Ipplepen Parish Council will review this policy at 5 year intervals following the adoption of the Ipplepen Neighbourhood 
Development Plan to determine whether it is delivering new dwellings as intended. If the allocated site has been robustly 
marketed at an independently assessed and agreed fair market value for Custom and Self Build housing, either as a land parcel 
or as individual serviced plots, but 
has little prospect of being developed during the lifetime of the plan, then the Parish Council will consider either the removal of 
the allocation or its reallocation through a neighbourhood plan review. 
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3.9 IPP Policy 9: DEFINITION OF LOCAL CONNECTION  
For the purposes of Policy 8 only, a Local Connection is classed as either being by Residency or by Employment and is 
defined as follows: 

a) Residency qualification, those qualifying will: 
i) have been resident in Ipplepen parish or a qualifying parish for 12 continuous months at the time of application 

or 
ii) have lived in Ipplepen parish or a qualifying parish for 3 out of previous 5 years or 
iii) have close family (mother, father, brother or sister, adult children or grandparent) who have been resident for at 

least 3 continuous years and continue to be resident in Ipplepen parish or a qualifying parish. 
  b) Employment qualification. An individual will be considered to have a Local Connection if he/she or his/her partner is in 
employment which meets all of the following criteria: 

i) the office or business establishment at which a person is based or from where their work is managed is within 
Ipplepen parish or a qualifying/adjoining parish; and 

ii) is in paid employment; and 
iii) works a minimum of 16 hours per week; and 
iv) has been employed for a minimum of 12 continuous months at the time of their application and is currently in 

employment; and 
v) has a permanent or fixed term contract or is self-employed. 

 
If, after a period of 6 months, an affordable home cannot be sold or rented to a person who meets the local connection in 
sections a) and b) above, then it can be released to anyone meeting the criteria set out in section c) 
 
c) Secondary Residency and Employment qualification, those qualifying will 

i) have been resident in Teignbridge District for 12 continuous months at the time of application; or 
ii) the office or business establishment at which a person is based, or from where their work is managed, is within 

Teignbridge District; and 
iii) is in paid employment; and 
iv) works a minimum of 16 hours per week; and 
v) has been employed for a minimum of 12 continuous months at the time of their application and is currently in 

employment; and 
vi) has a permanent or fixed term contract or is self-employed. 
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3.10 IPP Policy 10:  NEW EMPLOYMENT PROVISION  
Site 3 identified on Figure 41 and the Policies Map is allocated for business and industrial uses. Employment development on 
this site is supported where: 
a) A suitable and safe access can be provided and roads accessing the site are of adequate dimensions for the expected 
vehicle users 
b) Site hedgerows are maintained and the existing field access is used to access the development 
c) External light fittings keep luminosity levels to a minimum to reduce night glow and avoid adverse amenity impacts on 
the neighbouring residential property 
d) Particular regard is had to reducing the adverse visual and amenity impacts including noise on adjacent property 
Makurdi on Marldon Road through the design, siting and landscaping of the scheme. 
e) Development minimises its impact on soils, through the use of appropriate construction techniques that would not result 
in the over-compaction, pollution or reduction in the quality of the soil.  
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4.0 Screening Matrix to Identify the Likelihood of Significant Effects 
 

Key to Screening Matrix  

Traffic lights system Abbreviations: 

Green 
 

Site or policy that will have no likely adverse significant 
effect 
 

SAC – Special Area of Conservation 
GHB – Greater Horseshoe Bat 

 

Amber 
 

Action may have an effect but not significant (minor 
residual)  
 

Red 
 

Action likely to have significant effect 
 

Checklist of Reasoning to determine likelihood of a negative effect on a European site  

from draft English Nature guidance 2006 

No negative 
effect 

0.  The development would be of a type or at a distance from the European site that would result in no direct or indirect 
effects 

1. The policy will not itself lead to development (i.e. it relates to design or other qualitative criteria for development, or it is 
not a land use planning policy) 

2. The policy makes provision for a quantum/type of development, but the location is to be selected following 
considerations of options in other LDD’s or is discussed in later policies in this LDD. 

3. No development could occur through this policy alone, because it is implemented through subordinate policies which are 
more detailed and therefore more appropriate for AA 

4. Concentration of development in urban areas will not affect European site and will help steer development and land use 
change away from European Site and associated sensitive areas 

5. The policy will help to steer development away from European Site and associated sensitive areas 

6. The policy is intended to protect the natural environment, including biodiversity 

7. The policy is intended to conserve or enhance the natural, built or historic environment, and enhancement measures will 
not be likely to have any effect on a European site. 

Potential 
negative effect 

8. The policy steers a quantum or type of development towards, or encourages development in, an area that includes a 
European Site or an area where development may indirectly affect a European site 
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Likely to have a 
significant 
effect 

9. The policy makes provision for a quantum, or kind of development that in the location(s) proposed would be likely to 
have a significant effect on a European Site.  The proposal must be subject to Habitats Regulations Assessment to 
establish, in light of the site’s conservation objectives, whether it can be ascertained that the proposal would not adversely 
affect the integrity of the site. 

  
 

 Screening Matrix for Policies and Allocations  

Policy No. 

 

Description 

(Policy Topic) 

(Principle/Action) 

Initial LSE 
Screening 

 

 
Likely Significant Effect on 

SACs and SPAs 

Outcome of the Screening 

 

 

What Counteracting Measures Have 
Been Applied? 

 

 

S
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C
s
 

L
y

m
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a
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Policies  

IPP Policy 
1 

Parking 1       No LSE anticipated N/A 

IPP Policy 
2 

Development in the 
Countryside 

8 
 

     LSE no longer anticipated Addition of Policy IPP 11 provides 
protection 

IPP Policy 
3 

Enhancing our 
Conservation Area 

1, 7  
 

     No LSE anticipated N/A 

IPP Policy 
4 

Development Design 1       No LSE anticipated N/A 

IPP Policy 
5 

Community Facilities 8 
 

     LSE no longer anticipated Addition of Policy IPP 11 provides 
protection 

IPP Policy 
6 

Local Green Spaces 7  
 

     No LSE anticipated   N/A 

IPP Policy 
7 

Blackstone Cross 
Site 

8 
 

     LSE no longer anticipated Addition of Policy IPP 11 provides 
protection 

IPP Policy 
8 

Blackberry Hill 
Custom & Self Build 
Site 

8  
 

     LSE no longer anticipated Addition of Policy IPP 11 provides 
protection 

IPP Policy 
9 

Definition of Local 
Connection 

1       No LSE anticipated N/A 

IPP Policy 
10 

New Employment 
Provision 

8 
 

     LSE no longer anticipated Addition of Policy IPP 11 provides 
protection 

IPP Policy 
11 

Protection of the 
South Hams SAC 

6 
 

     New Policy to protect European site 
interests 

N/A 
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5.0 Explanation of Screening Findings 

 
5.1 Ipplepen parish is beyond the 10km impact zone identified in the Joint Approach for adding to recreational likely significant 

effects on the Exe Estuary SPA, Dawlish Warren SAC and Pebblebed Heaths SPA/SAC.  The area drains into the Teign 
Estuary and so is unlikely to impact water quality in the Exe Estuary SPA.  Similarly, Ipplepen parish is sufficiently far from the 
Dartmoor SAC, South Dartmoor Woods SAC and Lyme Bay to Torbay SAC, that the proposals are unlikely to have a 
significant effect on these European sites. 

 
5.2 Whilst none of the designated South Hams SAC roost sites are within the parish, the parish is within the Landscape 

Connectivity Zone for greater horseshoe bats that form the special interest of the SAC. 
 
5.3 Greater horseshoe bats can be affected by loss of roosts, loss of feeding areas, increases in light levels and severance of the 

hedges and other linear features they use to navigate the countryside.  They avoid lit areas and so are mostly found in the 
rural areas of the parish, but they will follow dark corridors. Research and records suggest that greater horseshoe bats 
commuting through the Landscape Connectivity Zone are dispersed and found in relatively low numbers compared to within 
the Sustenance Zones. It is therefore considered that only proposals which could severely restrict the movement of bats at a 
landscape scale (impacting on landscape scale permeability) may have a likely significant effect on the SAC greater 
horseshoe bat population. Hence, depending on their size, proposals and projects within the Ipplepen NDP have the potential 
to impact the South Hams SAC. 

 

6.0 Conclusion 

 
6.1 Teignbridge District Council’s Appropriate Assessment concludes that there will be no impact on the integrity of a European 

wildlife site from the policies listed in the Submission Ipplepen Neighbourhood Development Plan, when the suggested 
measures are applied through the modification of the plan and implemented in conjunction with the Teignbridge Local Plan 
2013 -2033 and Natural England’s South Hams SAC Planning Guidance. 

6.2 However, any future changes to the emerging Ipplepen NDP will require their own Habitat Regulations Assessment. 
 

End of document. 


