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Draft Strategy 22 – Development at the Small Towns and Villages and Built
Up-Area Boundaries
This draft policy seeks to identify the number of new dwellings which the small towns
and villages in the District should accommodate over the plan period. For Smallridge, the
draft Plan proposes that land for a further 5 houses be identified unless a Neighbourhood
Plan is produced which sets a higher requirement. The draft policy notes that the new
homes which are required should integrate with existing settlements and that where
necessary Built-Up Area Boundaries will be amended through later stages of plan
making.
Observations on Draft Strategy 22
Our clients generally support this policy but have some reservations about its
potentially overly prescriptive nature. Overall, they recognise that measures to secure
the provision of additional housing within the smaller settlements within the District are
vital for the protection of the vitality of the rural areas and settlements of East Devon
and to allow the delivery of much needed new affordable housing.
In relation to the proposal to make provision for five houses in Smallridge, our clients
accept that a relatively low level of future housing development in the village would be
appropriate given its small size. In this regard, the level of new housing proposed in
the Draft Plan may well be appropriate. However, it would be appropriate for the policy
to be worded to provide for some additional flexibility (in addition to the existing caveat
regarding possible Neighbourhood Plan provision) where individual circumstances show
that some modest additional development over the stated figure can be achieved
without harm to the settlement in question and to wider objectives. Clearly, this
additional flexibility should apply to Smallridge as well as to the other settlements
identified within this policy. An adjustment of the policy wording to this effect would
ensure that sensible and obvious opportunities to provide further housing (and by
extension further affordable housing) are not lost because of what might otherwise be
a somewhat arbitrary restriction.
Our clients support the recognition that this policy gives to the need to alter Built up
Area Boundaries in order to identify the necessary land required to deliver the level of
housing proposed in this policy.
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Suggested Amendment to Draft Strategy 22
We would suggest a minor modification of the wording of this policy along the following
lines (with our suggested additional text shown underlined):
“It is envisaged that, unless a higher figure has been established with the local
community, each village will accommodate growth at a rate of around 5% rounded to
the nearest 5 dwellings...over the Plan period, along with associated employment
provision. An increase over and above the stated number of dwellings shown above
might be considered, but only in exceptional circumstances and where land can be
provided in such a way that the the overall housing strategy set out in this Plan would
not be undermined and that the resulting development would not harm the character of
the settlement in question.”
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Draft Policy H2 – Residential Land Allocation
This draft policy notes that local and small scale land allocations will be formally
identified at later stages of the plan making process but notes that details of possible
sites to be considered for residential allocation should be provided in response to this
policy. The merits of such sites should be set out.
Observations on Draft Policy H2
Our clients consider that their land opposite the Ridgeway Hotel, Smallridge should be
allocated for residential development. Allocation of this land would ensure that the five
additional houses proposed for Smallridge under Draft Strategy 22 could be provided
on a single site which is close to the centre of the village. Allocation of this land for five
dwellings would therefore remove the need to consider any additional land and/or land
which was less well related to the existing village than our clients’. Enclosed with this
submission is various technical material which confirms that our client’s land is entirely
suitable for a residential allocation. This comprises:
1.

A site location plan. This shows the extent of the land owned by our clients
(outlined in red) with the specific area considered suitable for residential use
shown hatched red.

2.

A Landscape Assessment prepared by Tyler Grange Landscape Architects, dated
17th October 2011. This considers the landscape character of the land and its role
relative to its current location outside the Smallridge Built-up Area Boundary. Tyler
Grange’s work included visits to the land and the surrounding area.

3.

An Access Statement prepared by Clarke Bond Transport Consultants, dated
December 2011. This considers the land’s suitability in terms of highways safety
and servicing and the need to retain sufficient car parking to protect the viability of
the existing hotel.

4.

A sketch residential layout prepared by Harris McMillan Architects. This confirms
that the proposed land can accommodate five new dwellings in a way which would
be appropriate to the character of the area and without harm to local amenity.
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The Merits of the Proposed Land for Residential Land Allocation
The Absence of Harm to Landscape Character
Under the provisions of the current East Devon Local Plan (2006), the land is shown as
being outside the Smallridge Built up Area Boundary (BUB), despite its location close to
the geographical centre of the village. The current East Devon Local Plan also shows
the land as being sited within two separate areas, both of which are sited as being
BUBs.
Within this context, the Tyler Grange Landscape Assessment has objectively considered
the contribution that all of our client’s land makes with respect to the Council’s policies
in defining BUBs, notably those relating to urban coalescence and to rural setting. The
Landscape

Assessment

has

therefore

considered

the

impact

that

residential

development could have in terms of the Council’s existing policy approach; the
character of the surrounding landscape and; the character of Smallridge itself.
Section 2 of the landscape assessment notes that development of the site would not be
contrary to the Council’s existing policy which seeks to prevent coalescence between
settlements (existing Policy S6) and that it is not defined as land of amenity
importance (existing Policy EN3). In principle therefore, development would not be
contrary to these objectives.
However, as the site is currently defined as being outside the BUB (see existing Policy
S5), the assessment goes on to consider the extent to which development of the land
would harm specific landscape criteria.
Section 3 of the landscape assessment considers the individual characteristics of the
settlement and the subject land. Key points are:
•

The area has a ‘mainly clustered settlement pattern with properties of varying age
and styles...’ (paragraph 3.3);

•

The settlement form is mixed with a combination of older and newer properties.
‘Each building is different in terms of materials, form, massing and orientation.’
(paragraph 3.7);

4
6399

New East Devon Local Plan 2006 to 2026
Representations Made on Behalf of Mr and Mrs Baulch, The Ridgeway Hotel,
Smallridge
January 2011
•

In and around the village, there is a dense network of hedgerows and mature trees
which create a wooded appearance to the landscape within and around Smallridge.
Importantly, the analysis states that ‘From within the settlement this vegetation,
coupled with

the buildings, foreshortens views

and reduces intervisiblity.’

(paragraph 3.11);
•

In relation to our client’s land ‘The Site...does not demonstrate the key open and
rolling

pastoral

landscape

characteristics

which

dominate

the

undeveloped

landscape around Smallridge...The presence of the property, car park and garden
area reflects the characteristics of the wider settlement.’ (paragraph 3.13);
•

As a result of the above analysis and consideration of specific view points, Tyler
Grange conclude “Views of the Site are limited in extent, where the Site is visible it
is seen in the context of the BUA’s and settlement as a whole. It is not open in
character and does not appear as a pastoral or rural landscape.” (Paragraph 3.23).

Conclusions of the Landscape Analysis
Tyler Grange’s overall conclusions are set out in Section 4 of their assessment.
Tyler Grange conclude that there is no justification for retaining the land outside the
Smallridge BUB because it does not fulfill a gap function (paragraph 4.5). Overall, the
land ‘neither acts as a physical or visual gap between the two [existing] BUA’s’. Visual
and physical coalescence currently exists, primarily in respect of the western portion of
the Site’ (paragraph 4.7)
They also conclude that the land does not contribute to the rural setting of Smallridge.
‘The Site’s character and appearance is not consistent with the wider rural character, it
does not function as the rural setting to Smallridge as stated by the Council. The
wooded character...mean that the site is not prominent in views and therefore does not
appear significant in visual appreciation of the settlement.’ (paragraph 4.11).
At paragraph 4.12, the landscape assessment concludes that the western part of the site
is fundamentally part of the settlement. However, the eastern part of the site is
considered important to maintaining the loose grain of that part of the village.
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As a result of the analysis summarised above, Tyler Grange conclude at paragraph 4.14
that the Smallridge BUB should be redefined to include the western part of our client’s
land but that the eastern part of the land should remain outside the BUB. The Tyler
Grange Plan ‘Recommended Built Up Area Boundary’ (Drawing No. 1407_2011/02)
shows the suggested new alignment of the BUB with the land inside the proposed
boundary shown shaded in brown.
The land hatched red on the plan provided with these representations reflects the land
considered by Tyler Grange as being appropriate for inclusion within a revised BUB
boundary
Highways Issues
An assessment of highways issues affecting development of the land identified by Tyler
Grange as suitable for being brought within the BUB, has been carried out by transport
consultants, Clarke Bond. The assessment considered three main issues:
-

The ability for any residential development to be safely accessed

from the

existing access off Smallridge Road;

-

The ability for any residential development to be safely accessed from an access
off Pub Lane, which abuts the northern edge of the land;

-

The need to service any residential development whilst retaining the 12 car
parking spaces considered necessary for use by future patrons of the Ridgeway
Hotel. Retention of these spaces is considered to be important in order to help
protect the long term viability of the Hotel and thus its role as an important local
facility.

The assessment concludes that a residential development on the land could be safely
served from Smallridge Road subject to the existing lows walls located on either side of
the existing access being moved slightly (see paragraphs 3.2 and Figure 3.2). Paragraph
4.1 also concludes that any development would be achievable with the retention of the
12 spaces required for future use by the Hotel.
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The assessment also concludes that an access from Pub Lane could be safely provided,
again subject to minor alterations to the existing boundary. Access from this direction
could provide a wider safety benefit by removing the current need for servicing vehicles
to reverse along Pub Lane to access existing houses. This could be achieved by providing
a turning area as part of any residential development. See paragraph 3.3 and Figure 3.2
of the Clarke Bond’s assessment. It should be noted that development of the land would
not be reliant on providing an access from Pub Lane. However, this provides an
additional arrangement which could be put forward for consideration. It should therefore
also be noted that the residential scheme is capable of being serviced solely from the
existing access point on Smallridge Road.
In summary therefore, Clarke Bond’s analysis indicates that a residential development of
the western land can be safely accessed, potentially from two directions, and in such a
way as to allow sufficient parking to be retained for use by future patrons of the
Ridgeway Hotel.
Sketch Layout By Harris McMillan Architects
A sketch layout of a possible residential development of the western part of our client’s
land has been prepared by Harris McMillan Architects and is enclosed.
The sketch demonstrates that the land is easily capable of accommodating five detached
dwellings and in a form whose density and siting would be appropriate to the character
of the village. The sketch shows that a residential development could be served off both
Smallridge Road and Pub Lane. However, as indicated above in relation to the
observations by Clarke Bond, development of the land is not reliant upon a second
access.
It will be appreciated that, as a sketch layout, it is not intended to be considered a
specific proposal but rather one which simply demonstrates the principle that a
residential development for five houses can be sensibly be achieved on the land. A
detailed layout which addresses site specific issues, such as the relationship with
adjoining properties, housing mix, local architectural style and so on could be developed
in the event that the land is identified as being suitable for development by the Council
in the future.
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Section 1: Introduction
1.1.

This report has been prepared by Tyler Grange LLP on behalf of Mr and Mrs Baulch to consider an
area of land ("the Site") which lies between two areas defined as the Built-Up Area boundary (BUA)
of Smallridge, East Devon. The purpose of this report is to inform the clients and their planning
consultant of the issues to be weighed in the consideration as to how the Site should be taken
forward.

1.2.

It is the opinion of East Devon District Council (EDDC) that the Site fulfils two primary functions ,
namely:

1

i.

Prevention of coalescence of the two areas of the settlement; and

ii.

Contributing to the rural setting of the village.

1.3.

The purpose of this report is to consider the current function of the Site and determine the extent to
which development would be appropriate in respect of the Site area.

1.4.

It is acknowledged that parts of the Site are designated in both the Blackdown Hills Area of
Outstanding Natural Beauty (AONB) and the locally designated Area of Great Landscape Value
(AGLV). These designations wash over the whole area, including the settlement. The implications
of these designations are not considered in this report; effects of development on these protected
landscapes would be the subject of a separate assessment, depending on the strategy taken in
promoting development on the Site.

1.5.

This report considers the functions identified by the Council through analysis of:

1.6.

1



Planning policy context in relation to the issue of 'coalescence';



Character of the Site in the context of the settlement character; and



Visibility of the Site and composition of views.

References in this report to 'the Settlement' means Smallridge as a whole rather than those areas
which are defined as being in the BUA as this policy definition clearly excludes development and
land which exist in the settlement.

EDDC Local Plan Inquiry – Proof of Evidence 129
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Section 2: Policy Context
2.1.

EDDC have a number of policies within the Adopted East Devon Local Plan – 2006 which can be
applied to specifically protect areas between or within settlements in order to prevent unchecked
development or the coalescence of settlements.

2.2.

Policy S6 (Development in Green Wedges) seeks to prevent ‘creeping’ development and the
coalescence of adjacent settlements and therefore maintain the separate identities and landscape
settings. This policy is aimed at land between different settlements but the development principles
it seeks to control appear to be similar to Smallridge. This Site is not subject of this policy therefore
the Council do not appear to value the Site as a ‘Green Wedge’.

2.3.

On the basis that Green Wedges are primarily aimed at land between different settlements Policy
EN3 (Land of Local Amenity Importance) is applied to land within settlements or urban area
which are recognised for their amenity value. This value may arise from its form and/or landcover,
contribution to community uses or because of the view it gives of the surrounding countryside or a
landmark feature. Again the Council has not applied policy EN3 to the Site and therefore the
Council do not appear to value the Site as ‘Land of Local Amenity Importance’.

2.4.

As the Site lies outside of the Built-up Area Boundary Policy S5 (Countryside Protection) applies.
This does not protect landscapes of merit nor is it a specific policy denoting value, this policy
applies to all land outside of settlements. Development beyond the BUA would need to
demonstrate that it would not harm the distinctive character and qualities including landform and
pattern of settlement, important landscape features and views from public places. There is no
reference to land performing a ‘gap’ function in this policy.

Interim Conclusion
2.5.

The Site is not covered by any specific policy which identifies it performing a gap function or
contributing to the setting of the settlement despite these policies being available to the Council.
The general countryside protection policy applies to any landscape outside of BUA boundaries and
therefore land which falls into this policy has not been assessed against any specific ‘value’ criteria.
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Section 3: Settlement and Landscape
Character
General Description of the Settlement
3.1

Smallridge is located on the east facing slope of a localised ridge in the ‘Lower Rolling Farmed and
2
Settled Slopes’ landscape character area in a low lying valley north of Axminster.

3.2

This landscape is generally characterised by the gently rolling landform, sloping up from the valley
floor, with a distinctly wooded appearance as a result of the many hedgerow trees, copses and
streamside tree rows. Outside of settlements the landscape is predominately pastoral with fields of
varying sizes.

3.3

The area tends to have a mainly clustered settlement pattern with properties of varying age and
styles typically constructed from stone.

Site Description
3.4

The Site is located within Smallridge and covers an area of approximately 1.2 hectares. The land
falls from the unnamed road at 70m Above Ordnance Datum (AOD) to the river corridor at 50m
AOD.

3.5

The Site contains a private dwelling, car park for the Ridgeway Inn and a garden with seating area
for the Inn. The remainder of the Site contains a small polythene covered structure to support plant
production, fencing and machinery and grassland for grazing animals.

3.6

The western boundary of the Site is formed by the development on the road frontage. All other
boundaries are formed by mature and dense hedgerows. Outside of the Site area footpaths follow
the line of the hedgerows.

Settlement Form
3.7

2

The settlement comprises a mixture of housing from large individual properties forming part of the
original settlement to more recent development alongside the principal roads. The older properties
are located in an irregular pattern with a loose grain. Each building is different in terms of
materials, form, massing and orientation.

As classified in the Landscape Character Assessment & Management Guidelines – 2008 published by East Devon District Council.
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Photograph 1: Illustration of more contemporary development along the road frontage in
Smallridge. This development tends to be strongly linear with common materials and design
styles contrasting with the older properties in the settlement.
3.8

The more recent development has both a regular pattern with a strongly linear arrangement
associated with the road alignment, and a regular style to the housing units constructed as
illustrated by Photograph 1.

3.9

Within the Settlement the most notable and attractive area of undeveloped land is located in the
northern parcel within the limits of the BUA (Photograph 2). Comprising open grassland and
scattered trees this open area is visible from the principal road and from a number of properties
which back on the land. It allows views out from the settlement towards the pastoral landscape
ensuring visual connectivity between the settlement and the landscape within which it is located.

Photograph 2: Open land within the Built Up Area surrounded properties emphasising the
more open and loose grain of the older parts of the settlement. This undeveloped land
allows views to the surrounding landscape and provides a visual break in the developed
streetscene.
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3.10

In general terms the settlement has a mixed form with a loose and irregular pattern associated with
the watercourse and more undulating landform and a regular and liner form on the upper slopes,
primarily associated with the road network and more recent residential development.

Vegetation and Landcover
3.11

The presence of a dense network of hedgerows and mature trees along the alignment of the
watercourse creates a wooded appearance to the landscape within and around Smallridge. From
within the settlement this vegetation, coupled with the buildings, foreshortens views and reduces
intervisibility.

3.12

The pastoral land which surrounds the settlement comprises open medium sized fields which are
used for grazing and grass production.

Photograph 3: rolling open fields immediately abutting the settlement have a strongly rural
and agricultural appearance. The presence of residential properties does not affect the
character or quality of the pastoral landscape.
3.13

The Site is partially developed containing built form, domestic scale gardens and artefacts
associated with a small holding as opposed to a pastoral agricultural landscape. It does not
demonstrate the key open and rolling pastoral landscape characteristics which dominate the
undeveloped landscape around Smallridge (see Photograph 3). The presence of the property, car
park and garden area reflects the characteristics of the wider settlement.
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Photograph 4: View of the Site from adjacent footpath. The private dwelling and garden
associated with the Ridgeway Inn dominates the character of the Site. Clearly the Site is not
open or undeveloped and is characteristic of the settled landscape as opposed to the
pastoral landscape.

Photograph 5: Within the Site area and beyond the extents of the domestic dwelling and
amenity space the remainder of the land is used as part of a small holding enterprise
introducing machinery and structures uncharacteristic of the settlement or pastoral setting.
The scale of the field and land use differs from the rural landscape which the settlement is
located within.

Interim Conclusion
3.14

Whilst in terms of planning policy the settlement of Smallridge is defined in two parts, on the ground
this distinction is not evident. Part of the Site is clearly not a rural undeveloped landscape, the
presence of built form and domestic scale land uses is consistent with the rest of the settlement.
That area which does not contain built form is more characteristic of a small holding than the
general pastoral setting which predominates beyond the limits of the settlement.
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3.15

From the fieldwork it is evident that the open land within the northern BUA, in contrast, has a more
significant role in maintaining the loose grain of the settlement as well as acting as a visual break in
the streetscene and enabling visual connectivity with the pastoral setting of Smallridge.

Visual Issues
Extent of Visibility
3.16

Plan 1407_2011/01 illustrates the extent to which the Site is potentially visible from the local area.
This does not take account of vegetation. As noted above and outlined in the Council’s character
assessment this landscape is well wooded as a result the mature trees and hedgerows significantly
limit the area from which the Site is visible.

3.17

From local roads there is limited visibility of the Site due to the hedgerows. Views are restricted to
occasional field gates (see Photograph 6) and from sections of the road immediately adjacent to
the Site.

Photograph 6: From the road east of Smallridge the density of hedgerow trees associated
with field boundaries and the watercourse is evident. The built elements in the Settlement
extend alongside the watercourse in the valley as well along the alignment of the road and
up the slopes. The Ridgeway Inn is a notable building occupying an elevated position in the
landscape. From this location the tree belt alongside the Site’s southern boundary screens
the properties in the southern BUA from views. The BUA to the north of the site is evident
including residential properties, gardens and domestic scale structures.
3.18

The hedgerows around the Site provide both physical and visual containment preventing views into
the site from the adjacent footpaths; views into the site are therefore limited to field gates.

Visual Composition
3.19

The Site is seen in the context of the built form of Smallridge and the domestic scale gardens.
From the road outside the School (Photograph 7) the development within the Site is visible in the
context of the housing within the BUA’s and the Ridgeway Inn which occupies the most elevated
location within the Settlement.
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3.22

To the east from the footpath the Site views are limited to the more elevated part of the open field.
Beyond this the mature trees obscure views toward the settlement.

Photograph 9: From the east the Site benefits from mature trees providing physical and
visual containment to the view. The Site is not appreciated as an open area preventing
visual coalescence between the BUA’s from this vantage point.

Interim Conclusion
3.23

Views of the Site are limited in extent, where the Site is visible it is seen in the context of the BUA’s
and settlement as a whole. It is not open in character and does not appear as a pastoral or rural
landscape. This is in direct contrast with the open land in the northern BUA.
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Section 4: Conclusion
4.1

It is the Council's opinion that the Site, opposite the Ridgeway Inn, performs two functions in
respect of Smallridge, namely:


Prevention of coalescence of the two areas of the settlement; and



Contributing to the rural setting of the village.

4.2

It is important to note that the Council has at its disposal a number of 'gap' policies which can be
applied to land considered to be important in preventing coalescence. The Site is not covered by
these policies. The general policy protecting the countryside means that development may be
permitted if the proposals can demonstrate that no harm would occur in respect of the distinctive
character and qualities including landform and pattern of settlement, important landscape features
and views from public places.

4.3

The Council does not set out why a settlement, particularly a ridgeline settlement should not
‘internally’ coalesce. This suggests that, subject to Policy S5, development expanding the
settlement is more appropriate.

Prevention of Coalescence of the Two Areas of the Settlement
4.4

Coalescence is understood to mean 'to come together so as to form one whole; unite' therefore for
the Site to perform a prevention of coalescence function the existing settlement, more significantly
the BUA's, should be distinct and separate and not be 'united'.

4.5

The appraisal undertaken by Tyler Grange LLP does not support this assertion. Physically the
presence of built form and associated gardens is continuous along the road frontage. There is no
physical gap between the two BUA's. Only the line of mature trees on the southern boundary
provides a sense of separation from views north and east. The remainder of the Site to the east of
the road frontage is undeveloped and there is, to some extent, a gap between the two BUA's.
However the orientation of the existing properties and the size of the gardens mean that no
development abuts this portion of the Site and therefore the extent of any gap function is
overstated by the Council.

4.6

From public vantage points the site is not seen as maintaining a visual gap in the streetscene or a
break in the built form running along the upper slopes of the ridgeline as seen from middle distance
viewpoints.

4.7

The undeveloped part of the site does maintain a loose grain to the settlement on the lower slopes.
However, in the main the Site neither acts as a physical or visual gap between the two BUA's.
Visual and physical coalescence between the two BUA's currently exists, primarily in respect of the
western portion of the Site.

4.8

The Council’s approach appears to be inconsistent as the most significant, open and visible open
land has been included in the northern BUA despite the land making a direct contribution to the
grain of the settlement and visual connectivity with the rural setting of the village.
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Contributing to the Rural Setting of the Village
4.9

The term 'setting' is usually applied to heritage assets, the definition of which is outlined in Planning
Policy Statement 5: Planning for the Historic Environment (PPS5):
"The surroundings in which a heritage 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 negative
contribution to the significance of an asset, may affect the ability to appreciate that significance or
may be neutral."

4.10

As seen from the photographs the appreciation of Smallridge is not dependant on the Site. The
southern BUA cannot be seen from the north east due to the mature tree line and from the east the
rolling pastoral landscape in the foreground forms the context to the view. For the northern BUA
much of the settlement is contained to the watercourse and the alignment of the road the Site does
not have an effect on the appreciation of this part of the settlement.

4.11

The Site's character and appearance is not consistent with the wider rural character, it does not
function as the rural setting to Smallridge as stated by the Council. The wooded character of the
watercourse and adjacent areas of land mean that the site is not prominent in views and therefore
does not appear significant in the visual appreciation of the settlement.

4.12

In conclusion the western part of the Site is fundamentally part of the settlement, the physical
associations of the BUA's are continuous as is the visual connectivity there is no existing gap, the
Site cannot therefore 'prevent' coalescence. The eastern part of the Site does play a role in
maintaining the loose grain to the settlement along the watercourse.

4.13

The Site does not function as the rural setting of Smallridge.

4.14

Plan 1407_2011/02 indicates a revised BUA boundary which would ensure that the pattern and
grain of the settlement is maintained. If the Council continues to exclude the Site from the BUA the
land as shown on the plan could be developed in a way that would accord with Policy S5. Suitable
supporting material would need to accompany a planning application.

Recommendations


Promotion of the revised BUA boundary;



Develop a development proposal that complies with the requirements of Policy S5; and



Detailed landscape and visual impact assessment to support development of the site.
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