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1.0 Introduction

1.1 This Landscape Sensitivity and Capacity Study informed the planning of growth areas 
for development around Ashburton. It provides a guide to the degree of sensitivity of 
different areas of landscape to built development and analyses their capacity to 
accommodate built development without unacceptable adverse effects.

1.2 Teignbridge District Council and Dartmoor National Park Authority have produced 
landscape character assessments which provide an analysis and classification of the 
landscape, identifying distinctive landscape character with a particular sense of place. 
These assessments assist spatial planning and development management by 
providing an informed basis to understand and manage landscape change.  They 
provide the basis for further, more detailed studies, including this landscape sensitivity 
and capacity study, which helps inform the Local Plan process.

1.3 Teignbridge District Council published the ‘Teignbridge District Landscape Character 
Assessment’ in 2009 and Dartmoor National Park Authority produced ‘A Landscape 
Character Assessment for Dartmoor National Park Authority’ in 2010. Devon County 
Council has recently produced a ‘Devon Landscape Character Assessment’. The 
Devon assessment provides a wider, more strategic series of Landscape Character 
Areas, however for the purposes of this study the more fine-grained Teignbridge 
District and Dartmoor National Park Character Assessments have been used. These 
documents can be found on the websites; 
www.teignbridge.gov.uk/planning/designandheritage and 
www.dartmoor-npa.gov.uk/planning

1.4 The Devon Historic Landscape Characterisation also helped inform this study by 
providing information on the components of the historic landscape and their 
significance. This document can be found on the Devon County website;
www.devon.gov.uk/environment/heritage.

1.5 The saved Devon Structure Plan included Policy CO1 Landscape Character and Local 
Distinctiveness, which requires that policies and proposals within each part of Devon 
should be informed by, and be sympathetic to, its landscape character and quality,
Policy CO2 National Parks, CO4 Areas of Great Landscape Value and CO5 Coastal 
Preservation Areas. The Teignbridge Local Plan (1989-2001) includes saved policies 
ENV1 and ENV3 relating to Areas of Great Landscape Value (AGLV), ENV2 relating 
to Coastal Preservation Areas and policy ENV4 relating to Countryside.  The 
Proposed Submission (Nov 2012) Teignbridge Local Plan 2013-2033 retains AGLV 
under policy EN2A and requires that development will be sympathetic to, and help to,
conserve and enhance the natural and cultural landscape character of Teignbridge, in 
particular in AGLV and within the setting of Dartmoor National Park. Dartmoor 
National Park is an internationally renowned landscape and the Dartmoor National 
Park Authority’s Core Strategy (2008) and Development Management and Delivery 
Development Plan Document (2012) set out policies to protect the character of 
Dartmoor’s landscape COR1, COR3 and DMD5. This study has had regard to the 
policies and designations in the adopted Teignbridge Local Plan, Dartmoor National 
Park Authority’s adopted Core Strategy, the Development Management and Delivery
DPD and the former Devon Structure Plan. It should be noted that the revocation 
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order for the South West Regional Strategy came into effect on 20 May 2013. The 
order also led to the revocation of the Devon Structure Plan.

1.6 Part of the Local Plan process involves the development of master plans to guide the 
provision of development within areas identified for strategic growth. Within
Teignbridge, these growth areas were identified within the Core Strategy Preferred 
Options Jan 2012 and are focused around the main settlements, including the south
west of Exeter, Newton Abbot, Teignmouth and Dawlish. Pressure for growth around 
Ashburton has also been identified, both within Dartmoor National Park and within the 
Teignbridge District planning area. In the interest of cross-boundary working and in the
spirit of the National Planning Policy Framework, a joint study of landscape sensitivity 
and capacity around Ashburton has been carried out.

2.0 Methodology

2.1 The methodology is based on Landscape Character Assessment Guidance for 
England and Scotland: Topic Paper 6: Techniques and Criteria for Judging Capacity 
and Sensitivity (Countryside Agency & Scottish Natural Heritage 2004). It also takes 
into account the methodology from a number of more recent local studies, including 
the Exeter Fringes Landscape Sensitivity and Capacity Study (2007) and Torbay 
Landscape Character Assessment, Part 2 Sensitivity Analysis (Draft 2008). The same 
methodology has been used for this Ashburton study as for the Teignbridge District 
Landscape Sensitivity and Capacity Study

2.2 The Teignbridge District and Dartmoor National Park Authority Landscape Character 
Assessments use a ‘bottom-up’ approach, classifying the landscape into Land 
Description Units (the building blocks of the character assessment) and generic 
Landscape Character Types, key characteristics are identified for the types, and in 
Teignbridge specific Landscape Character Areas. The Land Description Units (LDUs) 
are derived from the Devon County desk study of 2006, verified and amended by field 
work in the Teignbridge assessment. Strategic guidelines are included in both 
assessments, to help protect landscape and manage and plan landscape change.  
The Teignbridge assessment assesses the inherent sensitivity of the landscape to 
change at a broad scale for each landscape character area.  A more detailed study is 
needed to assess sensitivity to a particular type of change, as is the case with this 
study.

2.3 For the purposes of this study the LDUs are further subdivided  into Landscape Zones 
to provide a suitable scale for identifying sensitivity to, and capacity for, built 
development. Sensitivity is defined in this study as the sensitivity of the landscape to 
the particular type of change (in this case built development). It is a combination of the 
sensitivity of the distinctive characteristics (including cultural and natural/ecological 
factors, condition and aesthetic characteristics) and visual sensitivity. It relates to 
robustness/vulnerability of landscape character to change. Capacity takes into 
account the sensitivity of the landscape and the perceptions/value attached to it and 
defines the amount of the particular change the landscape can accommodate without 
significant adverse effects.  
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2.4 Process and Key tasks carried out for the Landscape Sensitivity and Capacity Study

Desk study
Included a review of existing information from the Teignbridge District Landscape 
Character Assessment, Dartmoor National Park Landscape Character Assessment
and Devon Historic Landscape Characterisation, along with detailed mapped based 
information on geology and landform, land cover, natural and cultural factors for each 
of the growth areas.

Definition of Landscape Zones
The desk study information was used to define Landscape Zones based on 
subdivisions of the Land Description Units to reflect different characteristics within the 
LDUs. The Landscape Zones are broadly homogenous in terms of their landscape 
character and general visibility in the wider landscape, however there may still be local 
variations across a zone e.g. in the degree of visibility, topography and vegetation 
cover.

Computer Visibility Analysis (not carried out in the Ashburton Study)
Where the study area was sufficiently small and resources allowed, a computer based 
visual analysis was carried out to assist field survey work in order to judge the relative 
visibility of zones. The computer analysis is based on a virtual grid of points 8m high to 
simulate new development. A map is produced showing the degree of visibility within 
an area up to 4km distant from each point, indicating the varying visibility across the
area and within each zone. The analysis is based on a terrain model which does not 
take account of buildings and tree cover, but gives an indication of relative visibility.

Field survey
Field survey work was carried out to verify the desk based definition of Landscape 
Zones and include information on visibility from publicly accessible roads, footpaths 
and viewpoints (both within the zone and inter-visibility with the surrounding 
landscape), visual/aesthetic characteristics, tranquility, condition, function and 
relationship between the zone and the settlement. The key distinctive characteristics 
are identified which define the zone e.g. openness, steep elevated ridges, field pattern 
& hedgerows, woodland, scattered historic farmsteads. The key distinctive 
characteristics are those which, if significantly altered, would result in overall change in 
the character of the zone.

Assessment of Visibility
Based on the desk study, computer visibility analysis (where appropriate) and field 
work, taking into account near and more distant views, buildings and tree cover, a 
judgement is made on the overall relative visibility of each zone. Visibility of the zone 
includes the features within it e.g. the buildings, trees and woodland. A wooded zone 
may be highly visible within the surrounding landscape for example. The effect of
buildings and tree cover in obscuring views of the zone from the surrounding 
landscape are also taken into account.

Assessment of Landscape Sensitivity and Capacity
Taking into account the key distinctive characteristics of the zone, its visibility, function, 
relationship with the settlement and potential for mitigation/enhancement, a judgement 
is made, giving a sensitivity and capacity rating for each zone. The judgement of the 
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relative sensitivity and capacity of the zones is set within the context of the Devon 
landscape, the South West, and England. For example, whilst there are no very high 
sensitivity zones identified within the study area, there may be such zones within 
Dartmoor National Park, within Teignbridge District and elsewhere within Devon and 
the South West. Similarly there are no high capacity zones identified within the study 
area, however, such zones may exist within the urban areas and other brownfield sites 
of Teignbridge, Devon and the South West.

2.5 Landscape Sensitivity
A sensitivity rating is defined for each zone, based on the sensitivity of the landscape 
character to change and visual sensitivity.  The judgment reflects the sensitivity of 
individual aspects of landscape character including landform, land cover, enclosure
form and pattern, tree cover, settlement form and pattern and other characteristic 
elements; and the aesthetic aspects of character including for example scale, 
complexity and diversity. Visual sensitivity is inter-related with, but separate from,
landscape character e.g. a zone may be highly visible in the wider landscape but with 
few sensitive landscape characteristics or conversely of low visibility but with highly 
sensitive characteristics.

Overall judgments are not simply based on adding up the degree of sensitivity of 
individual factors. Some factors may be so important that they override others e.g. an 
exceptional natural or cultural feature or very important function, such as visual setting 
or separation of individual settlements. A justification is given for the overall sensitivity 
rating based on a balanced judgment of the various factors.

Sensitivity rating:
Low – key distinctive characteristics are robust; typically a low density of 

sensitive features.

Medium-Low – key distinctive characteristics are resilient to change; typically
occasionally occurring sensitive features.

Medium - key distinctive characteristics are susceptible to change; typically 
commonly occurring sensitive features.

High-Medium – key distinctive characteristics are vulnerable to change; typically 
frequently occurring sensitive features.

High - key distinctive characteristics are very vulnerable to change; typically 
a high density of sensitive features.

Very High - Key distinctive characteristics are extremely vulnerable to change; 
typically a very high density of sensitive features.

2.6 Landscape Capacity
A capacity rating for built development is defined for each zone, based on the 
sensitivity of the zone, the perceptions/values attached to it, the nature of the 
development and its effects on the distinctive characteristics and values. Designations 
are noted and are a factor in defining perceptions and values, however values are 
judged in an integrated way taking account of perceptual aspects, sense of place and 
community value. The existing landscape designation of relevance to this study is 
Dartmoor National Park. Areas of Great Landscape Value and Coastal Preservation 
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Areas do not occur within the study area. Other designations such as those for 
heritage or nature conservation are of relevance where they influence the value 
attached to the landscape.

Overall judgments include a consideration of the potential opportunities for 
development, reasons for limiting development, key characteristics and features which 
should be retained and potential for mitigation. The threshold for change is the point at 
which development can be accommodated without significant adverse effects on 
distinctive characteristics and values. Capacity may also be affected by the amount of 
existing development e.g. where existing development covers much of the zone 
capacity will be low even when sensitivity is low.

Capacity rating
Very Low - thresholds for change are extremely low and the zone is unable to 

accommodate development without significant adverse effects.
Low - thresholds for change are very low and the zone is only able to 

accommodate minor development without significant adverse effects.
Medium-Low thresholds for change are low and development can be accommodated 

only in limited locations.
Medium - thresholds for change are intermediate with some capacity to 

accommodate development in parts of the zone
High-Medium thresholds for change are high and a significant proportion of the zone 

has capacity to accommodate development.
High - thresholds for change are very high and much of the zone has capacity 

to accommodate development.

3.0  Criteria for judging Sensitivity and Capacity

3.1 Landscape Sensitivity analysis is based on judgments about landscape character 
sensitivity and visual sensitivity.

Landscape Character Sensitivity- criteria:
Natural factors – landform and geological features, vegetation types 

including tree/woodland cover, hedgerows and semi-
natural habitats, water features such as rivers, streams, 
ponds, marshes

Cultural factors - land use, settlement pattern/form and type, field pattern 
and boundary type, historic landscape character, 
historic/archaeological features, roads/railways, tracks & 
paths

Condition - condition of individual elements and integrity/strength of 
character

Aesthetic factors - scale, enclosure, complexity, form & pattern, colour & 
texture
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Visual Sensitivity – criteria:
Visibility - visibility within the zone, taking account of landform and 

tree and woodland cover, inter-visibility with surrounding 
landscape

Viewers - number of publicly accessible viewpoints and viewers, 
within and outside the zone, taking account of accessibility
& the type/sensitivity of viewer

Enhancement/mitigation - potential for mitigating potential visual impacts & 
enhancing character through use of landform, woodland, 
tree or hedgerow planting, 
vegetation/watercourse/wetland management, 
introduction of new features

3.2 Landscape Capacity analysis is based on judgments about overall sensitivity, 
perceptions/values, the nature of the development and its effects on characteristics 
and values.

Landscape Capacity criteria:
Perceptions/values - scenic qualities/sense of place, tranquility, natural and 

cultural values, designations, function/community values 
such as visual setting/separation, access or recreation

Nature of development - mixed built development including housing, employment, 
commercial with associated infrastructure, average height 
taken as 8m.

Effects on character/value - loss of distinctive characteristics and values and ability to 
retain, potential mitigation/enhancement of characteristics 
and values. 

Fig. 1 Map of study 
areas in Teignbridge 
District context.
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4.0 Ashburton Study Area

4.1     The study area surrounds Ashburton and includes the potential growth area             
of the town. The majority of the study area, to the west of the A38, lies within 
Dartmoor National Park. Zones 2, 3 & 4 and part of zone 1 lie outside the National 
Park.

4.2.     The recently completed Devon Landscape Character Assessment identifies a               
wider Landscape Character Area of Ashburton & Dartmoor Foothills within which 
study area falls.  For the purpose of this detailed study the more fine-grained 
Teignbridge District and Dartmoor National Park Landscape Assessments have been 
used.

4.3      The study area falls within the Ashburn Valley & Ridges Landscape Character 
Area, as identified in the Teignbridge District Landscape Character Assessment 
2009. It lies within the Upper Farmed & Wooded Slopes (3A) and Wooded Ridges & 
Hilltops (1E) Landscape Character Types, as defined in the Dartmoor Landscape 
Character Assessment and Teignbridge Landscape Character Assessment. 

Two Land Description Units are represented within the study area: 498 & 421.

4.4 Some of the key characteristics of the Ashburn Valley & Ridges Landscape       
Character Area are evident within the study area:

Undulating, small rounded hills frequently dissected by narrow valleys;
Extensive views in places towards Dartmoor and across rolling farmland to the 
east, contrasting with enclosed character of narrow valleys;
Frequent abandoned, historic limestone quarries and occasional limekilns;
Small, broadleaved woodland blocks on hillsides;
Variable field size in sub-regular pattern with pasture and arable, with larger 
fields frequently arable;
Mature hedgebanks, often with hedgerow trees;
Narrow, enclosed winding lanes;
Sparsely settled with houses, farmsteads and hamlets, often with stone and 
slate buildings;
Contrast with broader Ashburn valley and larger settlement (Ashburton) along 
the A38;
Tranquil and remote except overlooking the Ashburn valley/A38.

4.5 Some of the key characteristics of the Upper Farmed & Wooded Slopes (3A) 
Landscape Character Type specific to the Dartmoor Landscape Character 
Assessment are evident within the study area (zones 1, 2, 5, 6, 7, 8, 9, 10, 11, 12) :

A rolling, hummocky landscape owing to a complex underlying geology – cut 
by small tributary streams at the foot of undulating slopes. Some slopes are 
extremely steep, particularly those rising above the Teign Valley.
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A rich hedgerow network with many hedgerow trees links to bands and 
patches of deciduous woodland hugging valley slopes to create a well tree’d
character.
The land use is dominated by pastoral farming in medium sized irregular fields 
of medieval origin with isolated patches of larger, more recent arable fields in 
places (particularly around settlements and further away from the moorland 
core).

4.6 Some of the key characteristics of the Wooded Ridges & Hilltops Landscape 
Character Type (1E) specific to the Teignbridge Landscape Character Assessment 
are evident within the study area (zones 3 & 4):

Distinctive rounded hill shapes clearly standing out from surrounding lower 
ground.
Small disused quarries and mining remains to the east side of the Teign valley 
and between Bickington and Buckfastleigh.

4.7 The landscape sensitivity and capacity assessment has been presented in table form
(Appendix A). A computer based visibility analysis has not been carried out and the 
visibility analysis is based on field work alone. Figures 1-5 illustrate the landscape 
character and national designation, visibility of landscape zones, sensitivity and
capacity rating for each zone. Photographs for each zone are included:

Zone 1

          

Zone 2
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Zone 3

            

Zone 4

            

Zone 5

            

Zone 6
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Zone 7

            

Zone 8   

           

Zone 9

           

Zone 10
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Zone 11

           

Zone 12

           

5.0 Conclusion

5.1 In conclusion, the land around Ashburton is generally of high to high medium 
sensitivity to change and the capacity for built development is low or medium low. 
The opportunity for built development within the study area is limited, without the 
development having a detrimental impact on the character of this sensitive 
landscape. The opportunities to mitigate the impacts of development are also limited. 



Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown 
Copyright.  Unauthorised reproduction  infringes Crown Copyright and may lead to prosecution or civil proceedings. 
Teignbridge District Council 100024292

Figure 1:  Ashburton Area - Aerial of Zones o

5

1

1

2

3

4

6

7

8

9

10

11

12

Landscape Sensitivity & Capacity Study

Date:  16/09/10
1:18,000Scale:



Legend

5

1

1

2

3

4

6

7

8

9

10

11

12

3A

Dartmoor National Park

Teignbridge District

Dartmoor National Park Boundary

Ashburn Valley & Ridges (LCA)

1E Wooded Ridges & Hilltops (LCT)

3A Upper Farmland & Wooded Slopes (LCT)

Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown 
Copyright.  Unauthorised reproduction  infringes Crown Copyright and may lead to prosecution or civil proceedings. 
Teignbridge District Council 100024292

Figure 2:  Ashburton Area - Landscape Character and Designations oLandscape Sensitivity & Capacity Study

Date:  16/09/10
1:18,000Scale:



Legend

High

Visibility of Zones

High - Medium

Medium

Medium - Low

Low

5

1

1

2

3

4

6

7

8

9

10

11

12

Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown 
Copyright.  Unauthorised reproduction  infringes Crown Copyright and may lead to prosecution or civil proceedings. 
Teignbridge District Council 100024292

Figure 3:  Ashburton Area - Visibility of Zones oLandscape Sensitivity & Capacity Study

Date:  16/09/10
1:18,000Scale:



5

1

1

2

3

4

6

7

8

9

10

11

12

Legend

Low

Medium

Medium-Low

High-Medium

High

Very High

Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown 
Copyright.  Unauthorised reproduction  infringes Crown Copyright and may lead to prosecution or civil proceedings. 
Teignbridge District Council 100024292

Figure 4:  Ashburton Area - Sensitivity of Zones oLandscape Sensitivity & Capacity Study

Date:  02/05/13
1:18,000Scale:



5

1

1

2

3

4

6

7

8

9

10

11

12

Legend

Low

Medium

Medium-Low

High-Medium

High

Very Low

Based upon Ordnance Survey Material with Permission of Ordnance Survey on behalf of the controller of Her Majesty's stationary Office (C) Crown 
Copyright.  Unauthorised reproduction  infringes Crown Copyright and may lead to prosecution or civil proceedings. 
Teignbridge District Council 100024292

Figure 5:  Ashburton Area - Capacity of Zones oLandscape Sensitivity & Capacity Study

Date:  02/05/13
1:18,000Scale:



1

Teignbridge District Landscape Sensitivity and Capacity Study 2013
Appendix A (Based on Desk study & Field survey)

Ashburton Study Area

Zone Overall
Sensitivity 
Rating

Justification Overall
Capacity 
Rating

1 High Medium Low lying land along River Ashburn & tributaries, regular field pattern, mixed arable/pasture, 
disrupted by A38 & engineered cuttings/embankments. Fields enclosed by native hedgebanks
& occasional trees. Tree belts associated with the road & river, disused quarries, some flood 
plain land. Occasional farmsteads, former orchards. Mainly modern enclosures, some medieval 
enclosures based on strip fields. Relatively limited visibility with some mitigation potential.

Medium 
Low

2 High Undulating valley side with small-medium fields in irregular pattern. Pasture enclosed by native
hedge banks & occasional trees, small hamlet with historic buildings, former orchard land, 
medieval enclosures based on strip fields & some modern enclosures. Strong rural character. 
Medium visibility with some mitigation potential.

Low

3 High Undulating hillside with predominantly large, open fields, arable with pasture. Fields enclosed 
by well-trimmed native hedge banks with occasional trees. Mainly modern enclosures, some 
medieval enclosures based on strip fields. Strong rural character. High visibility with limited 
mitigation opportunities.

Low

Zone Overall Justification Overall
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Sensitivity
Rating

Capacity
Rating

4 High Steeply undulating hillsides, predominantly pasture, small-medium sized fields. Scattered 
farmsteads with some historic buildings. Occasional disused quarries. Fields enclosed by 
native hedge banks & occasional trees, narrow lanes. Orchard & former orchard land, 
park/garden. Medieval enclosures based on strip fields, post medieval enclosures, post 
medieval enclosures with medieval elements, modern enclosures. Strong rural character & 
important hillside setting to Ashburton. High visibility with some mitigation potential in folds in 
hills, otherwise exposed.

Low

5 Medium Low Active limestone quarry, bare, steep rock faces, benches & lagoons, spoil heaps, industrial 
buildings. Belts of naturally regenerated woodland/screen planting, restored grassland. Visually 
enclosed from close views but with visibility from nearby high ground. Significant restoration 
needed to make suitable for development but with potential for mitigation & enhancement.

Medium 
Low

6 High Medium Recreational land/sports pitches. Amenity grassland, hedgerows & mature trees, artificial 
surface. Pavilion buildings & car parks. Important amenity & community value. Locally enclosed 
by tree belts & hedges with some open views to urban areas. Visible from surrounding high 
ground.

Medium 
Low

7 High Steeply undulating hillside. Predominantly pasture with small-medium sized fields. Large formal 
parkland area associated with historic house. Fields enclosed by native hedge banks with 
occasional trees. Relic medieval enclosure with some modern enclosures. Scattered 
farmsteads. Narrow lanes bounded by hedge banks. Strong rural character & important hillside 
setting to Ashburton. High visibility with limited mitigation opportunities. 

Low

Zone Overall Justification Overall
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Sensitivity
Rating

Capacity
Rating

8 High Undulating hillsides with steep northern escarpment. Pasture with medium sized fields. Fields 
enclosed by native hedge banks and occasional trees. Relic medieval enclosure with some 
modern enclosures. Scattered farmsteads. Narrow lanes bounded by hedge banks. Strong 
rural character & important hillside setting to Ashburton. High visibility with limited mitigation 
opportunities.

Low

9 High Steeply sloping land. Pasture with small-medium sized fields. Fields enclosed by native hedge
banks with individual and linear groups of trees. Medieval burgage plot enclosures are a 
feature. Strong rural character & important historic setting to Ashburton. Visually enclosed in 
close views, high visibility in more distant views from high ground to the south with limited 
mitigation opportunities.

Low

10 High Gently undulating and sloping land. Pasture with small-medium sized fields. Fields enclosed by 
native hedge banks with individual and linear groups of trees. Medieval enclosures mostly 
intact. Scattered farmsteads, isolated dwellings and small settlements. Narrow lanes bounded 
by hedge banks. Parkland area with mature ornamental trees. Strong rural character & 
important setting to Ashburton. High visibility with some mitigation potential.  

Low

11 High Large rounded knoll. Steep wooded slope on the east side. Pasture with small-medium sized 
fields. Fields enclosed by native hedge banks with individual and linear groups of trees.
Medieval enclosures virtually intact. Isolated farm buildings. Narrow lanes bounded by hedge
banks. Strong rural character & important historic setting to Ashburton. High visibility with 
minimal mitigation potential.

Low

Zone Overall Justification Overall
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Sensitivity
Rating

Capacity
Rating

12 High Gently undulating valley side. Fields enclosed by native hedge banks with individual and linear 
groups of trees. Predominantly medieval enclosures with some modern enclosures. Scattered 
agricultural buildings. Landscaped grounds with ornamental trees associated with large 
residential dwelling. High visibility with some mitigation potential.

Low
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