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1.0 INTRODUCTION 
1.1 Burton Reid Associates has been commissioned by Teignbridge District Council (TDC) to 

carry out a Landscape Sensitivity Assessment of the potential housing and gypsy and 

traveller development sites proposed in the draft 2020-2040 Teignbridge Local Plan which 

is to be subject to a Local Plan Inquiry Hearing in 2023. 

 

1.2 TDC have identified nine housing sites of varying size, (with a minimum of 1ha, and with one 

site also accommodating employment/commercial development) and one gypsy and 

traveller site located throughout the district. These have been identified following a 

comprehensive process of initial screening and site assessment for their potential for 

development in terms of a wide range of criteria including sustainability, transport, 

environmental and other factors. The process also looked at landscape criteria at a high level, 

but TDC wish to undertake a further Landscape Sensitivity Assessment for each site as further 

evidence gathering to support the Local Plan Pre-Submission Stage. 

 

1.3 This study provides a Landscape Sensitivity Assessment for each of the ten sites through a 

comprehensive process following TDC’s approved methodology. It provides illustrative 

material indicating where built form, infrastructure and landscape mitigation could 

potentially be located within the site with the aim to assess the site’s capacity to sensitively 

incorporate and integrate development at the scale indented into the receiving local and 

wider landscape. 

 

1.4 This assessment is for the Markham’s Farm site, area approximately 73.68ha where 900 

dwellings are proposed.  
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2.0 METHODOLOGY 
2.1.  The methodology employed follows that formulated by White Consultants for Exeter City 

Council May 2022 but adapted where applicable to suit this TDC assessment (Appendix A 

incorporating Appendices A1, A2 and A3). 

 

2.2. The methodology follows a four-stage process  

 

STAGE 1 INCEPTION AND DESK STUDY- METHOD REPORT 

Inception, gathering data, consultation, desk study  

 

The assessment employs the following method and definitions 

Landscape value is the relative value that is attached to different landscapes by society. 

Landscape may be valued by different stakeholders for a whole variety of reasons.  

Landscape susceptibility is the degree to which a defined landscape and its associated visual 

qualities, attributes and receptors might respond to a specific development type without undue 

negative consequences on landscape character and visual resource.  

Landscape sensitivity is the term applied to landscape character and the associated visual 

resource, combining judgements of their susceptibility to a specific development type and 

considered together with the (intrinsic) value related to the landscape and visual resource. 

 

Defining development types. The study requires residential, employment, and gypsy and traveller 

site use to be assessed. The methodology defines a typical scale, footprint and maximum height of 

development to give a firm measure against which to judge sensitivity. 

 

STAGE 2 DETAILED ASSESSMENT 

Landscape fieldwork and sensitivity assessment 

The site assessment verifies desk study information and land parcel boundaries, assess 

quality/condition and fully explore the visual issues and relationship between the land parcels, 

settlements and their surrounding landscapes. The team assesses the field data alongside the desk 

study data to derive an overall sensitivity for each site to the different land uses. 

 

STAGE 3 AND 4 REPORTING 

Draft and final reports and outputs 

For each site a report is to be prepared with an introduction, Methodology, Planning Policy 

summary, Site Description, Site Sensitivity Assessment, Site Development Constraints and 

Summary.  

The report is supported by a range of figures, Site Location, Designations, Devon Landscape 

Character Types, Devon Character Areas, Topography, Zone of Theoretical Visibility, Aerial Photo 
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Wider Site Context, Aerial Photo Immediate Site Context, High Level Indicative Development 

Constraints Plan and Site Photos. 

A key output is the Site Sensitivity Assessment using the categories contained within the 

Landscape sensitivity and capacity assessment proforma for each site. Sensitivity findings are 

underpinned by detailed assessment. Proformas are used to record information collected by data 

analysis of the landscape context and constraints, site visit findings and subsequent judgement/ 

assessment. 

 

APPENDICES A1, A2 AND A3 

The criteria and indicators for judging sensitivity are set out in Appendix A1. The land parcel 

assessment proforma is included in Appendix A2. The study is a technical exercise and the report 

uses a number of technical terms for precision and as a means for reaching conclusions. These 

terms are defined in the Glossary in Appendix A3. 
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3.0 PLANNING POLICY  
3.1. There are a range of planning policy from the national level through to local level which are 

relevant to landscape sensitivity. These are provided as follows. 

 

The European Landscape Convention 

3.2 The European Landscape Convention (ELC) came into force in the UK in March 2007. It 

establishes the need to recognise landscape in law; to develop landscape policies dedicated 

to the protection, management and planning of landscapes; and to establish procedures for 

the participation of the general public and other stakeholders in the creation and 

implementation of landscape policies.  

 

3.3 The ELC definition of ‘landscape’ recognises that all landscapes matter, be they ordinary, 

degraded or outstanding: 

“Landscape means an area, as perceived by people, whose character is the result of the action 

and interaction of natural and/or human factors” 

 

3.4 The Convention puts emphasis on the whole landscape and all its values and is forward 

looking in its approach, recognising the dynamic and changing character of landscape. 

Specific measures promoted by the Convention, of direct relevance to this study include: 

• the identification and assessment of landscape; and 

• improved consideration of landscape in existing and future sectoral and spatial policy 

and regulation. 

3.2.4 The ELC remains in place following the UK’s departure from the EU in 2020. 

 

25 Year Environment Plan 

3.5 The 25 Year Environment Plan was published in 2018 and set out the UK Government’s aims 

to deliver cleaner air and water, protect threatened species and improve biodiversity. The 

policies within the plan aim to protect and restore the environment and have wide reaching 

implications for agriculture, forestry and land use, including a drive for sustainable land use, 

creating new habitats for wildlife and planting more trees to ensure landscape and ecological 

resilience in the face of climate change and biodiversity decline.  

 

England Trees Action Plan 2021-2024 

3.6 The England Tree Strategy (ETAP) will set out policy priorities to deliver the government's 

target to plant 30,000 ha of woodland per year across the UK by 2025, to expand tree cover, 

support woodland management and increase public engagement with trees and woodlands 

as well as combat climate change and recover biodiversity. The ETAP highlights an important 

role that local authorities play in delivering many aspects of the ETAP.  
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Environment Act 2021 

3.7 The Environment Act 2021 set clear statutory targets for the recovery of the natural world in 

four priority areas: air quality, biodiversity, water and waste, and includes an important new 

target to reverse the decline in species abundance by the end of 2030. It will require local 

authorities to develop Local Nature Recovery Strategies which will help deliver nature 

recovery within a national framework. It will also facilitate funding for trees and woodland 

across England. This will include both public and privately funded tree planting initiatives in 

order to meet the government’s overall target to treble current woodland creation rates. 

 

Agriculture Act 

3.8 The Agriculture Act introduces the concept of ‘payment for public goods’, meaning that 

agricultural subsidies should be directed towards public goods (such as environmental 

improvements) that are not rewarded through the market. 

 

National Planning Policy Framework (NPPF) 

3.9 The revised NPPF, published in July 2021, states in paragraph 174 that: 

‘Planning policies and decisions should contribute to and enhance the natural and local environment 

by:  

• (a) protecting and enhancing valued landscapes, sites of biodiversity or geological 

value and soils (in a manner commensurate with their statutory status or identified 

quality in the development plan); 

• (b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and 

other benefits of the best and most versatile agricultural land, and of trees and 

woodland; 

• (c) maintaining the character of the undeveloped coast, while improving public access 

to it where appropriate; 

 

3.10 The NPPF is supported by Planning Practice Guidance (Natural Environment, 2019) which 

recognises the role that Landscape Character Assessment plays in helping to understand the 

character and local distinctiveness of the landscape. 

 

Dartmoor National Park 

3.11 The expanse of Dartmoor covers the western half of the District, but lies within Dartmoor 

National Park. Where character areas straddle admin boundaries there is /has been a need 

for both sides to agree content of DCA profiles.    

 

3.12 The special qualities of the Dartmoor landscape are recognised nationally through the area’s 

status as a National Park, designated in 1951. As such, its landscape is of outstanding 

importance, protected under the first statutory purpose of National Parks as established 
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under the 1949 National Parks and Access to the Countryside Act and updated in the 

Environment Act 1995. The current designated area stretches for 954 square kilometres (368 

square miles).  

 

3.13 The Dartmoor Local Plan 2018 – 2036 sets out the vision, aims and policies for development 

in Dartmoor National Park. It is subject to a separate Landscape Character Assessment dated 

2017. The Landscape Character Assessment (LCA) forms part of the evidence base for 

Dartmoor National Park Authority’s Local Plan and also informs the current National Park 

Management Plan. 

 

3.14 The LCA is designed to be used both as a tool to guide development to be in sympathy with 

local variations in landscape character, and to inform land management activity to conserve 

and enhance the special qualities of the National Park.  https://www.dartmoor.gov.uk/living-

and-working/business/planning-policy/local-plan. 

 

National Character Areas 

3.14 At the national level, England is divided into 159 distinct National Character Areas (NCAs). 

Each is defined by a unique combination of landscape, biodiversity, geodiversity, history, and 

cultural and economic activity. There are descriptive profiles available for each NCA  

setting out information on landscape character, changes happening in the landscape and 

an assessment of ecosystem services delivered.  

 

3.15 There are four NCAs which make up Teignbridge District. These are: The Culm- Northern part 

(NCA149), Devon Redlands- eastern part (NCA148), South Devon – southern part (NCA151) 

and Dartmoor (NCA150) – covering DNP and small parts of Teignbridge on fringes. The Site 

is located within the (NCA148) Devon Redlands. 

 

Teignbridge Local Plan 

3.16 The 2013-2033 Local Plan has been subject to comprehensive review and the Teignbridge 

Local Plan to 2040 will replace it, once adopted. This Plan continues to place quality 

environment at the heart of its strategic objectives. 

3.17 The key policies relating to landscape character and sensitivity in the Teignbridge Local Plan 

to 2040 are provided below.  

 

Policy EN1: Setting of Settlements 

1. Landscapes that provide or contribute to the distinctive setting and separate identity of settlements 

within and adjacent to Teignbridge District will be conserved and enhanced. To maintain the separate 

identity and physical separation of closely related settlements, development within the following gaps 

will be limited to that which retains its open character and contribution to the settlement’s setting, and 

satisfies all criteria 2 a)-e) below: 
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a) Newton Abbot – Abbotskerswell 

b) Newton Abbot – Kingskerswell – Torbay 

c) Newton Abbot – Kingsteignton 

d) Exeter – Exminster 

e) Teignmouth - Bishopsteignton 

f) Shillingford Abbot – Markham Village - Ide 

2. Elsewhere, development within the settings of settlements will only be permitted where it: 

a) maintains their separate identity and prevents coalescence; 

b) maintains important views, either from publicly accessible viewpoints within the settlement, or 

of a settlement within in its landscape setting; 

c) Makes a positive contribution to the setting’s character, distinct identity and value to people. 

d) avoids distinct hills or ridges which form an undeveloped skyline; and 

e) Does not result in the loss of important natural features and conserves and enhances the 

significance of heritage assets and their settings, including historic landscapes, that individually 

or collectively contribute to local identity. 

 

Policy EN2: Undeveloped Coast 

The protection, maintenance and enhancement of the distinctive landscape, seascape and historic 

character of the Undeveloped Coast, and ecosystem services and networks of habitats provided by it, 

will be given significant weight. 

New development will be regarded as inappropriate except where it is consistent with the Shoreline 

Management Plan and: 

a) can demonstrate that it cannot be located outside the Undeveloped Coast; and 

b) is householder development in line with H10; or c) is the replacement of an existing dwelling 

in line with H12 or replacement development or infrastructure complying with EN3; or 

d) is required for the purposes of agriculture or forestry; or 

e) is minor development, required for the ongoing viable operation of an existing business or 

tourism use; or 

f) is redevelopment of an existing business or tourism use, where enhancement of the character 

of the undeveloped coast will be provided; or 

g) is an essential community facility required by a coastal settlement; or 

h) it helps to deliver the Local Nature Recovery Strategy; or 

i) is required for flood alleviation or coastal resilience. 

Development within the Undeveloped Coast will:  

j) conserve and enhance the key landscape, seascape and historic character of the undeveloped 

coast, including the significance of heritage assets within their coastal settings, and 

k) Conserve and enhance the estuaries and coast as important wildlife habitats and corridors; 

and 

l) Where appropriate and feasible, development will take opportunities to improve public access 

to, and enjoyment of, the coast, subject to criteria a and b above. 
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Development outside the Undeveloped Coast, but which could impact on the Undeveloped 

Coast will be assessed with regard to criteria j) - l) above. 

 

Policy EN3: Coastal Change Management Areas 

1. To reduce the impacts of physical changes to the coast and the impact of these changes on coastal 

or estuarine communities, new development or the intensification of existing development in Coastal 

Change Management Areas will be limited to the following uses: 

a) essential infrastructure* provided there are clear, costed plans to manage the impacts of 

coastal change on it, and it will not have an adverse impact on rates of coastal change at the 

site or elsewhere; or 

b) change of use for less vulnerable and water compatible tourism-related development, shops, 

small scale business or leisure activities requiring a coastal location and providing substantial 

economic and social benefits to the community; or 

c) key community infrastructure, which has to be sited within the CCMA to provide the intended 

benefits to the wider community and there are clear, costed plans to manage the impact of 

coastal change on it and the service it provides; or 

d) adaption measures to existing buildings and businesses, which increase resilience to flood 

risk; or 

e) temporary siting of development directly linked to the coastal strip (such as beach huts, 

cafes/tea rooms, car parks and sites used for holiday or short-let caravans and camping); or 

f) water compatible development. 

2. All development must demonstrate that it will be safe over its planned lifetime and does not have 

an unacceptable impact on coastal change, would not result in an increased risk to life or significant 

increase in risk to property, and must maintain landscape, seascape and townscape character, 

heritage significance and important coastal habitats, particularly where they are at risk from climate 

change impacts. 

3. Proposals for the relocation and replacement of development and infrastructure away from Coastal 

Change Management Areas will be permitted, provided that: 

a) The existing use/s have been in place prior to the adoption of the Teignbridge Local Plan Part 

1 (TLP to 2040); 

b) the development replaces that which is affected (or threatened) by erosion within a timescale 

that reflects its vulnerability to coastal change impacts; 

c) the new development lies beyond the Coastal Change Management Area in a location that is 

well related to the coastal community from which it was displaced and has an acceptable 

relationship with it in terms of character, setting, and local amenity. Relocated dwellings must 

be situated adjacent or very closely related to a settlement limit; 

d) Where a replacement structure/s is/are proposed, the gross volume of the replacement 

building/s or structure/s is no larger than that/those it replaces; e) The relocated development 

meets the requirements of Undeveloped Coast policy; 
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f) the existing site is cleared and restored, made safe, and is managed for the benefit of the local 

community and/or the local environment; and 

g) taken overall (considering both the new development and that which is being replaced) the 

proposal should not have a detrimental impact upon the landscape, townscape, heritage 

significance or biodiversity of the area, having regard to any special designations. 

*Essential infrastructure is: 

i. essential transport infrastructure (including mass evacuation routes) which has to cross the 

area at risk; 

ii. essential utility infrastructure which has to be located in a flood risk area for operational 

reasons, including electricity generating power stations and grid and primary substations; and 

water treatment works that need to remain operational in times of flood; and 

iii. wind turbines. 

 

Policy EN4: Landscape Protection and Enhancement 

Development will conserve and enhance the District’s landscape, seascape and townscape character 

and scenic quality. 

1. Development proposals will comply with all of the following: 

a. be located and designed to conserve and enhance landscape and seascape character and 

to reinforce local distinctiveness; 

b. be informed by the District’s most up-to-date Landscape Character Assessments and specific 

strategic management guidelines and recommendations contained within it; 

c. protect, and where appropriate restore, specific landscape and seascape features, including 

trees, hedges and woodlands, that reinforce local landscape character or quality; conserve and 

enhance the significance of designated landscapes and historic landscapes that provide the 

settings for heritage assets; and 

d. minimise adverse visual impacts through high quality building and design and landscaping, 

supported by a Landscape and Visual Impact Assessment where necessary; 

e. be in line with any relevant policies relating to views and landscapes contained within an 

adopted neighbourhood plan; and 

f. avoid, mitigate and as a last resort compensate for any residual harmful effects; and 

g. take opportunities, where appropriate, to help to deliver the Local Nature Recovery Strategy 

where this is in place and prior to its adoption, the most up-to-date Teignbridge Green 

Infrastructure Strategy, or any replacement. 

2. Great weight will be given to the protection of the setting of Dartmoor National Park. Development 

that could impact or on the setting or “Special Qualities” of the National Park, or otherwise affect the 

achievement of National Park purposes, will: 

a. Be located and designed to conserve and enhance the natural beauty, biodiversity, special 

qualities and distinctive characteristics of the protected landscape and to reinforce local 

distinctiveness; and 

b. Protect, and where appropriate restore, Dartmoor’s tranquillity; and 
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c. Prevent impacts of light pollution on Dartmoor’s dark skies; and 

d. avoid, mitigate and as a last resort compensate for any residual harmful effects; and 

e. take opportunities, where appropriate, to help the delivery of the most up-to-date Dartmoor 

National Park Management Plan. 

 

Teignbridge Landscape Character Assessment (Update 2022) 

3.18 As part of the draft Local Plan 2020-2040, the original Landscape Character Assessment for 

Teignbridge (excluding Dartmoor National Park) which was adopted by the Council in 2009 

with minor amendments in 2010 and 2014 is being updated. The Landscape Character Types 

(LCTs) and Devon Landscape Character Areas (DCAs). 

 

3.19 Landscape character assessments are used in both strategic planning and development 

management. They inform guidance relating to good siting and design, and help to conserve 

and enhance the distinctive character and special qualities of Devon’s landscapes. Devon’s 

very best landscapes are nationally valued and protected through designation of two 

National Parks and five Areas of Outstanding Natural Beauty. The statutory Management 

Plans for these protected landscapes draw heavily upon Devon’s landscape character 

assessments. 

 

3.20 Devon’s landscape character assessments provide a basis for assessments of landscape 

sensitivity and capacity for specific development types, such as wind and field scale solar pv 

developments, and urban extensions. 

 

3.21 The updated LCA has taken a renewed look at the spatial classification of both LCTs and 

DCAs across the district.  Following guidance from the Devon Landscape Policy Group, a shift 

in focus from presenting evaluative information (forces for change and guidance) away from 

the generic LCTs to the area-specific DCAs has also been made as a key feature of this 

update.   

 

3.22 The Markham’s Farm site is located in the following LCT and DCA areas. 

Site LCT DCA 
Markhams 

Farm 
3A: Upper farmed and wooded valley slopes. 26 Exeter slopes and hills 

 

3.23 The LCT valued landscape attributes and Forces for Change applicable to the site are as 

follows. 
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LCT 3A: Upper farmed and wooded valley slopes. 

Valued landscape attributes 

• Areas away from trunk road corridors and city outskirts areas of unspoilt, ‘natural’ and 

peaceful landscape. 

• ‘Hidden’ area of high hills, folds and numerous steep sided river valleys. 

• Trees and woodlands tracing watercourses, important for biodiversity, flood mitigation 

and carbon sequestration. 

• Network of field hedgerows and trees add to landscape quality and provide habitat. 

 

Management guidelines 

 

Protect 

• Protect valued distinctive hedgerows, species-rich hedgebanks, tree rows, ancient 

and other woodland.  

• Protect habitat and corridors important for wildlife and protected species in line with 

the Local Nature Recovery Strategy (LNRS) once published. 

• Protect and conserve Priority Habitats.  

• Protect prehistoric sites, their setting and important views where appropriate.  

• Protect Registered Parks and Gardens, their setting and important views where 

appropriate. 

• Protect areas of common land. 

• Protect and manage remaining traditional orchards. 

• Protect panoramic view vantage points. 

• Protect the natural qualities of rural lanes and tracks and their associated hedges, 

hedgebanks and flower-rich hedge-banks, resisting unsympathetic highways 

measures, lighting and intrusive signage. 

 

Manage 

• Avoid damage to tree root systems when undertaking land management and 

development. 

• Retain ancient/veteran/dying trees/dead wood for their wildlife value. 

• Manage and repair hedgerows and hedgebanks appropriately for biodiversity 

respecting locally distinctive characteristics. 

• Manage areas of semi-natural habitat for biodiversity.  

• Link and extend habitats where possible to increase biodiversity, join up fragmented 

habitats, and contribute to nature recovery networks.  

• Maintain woodland cover and seek to replace plantation with mixed, native, 

broadleaved woodland.  



Teignbridge Local Plan 2020-2040 Landscape Sensitivity Assessment for Potential Development 

Site Allocations  

 

15 

• Management of woodlands should be based on an understanding the wildlife value of 

the specific woodland with detailed management prescriptions based on what will be 

most beneficial to achieve landscape and wildlife benefit. 

• Promote woodland planting which extends and strengthens the existing woodland 

and hedge network, in line with Devon Local Nature Partnership’s Right Place, Right 

Tree guidance. 

• Manage common land to conserve habitats, facilitate exercise of rights by 

commoners and enable sustainable public access. 

• Manage watercourses natural flood management (NFM) to reduce flood risk to 

communities, through providing NFM or NFM implementation.  

 

Plan 

• Restore locally appropriate habitats, as identified in the Nature Recovery Network 

Habitat Suitability Map, to increase biodiversity, link up fragmented sites and 

contribute to nature recovery networks. 

• Encourage and increase woodland cover where appropriate with mixed, native, 

broadleaved woodland. This is especially relevant to areas suffering from Ash Dieback 

disease where losses can be extremely high. 

• Seek to plant the next generation of [veteran/open growth/character] trees using 

locally appropriate, climate-resilient, native species.   

• Restore lengths of lost Devon hedges, respecting traditional bank styles and species 

composition, to contribute to landscape structure, provide habitats, link up flyways for 

Greater Horseshoe and other bats, make important linkages between semi-natural 

habitats, and to prevent agricultural run-off. 

• Encourage natural regeneration of woodland and undertake new planting (using 

climate-hardy, native species) to link fragmented sites. 

• Understand likely hydrological changes in watercourses resulting from climate 

change and the impact of these changes on flood risk. Use natural flood management 

and allowing space for flooding by restoring floodplain connectivity where 

appropriate within the landscape. 

• Create, extend and link woodland habitats to enhance the water storage capacity of 

catchment areas (reducing incidences of downstream flooding) and improve water 

quality through reducing soil erosion and agricultural run-off.  

• Reduce nutrient and sediment pollution of water courses by creating riparian buffer 

strips, creating new hedges along contours, and constructing wetlands to intercept 

pollutants. 

• Encourage the provision of wide corridors/buffers for rivers and streams. 
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• Restore riparian habitats by removing hard engineering which impedes natural 

processes and ceasing practices including dredging which are detrimental to healthy 

rivers. 

• Restore and manage areas of relic traditional orchards and explore opportunities for 

the creation of new ones, including community orchards. 

 

3.24 The DCA Distinctive Characteristics, Special Qualities and Features, and Forces for Change 

and their Landscape Implications applicable to the site are as follows. 

 

DCA 26 Exeter slopes and hills 

 

Distinctive Characteristics: 

• Predominantly sandstone with some shales, grits and cherts, giving rise to a strong 

varied topography of steep hills and tightly enclosed, intimate small stream valleys. 

• Steep-sided gorge where River Exe breaks through these hills. 

• Concentrations of woodland on high ground and steep slopes (both plantations and 

ancient semi-natural broadleaved woodland) e.g. fringing Haldon Ridge, Stoke Woods 

to the north and Whiptail, Whitestone and Newton Woods further west. 

• Loamy brown soils providing moderate agricultural land quality supporting mainly 

pasture in the west and arable in the east. 

• Irregular medieval field patterns, small to medium in scale and larger to the south, 

delineated by a mature hedgerow network with some hedgerow trees, interspersed 

by small woodland copses. 

• Mixed farming patterns with a higher concentration of arable in the south. 

• Semi natural habitats of semi-improved neutral grassland, mixed and broadleaved 

woodland, small streams and hedgerows. 

• Historic features including historic sites located strategically on high land above the 

Exe/Culm confluence and historic settlements such as Ide. 

• Small villages, hamlets and farmsteads with many vernacular buildings and clusters 

of modern residential and industrial along the A30 corridor. 

• Settlements connected by a network of sometimes sunken, winding lanes along 

valleys or more open straight roads along ridges. 

• Vernacular buildings of stone and render, slate and thatch. 

• Open long distance views in places to Haldon Ridge, Exeter and the Exe estuary as 

well as northwards across the Crediton trough and west to Dartmoor. 
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Evaluation 

Special Qualities and Features:  

• Strong rural character, with woodlands, fields, hedgerows and vernacular settlements, 

giving rise to high scenic quality and providing an attractive setting to the city of 

Exeter.  

• The contrast between elevated open views and inner valleys with intimate character 

emphasised by the presence of woodlands.  

• Intermediate sense of visual enclosure – in places, the elevated nature of the 

landform facilitates long distance panoramic views across the landscape, with 

glimpsed views towards the Exe Estuary and coast. In other locations, patches of 

woodland and the rolling nature of the topography provide an intermittent sense of 

enclosure. 

• Generally high intervisibility with adjacent LCAs. Due to the elevated nature of this 

LCA and the pattern of woodlands which punctuate the skyline, this landscape tends 

to be visually prominent within views from adjacent LCAs, both within and outside the 

District. 

• Strong sense of tranquillity and dark night skies to the west but reduced close to the 

A30 corridor and the urban edge of Exeter. 

• Many nature conservation designations (SSSIs and CWSs) comprising neutral 

grassland and semi-natural/ancient broadleaved woodland, as well as three LNRs 

(Alphington-Whitestone Valley Park, Barley Valley, Belvidere Meadows). 

• SMs at Stoke Hill Camp (hillfort), Roman signal station north of Exeter and earthwork 

enclosure north of Cowley, reflecting the historic strategic importance of the hills 

overlooking the Exe/Culm confluence. 

• High value for recreation in close proximity to the city. 

 

Forces for Change and Their Landscape Implications: 

 

Past and Current 

• Gradual ‘gentrification’ and suburban influences, eroding the historic and rural 

character. 

• Recreational pressures leading to demand for urban fringe land uses such as golf 

courses, country parks with associated planting, and infrastructure. 

• Hedgerow removal on more elevated land in the drive for agricultural intensification. 

• Poor hedgerow management resulting in gappy hedgerows particularly on lower-

lying slopes and close to the urban edge. 

• A30 corridor and associated unsympathetic development eroding local perceptions 

of peace and tranquillity. 

• Prominent telecommunications masts e.g. Waddles Down. 
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• The past planting of large conifer plantations, some of which break the skyline and are 

visually dominant. 

• Urban extension beyond Exeter. 

• Current pressure for increased landfill capacity to accommodate inert waste from 

development sites on steep or undulating topography.  

• Pressure for new solar farms and masts.  

• Need for farms to have slurry tanks in response to new waste management regs – 

increasing industrialisation of farmsteads.  

 

Future 

• Potential road improvements and roadside developments along the A30, leading to 

further urbanisation along the road corridor and erosion of rural character. 

• Potential new large-scale built development on elevated open ridges or slopes, 

which could be out of scale and highly visible and require further infrastructure. 

• Potential agricultural intensification, which may lead to a loss of traditional field 

boundaries and a change to existing landscape pattern as well as new large scale 

farm buildings and industrial-style slurry tanks that are potentially not in scale and 

character of traditional farmsteads. 

• Potential new built development, including residential expansion on the edge of 

Exeter which could be highly visible within this elevated landscape and require further 

infrastructure. 

• Pressure for new masts and wind turbines, communication towers and pylons, which 

would be highly visible on prominent skylines. 

• Pressure for new solar farms on visually prominent valley sides and hill tops which 

could have a very high visual impact on this elevated landscape. 

• Potential new leisure and recreation developments (associated with Exeter), which 

would affect the predominantly rural character of this landscape and overall strong 

sense of tranquillity throughout. 

• Demand for renewable energy schemes, including wind turbines and solar arrays, 

particularly on south-facing slopes.   

• Conversion of traditional agricultural buildings and land for domestic and leisure use, 

potentially bringing unsympathetic boundary and surfacing treatments and erosion of 

rural character. 

• Widening and new access points to narrow lanes, eroding their rural character. 

• The change /transition to the new land management system (ELMS) promises to be 

positive for the environment- more so than the CAP- and offers opportunity to 

strengthen landscape features and characteristics. Need for landfill/landraising within 

construction sites and modification of natural topography. 

• Need for attenuation basins as part of SuDS as a requirement of new development. 
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Strategy 

Overall Strategy: 

To protect the landscape’s strong rural character and role as setting to Exeter; and to protect the area’s 

historic features and settlement patterns.  Woodland habitats and grassland habitats are managed 

and expanded with opportunities for green infrastructure links into Exeter being identified, safe-

guarded and pursued. Historic sites are protected, managed and where appropriate interpreted for 

recreation.  

 

Guidelines: 

 

Protect 

• Protect important views to and from the hill tops surrounding the city of Exeter. 

• Protect the landscape’s dark night skies in the west by resisting highway 

improvements and lighting schemes. 

• Protect the landscape’s rural character in close proximity to urban areas by resisting 

piecemeal urban expansion and recreational developments which undermine 

landscape patterns and sense of place. 

• Protect the character of rural lanes, minimising road widening and signage in 

association with new development. 

• Protect and appropriately manage nationally important historic/ archaeological sites 

and provide interpretation where appropriate to express the individual and group 

value strategic sites above the Exe valley. 

 

Manage 

• Manage and enhance the valleys’ semi-natural woodlands through appropriate 

traditional techniques including controlled access by livestock to promote natural 

regeneration. 

• Explore opportunities for community utilisation of woodland products as a low-carbon 

fuel source. 

• Manage existing pattern of field enclosure and enhance the network of hedgerows by 

encouraging traditional hedgerow management practices including the restoration of 

lost and gappy hedgebanks. 

• Manage semi-improved neutral grassland through appropriate grazing and traditional 

land management regimes. 

• Manage the area’s existing plantations for sustainable timber production and wildlife 

interest, creating new green links to surrounding semi-natural habitats. 

• Manage areas of semi-natural habitat.  Link and extend habitats where possible to 

increase biodiversity, contribute to nature recovery networks and provide suitable 

habitats for flora and fauna.  
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• Pressure for new solar farms and masts.  

 

Plan 

• Plan to ensure the sensitive location of new development where they contribute to 

the landscape setting and particularly new urban extensions of Exeter, avoiding 

prominent open ridges and slopes. 

• Plan to screen visually intrusive sections of the A30 corridor, to limit the impact of 

noise and movement on the surrounding landscape. 

• Plan to ensure the sensitive location of prominent tall vertical developments (such 

as telecommunication masts and wind turbines), avoiding prominent skyline locations 

which are valued as a rural backdrop to the city of Exeter. 

• Plan to ensure the sensitive siting of solar farms so that these can be sited in 

appropriate locations and their impacts mitigated through careful design. For 

guidance on how to take landscape sensitivity into account and ensure good siting 

and design see DLPG Advice Note 2. 

• Plan for a network of green spaces and green infrastructure links to support the 

current and future population of Exeter whilst integrating new development into the 

landscape. 

• Plan to conserve and enhance the existing small-scale, low-density settlement 

pattern of hamlets and farmsteads; 

• Plan to mitigate climate change impacts allowing natural process to take place where 

possible. 

• Plan a landscape-led response to the UK-wide policy drive for increased tree and 

woodland planting, implementing Devon Local Nature Partnership’s ‘Right Place, 

Right Tree’ principles to create a balance of climate-resilient native species 

appropriate to the local landscape.    

• Plan to contribute to nature recovery networks and provide suitable habitats for flora 

and fauna.  

• Ensure any new development – particularly within 5km of Dartmoor National Park – is 

sensitive in terms of its design and scale and impacts on the naturalistic/tranquil 

qualities, dark skies and wildlife are minimised. 

• Plan for new slurry tanks to be grouped with other farm buildings, recess into ground, 

use natural topography and trees for screening and integration and sensitive colour 

treatment with dark recessive colour to minimise visual impact. 

• Plan to ensure a cut and fill balance from new development to ensure no export of 

waste soils to landfill. Where new or extended landfill is needed, ensure the landform 

restoration design respects the character of the distinctive natural topography avoid 

artificial engineered landforms, and integrate into the landscape.   
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• Plan for attenuation basins as part of SuDS required as part of development designing 

for biodiversity and amenity enhancement, where possible to enhance development 

not just provide engineering function. 
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4.0 SITE DESCRIPTION 
4.1 The Site is located approximately 150 m west of the southern edge of Exeter, near the 

Alphington and St Thomas parts of the city. The A30 extends adjacent to the northern and 

eastern boundaries of the Site with Markham Lane running adjacent to the southern 

boundary. Polehouse Lane extends in a north-south orientation adjacent to the western 

boundary.  

 

The hamlet of Shillingford Abbot is located approximately 600 metres to the north west of 

the Site. The village of Shillingford St George is situated approximately 1.5 km metres to the 

south of the Site. The village of Ide lies approximately 400 metres to the west of the Site 

There is a dairy farm with farmhouse (Markhams Farm) located close to the southern 

boundary of the Site. The Site location is shown on Figure 1. 

 

4.2 The Site comprises twelve pasture fields of varying size, ranging from small to medium which 

are bordered by a network of hedgerows of generally good condition arranged on sloping 

land. The topography of the Site is shown on Figure 5. There is a local ridge of land that 

extends along the south western edge of the Site and which extends further south west of 

the Site reaching a high point of 123 metres AOD near Markham Cross. This ridge of land 

extends locally in a southerly direction following Polehouse Lane and easterly along 

Markham Lane. Immediately to the west of the Site is a local valley which extends in a 

northerly direction to the village of Ide. The land within the Site slopes from a high point in 

the south west corner (98 metres AOD) down in a north easterly direction to a low point of 30 

metres AOD along the north eastern Site boundary. The landform comprises two small, 

relatively steep sided valleys within the overall slope. 

The landscape of the Site and surrounding area can be determined on the aerial photographs 

comprising Figures 7 and 8.  The Site itself is not covered by any landscape designation and 

there are no listed buildings/structures within the Site. There are several listed 

structures/buildings within the nearby settlements of Ide, Shillingford Abbot and Alphington 

(refer to Figure 2). A public footpath runs through the southwestern corner of the Site and 

continues across Polehouse Lane to Ide. 

 

4.3 The landscape of the Site and the surrounding area to the west and south is agricultural and 

pastoral with an open character. The hedgerows within the Site contain a reasonable number 

of mature trees. There are shelter belts of trees around the northern edges of the agricultural 

buildings and farmhouse of Markhams Farm but no other areas of woodland within the Site. 

Site photographs are included within Figures 10-14 and provide views across the Site and 

demonstrate the open agricultural character of the Site.   
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4.4 The Site is within the 3A: Upper farmed and wooded valley slopes Devon Landscape 

Character Type (refer to Figure 3). The Site is located wholly within the Exeter Slopes and 

Hills Devon Character Area (refer to Figure 4). Details for this LCT and LCA are included within 

Section 3.  

 

4.5 The open, elevated north easterly facing slopes of the Site are visible from a range of 

locations within the edge of Exeter, notably St Thomas and Alphington. The local ridge within 

the south western corner of the Site limits views of the lower slopes within the more northerly 

areas of the Site from a southerly direction including from the Haldon Ridge. Views of the Site 

from the south are limited to the higher ground within the south west corner and southern 

fringes of the Site. Views from the local settlements of Ide and Shillingford Abbot are limited 

by variations in the local landform (refer to Figure 6). The Site visit demonstrated that the 

visibility of the Site from the public footpath within the Site was filtered by the hedgerows 

adjacent to the path and within the wider Site. Views of the Site by users of Markham Lane 

and Polehouse Lane will be restricted to glimpses through gateways due the hedgerows 

lining the edges of these minor roads. Views of the Site from the A30 will be limited by 

roadside vegetation. Site photographs 1 - 4 show the character of the proposed Site. 
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5.0 SITE SENSITIVITY ASSESSMENT 
5.1  Landscape value – The Site is considered to have a Moderate-High Landscape value. This is 

due to: 

• There are no landscape designations within the Site. 

•  The Site contains a limited number of distinctive features including a pattern of tree 

lined hedgerows bordering the agricultural fields which provide a limited sense of 

place. 

• Contains features such as the agricultural landscape with some mature trees. 

• Limited tranquillity due to traffic noise from adjacent busy road. Tranquillity reduced 

also by urbanising influence of commercial area immediately to the north of the A30. 

• Some recreational value as the Site contains a section of public footpath. 

• Functional elements include pasture fields bordered by hedgerows containing some 

mature trees. 

• Generally good condition of pastoral landscape elements but with some detracting 

features such as adjacent busy road and urban influence of nearby commercial 

development areas. 

5.2 Landscape susceptibility– The Site is considered to have a Moderate-High Landscape 

susceptibility. This is due to: 

• Well defined changes in level within and on the edges of the Site with slopes of a 

varying steepness. 

• Defined land use pattern with pasture fields and hedgerows with some mature trees. 

• Site is in pastoral agricultural regime. 

• Landform and landcover scale vary from small to medium. 

• Limited sense of enclosure due to open landform of local ridges. 

• Good intervisibility with surrounding areas notably from tops of local ridges within the 

Site. 

• Detracting elements within local landscape include a major road and nearby 

commercial areas. 

• Upper parts of Site ridges form a local skyline. 

• Visual relationship between northern parts of the Site and the commercial area to the 

north with distant views of southern parts of the Site from Haldon Ridge. Glimpsed 

views of the Site from roads adjacent to the Site. 

• Limited levels of tranquillity across most of the Site due to presence of adjacent major 

road and the nearby commercial area. 

 

 

5.3 Visual susceptibility – The Site is considered to have a High Visual susceptibility. This is due 

to: 
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• Reasonable intervisibility with local areas due to elevated land within south western 

parts of Site. 

• Key views include those of northern Site area from nearby  commercial park , edge of 

Exeter and distant views of southern Site areas from Haldon Ridge.  

• Main visual receptors include users of nearby commercial area, edge of Exeter and 

distant views from Haldon Ridge. Glimpsed views of parts of the Site from adjacent 

roads (views limited by roadside vegetation). 

5.4 Sensitivity – The Site is therefore considered to have a High Sensitivity for residential 

development. 
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6.0 SITE DEVELOPMENT CONSTRAINTS 
6.1 The Site is considered to have reasonable capacity for residential development with potential 

house numbers limited to a maximum of 900 with an average density of 30 houses/ha. The 

capacity of the Site to accommodate residential development is based on an assumption 

that the net developable area (built development) would account for 60% of the total 

available Site area with 40% of the total area assumed to be required for infrastructure such 

as access roads, POS, drainage features and green buffers. The ZTV is based on a maximum 

building height of 10 metres. Figure 9 shows the key constraints identified that would guide 

the siting of any potential residential development. 

 

6.2 The key constraints identified, and recommendations are: 

• The areas of the Site that contain steep gradients making them unsuitable for 

residential development, notably within the small local valleys on the north east 

facing slope should be utilised for areas of POS. A network of green buffers that 

follow the Site contours should be planted with native trees and shrubs to visually 

break up the areas of proposed housing within the north east facing slope. The buffers 

should create a series of screened development areas up the east facing slopes to 

reduce the visual impact of the housing in views from Exeter in particular. These 

green buffers, in association with the areas of POS will create a comprehensive green 

infrastructure network across the Site, maximising the biodiversity of the Site and 

strengthening the landscape character. 

• The most visually prominent areas of the Site, in particular the local ridge of land 

within the south west part of the Site should be used for POS due to their unsuitability 

for built development due to their high degree of visibility. These areas of POS will 

form essential green corridors to maximise biodiversity and strengthen the local 

landscape character. These areas of POS will also form a pleasant setting for the 

existing public footpath. 

• The lower parts of the slope/fields could be utilised for SUDs features. These would 

tie in with the existing contours to minimise any retaining earthworks. These drainage 

features would assist in maximising the biodiversity of the Site. 

• Access points could be created from the adjacent minor roads. 

• Green buffers could be planted along the edges of the north eastern, eastern and 

southern boundaries, to help filter views and road noise from the adjacent roads. 
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7.0 SUMMARY 
7.1 The Site is considered to have some capacity for residential development with potential 

house numbers limited to a maximum of 900 with an average density of 30 houses/ha within 

a potential built development area of 30.1 ha. Site photographs 1 - 4 show the character of 

the proposed Site. 

7.2 The key constraints identified, and recommendations would need to take account of the 

relevant national planning policies outlined in Section 3 and Teignbridge Local Plan policies 

EN1 and EN4. The constraints and recommendations outlined above would need to take 

account of the requirements of the relevant distinctive characteristics and management 

guidelines for LCT 3A and for the Exeter Slopes and Hills DCA 26 as outlined below. The 

potential built development would need to be sensitively designed, taking into account the 

key constraints identified in Section 6. 

 

DCA 26 Exeter Slopes and Hills 

Distinctive characteristics 

• Open long distance views in places to Haldon Ridge, Exeter and the Exe estuary as 

well as northwards across the Crediton trough and west to Dartmoor. 

Forces for change 

 

Future 

• Potential new large-scale built development on elevated open ridges or slopes, 

which could be out of scale and highly visible and require further infrastructure. 

• Potential new built development, including residential expansion on the edge of 

Exeter which could be highly visible within this elevated landscape and require further 

infrastructure. 

• Guidelines 

• Protect important views to and from the hill tops surrounding the city of Exeter. 

• Plan 

• Plan to ensure the sensitive location of new development and particularly new urban 

extensions of Exeter, avoiding prominent open ridges and slopes. 

• Plan for a network of green spaces and green infrastructure links to support the 

current and future population of Exeter whilst integrating new development into the 

landscape. 

• Ensure any new development – particularly within 5km of Dartmoor National Park – is 

sensitive in terms of its design and scale and impacts on the naturalistic/tranquil 

qualities, light pollution and wildlife are minimised. 

• Plan for attenuation basins as part of SuDS required as part of development designing 

for biodiversity and amenity enhancement, where possible to enhance development 

not just provide engineering function. 
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8.0 REFERENCES 
White Consultants (2022) - Landscape Sensitivity Assessment 
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Figure 1: Site Location
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Figure 2: Designations
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Figure 3: Devon Landscape Character Types 
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Figure 4: Devon Character Areas
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Figure 5: Topography 
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Figure 6: Zone of Theoretical Visibility 
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Figure 7: Aerial Photo Wider Site Context 
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Figure 8: Aerial Photo 

 



Teignbridge Local Plan 2020-2040 Landscape Sensitivity Assessment for Potential Development Site Allocations  

 

37 

Figure 9: High Level Indicative Development Constraints Plan 
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Figure 10: Site Photograph 1a -View across south western part of the Site 

 
 

Figure 10: Site Photograph 1b -View across south western part of the Site 
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Figure 10: Site Photograph 2a - View across south west corner of the Site 

 
 

Figure 10: Site Photograph 2b - View across south west corner of the Site 
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Figure 10: Site Photograph 2c - View across south west corner of the Site 
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Figure 10: Site Photograph 3a - View looking from north to east across western part of the Site 

 
 

Figure 10: Site Photograph 3b - View looking from north to east across western part of the Site 

 



Teignbridge Local Plan 2020-2040 Landscape Sensitivity Assessment for Potential Development Site Allocations  

 

42 

Figure 10: Site Photograph 4a - View looking from west to east across the eastern part of the Site 

 
 

Figure 10: Site Photograph 4b - View looking from west to east across the eastern part of the Site 
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COPYRIGHT 

This report is issued to the client for their sole use and for the intended purpose as stated in the 

agreement between the client and Burton Reid Associates or else as set out within this report. This 

report may not be relied upon by any other party without the express written agreement of Burton 

Reid Associates. The use of this report by unauthorised third parties is at their own risk and Burton 

Reid Associates accepts no duty of care to any such third party. 
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APPENDIX A (INCORPORATING APPENDIX A1, 
A2 AND A3). 

Methodology 

 

The methodology employed for the Teignbridge District Council Local Plan Landscape Sensitivity 

Assessment is based upon the that adopted by Exeter City Council, and endorsed by the Devon 

County Council Landscape Officer and Teignbridge District Council. This is the following: 

Exeter Landscape Sensitivity Assessment 

Task A Land Parcel Review and Method Report for Exeter City Council 

White Consultants, May 2022 

 

As the above report covered tasks relating to the preparation of the report and referred to studies 

only relevant to Exeter City Council, the methodology employed for the TDC Local Plan Landscape 

Sensitivity Assessment has been adapted to accord with the White Consultants methodology, but 

with minor adjustments to omit those not applicable. The wording has also been slightly amended 

to omit that which refers to the undertaking of the study, but no wording has been adjusted where 

it is critical to the methodology  

STAGE 1 INCEPTION AND DESK STUDY- METHOD REPORT 

Inception, gathering data, consultation, desk study  

Meet with the client to fully understand their requirements, set out communication procedures and 

receive relevant data. Consult with the relevant stakeholders identified by the client at project 

inception as necessary to ensure understanding of all issues.  

Undertake a desk study of the relevant planning policies, studies and documents provided by TDC 

on the site.  

 

Employ the method for undertaking the detailed assessment and refining the land parcels. This is 

discussed in more detail below. 

Method and definitions 

Key terms are defined as follows with all other terms set out in Appendix A3. 

Landscape value is the relative value that is attached to different landscapes by society. Landscape 

may be valued by different stakeholders for a whole variety of reasons. The factors and indicators 

which guide the assessment are set out in Appendix A1. 

Landscape susceptibility is the degree to which a defined landscape and its associated visual 

qualities, attributes and receptors might respond to a specific development type without undue 

negative consequences on landscape character and visual resource. The factors and indicators 

which guide the assessment are set out in Appendix A1. 

Landscape sensitivity is the term applied to landscape character and the associated visual resource, 

combining judgements of their susceptibility to a specific development type and considered 

together with the (intrinsic) value related to the landscape and visual resource. 

The thresholds and levels of sensitivity definitions are as follows: 



 

 

Definitions for levels of landscape and visual sensitivity 

 

Level Definition 

Low Landscape and/or visual characteristics of the land parcel are robust or 

degraded and/or its values are low and it can accommodate the 

relevant type of development without significant change to character, 

special qualities and features or adverse effects. 

Thresholds for significant change are very high. 

Medium/ low Landscape and/or visual characteristics of the land parcel are resilient 

to change and/or its values are medium/low or low and it can 

accommodate the relevant type of development in many situations 

without significant change to character, special qualities and features 

or adverse effects. Thresholds for significant change are high. 

Medium Landscape and/or visual characteristics of the land parcel are 

susceptible to change and/or its values are medium/low through to 

high/medium and/or it may have some potential to accommodate 

the relevant type of development in some defined situations without 

significant change to character, special qualities and features or 

adverse effects. Thresholds for significant change are intermediate. 

 

High/ medium Landscape and/or visual characteristics of the land parcel are 

vulnerable to change and/or its values are medium through to high 

(although this is not essential where landscape or visual susceptibility is 

a key issue). It may be able accommodate the relevant type of 

development but only in limited situations without significant change to 

character, special qualities and features or adverse effects if defined in 

the relevant land parcel summary. Thresholds for significant change 

are low. 

High Landscape and/or visual characteristics of the land parcel are very 

vulnerable to change and/or its values are high or high/medium and it 

is unable to accommodate the relevant type of development without 

significant change to character, special qualities and features or 

adverse effects. Thresholds for significant change are very low. 

 

 

As noted in the Natural England, 2019 guidance a definition of the development types and their 

attributes is undertaken and then a consideration of which landscape or visual characteristics may 

be susceptible to this development. For each of these characteristics a table of indicators of what 

would make a receptor more or less susceptible has been prepared (see Appendix A1). 

 

 



 

 

Defining development types 

The study requires residential, employment, and gypsy and traveller site use to be assessed. The 

methodology defines a typical scale, footprint and maximum height of development to give a firm 

measure against which to judge sensitivity. 

Housing is taken as 2/2.5 storeys high 8-9m high with keynote buildings up to 3 storeys high at 

around 10m high at low or medium densities 25-35 dwellings/Ha ranging and is focussed on the size 

of developments suitable for site allocation. An average of 30 dwellings/Ha is used in the site Area 

Photo High Level Indicative Development Plan exercise. 

Employment/commercial uses generally are taken to mean medium scale business, commercial or 

hotel development. The depth of office buildings would typically be expected to be around 15-20m 

and industrial uses a maximum of around 35m. Heights may exceed 10m with office blocks up to 3 

storeys high and industrial units up to 12m to ridge. A typical example of the scale of building and 

associated infrastructure expected is at Peamore West-Exe.  

The methodology assumes that all development will be designed to a high standard in line with 

current guidelines including the TDC Urban Design Guide SPD 2018, and other emerging documents. 

If the site has potential for development, a definition of a range of measures which would optimise 

the design in relation to landscape features and which may reduce impact is provided. Mitigation 

measures are also explored to include the type, extent and location of screen planting; buffers to 

sensitive features such as watercourses or along public rights of way; GI/green corridors or patches 

to link adjacent habitats; key frontages or settlement edges to address; and possibly the need for 

advance planting in more sensitive sites. 

Proformas for detailed landscape assessment 

Sensitivity findings are underpinned by detailed assessment. Proformas are used to record 

information collected by data analysis of the landscape context and constraints, site visit findings 

and subsequent judgement/ assessment.  

The proforma is based on the criteria, factors and indicators set out in Natural England’s guidance 

on sensitivity, the previous assessment and Devon County Council’s input to ensure consistency with 

the information available in the County. Appendix A1 sets these out and forms the basis for the 

proforma in Appendix A2. It is important to note that sensitivity is not based on a mathematical 

addition of factors but a reasoned judgement. Some factors may be more important than others and 

may be given more weight. 

 

STAGE 2 DETAILED ASSESSMENT 

Landscape fieldwork and sensitivity assessment 

The site assessment verifies desk study information and land parcel boundaries, assess 

quality/condition and fully explore the visual issues and relationship between the land parcels, 

settlements and their surrounding landscapes. 

Two senior assessors evaluate each land parcel together. This is in line with best practice Natural 

England landscape character assessment guidance. The team assesses the field data alongside the 

desk study data to derive an overall sensitivity for each site to the different land uses. 

 



 

 

STAGE 3 and 4 REPORTING 

Draft and final reports and outputs 

For each site a report is to be prepared with an introduction, methodology, Planning Policy summary, 

Site Description, Site Sensitivity Assessment, Site Sensitivity Proforma, and Summary.  

The report will be supported by a range of figures, Site Location, Designations, Devon Landscape 

Character Types, Devon Character Areas, Topography, Zone of Theoretical Visibility, Aerial Photo 

Wider Site Context, Aerial Photo Immediate Site Context, Aerial Photo High Level Indicative 

Development Plan and Site Photos 

 



 

 

Appendix A1: Indicators of sensitivity 

 

Landscape value criteria 

Main criteria Specific 

criteria/ factors 

Indicators of value: lower 

value 

Indicators of value: higher value 

Landscape 

 Landscape 

designations 

Lack of designations. Presence of landscape designations- 

national, regional or local. 

 Natural 

heritage 

Lack of designations or 

natural assets. 

Presence of nature designations, 

presence of wildlife and habitat, 

distinctive geological features, natural 

capital assets such as ecological 

corridors. 

 Cultural 

heritage 

Lack of designations or 

features and not 

contributing to setting all 

views from heritage 

assets. 

Presence of historic designations, 

historic landmarks, features and 

elements, contribution to the 

landscape setting or views from assets, 

time depth. 

 Distinctiveness Very limited sense of 

place and no distinctive 

features. 

A sense of place, presence of distinctive 

or rare features, important contribution 

to the identity or character of a 

settlement. 

Perceptual 

 Scenic 

qualities 

Lack of scenic and 

aesthetic qualities and no 

views or landmarks. 

Distinctive or harmonious landform or 

landcover, strong aesthetic qualities, 

presence of natural lines in the 

landscape, visual diversity or contrasts, 

memorable views or landmarks. 

 Tranquillity No or very limited 

tranquillity due to the 

presence of substantial 

noise and built form and 

presence of people. 

High levels of tranquillity or perceived 

tranquillity, links to nature, dark skies, 

presence of wildlife in relative peace 

and quiet, lack of modern artefacts or 

development. 

Recreational and functional 

 Recreational No or very limited open 

access land, common 

land, public rights of way, 

village greens. 

Presence of open access land, 

common land, public rights of way, 

village greens. 



 

 

 Functional No or very limited 

functions contributing to 

green infrastructure. 

Landscapes that contribute to the 

healthy functioning of the earth e.g. 

hydrological systems, floodplains, 

carbon sinks, pollinator rich habitats, 

contribution to green infrastructure 

network, linkage to designated 

landscape. 

Condition  Poor physical condition 

and presence of 

detractive features. 

Good physical condition and intactness 

of elements, absence of detractive or 

incongruous features. 

Associations  No cultural associations. Well-known literature, poetry arts 

TV/film or music related to the 

perception of the landscape, or with 

notable historic events or people. 

 

 

Landscape and visual susceptibility criteria 

Main criteria Specific 

criteria/ factors 

Indicators of 

susceptibility: lower 

susceptibility 

Indicators of susceptibility: higher 

susceptibility 

Natural factors 

Landform Topographic 

form 

Plateaux, flat or gently 

undulating landform may 

be able to accommodate 

larger developments 

without major change to 

character. 

Landforms with well-defined changes 

in level including undulating 

landscapes, rounded landform, narrow 

ridges, steep sloping valley sides and 

hillsides and narrow valley floors as 

development may not be able to be 

accommodated without major change 

to character. 

 Presence of 

water 

Lack of water bodies in or 

adjacent to the area. 

Presence of watercourses or other 

water bodies, seasonally flooded or 

waterlogged land. 

Cultural factors 



 

 

 Historic 

field/land use 

pattern 

Forestry plantations, large 

scale simple agriculture 

with rectilinear field 

patterns. Areas of poorer 

condition such as high % 

loss of historic field 

boundaries and orchards 

where these cannot be 

improved by 

management. More 

recent landscapes such 

as reclaimed land, late 

enclosure land where 

developments may cause 

less disruption. 

Irregular or complex pattern, often 

pastoral farmland with hedgerows and 

trees or semi-natural land where the 

scale and rectilinear character of larger 

developments may dominate or 

conflict with the pattern. Areas of better 

condition. Older landscapes with 

significant time depth and associated 

features where developments may be 

seen as additional intrusive elements 

eg ancient woodland, historic parkland, 

orchards, scheduled monuments and 

their setting. 

 Settlement 

pattern 

Large scale modern 

urban areas where larger 

developments may be 

seen in scale and 

character 

Undeveloped areas or rural villages and 

other clustered settlements especially 

with historic cores where development 

may compete with the traditional 

character and pattern. 

Land use factors 

 Function Brownfield land or land 

with limited actual or 

potential productivity, no 

or very limited 

contribution to GI 

corridors or patches or 

amenity or recreational 

corridors. 

Productive agricultural land or land with 

an important function for recreation, 

recreational movement, flood 

management/flood plain, biodiversity 

corridor/patch or other purpose (GI). 

 Functional 

relationship 

Where there is limited 

functional connection 

between the area with the 

surrounding area or 

settlement. 

Where there is a strong functional 

connection between the area and its 

surroundings such as a recreational or 

biodiversity corridor. 

Perceptual factors 

 Scale of 

landform 

Larger scale landforms 

which may be more able 

to accommodate larger 

developments 

Smaller scale well defined landforms 

which may be disrupted by larger 

development which may need cut and 

fill on slopes. Smaller developments 

may be able to be accommodated 

better. 



 

 

 Scale of 

landcover 

Larger scale landcover 

/field pattern which is 

Smaller scale landcover/field pattern 

which is less able to accommodate 

 

  more able to 

accommodate larger 

developments 

developments if spread over several 

fields 

Main criteria Specific 

criteria/ factors 

Indicators of 

susceptibility: lower 

susceptibility 

Indicators of susceptibility: higher 

susceptibility 

 Sense of 

enclosure 

Where tree or hedge 

enclosure limits views of 

developments in winter as 

well as summer. 

Open, unenclosed landscapes where 

developments may be highly visible. 

 Relationship 

with 

surrounding 

landscapes 

Self-contained landscape 

with low intervisibility of 

area with its surroundings. 

High intervisibility and strong backdrop 

provided by this or adjacent area where 

the effects of development would be 

noticeable from or emphasised by 

adjacent landform eg scarp slopes, 

steep valley sides, hills adjacent to 

lowlands or water. 

 Skyline Areas/sites without 

skyline. 

Skylines which are an important and 

noticeable component in the landscape. 

 Landmark 

features/foci 

Landscapes with no 

sensitive features where 

developments might 

detract from landscape 

settings 

Landscapes with landmarks and 

features such as church spires and 

towers, castles, follies, parks and 

gardens, prominent listed buildings and 

ancient monuments where 

developments might compete as 

landscape foci and detract from 

landscape settings. 

 Detractors Presence of large-scale 

detractors. 

Absence of detractors or presence of 

only very small scale or screened 

detractors. 

 Settlement 

edge character 

Modern, straight and 

noticeable settlement 

edge with limited 

mitigation. 

Traditional settlement edge, often 

associated with the core of the 

settlement, with indented form and/or 

vernacular buildings with functional 

relationship with the landscape e.g. 

farms, and/or integrated by trees and 

other mature vegetation. 



 

 

 Visual 

relationship of 

the area with 

settlement 

Limited relationship of the 

area with the settlement 

or forming a detractive 

presence. 

Strong positive relationship of the area 

with the settlement, potentially 

providing a setting to it, potentially 

providing a connection, backcloth or 

view corridor. 

Tranquillity Tranquillity Area of lower tranquillity 

such as near busy roads 

with many views of 

development and a 

strong presence of 

people. 

Area of higher tranquillity away from 

busy roads, with limited views of 

development and limited number of 

people. 

Visual Susceptibility 

Intervisibility  Self-contained landscape 

with low intervisibility. 

High intervisibility of area with its 

surroundings. 

Key views  Presence of detractive 

views with no attractive 

views. 

Presence of attractive views with no 

detractive views where developments 

may detract from, or interrupt, key 

views from viewpoints or recreational 

routes. 

Visual 

receptors 

 There are a few sensitive 

visual receptors would be 

affected by development 

within the area. 

There are numerous sensitive visual 

receptors would be affected by 

development within the area. 



 

 

Appendix A2: Landscape sensitivity and capacity assessment proforma 

 

Land parcel number  

ASSESSED SENSITIVITY 

EVALUATION 

 

Housing Score- high, high/medium, medium, medium/low, low 

Employment Score- high, high/medium, medium, medium/low, low 

Sensitivity justification/summary 

Text- value, susceptibility, conclusion for housing and employment. 

Potential for development in landscape and visual terms 

Text- if potential, what, where and how. 

LANDSCAPE CHARACTER 

CONTEXT 

 

National character area  

Devon landscape character 

area (where relevant) 

 

Devon landscape character 

type (where relevant) 

 

LANDSCAPE VALUE FACTORS Comments 

Landscape  

Landscape designations  

Natural heritage  

Cultural heritage  

Distinctiveness  

Perceptual  

Scenic qualities  

Tranquillity  

Recreational and functional  

Recreational  

Functional  

Other  

Condition  

Cultural associations  

Evaluation of overall value Score- high, high/medium, medium, medium/low, low 

LANDSCAPE SUSCEPTIBILITY 

FACTORS 

Comments 

Natural factors  



 

 

Landform  

Presence of water  

Cultural factors  

 

Historic field/land use pattern  

Settlement pattern  

Land use factors  

Function of area  

Amenity  

Functional relationship 

between the area and the 

settlement/key features 

 

Perceptual factors  

Scale of landform  

Scale of landcover  

Sense of enclosure  

Relationship with surrounding 

landscapes 

 

Skyline  

Landmark features/foci  

Detractors  

Settlement edge character  

Visual relationship of the area 

with the settlement 

 

Evaluation of susceptibility to 

housing 

Score- high, high/medium, medium, medium/low, low 

Evaluation of susceptibility to 

employment use 

Score- high, high/medium, medium, medium/low, low 

VISUAL SUSCEPTIBILITY 

FACTORS 

Comments 

Intervisibility  

Key views  

Key visual receptors  

Residents  

Promoted trails  

PROWs  



 

 

Access/common land  

Cycleways  

Roads  

Evaluation of visual 

susceptibility to housing 

Score- high, high/medium, medium, medium/low, low 

Evaluation of susceptibility to 

employment use 

Score- high, high/medium, medium, medium/low, low 

 

DESIGN Comments 

Development location, layout 

and design recommendations 

where appropriate 

 

Opportunities and potential for 

landscape mitigation where 

appropriate 

 

KEY: L- low, M/L- medium/low, M- Medium, H/M- high/medium, H- high. 

 

 

  



 

 

Appendix A3: Glossary of terms 

 

Glossary of landscape and visual terms 

Term Definition 

Amenity Planting   planting to provide environmental benefit such as decorative or screen 

planting. 

Analysis the process of dividing up the landscape into its component parts to gain 

a better understanding of it. 

Ancient Woodland land continuously wooded since AD 1600.  It is an extremely valuable 

ecological resource, usually with a high diversity of flora and fauna. 

Apparent  object visible in the landscape. 

Approach  the step-by-step process by which landscape assessment is 

undertaken. 

Arable   land used for growing crops other than grass or woody species. 

Assessment  term to describe all the various ways of looking at, analysing, evaluating 

and describing the landscape or assessing impacts on landscape and 

visual receptors. 

Biodiversity  the variety of life including all the different habitats and species in the 

world. 

Character  see landscape character. 

Characteristics   elements, features and qualities which make a particular contribution to 

distinctive character. * 

Characterisation  the process of identifying areas of similar character, classifying and 

mapping them and describing their character. * 

Classification  concerned with dividing the landscape into areas of distinct, 

recognisable and consistent common character in grouping areas of 

similar character together.  It requires the identification of patterns in the 

landscape, created by the way the natural and human influences 

interact and are perceived and experienced to create character in the 

landscape.* 

Compensation the measures taken to offset or compensate for adverse effects that 

cannot be mitigated, or for which mitigation cannot entirely eliminate 

adverse effects. 

Combined visibility and 

effects 

the observer is able to see two or more developments from one 

viewpoint. This divided into ‘in combination’- several wind turbine 

developments are within the observer’s arc of vision at the same time 

OR ‘in succession’, where the observer has to turn to see various wind 

turbine developments. 

  



 

 

Term Definition 

Complexity (in the context of describing a skyline) how varied or complicated the 

skyline is from dead flat with even vegetation at one end of the scale to 

mountainous with varied vegetation at the other. 

Conservation  the protection and careful management of natural and built resources 

and the environment. 

Consistent  relatively unchanging element or pattern across a given area of 

landscape. 

Cumulative Impacts the changes caused by a proposed development in addition to other 

similar developments or as the combined effect of a set of 

developments, taken together. This may be an on-going process as new 

applications are made. The assessment of these impacts (a CLVIA) is 

normally carried out as part of an environmental impact assessment.  

Cumulative landscape 

effects 

cumulative effects as defined above on landscape can impact on either 

the physical fabric, or character of the landscape. 

Cumulative visual 

effects 

cumulative effects as defined above on people who have differing 

sensitivity depending on what they are doing and where they are 

located. 

Description capturing the overall essence of the character of the landscape with 

reference to geology, landform, landscape pattern, vegetation, 

settlement, historical and cultural associations etc, drawing out the ways 

in which these factors interact together and are perceived and 

experienced and are associated with events and people.  

Distinctiveness see sense of place 

Diversity (in terms of the function of an area) the variety of different functions of 

an area. 

Dominant  main defining feature or pattern. 

Effects, direct  where development lies within a landscape and physically removes or 

affects an element or feature e.g. rocks, cliff, coastal vegetation, 

watercourses, drainage  

Effects, indirect non-physical effects such as perceived change of character or from 

associated development such as transport infrastructure  

Elements  individual component parts of the landscape such as hedges, walls, 

trees, fields. 

Environmental Impact 

Assessment 

the process used for describing, analysing and evaluating the range of 

environmental effects that are caused by a wind energy proposal. 

Environmental 

Statement 

the document supporting a planning application that sets out the 

findings of the environmental impact assessment 
 



 

 

Term Definition 

Features particularly prominent or eye-catching elements such as churches, 

castles, rock outcrops. 

Field Boundary  the defined edge of a field eg fence, hedge, bank, ditch or wall. 

Field Size   Large 2 Ha Above, Medium Around 1.5 Ha, Small Less Than 1 Ha. 

Geology  the study of the origin, structure, composition and history of the Earth 

together with the processes that have led to its present state. 

Impact used as part of overall term, as in EIA or LVIA, to help describe the 

process of assessing potentially significant effects. See effects. 

Improved (in relation to 

soils or pasture) 

addition of fertiliser and, in the case of pasture, reseeding with more 

productive grass species. 

Inherent dictionary definition- ‘existing as an inseparable part’. In the context of 

sensitivity means the sensitivity of the landscape zone itself with all its 

component elements and features rather than its relationship with 

adjacent zones. 

Integrity unspoilt by large-scale, visually intrusive or other inharmonious 

development 

Key characteristics  those combination of elements which help give an area its distinct sense 

of place.   

Landcover   combinations of natural and man-made elements including vegetation 

that cover the land surface. 

Landform  combinations of slope and elevation which combine to give shape and 

form to the land. 

Perception perception combines the sensory (that which we receive through our 

senses) with the cognitive (knowledge and understanding gained from 

many sources and experiences). 

Landscape an area of land, as perceived by people, whose character results from 

the actions and interactions of land with natural and/or human factors.  

Landscape/Visual 

Capacity 

how much development a particular area is able to accommodate 

without significant effect on the wider character of the area.   

Landscape Capacity 

Assessment/study 

The process of evaluating the landscape capacity of an area for a 

specific type and scale of development. This is normally carried out as a 

strategic baseline study for a local authority area.  
 

Landscape character  landscape character is a distinct and recognisable pattern of elements 

in the landscape that makes one landscape different from another, 

rather than better or worse.  

Landscape character 

assessment (LCA) 

LCA is the process of identifying and describing variation in the character 

of the landscape, and using this information to assist in managing 



 

 

Term Definition 

change in the landscape.  It seeks to identify and explain the unique 

combination of elements and features that make seascape distinctive. * 

Landscape character 

areas 

these are single unique areas which are discrete geographical areas of 

a particular landscape character.  Each has its own individual character 

and identity.  

Landscape character 

types 

these are distinct types of landscape that are relatively homogenous in 

character.  They are generic in nature in that they may occur in different 

locations but wherever they occur they share broadly similar 

combinations of geology, topography and landcover characteristics. 

Landscape guidelines actions required to ensure that distinctive landscape character is 

maintained, enhanced or if appropriate, changed through the creation of 

new character.  

Landscape quality the physical state of the landscape.  It includes the extent to which 

typical character is represented in individual areas, sometimes referred 

to as strength of character, the intactness of the landscape from visual, 

functional and ecological perspectives and the condition or state of 

repair of individual elements of the landscape. 

Landscape Resource the overall stock of the landscape and its component parts. (the 

landscape considered as a measurable finite resource like any other e.g. 

minerals, land, water). 

Landscape and visual 

sensitivity 

the term applied to landscape character and the associated visual 

resource, combining judgements of their susceptibility to a specific 

development type and considered together with the (intrinsic) value 

related to the landscape and visual resource. Landscape sensitivity may 

be regarded as a measure of the resilience, or robustness, of a 

landscape to withstand specified change arising from development 

without undue negative effect on the landscape and visual baseline and 

associated value. 

Landscape sensitivity 

assessment/study 

the process of describing, analysing and evaluating the landscape 

sensitivity of an area. This is normally carried out as a strategic baseline 

study for a local authority area. 
 

Landscape/visual 

susceptibility 

the degree to which a defined landscape and its associated visual 

qualities, attributes and receptors might respond to a specific 

development type without undue negative consequences on landscape 

character and visual resource.  

Landscape value the relative value that is attached to different landscapes by society. 

Landscape may be valued by different stakeholders for a whole variety 

of reasons. These can include scenic beauty, tranquillity, wildness, 



 

 

Term Definition 

special cultural associations, the presence of conservation interests, 

rarity or the existence of a consensus about importance, either nationally 

or locally. Some areas will be designated to express their value. An 

indication of how an area is valued may also be gained from observation 

of how it is used- e.g. a popular path to a hilltop viewpoint. 

Landscape and Visual 

Impact Assessment 

(LVIA) 

is an established methodology which is used to assess the impact of the 

development or other use change on seascape, landscape and visual 

amenity.  It includes analysis of the effects during the construction, 

operation and decommissioning phases of the development, including 

any restoration or after uses. 

Magnitude of effect degree of change 

Mitigation  measures including any process, activity or design to avoid, reduce or 

remedy adverse effects of a development proposal. It does not include 

compensation. 

Mixed Farmland a combination of arable and pastoral farmland 

Mosaic  mix of different landcovers at a fine grain such as woodland, pasture and 

heath. 

Objective  method of assessment in which personal feelings and opinions do not 

influence characterisation or judgements. 

Perceived effects The perceptions of the impact on the landscape by people who know of 

other developments even when they cannot see them. 

Physiography  expression of the shape and structure of the land surface as influenced 

both by the nature of the underlying geology and the effect of 

geomorphological processes. 

Polygon  discrete digitised area in a geographic information system (GIS). 

Prominent  noticeable feature or pattern in the landscape. 

Protect  to keep from harm. 

Qualities  aesthetic (objective visible patterns) or perceptual ( subjective 

responses by the  landscape assessor) attributes of the  landscape such 

as those relating to scale  or tranquillity respectively. 

Receptor, visual people in different situations who can experience views within an area 

and who may be affected by change or development. Receptors can 

include users of public rights of way, open access land, people in and 

around their own homes and tourists. 

Receptor, landscape landscape character areas, parcels, designations, elements or features 

which may be affected by development. 



 

 

Term Definition 

Remoteness physical isolation, removal from the presence of people, infrastructure 

(roads and railways, ferry and shipping routes) and settlement and noise. 

Resource see landscape resource. 

Sensory  that which is received through the senses i.e. sight, hearing, smell, touch. 

Scenic quality  landscape with scenes of a picturesque quality with aesthetically 

pleasing elements in composition (derived from LANDMAP visual and 

sensory aspect). 

Semi-natural 

vegetation  

theoretically any type of vegetation that has been influenced by human 

activities, either directly or indirectly. The term is usually applied to 

uncultivated areas managed at a low intensity such as heathland, herb 

and fern, rough grassland, wetland/mire, scrub and woodland. 

Sense of Place the character of a place that makes it locally identifiable or distinctive i.e. 

different from other places. Some features or elements can evoke a 

strong sense of place eg islands, forts,  vernacular architecture  

Sequential cumulative 

visual effects 

where the observer has to move to a series of viewpoints to see different 

developments. This can be frequently sequential where features appear 

with short time lapses in between to occasionally sequential where there 

are long time lapses between locations where wind turbines are visible. 

Setting, of a heritage 

asset 

the surroundings in which the asset is experienced. Its extent is not fixed 

and may change as the asset and its surroundings evolve. Elements of 

a setting may make a positive or a negative contribution to an asset, may 

affect the ability to appreciate that significance or may be neutral. 

Significance/ 

significant effect  

in environmental impact assessment- the importance of an effect.  A 

significant effect needs to be taken into account in decision-making.  

Subjective  method of assessment in which personal views and reaction are used in 

the characterisation process. 

Topography term used to describe the shape of geological features of the Earth's 

surface e.g. mountains, hills, valleys, plains. 

Unity consistency of pattern over a wide area i.e. the repetition of similar 

elements, balance and proportion, scale and enclosure.   

Value see landscape value 

Viewing distance The distance between the eye and an image/visualisation of a 

development. 

Visibility in succession Where the observer at a static viewpoint has to turn to see various wind 

turbine developments. 

Visual Effects the likely visual effects undergone by people that would result from a 

development proposal or change in land management.   



 

 

Term Definition 

ZTV ZTV or ZVI (Zone of Visual Influence) analysis is the process of 

determining the visibility of an object in the surrounding landscape. The 

process is objective in which areas of visibility or non-visibility are 

determined by computer software using a digital elevation dataset. The 

output from the analysis is used to create a map of visibility. 

 
* An Approach to Landscape Character Assessment, Natural England, (2014). 
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