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06 summary of constrcunt

Following the analysis set out in the

previous boges, this drawing

summarises the constraints associated

with potential development sites

adjoining the development boundaries

of both Totnes and Dartington.

AREA 01 -

severely sloping topography

visually prominent

severely restricted access to pringipal highway

~ AREAO0Z-
severely sloping topography
visually prominent from the south
fighly constrained by mainline railway
severely restricted access to principal highway
falls in-part in functional flood plain

. AREA 03 -

severely sloping topography

visually prominent

severely restricted access to principal highway
falls in CPA and AONB

. AREA 04 -

severely sloping topography
visually praminent

falls in AGLY

limited access to principal highway

. AREA 05 -

least constrained area - refer to section 07
Drwg No 312004 sk105

totnes constraints & strategic response
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v y A o S ~n The previous pages indicate that Totnes is tightly constrained by its
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least constrained
area for development

area of search for
development

Y

| . ’ ﬂd surrounding topography and the physical infrastructures running north

T
; N

el

f
{ and south, east and west through the town by the County's highway
|

!'

network, inclusive of the A385. The settlement is further constrained by

| the national main line railway network, The River Dart and its functional

flood plain.

Totnes is important strategically within the South Hams as an Area

VAL (I -

3 _ | . _ |
T s e T A E,_ | Centre as well as being located within a picturesque landscape. In 1|
DARTINGTON /7. “e—r— d
R e B
| |I I|ll 1 \ T

N - protecting the town, numerous designations have been placed on the —

settlement with a view to maintaining its character and charm as / (

illustrated in the flood risk assessment (section 03). In considering the | r/ ' P

previously identified constraints, there is limited scope for areas for future |/ T |

development around the urban fringe of Totnes and Dartington, closely /

associated with the existing development boundary and which can be -

sensibly and sensitively accessed from the appropriate road networks.

From our Desktop Appraisals we conclude that the constraints identified

result in the area within the dark blue line on this drawing which

represents the least constrained area for development with the light blue

areas defined as an area of search for development sites, some of which

are owned by the Dartington Hall Trust.

The shaded area has been identified as being generally

located in an area of low gradient, outside of the

N identified flood plain and easily accessed by means of
\ the existing infrastructures and road networks joining
My

/ Totnes with Dartington. In addition, there is no

- Landscape Policy Area designation covering this area or

Special Policy Area designation to protect the area from

development other than the Countryside Policy. The

area identified also adjoins the development boundaries
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08 strategic policy analysis

Analysis Hos been made of Regional, County, and Local Development Plan Documents (DPD's) to
establish the development needs of the Totnes Area. The DPD's studied are:

. Regional Spatial Strategy (RSS) (2006 - 2026) DRAFT

. Regional Planning Guidance for the South West (RPG 10) (2001 - 2016)
. Devon Structure Plan (2001 - 2016)

. South Hams Adopted Local Plan (1998 - 2001)

. South Hams Local Plan Review (1995 -2011)

. South Hams Local Development Framework

Regional Spatial Strategy (RSS) (2006 - 2026):

The Government is currently reforming the planning system. Some of these reforms came into

effect with the new Planning and Compensation Act on 28 September 2004, and increases the

importance of Regional Planning. However, the new Coalition Government seeks to reverse this
trend and have instigated further reforms to abolish Regional Spatial Stratagies.

The Regional Spatial Strategy supersedes Regional Planning Guidance (RPG) 10, which was
prepared in the late 1990's and looks ahead to 2016. The RSS contains more detailed proposals,
looks forward to 2026 and replaces the Structure Plans. The RSS is designed to manage the
change and development of the South West in order for it to rise to the challenge of a growing
population and promote regional prosperity. This now defunct RSS has informed South Hams
District Council’s Core Strategy which sets the allocations for housing and employment district
wide.

Relevant Extracts:
'SR36 - Local Authorities. ...should seek to provide a range of employment opportunities, services
and facilities to facilitate greater investment in the physical fabric of the urban areq, deliver a

greater quantity of affordable housing and improve the retail performance’.

(RSS Section 4: Sub Regional Strategy Statements and Housing Distribution, p83)

Extract from Table 4.1 - Housing Market Areas, Unitary Authorities and Districts: Housing
Totals and Phasing' :

2006 - 2026 Overall
Annual Average Net

2006 - 2016 Annudl
Average Net Dwelling

2016-2026 Annual
Average Net Dwelling
Requirement

Dwelling Requirement Requirement

South Hams 550 650 450

(Excludes
partin
Dartmoor
National
Park)

Totals
for Region

22895 -23060 23770 22020-22350

(RSS Section 4: Sub Regional Strategy Statements and Housing Distribution, p95)

08 strategic policy analysis

totnes constraints & strategic response
for The Dartington Hall Trust
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08 strategic policy analysis ...

Regiohol Planning Guidance (RPG) 10 (2001 - 2016):

Regional Planning guidance for the South West (RPG10) was published in 2001, and sets out a
broad strategy for new development to 2016 and beyond. RPG10 gives the regional background
for local authorities to prepare their Development Plans and Local Transport Plans (LTPs), and for
other strategies and programmes such as the Regional Economic Strategy prepared by the South
West Regional Development Agency.

The aim of RPG10 is that most new development should be in the larger cities and towns. This
would make the best use of these areas and help to reuse land that has already been developed,
rather than unnecessarily using undeveloped greenfield land. In rural areas (a large part of the
South West region) the emphasis should be on providing for local needs in market towns and
larger villages that provide the services that people need.

RPGI10 takes forward the Government's aim that everyone should have the opportunity for a
decent home. To help make this happen, RPG10 sets out that the region needs 20,200 new
dwellings a year. It also has a target that at least half of these new homes should be on
previously used land, or by converting existing buildings.

Relevant Extracts:
'Policy S5 19 - Rural Areas:

Market towns should be the focal points for development and service provision in the rural areas
and this role should be supported and enhanced'.

(RPG 10 Rural Development, p89)
'Policy HO 1 - Levels of Housing Development 1996 2016:
The fevels of net additional housing for which provision should be made in the region's structure

plan areas over the period 1996- 2016 should be based on the following average annual rates:

Dwellings per annum:

. Avon 3,700
. Cornwall 2,050
. Devon 4,300
. Dorset 2,650
. Gloucs 2,400
. Somerset 2,100
- Wiltshire 3,000

. South West 20,200

Devon Structure Plan (2001 - 2016):

The Devon Structure Plan sets out the strategic planning framework for the development and
use of land to 2016 for the administrative areas of Devon County Council, Plymouth City
Council, Torbay Council, and Dartmoor National Park Authority.

As part of the transitional arrangements leading to the new system, the Devon Structure Plan
is 'saved’ as part of the statutory development plan for a period of three years. The plan will
pravide the planning framework for Devon and complement the South West Regional Spatial
Strategy (currently RPG10) during this period.

Relevant Extracts:

‘Proposal ST17 Housing and Employment Provision:

To provide for the development of about 65,500 dwellings and 700 ha of employment land in
the period 2001 to 2016, to be distributed as follows:

Dwelling (Annual Average)?2 Employment (ha)
South Hams 8350 560 105
Devon Totals 65500 4370 700

(Devon Structure Plan Development Provision in Devon 2001 2016, p39)

The table below shows that of the additional 40,309 dwellings are required over and above

dwelling buift 2001-2003 and with planning permission at 2003 within Devon as a whole, over
53% are to be located at the three PUAs;

Structure Plan Built  With Planning Built or with  Addition provision
Dwelling Provision 2001- Permission Planning  to meet Structure
2001 - 2016 2003  (at 2003) Permission  Plan provisions

(at 2003) to 2016

South Hams 8350 401 1036 4437 6913
At the

Plymouth PUA 4500 0 0 0 4500
Elsewhere 3850 401 1036 1437 2413
Devon Totdl 65500 7752 17439 25191 40309

totnes constraints & strateg
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08 strategic policy analysis ...

South Hams First Deposit Local Plan Review 2002:

The Council started the process of reviewing the South Hams Local Plan {(adopted 19%96) and
published a First Deposit Draft Local Plan Review (2001-2011) for consultation in January 2002.
This plan has not been progressed and has been superseded by the Local Development
Framework (LDF) process which has now commenced. However, the draft Local Plan Review sets
out the Council's thinking about future development in the South Hams. The Council will take its
content into account when making Planning decisions until new LDF documents replace it.

South Hams Local Plan (1989 2001):

The Scuth Hams Local Plan (198%-2001) covers the whole South Hams district cutside the
Dartmoor National Park and was adopted in April 1996. Although it had a 2001 horizon many of
its policies are still relevant to planning in South Hams today.

The adopted Local Plan (1989-2001) will retain development plan status and its policies will
automatically become 'saved' policies for a period of three years from the commencement of the
new Planning and Compulsory Purchase Act (September 2004). 'Saving' policies means that they
will still be used to determine Planning Applications.

South Hams Local Development Framework (LDF):

The LDF must broadly conform to national, regional and county policies. In particular, the
development provisions of the Devon Structure Plan are relevant. This is the strategic planning
document for the County for the period 2001 - 2016. During that period, it proposes 8350 new
homes and 105 hectares of employment land for the South Ham:s.

Relevant Extracts Housing:

'5.20 The housing context is set by the Devon Structure Plan which establishes the number of
houses to be provided in each district in the county during the period 2001 2016. For the South
Hams, the Structure Plan provides for the development of 8,350 new homes of which 4,500 must
be in the South Hams part of the Plymouth PUA (immediately adjoining Plymouth)'.

'5.2] The Structure Plan proposes a new community of at least 4,000 homes at Sherford which is
within the Plymouth PUA. This leaves a balance of 500 homes to be provided for within the South
Hams part of the PUA or adjoining the new community. For the remainder of the district, this

therefore leaves a figure of 3,850 homes to be provided for.....

Devon Structure Plan Housing Requirements to 2016 (updated by SHDC):

Devon Houses Housing Previously Remaining
Structure Developed  Commitments Developed Housing
Plan 2001 - 2005 April 2005 Land Requirement
Housing (minus 10%  Capacity 2005 - 2016
Provision non take-up)  (Estimated 2005
2001 - 2005 -2016)

South

Hams

(Qutside

The

Plymouth

PUA) 3850 1015 995 1089 751

Sherford

New At Least At Least

Community 4000 0 0 0 4000

Elsewhere

in Plymouth

PUA Up to 500 0 0 50 Up to 450

Total 8350 1015 985 1139 5201

Policy CS3 Housing Provision and Affordable Housing Targets:

To provide on sites to be proposed in the LDF, for the development of about 5,880 dwelling
including a significant number of affordable homes, during the period 2001 - 2016,
distributed as follows:

Settlement/Area
Homes

Approximate Number of Dwellings  Target number of Affordable

Totnes 400

265

totnes constraints & strategic response
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08 strategic policy analysis ...

Relevant Extracts Employment:

Devon Structure Plan Land Requirements to 2016

Devon Structure
Plan
Employment
Land Provision

2001-2016
South Hams
(Outside the
PUA) 25
South Hams
part of the
Plymouth
PUA 80
Total 105

Employment  Employment Land

Land Commitments
Developed  April 2005
2001-2005

2.73 .61

0.5 40.49

3.23 50.1

Policy C54 Employment Land Provision:

To provide for the development of about 62 hectares of employment land during the period 2001

2016, to be distributed as follows:

Settlement Location
Totnes

Rural Areas

Approximate Employment Land (ha)

4.5

4.0

Remaining
Employment
Land

Requirement
2005-2016

12.66

The analysis in respect of housing and employment provision for Totnes has now been
updated by the Inspector’s binding report published 30 November 2006 into the Independant

Examination of The Core Strategy of the SHDC Local Development Framework.

The Inspector concludes that the housing provision for Totnes should be confirmed as 400

dwellings and the employment allocation from 4.5ha to 5.0ha.

08 strategic policy analysis
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09 conclusion

The purpose of this document has been to identify sites in the Totnes and Dartington area which e Drwg no 312004 sk104 identifies the area of land most suitable for development which
could sustainably provide housing or employment to meet the requirements of the Local adjoins the existing development boundaries for both settlements. In considering the least
Development Document for Totnes which is currently being prepared through the LDF process. constrained area and the extent of The Dartington Hall Trust’s land portfolio, the sites
identified on Drwg No 312004 sk105 in light blue are the most suitable for development
The following issues can be summarised from the Desktop Appraisals we have undertaken: and for possible inclusion within the Local Development Framework Totnes DPD. Each of

the sites identitied on the plan are the subject of separate Appraisals identifying the

. Both Totnes and Dartington are located within an area of low gradient at the head of the advantages and disadvantages of each parcel of land in respect of its suitability for
Dart Estuary/River within a netwark of valleys. development for either housing, employment or other purposes.

. The topographic analysis indicates that the land between Totnes and Dartington is
undulating, but not steeply sloping and would therefore generally be suitable for some In the context of South Hams Local Development Framework and in the context of the
development. Drwg no 312004 sk100 indicates that all of the land either south, south emerging South West Regional Spatial Strategy for the plan period 2001-2026, The
east or east of the main railway line is extensively developed or steeply sloping and Dartington Hall Trust promotes the following opportunities for future development for a variety
therefore is generally unsuitable for further sustainable development. of housing, employment or mixed use proposals comprising the following sites which should

. Drwg no 312004 sk101 indicates the extent of the functional flood plain associated with D€ considered. Some of these development proposals have been promoted previously at the
the River Dart in respect of the anticipated 100 year storm and generally rules out First Stage Deposit draft of the review of the Local Plan to 2011, and the subsequent

development on this land. (This drawing also illustrates that much of the low lying land to Preferred Options stage of the Totnes Dartington Development Plan Document.
the north of Totnes in the vicinity of the station which is currently undeveloped is affected
by this and is therefore unsuitable for development). ) strategic Response Document
. Totnes Constraints

Land at Puddavine (Z-Shaped Field)
. Part Land at Puddavine (Z-Shaped Field)
. Land West of A384 (Broom Park Field)
. Webbers Yard / Higher Tweed Mill and Sawmills Field
. Lane End Sites (by Millwood Homes)

Abundant Life Foxhole

. Ashmoor Field

. From the constraints identified on Drwg no 312004 sk103, it can be seen that the
development boundaries for both the settlements of Totnes and Dartington may need to
be expanded in order to meet the requirements of the Totnes DPD as both the topography
and functional flood plain rule out most areas for expansion within or adjoining the
existing development boundaries.

. Drwg no 312004 sk102 indentifies all primary and secondary vehicular and pedestrian
links between Totnes and Dartington and essentially identifies the land between the A385

and Cott Road as the most suitable for any future development due to it being outside of

. Drorridge Lane (x 2 sites
the functional flood plain on ground with a shallow gradient and easily accessed and d ( )
) * Hunters Moon Allotments
serviced.
N . . ) . Huxham's Cross and Woodland's Yard
. In addition, the land to the north west of Dartington is also suitable for
» Land at Staples Field
development.
S . ) . Land at Copland Land
. In considering the above observations, it is apparent that the development boundaries of
o Land at Rattery

both Dartington and Totnes will need to be expanded in order to accomodate the

allocation for the Totnes Area Centre.

totnes constraints & strategic response
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09 conclusion ...

. Special Policy Area Document covering:
The Cider Press Centre
Hunters Moon Estate
Hunters Moon House
Dartington Area of Great Landscape Value

. The Dartington Hall Estate Special Policy Area
The individual site appraisals also deal with the issues of:

. Sustainability
. Deliverability and availability
. Suitability for development

THE DARTINGTON HALL TRUST'S CONTRIBUTION TO SUSTAINING THE LOCAL
COMMUNITY

'Dartington is a pioneering charity, nurturing ideas to address pressing problems. Our work at
Dartington is focused on three important areas: sustainability, social justice and the arts. These
concerns have been identified not only because they stand out as key contemporary issues but
also because we believe we are uniquely placed to make a lasting and positive contribution to

each one’.

The Dartington Hall Trust has and continues to contribute both directly and indirectly to the
economic, educational and recreational provision within the community - locally, regionally,

nationally and internationally.

The anticipated receipts from the development of some of its land will be re-invested into its core
estate and activities helping to sustain the economic wellbeing of its charitable activities

maintaining the estate as a place of beauty and ideas and investing in its core programmes.

The Trust currently provides:

. Employment for over 300 people.

. Recreation facilities,

. Accommodation for its charitable programmes in the Arts, Social Justice and
Sustainability.

. Residential accommodation.

. Conservation projects.

. Access to the Place.

. Conservation of nationally important landscape, gardens and buildings.

. Conservation of historic archives and works of art.

. Enterprise.

. Works with a number of stakeholders.

The Trust also provides and enables:

. Land and buildings for nursery, primary schools and secondary education.

. Outdoor education provision.

. Sports clubs.

- Playing fields.

. Accommodation for in excess of 80 businesses mostly local small and medium sized

enterprises.

The Place and its activities attracts 1 million visitors per annum, employs 350 staff and has 16
charitable programs. Three of The Trusts charitable programs undertake, run and engage
various courses, research and debate which The Trust will continue to run. The Trust also
intends to develop new initiatives to increase visitors, visitor spend in the locality whilst

continuing to significantly contribute to the local economy.

The Dartington Hall Trust is a key landowner, stakeholder and enabler in the community.

totnes constraints & strategic response
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10 introduction

- This response is directed at the Totnes Site Allocations Development Plan Document (DPD) which
we consider is flawed in its current form and approach to the allocation of sites for development in

.the Area Centre of Totnes.

Section 3 of the Totnes Site Allocations DPD — Site Selection Process list the criteria used as the
evidence base for the formulation of the DPD. There is however no strategic overview by The
Council or evidence which ldentn‘les the least cons’rrolned areas of Totnes to accommodate .

opproprlote development to meet the Adopted Core Strategy Allocation for the Area Centre

The Council has also not demonstrated or had dppropriate regard to the physical proximity of the
large village setilement of Dartington (448 households) and its functional relationship to the Area

Centre of Totnes.

~ Whilst the seﬂlements of Totnes and Dor’ﬂng’ron appear separate and distinct, .and have ’rhelr own
development boundory and su’r W|’fh|n their own administrative areq, they mostly function as one

settlement.

The District Councul acknowledged this by producing the Totnes Darhngton Options DPD for public -
consultation last year following the Independent Exommotlon into the soundness of the SHDC Core '
Strategy where the Inspector, Nigel Pope ocknowledged the functional relotlonshlp in plonmng

terms be‘rween the two settlements. -

totnes constraints and strategic response - SHDC LDF proposals
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10 introduction

" The Iqrge village settlement of Dar’rlng‘ron is physically located less than one mile from Totnes. The

' Dartmg’ron Hall Estate circumvents in port both seﬂ[ements brecchmg the small gap between the
developmen’r boundcm/ of Totnes and Dartington to the North West. Both settlements have

: employment estates - Webbers Way, H[gher Tweed Mill in Dar’rlngton and Babbage Road in Totnes

‘which prowde employment opportunities for individuals from both se‘rtlemen’rs

‘ Apart from the physical proximity, the settlements are also !inked by inclusive cycleway and footways

and the A385, being the principal highwcy network.: This_ connection is also supported by good -
pubiic tn;cjnsport Each settlement shares facilities between them —-‘for example, childre’nr from

_Tothes dﬁehding the new 360 pluce Prirnery School at Dartington and Totnes Spo&s teams uﬁ_lise

. the playing fields located on The Dartington Hall Estate and at Dartington opposite Webbers Yerd.

“The publication Qereion,of the T:)tnes_Site Allocations DPD s very different from ‘the_ préyious

consultation version of the Document.

_ The current publication version has singled out Totnes as a standalone s-e’rtlement, ignoring the.
physical and functional relationship between Totnes and Darﬁng_ton which the earlier consultation

- DPD specifically acknowledged.

In Section 6 of the Totnes Site Allocations DPD the Coundil, in paragraph 6.4, outlines some of the

criteria they have used to reject certain sites,

The dramatic change between the earlier consultation version DPD and the publication version

appears to relate to the Prince’s Foundation and the criteria used in the Enquiry by Design 'process.-

totnes constraints and strategic response  SHDC LDF proposals
: 10 introduction
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10 introduction

The intervention in the LDF process by the Prince’s Foundation influenced this position resulting in -

© Totnes being assessed on its own excluding the large village settlement of Dartington of some 448

-households. This was due to the Prince’s Foundation applying set criteria, in this case- resisting

coalescence between settlements despite good planning reasons to allow them to coalesce.

As a result of this process and the approach applied together with any detailed analysis to identify
the least constrained areas surroundmg each settlement specific sites have been olloc:oted in

constrained and inappropriate. locations in Totnes (see appendlx A).

, Hod a more holistic approach been embraced appropriate development could be ollocated at

'Dortlngton belng mgmﬁcontly Iess constramed ‘equally sustainable and able to support both

settlemehts. Alternative sites at Dartington are subject of sepqrote representatlons._

In addition, the Prmce s Foundation has also applied bionket criteria to its assessment ‘development
proposals at Totnes where the larger allocated sites, porhculorly at Lone End and Rwersude are

proposed for mixed housing and employment uses.

Whilst in certain circumstances we acknowledge this is an appropriate approach, it is an urban -

approach in delivering housing and employmeot and does not in this t’nstance reflect the rural

" nature and rural character of the Morket Town and Area Centre of Totnes or the- large village

settlement of Dortmgton

totnes constraints and stroteglc response SHDC LDF proposals :

10 introduction

for The Dartington Hall Trust' .

hopwood swallow IIp chartered architects and chartered town planners

this document is copyright © hopwood swallow llp iune 2010

17



10 introduction

The Prince’s F_oundo’tioh has not identified the least constraiﬁed areas surrounding Totnes and as a
result, has supported a major Greenfield development at Riverside (100 dwellings plus 2 ha of.
empldyment Icmd) which will have a significant and damaging impact on the important prptected

landscape and gateway to Totnes via the Dart Estuary.

This developmeﬁt would be better accommodated on land west of the A384, Broom Park Field,’ '
which is less constrained, readily dvailoble,_ deliverable and more sustainable.” Too much reliance -

has been placed on the intervention by the Prince’s Foundation to the Totnes Site Allocations DPD.

. In addition to the Prince’s Foundation's involvement in the South Hams District Councll LDF

process, we would argue that the Enquiry by Design consultation was not fully open and democratic

- . process of engagement. -

. The process was strictly limited to only certain sectlons of the local commum’ry, excludmg the

lnc:luston of any Landowners, their Consultants or Developers This was despite several uﬂempts by l

. representatives of The Dartington Hall Trust and ourselves to be actively lnvolved in the Enquwy by
" Design process. {Referto e-mail dated 12 June 2009 received from SHDC in response to our letter

to SHDC dated 08 June 2009 «ll as attached at the end of this Appralsol)

It could be stated that The Council has not consulted thoroughly with all sections of the community
and therefore, this process was not in accordance with The Council’s _Stcntement of Community

[nvolvement.

At the Cptions S’rage of the Development Plcm Document, South Hams District Council conSIdered
that Dartington cmd Totnes should be joined ’rogether resul'ﬂng in a Totnes and Dartington DPD.
totnes constram’rs Gnd strategic response  SHDC LDF proposals -
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10 introduction
How‘fever as o result of the EbD cooleecence of Totnes and Dartington was not recommended

although Sites TS and Té (Lcme End sites.and Meodowsnde) fall within Dartmg‘ron Parish where it

recommended that these sites- should be included in To’mes growth. Similarly therefore other sites

' in Dor’rmgton Parish currently being promoted should be regorded as bemg included as part of the
_ growth of Totnes

~ As the Prince’s Trust EbD orocess appeared to exclude landowners and deVeIopers from the

invitotion_list, which was restricted to community groups, all of whom have thelr own specific

agendas, the EbD process does not, in our opinion, represent g collaborative democratic method of

| drowi'ng up proposals for inclusion in the Development Plan Documents. There has therefore not

been the full involvement of demaocratic representations at all levels, as well as consultation with

interested parties.

We therefore do not considler"rhot the EbD process represents an.adequate evidence base for the
Development Plan Documents. Further, we do not consider that South Hams District Council has

embraced the core principles of best practice in order to derive best value outcomes for its

" communities and their towns and villages.

The Design Review Assesemen’; process also therefore does not provide a robust and consistent

evidence base for the Development Plan Documents because the invitation list was restricted.

to’mes .constraints and strategic response SHDC LDF proposals
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10 introduction

We consider that South Hams District Council has relied upon and placed too much importance on
this consultation process. This i is resulted in the current publlcatlon version of the Totnes Site

Allocatlons DPD where;

* certain site proposals are inappropriate for development ]
s the DPD does not properly reflect the key constraints of the Area Centre of Totnes
. ’rhe DPD does not reflect the physical and func’tlonul relationship between Totnes cmd

Dcnrtmgton and the opportunities it provides in potentral development terms

totnes constraints and strategic response  SHDC LDF proposals
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11 deve!opment‘ poilcy and
proposclis

South Hams District Council propose that each aHocated S|te WIthln the To’mes Site AI[ocqtlons DPD

should deliver the following;

e g rtqrge‘t of 55% aﬁorddble housing

e resolve dll consfroin’rs relating to the proposeci development site

f ~ provide all necess&:r,y infrastructure to support the propo'se'd development

* pay a financial contribution to the upgrade of the A385 principal highway running 'througl"lr
Totnes (quunt of contribution not established or set out in.fhe’publitaﬁon DPD)

¢ payment of a financial contribution towords sports, rec‘reu‘rion and open space or provide

' oppropnate communuty facilities on site’ (us set out in'the South Hams District Counc||
Adopted SPD Sports Recreation and Open Space 2008} |

*» payment of a financial contribution to the Educotlon Authorlty towards educcltlonal

infrastructure (os set Qut in Devon County Councql' Educational Policy Statement 2002).

The above criteria will vary with each site. However, viability will be a key issue in relation to the

delivery of the sites identified by the District Council in their Development Plan Document.

We support the approach of The Council to firstly identify previously developed land for

development within the established Development Boundary or built up limits of Totnes.

We therefore support this approach and the allocation and inclusion of mixed use deveiopMent at -

Baltic Wharf , T1 (150 dwellings plus employment), Kevicc, T2 (1 BOldweIIings plus education and
community) and Totnes Central Area, T3 (70 dweliings) (excluding Totnes Market Square).

A3
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'E 1 developmen"% pollcy cmd
proposo!s

In our view, each of these developments are of sufficient scale and have the quantum of housing

likely to be economically viable and therefore deliverable in very sustainable focations within the -

Tot’nes Areo Centre on previously developed lond (see Appehdix A).

Other brownfield developments, such as those proposed at Borough Park, T8 (25 dwellmgs) and
Dairy Crest, T4 (30 dwelhngs) are relotlvely small scale housmg proposals allocated on highly

‘constrained sites (see Appendlx A). Whiist both sites are in sustcunable tocations, the cost to dehver

appropriate infrastructure cmd overcome site cons’rromts and deliver 55% affordable housmg is

' unllkey to be woble

As a result of the above requirements, -our preliminary development assessmentrindicote'that both

Borough Park and the Dairy Crest site are unlikely to deliver and are therefore unsound

There are several o’rher small scole sites W|th|n the least constrained area of Totnes centred on

' Domngton which could accommodate this level of housmg development in a deliverable and woble

way. (These o[ternotlve sites are subject of separate’ representcltlons)

The Totnes Area Constraints discussion at the béginning of this Appraisal cleorly.identifie_s "the least -

constrained area for develop_meht for the Area Centre of Totnes.

The To’rnes Constrcnnts Apprcuscnl ’rokes into account ’ropogrophy, visual impact, nohonal reglonul

and locc|| landscape desugnoflons access and’ lnfrostructure lssues

. totnes oonstrqin‘rs and s’fro‘tegic responsé SHDC LDF proposals’
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1 ] development polacy dnd
- proposals

The Appraisal also identifies the most constrained land to the north east, east, south east, south,
south.west and west of the settlement of Totnes. Cleorly from the analysis, the Area Centre of
Totnes is hlghly constrained but the document does ldentn‘y am area of land to the north west whlch

is least constrained extending to the Iorge wlloge settlement of Dorhngton

- Given the highly constrained nature of the settlement, the allocation of greenfield sites in the open -

7 Countryside adjacent to the 'Developn'nent Boundary of built up limits of Totnes needs particular

consideration.

The Constraints Plan for Totnes specifically identifies that the area of land surrounding Bridgetown

is particularly sensitive in 'Iondscape terms, hovtng difficult sloping top'ography, limited occees

l potentlolly significant visual |mpoct cmd potentially adverse and domoglng impact by development

'on protected landscapes,

_On the basis of this constraints evidence, we cannot support the greenfield urban extensions -

proposed by South Hams District Council adjoining Bridgetown at Bourton Lane and more

importantly, at Riverside.
Detailed comments to these two sites are set out in Appendix A.

Converseiy however We sdpport the two greenﬁeld urban extensions proposed at Dartington Lane,

TS and land at Ashburton Road, T6 which -are both more Ioglcol cmd are located in the least

. constrained part of Totnes

totnes co.nstrdints and strategic response SHDC LDF proposals
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12 other matters

The Trust is fully supportive of the District Councils key ebjectives to deliver affordable housing and
good quality jobs for the South Hams. However, in an eatlier section of thrs Representation, we set
out the District Councrl’s requlrements for Developers and others to meet in relcrtlon to each
allocated site co_ntcnmed within this Publication DPD. The Council have again relterated a target
figure of 55% affordable housing to be delivered from each site. We do not consider that the -
Totnes Site Allocations Development Plan Document is an inlappropriate Document to suggest this
requirement and that the relevant SHDC Adopted Affordable Housing DPD and SPD should be

referréd to in relation to quantum of affordable housmg development

Given the current ecenomic downturn and the Government's intention to reduce deficit, which rrrdy
eigniticqntly reduce the amount of funding contributed towards National qtferdeble housing
" through the Housing and 'Communities_ Agency, and the potential impqet upon housing grant to
‘enable the delivery of offordcble-'heusing, we consicler that the affordable housing target should be
reviewed in light of chcmged circumstances, In eddrtlon this should be clone in the context of a -

vroblllty test

We are particularly concerned at the lack of any Viability Assessment in relation to each of the sites

identified within the DPD.

As stated, if any of the sites are not viable, then in effect, they are not deliverable and therefore, if

they are allocated in this publication version of the DPD, then effectively the document is not sourid.

. Another particularly important issue is that in the plan making process, the Development Plan
- Documents should offer as much certainty as pos&bie We do not con3|der that it IS Gcceptable for

The Council to state that a development should make a con’rrlbutlon to the A385 corridor

totnes constraints and strategic response SHDC LDF proposals
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12 other matters -

management scheme where The Council have failed to set out the amount of that contribution and -

when the trigger for payment of that contribution is required.

Of further concern is that The Council has consistently looked to the provision of housmg for the
plcm period up to 2016 which reﬂec‘rs the allocations set wu’rhm the South Hams District Council
Adopted Core Strategy. However, The Council has also consistently set further housing allocations

beyond 2016 to 2026 in this pubhcatlon s‘rage where the level of proposed housmg and

_ employment land is not yet established for the plan penod 20] 6- 2026

Windfall sites are being included in the Site Allocations DPD which is contrary to SHLAA and PP$S3
Government Guidance and will result in an overall shortfall in housing for Totnes as windfal! sites
should not be included in the Strategic Housing Allocations requirements for the 5-10 year supply in

Totnes {or elsewhere).

To meet the undersupply therefore, we are proposing additional land at Dartington in a less
constrained location to meet the needs of the Area Centre of Totnes. These alternative site

proposol§ are su_bjéct of separate representations.

The Site Allocations for housing in the Totnes DPD also includes housing recently completed and.

currently under cgnétruction (Southern Area - T'dtnes) as counting towards the required Strategic
Allocation of 400 houses for Tofhe_s up to 2016. This should not be included and will resultin a
further shortfall in housing provision to 2016. Additional land is available at Dartington in ‘rhé least
constrained location to take -up these shortfalls. This alternative land is subject of separate

representations.
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12 other matters

- We acknowledge thcnt this DPD only deals with Site Allocotlons cmd that the Dls‘mct Council does

not propose to deol with more technical plannmg matters such as reviewing established Policy

Areas or development boundaries ( unless in connecfnon with a proposed Site Allocotlon)_

Asa result, The Council proposes to save the -exis‘ring SHDC Adopted Local Plan policies relating to

Policy Areas. These policies are historic and have not been reviewed for some 20 years. We have
therefore submitted representations to this submission version consultation (subject of separate

representations) to update these policies which impact upon Trust land and request that the

- inspector considers the review of these Peliey Areas as part of this LDF process.

- totnes constrqlnts and stroteglc response  SHDC LDF proposols
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“appendix

The following is a response to each of the sites allocated in the Totnes Site Allocations DPD

PROPOSAL T1 - BALTIC WHARF
_ Refer to maln body of text, -

SUPPORT

totnes constraints and strategic response  SHDC LDF proposals
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* Gppend iX

PROPOSAL T2 - KEVICC
Refer to main body of text.

-SUPPORT

SHEr
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 PROPOSAL T3 - TO TOTNES CENTRAL AREA

. Sou’rhern Area Phase 02 - 50 dwelhngs plus employment development
« Contribution to A385 scheme ' '
. Enhance_p_ubllc realm

-+ Retention of car.parking

- At the Grove School site

« a replacement youth centre
¢ about 20 dwellings

e contribut’io_n. to A385 corridor

At Market Square
»  enhance public realm
. replacement Ci\ﬁc Hall 7
s mixed use office, library, retai|- and commercial uses
e contribution to A385 co.rridor |

s about 20 dwellings

Support majority of eroposol, particularly reuse of previously developed land in the Southern Area

and Grove School. We would comment that the Grove School could accommodate up to 35

" dwellings if Youth Services were relocated elsewhere.

totnes constraints and strategic response SHDC LDF proposals
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If The Council’s intention in  the Policy in relation to the-Market Square and Civic Hall is a major
redevelopment dnd upgrade whilst retaining the SlgnlfiCan gap that the Market Square provides to .

“the Hngh Street in Totnes, then generally we would support this redevelopmen’r proposal.
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PROPOSAL T4 - DAIRY CREST

*  About 30 dwellings and employment development -
» Potential of Listed Building '
e Contribution to A385 scheme

¢ Provision of cycle and footpath link

We support The Council’s allocation of prewously developed land for redevelopment However we

have concerns over vmblllty of the proposol owing to excessive st’re and other constraints and as

~ such, the proposal as framed, is unhkely not to be deliverable.

Site Cons"rfoints

e Contaminated land
e 3 party control over access
* - Large site area within Flood Zone 3 PPS 25
e VPrevlously Developed land with exns’rmg bulldmgs requmng demolition
e Permanent !_ls‘red bulldmg in centre of site
e Poor ground conditions (proximity to River Dart) potential piling foundofioh and floor slab

construction abnormals.

totnes constraints ond stroteglc response SHDC LDF proposols‘
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PROPOSAL T5 - LAND AT DARTINGTON LANE
e 2haof émpioyment land »
* Strategic landscaping :
. _antributiron to the A385 scheme

e 10dwellings

-Support develbpmeh’r for this land but consider the site more appropriate for housing development

due to the sensitive nature ond important character of the location udjommg the Lower Drive

“leading into The Dartington Hall Es‘ru’re and the land belng ata north western gcltewoy of Totnes

Any.emp‘loymeﬁt land could be relocated at Dartington approximately 1 ﬂ-‘lilé'GWGy where the
pfincipal highway network of the A384 and A385 gives direct access north and south to the

stro‘regic A38 Express Way. . This Would provide embloyment land in a sustainable location,
functionality and physically close to Totnes.. Refer to separate Appralsal where 2 ha of emp[oyment

land could be appropriately accomnmodated.
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PROPOSAL T6 LAND AT ASHBURTON ROAD

e 50 dwelllngs

) »0 3 ha of employment Icmd

s Contribution to A385 scheme
. ,Strdtegic_ landscaping

. A cycle and footpath provision

“Support development at this site.

Sﬂ/.cﬂl:k'
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PROPOSAL T7 - RIVERSIDE

. 100 dwellmgs
» 2 ha of employment land
e - Contribution to A385 scheme
- ¢ 0.2 ha of play prowslon plus 0.4 ha of pubhc open space
» Strategic Icmdscuplng

. ¢ Cycle and footpath provision - links to town and riverside frontage

OBJECT

- Comments to this proposal.

e This proposcl extends built development iito the open Counfrysude along the prmCIpal Dart
: Es’ruclry being an important strategic gateway to Totnes.
¢ Access to this housing and employment developmen’r will need to utilise in part the existing
highwdy network permeo’r-in'g t'nrougrh 'Bridge’rown which |s congested, constrained and:
inadequate to accommodate this scale and level of develc‘)p'mént
e The land is ‘relofively steeply sloping and its development will be \_fisucﬂly pron-winen‘r,

.. particularly when viewed from the River Dart dnd Steamer Quay opposite.

totnes constraints and stroteglc response SH DC LDF proposcls '
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e~ The land falls within and is designated as Coastal .Prese-rvo"rion Area and an Area of Gredt
‘Landscape Value and Countryside and the develo;ﬁmen’r of the land could inevitably ' _
damage forever these imporfon’r_nofiohql Ghd local landscape de_rsignqtibns,'specificqlly
- imposed to protect this impdﬁént Iand-scope at the river gateway into Totnes.
o This chr\{d hos in fhé past been promoted on several occasions, both in the earlier pdﬁs of
 the LDF process and through the previous Development _Plan.process of Local Pians. The
-pr_evious assessments of this land concluded that it was inappropriate for development |
owing to the significant impact deveiopmén’r cmd pb‘cenﬁcl loss of landscape designations
* protecting the landscape, the restricted access and significant visual |mpoct together with
loss of high grade ugrlcultuml land. '

. Thls allocation of housing and employment should be re-allocated at Dartington where

there is appropriate land available and is deliverable in a sustainable location.

.

’ro’mes constraints cmd strotegsc response SHDC LDF proposqls
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PROPOSAL T8 - BOROUGH PARK

Retention and enhancement of open space and spor’rs provision

. 25 dwellings
() - » Contribution to A385 scheme
OBJECT

Comments to this -proposol;

o This proposol reqwres a major redevelopmen’r of Borough Park in order to achieve the
development requiréments set out in the DPD by The District Council. . _

¢ In our view, the quantum of housmg development will be very difficult to ochieve,_even with

_ a fundamental change to the layout of the park and its sports provision'.' |

o At the level of housing proposed, there will undoubtedly be some loss of sports provision in
order to accommodate the housing proposed and therefore, thie proposoi is confrciry to

( ) - PPS7 and National, Regional and Local Planning Policy. - N o

o Some reduction in the number of dwelllngs clellvered here may be occep’roble olthough the

housing development is likely to be too small to be economically viable.
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PROPOSAL TS ~ BOURTON LANE

. 20 dwellings
* contribution to A385 scheme .
* public open spdce ineluding_children’s play area

. strdtegic landscaping

QOBJECT.
Comments to the sfte allocation. E

s Development of this land represents a strategic jump into the Bourton Valley with *
potentially significant visual impc:e’f. - - ' :
e The land has restricted highway access with a poer junction onto the Brirdgetow.n Hill which
is difficult to inﬁprove , - - -
* The site ed}oms an air quallty manqgement area and will exocerbu’re air quality at
Bridgetown Hill. 7
e The limited scclle of housing developmen’r proposed wuli not provide a sufﬁaenf crmcal

masse to improve viability of development

e The housing development will be porﬂcu|arly visually prominent from the Newton Abbot
Road.. 7 _ | _ '
o The proposdl extends housing development into the open Countryside with'-no_l_imited'
ehysical boLmdary to the north which will also be visuq“y prominent as it will be viewed

‘against the backdrop of open Countrys_ide (rather than an urban chkdroe).
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s Part of the land allocated in the DPD encrocsches upon excesswely sloping ’ropogrophy
which is not economlccllly developoble or deliverable. -
e The identified land also contains trees of very high environmental capital which Wi_ll further

limit the ability of the site to deliver the scale of development as proposed in the DPD.

O

O
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From: Lee Bray [Lee.Bray@southhams.gov.uk]
Sept: 12 .June 2009 18:42

To: HOPWOOD SWALLOW LLP; David Incoll
Ce:

Subject: RE: KEVICC SINGLE SITE AND THE GROVE PRIMARY SCHOO!L. TOTMES )

" Dear Peter,

David has askad that the Forward Planning team reply lo your Ietief and they will write to you further. *

in the meantime | wanted to respond briefly in order to explain thal, in view of the numbers of

" landowners / developers which would have been involved, and in order to deliver a manageable pracess,

the Prince's Foundation's EbD workshops |rw|ia1[0n lists included nane of these.

l also wanted to assure you (and by now | anticipate that others wilf probably have reported o you) that -
the sohools and the couniy education authority were present at the event. . .

Best regards.

Lee

l.ee Bray o

Head of Community Regenerat[on
South Hams Districk Councll

01803 861292

. lee.bray@southhams.gov.uk

From: HOPWOOD SWALLOW LLP [mallto: deslgn@hopwoodswaltowllp co. uk]
Sent: 08 June 2009 17:45

To: David Incoli

Cc

Subject: KEVICC SINGLE SITE AND THE GROVE FRIMARY SCHOOL TOTNES

David - 7

Project 312008 -

Please find attached a copy of our letter sent o you ioday for your informatlon.
regoras o -

PETER SWALLOW

HOPWCOD SWALLOW LLP
CHARTERED ARCHITECTS AND CHARTERED TOWN PLANNERS

Plecse's Passage
High Street
Totnes

Devon 1Q9 5QN

Tel, 01803 867855
Fax: 01803 867858

Sh/cH
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" Dlncoll Esq.

Chief Execulive

South Hams Distdet Councll
Follcion House

Totnes

- Devon Te? GNE

08 June 2009 .

. 312008 76

Dear Mr Incoll

- KEVICC SINGLE SITE AND THE GROVE PRIMARY SCHOOL TOTNES
-Project 312008

REDEVELOPMENT OF EXISTING GROVE SCHOOL SITE TOTNES
Project 152009

* We understand that South Hams District Councll have appolnted the Piince's
Foundation fo undertake an Enqully by Design for the- key seftliernents throughout the

South Hams District.

Totnes is one seﬂlement which will be scrutinised b\,}_ this process.

As you dre awdare, we are plepaiing a stiateglc developrhem proposal for Kevice
which has the potential 1o deliver significant educqtlon sport recieatlon and
communify benefits to the town .

Whilst we are working towands a July subimission for fhe vdrlou_s Planning Applications,
we have In paraliel been promoting the Kevices Single site and relocated Grove
Prirnary School through the emsrglng Local Development Framework route.

We are 1hereforé extremely concemed and disappolnted to note'l‘hdt we have not

“been invited To purﬂcipote In the EBD and have therefore been excluded fiom the

ProCEss.

confinued - - . ' . - page 01

- SAJ A
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D Incoll Esq
08 June 2009

Youwlll appreciate that this is not acceptable, patticularly as the local gioups who
have been Invited have veiy speclfic agendas, some of which confilct with the
asplrcﬂlons to achieve a Kevice Single site and replacement Grove Primairy School with
s associated comrnunlty benefits.

. We understand that upon concluslon of the EBD The Prince's Foundation will teport Iis' '

findings to South Hams District Councit which wilk then form part of your evidence base -
for your emeiging Toines/Daringten Allocations Development Plan Document.,

We wish to have the opportunity to counter the self-Interests of the minority groups who
have been invited 1o participate and we wish to be represented in the EBD process o
we tepresent a signlficant part of the local cormmunity, This would then accord with
your published Staterment of Community Involverment and would hopefully strengthen
the evidence base of your LDF following the repoitt Issued by The Prince's Founddation,
We await your response to our request at your earllest convenlence.

Yours sincerely

HOPWOOD SWALLOW LLP

CHARTERED ARCHITECTS AND CHARTERED TOWN PLANNERS

cec Alan Roblnson 7
Lee Bray : :
Graham Swiss
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