
Totnes & Dartington Development Plan Document

Response from
Transition Town Totnes Building & Housing 
DPD Working Group
This response has been constructed by the DPD Working Group of the TTT Building & Housing Group. The B&H Group has approximately 40 members all of whom are in broad agreement with this response. Transition Town Totnes has over a thousand supporters in Totnes and Dartington.
Summary
Our response has been guided by the need to challenge the assumptions that underpin the DPD in terms of energy availability and the urgency of responses to climate change. Totnes must rapidly move towards a resilient, local and zero carbon economy. Within the constraints of responding to a consultation document we have done our best to propose changes which help achieve this aim.

We trust that you will give full consideration to the detailed response but would like to point out a few key points:

· The introduction by Rob Hopkins gives a succinct description of the global context in which we must view all development.

· We support densification and localization as means to avoid unnecessary use of green field sites and travel but also to optimize energy efficient housing.

· We believe the DPD should aim to provide homes and jobs rather than houses and hectares of employment land.

· We support the use of Baltic Wharf for employment and housing and believe this has the potential to provide many of the homes required while retaining and even expanding employment without the use of green field sites.
· We support limited development on Riverside but oppose housing development at Meadowside.

· We support the development of KEVICCS lower school for housing and recreational use.

· If further use of green field is necessary for housing then our sustainability assessments suggest Puddavine as a better option than Meadowside.

· We oppose the development of Bidwell as employment land.

· We strongly believe that the aspirations for sustainable low carbon development must be expressed by clear targets and our response provides these in some detail.
· Our conclusions are supported by our own Sustainability Threshold Assessment (STA) using 6 priority criteria for 12 site options.
Chris Bird, Coordinator, Building & Housing DPD Working Group

Introduction

"A supply-side crunch in the period to 2015, involving an abrupt escalation in oil prices, cannot be ruled out".
International Energy Agency.

"We have at most ten years – not ten years to decide upon action, but ten years to alter fundamentally the trajectory of global greenhouse emissions".
James Hansen, Director, NASA Goddard Institute for Space Studies

During the time this submission to the DPD was being compiled, the price of oil on the world markets rose to a near-record of $98.62 a barrel.  This echoed a pattern of rapidly rising oil prices, which have gone up 60% in 2007 alone.  The increasingly used term 'peak oil' refers to the point where the world produces the most oil it will ever produce, and from whence it enters terminal decline.  An increasing number of analysts and reports are indicating that we are either at or very close to this peak, which has profound implications for a society such as ours which relies on cheap oil for most aspects of its ability to function. 

A similarly clear and present danger is climate change.  This is a problem of staggering severity, and on an almost daily basis, as more data is gathered and new models are generated, the scientists' predictions worsen.  It is clear that government targets of 60% cuts by 2050 are woefully inadequate, many now argue that nothing short of the urgent complete decarbonisation of society will suffice. 

It is in this context that Transition Town Totnes (TTT) began in 2005.  Its purpose is to act as a catalyst for the community to explore how best to prepare for life beyond the availability of cheap oil and gas.  Since its formation it has run a very popular series of talks, film screenings and Open Space think tank days, produced a widely distributed local food directory, planted food-bearing trees in the town, worked with students at KEVICC, launched the Totnes Pound, a complementary currency accepted in over 60 shops in Totnes, run workshops with local political representatives and worked with local businesses, running swap shops for waste materials, energy efficiency advice and also a pioneering approach called 'Oil Vulnerability Auditing'. 

It has also inspired a global movement of over 400 communities around the world who are initiating similar processes, networked by the Totnes-based Transition Network.  They range from cities such as Bristol and Brighton down to villages and small towns.  It is in this context that this submission has been produced.  It challenges the presumptions that underpin the DPD in terms of energy availability and the urgency of responses to climate change.  

The term 'sustainability' is much cited and often abused.  For TTT, the term refers to development which is moving towards being zero carbon yet is at the same time building resilience, i.e. an economy which prioritises meeting local needs locally, thereby breaking dependence on long and increasingly vulnerable supply chains.  Totnes, with its strong culture of local food, its newly launched community energy company (the Totnes Renewable Energy Society) and its history of openness to new ideas, is in a strong position to take a lead on being example of this approach. 

What, this submission asks, would the DPD look like if it set out to build economic resilience, and to actually drive the move towards a more localized, low-energy Totnes?  The closures of Dairy Crest and Dartington Art College have been huge blows to the town, but as this submission will argue, they also offer the potential for the emergence of development and enterprise which actually meet the demands of the uncertain times we are heading into.  It is hoped that this submission, the result of an enormous amount of work by members of TTT's Building, Energy and Local Government Liaison groups, will help South Hams District Council to more thoroughly integrate issues of climate change and energy security into the plan, and thereby enable to Totnes to be more resilient and robust as it enters uncertain times. 

Rob Hopkins

Founder, Transition Town Totnes
Transition Town Totnes – Building and Housing Group

Response to consultation on the

Totnes and Dartington DPD


GENERAL COMMENTS:

· The local need for more affordable housing and employment space on the scale proposed is generally accepted.  This should be targeted specifically to meet the needs of residents of the Totnes and Dartington area. 

· Densification is seen as central to meeting a wide range of needs of the town - but the current approach of the DPD discourages this.  The employment aim should be expressed in terms of jobs created rather than hectares provided. An aim expressed in hectares provides no incentive for efficient use of the minimum land for the maximum benefit. Small high-density employment spaces waste less land, energy, transportation and building materials.

· The housing aim should be expressed in terms of the number of people given affordable accommodation rather than the number of buildings. This would enable solutions to be identified that cut down on land needed, on the number of structures required and on the consequent demand for energy, building materials and cars. Buildings should be referred to as dwellings rather than houses because, in many cases, flats will meet their needs more efficiently than houses.
· 
· Reuse of existing developed land and buildings should always take precedence over the development of new greenfield land.  Also retrofitting/conversion of existing buildings, should also take precedence over the construction of new buildings.

· The number of new dwellings expected to be completed on previously developed land -  and this as a proportion to overall target housing figures - should be clearly identified within the DPD.

· Recognition shall exist that natural resources are finite and that in a global context, there is a need to greatly reduce the ecological footprint of both individuals and that of the Totnes and Dartington area as a whole. 

· The term ‘achieving sustainable development’ should only be used in the case when objectives can be realistically met without negative social, economic and environmental consequences.  Where this is not realistically achievable, terms such as ‘minimum harm’ or ‘least unsustainable solution’ should be used.

· Transport policies should be based on the design principle of 'filtered permeability' :
A. Locate residential development in places that will minimise car use and the need for car ownership. [This means near to shops, schools, workplaces, public transport services and cycle routes. For example if people live near enough to walk to the High St they are less likely to drive up it.]

B. Locate employment spaces in places that will minimise freight transport and car travel by employees.

C. Maximise the opportunities for use of rail and bus services, cycling and walking and give these modes of transport preferential treatment over car use.

D. Make it easy for everyone to walk or cycle fairly directly from anywhere to anywhere else.

E. But try to restrict car movements to selected routes to minimise congestion, danger and disruption to other modes of transport.
· New development should, to as great a degree as possible, take the form of a number of separate small compact centres of development, and be of such proportion that will limit the potential negative effect of large development on the surrounding social, economic and environmental fabric. 

· Planning scenarios and Proposals should be revised and expanded to take account of the latest estimates of climate change and risks associated with river and flood levels, including adaptation initiatives that might be required over the life span of developments.

6. VISION

Building upon SHDC's Vision Statement and existing policies, we feel the Vision should:

· Promote the sustainable, long-term well being of the people of Totnes/Dartington by adopting principles of self-sufficiency and localisation on all fronts, by supporting local development initiatives that meet ecological footprint criteria and by encouraging, wherever possible, development initiatives will seek to restore the health of ecosystems.

· Enhance social and economic resilience, so to reduce vulnerability to fossil fuel depletion, energy price rises and climate chaos and reduce the Town's ecological footprint by relocalising the economy and reducing transport dependency, especially through the promotion of sustainable local self-reliance in food, renewable energy and other primary resources.
· Acknowledge the finite nature of natural resources, the vulnerability created by unsustainable resource depletion, unsustainable emission of waste and pollution, the consequences of climate change, and the effect this has on the social and economic wellbeing of the population of Dartington and Totnes.  

· To minimise vulnerability to oil price rises and natural resource depletion and to both mitigate and respond to the effects of climate change, Totnes and Dartington shall through a strategy of economic relocalisation become more self-sufficient in its use of resources, including the efficient use of existing resources and using an absolute minimum use of greenfield land for new development purposes.   

· Recognise that natural resources are finite and that in a global context, there is a need to greatly reduce the ecological footprint of both individuals and the Totnes and Dartington area as a whole.  This should include recognition that there is a physical limit to the development of Dartington and Totnes.
· Recognise that the efficient and sustainable use of limited reserves of energy, building materials and greenfield land will be achieved through the combined planning policies of densification and enhancement of the public realm and community spaces, leading to the development of compact convivial energy-efficient communities. 
New defined Vision:

New development will prioritise truly sustainable development by ensuring high quality, locally distinctive, low carbon development, and transportation systems that meet the needs of the Totnes / Dartington area, particularly for affordable housing and jobs.

Development will be centred upon reducing vulnerability to fossil fuel and natural resource depletion, to energy and commodity price rises and to climate change. The area's locally distinctive strategy for enhancing social and economic resilience and for reducing its ecological footprint is by relocalising and diversifying the economy and reducing transport dependency.
This will be accomplished through the promotion of sustainable local self-reliance in food, renewable energy and other primary resources. Efficient and sustainable use of limited reserves of energy, building materials and greenfield land will be achieved through the combined planning policies of densification and of enhancement of the public realm and community spaces, leading to the development of compact convivial energy-efficient communities.

For Totnes, the focus of the town will be widened from the town centre through the development of both banks of the central riverside area as a welcoming 'gateway' to the community.  This will help to increase the vitality, community togetherness and self-containment of the town as a whole and assist the wellbeing of Bridgetown. For Dartington, the settlement’s identity will be enhanced through recognition of its inter-dependence with Totnes while ensuring that the local character and identity of each and their physical separation will be preserved. 
Development of each will recognise and build upon the unique natural and cultural heritage, creative potential and progressive ideals of the population of Totnes and Dartington.

7.  OBJECTIVES

	
	PROPOSED IN DPD
	TTT BHG response

	7.1
	The vision for the Core Strategy is underpinned by a range of strategic objectives. The Totnes/Dartington DPD needs to show clear conformity to, and consistency with, these objectives. At the same time it needs to develop objectives that are more specifically geared to this document. This section sets out those objectives which are of particular importance to the planning framework for the Totnes/Dartington area. Some objectives are modifications of those that appear in the Core Strategy, reflecting the particular circumstances of the area. Objectives which are unchanged or modified retain the same number as their counterpart objective in the Core Strategy. New objectives have been given a new number.
	All the given objectives should be justified in relation to the overall vision of a sustainable low-carbon development community. 

Objectives that are presently expressed as aspirations should be more strongly expressed as targets.

	7.2
	The objectives are set out under the four key themes of sustainable development; ‘housing’, ‘economy’, ‘transport and accessibility’ and ‘environment’. These also reflect the themes of the South Hams Sustainable Community Strategy which are ‘Affordable Homes’, ‘Competitive Local Economy’, ‘Community Vibrancy’ ‘Quality Built and Natural Environment’. ‘Social Inclusion’ and ‘Climate Change’ are cross-cutting themes in the South Hams Sustainable Community Strategy and also underpin this document.
	

	7.3
	Housing

SO1: Ensure that the current and future housing needs of the community are met;

SO2: Provide affordable housing to meet local needs;

SO3: Secure high quality, locally distinctive, low carbon, sustainable housing developments;

SO4: Promote mixed use, mixed type, tenure blind schemes to meet the range of identified housing needs;

SO5: Provide for housing at the highest densities suitable for the site to ensure an efficient use of land without compromising design and layout quality;

SO24: Ensure green infrastructure is integral to development.


	These objectives should further include the following: 
Promote the retrofitting and extension of existing houses and infilling of windfall sites to meet affordable housing need and reduce energy use.

Densification as a core objective - to obtain maximum jobs, accommodation and community benefits from the minimum amount of greenfield land with the lowest resultant demand for energy, transport and building materials (As justified by SO1, SO3, SO13, SO23).

Explicit reference to passive solar gain and zero-carbon buildings

Development that encourages social interaction, interdependency, and cooperative living.
Within the overall target of 400 new dwellings, a proportion of 20% of all new dwellings should be achieved through means of self-build or cooperative housing.


	7.4
	The Totnes/Dartington DPD addresses all of the strategic housing objectives and will help to achieve them in a number of ways. It will help meet the strategic requirements for housing in the South Hams and will require a high percentage of new housing to be affordable to help meet the needs of local people. Mixed use development will be promoted on suitable sites, incorporating mixed type and mixed tenure housing at the highest density suitable and exceeding the government’s minimum target of 30 dwellings per hectare. Development will be expected to be high quality, locally distinctive, low carbon and sustainable. It should also be an attractive, well designed environment that promotes health and safety.
	This is not a clear target: 
All new developments should achieve minimum density of 50 dwellings per hectare, with a target of 75 dwellings per hectare.  High density should also be used as a means of achieving sufficient public open space provision within all major new developments.



	7.5
	Economy

SO7: Regenerate the district’s towns, villages and their hinterlands, using previously developed land and existing buildings where appropriate;

SO8: Provide for business growth and development, prioritising ‘economic relocalisation’ and supporting indigenous growth, growth sectors, and providing year round sustainable well-paid employment;

SO9: Secure high quality, locally distinctive economic development including tourism;

SO10: Improve the district’s economic infrastructure;

SO25: Increase the scope for additional retail activity to meet the needs of both residents and visitors whilst retaining a vibrant and viable Town Centre Zone

SO26: Maximise the opportunities for Totnes to develop and retain its heritage and cultural uniqueness, building on its existing expertise in the arts, independent retail and environmental / green business.


	Should further include:

New employment enterprises should minimise vulnerability to oil price rises.

Create opportunities for local, non-commercial, food production through allotment land or similar. Proposed options should include provision of 100 well-located accessible allotments.

‘Economic relocalisation' and 'minimising vulnerability to oil price rises' - especially if not mentioned in the vision statement.

Development should be to the highest density practicable and include multi level buildings, including both offices and storage/operational spaces.


SO8: Provide for business growth and development without increasing resource depletion, ...

SO9: ". . . including sustainable local tourism"
SO10: Improve the resilience of the district’s economic infrastructure;

	7.6
	The DPD will help to achieve the strategic objectives for the economy listed above. It will allocate new land for employment and mixed-use which will help business growth and development to aid self-sufficiency within the Totnes/Dartington area. The emphasis will be very much on producing high quality employment development which recognises the high quality and sensitivity of the local environment. The DPD will also assist in promoting year round, well-paid employment opportunities.
	

	7.7
	Transport and Accessibility

SO13: Develop an integrated transport system which minimises the need to travel, optimises the choices between travel modes and reduces the impact of travel on the environment;

SO14: Development that generates a high number of trips must be located where it is accessible to sustainable transport if possible within the Town Centre Zone;

SO16: Support the role of Totnes as a market town, especially the town centre;

SO17: Retain existing and promote new local services, facilities and amenities for residents and visitors.


	Should further include:

SO13: More explanation is required as to how the transportation system may minimise need to travel. The close proximity of home/work/schools/shops/facilities and services minimises this need.

SO14: Comma after word 'transport' for clarity

SO17: Retain existing and promote new community services, facilities and amenities for residents and local visitors.

Plus Additional Objectives: 
Ensure transportation systems that minimise vulnerability to oil price rises.
Promote 'economic relocalisation so as to 'minimise vulnerability to oil price rises' - especially if not mentioned in the vision statement.

Promote development that is not dependant upon the use of vehicular transport, through discouragement of use, and provision of effective alternative means of transport. This 
should include drastically cutting High St traffic and promoting accessible car-free developments.

Commit to a strategy of ‘filtered permeability’

	7.8
	The DPD includes a specific policy for the Totnes Town Centre Zone to provide a locational focus for a range of developments, requiring good levels of accessibility and which will generate a significant number of trips. New development in the Totnes / Dartington area will include both new community facilities and the requirement to contribute to the enhancement of existing services and facilities. For example, improvements are required to enhance pedestrian and cycle accessibility particularly across the River Dart, public transport provision, recreation and open spaces. Development will be expected to be located where it is accessible to sustainable transport and, where provision does not currently exist, contributions from appropriate development will be sought. Development should also ensure there is access for all including those with limited mobility.
	

	7.9
	Quality Built and Natural Environment

SO18: Conserve and enhance the quality of the locality’s countryside and river landscape;

SO19: Conserve and enhance the area’s geological resource and the diversity and abundance of wildlife habitats and species;

SO20: Conserve and enhance the historic, architectural and archaeological character and features of the area, with special regard to the Totnes Conservation Area, Totnes Castle and Dartington Hall;

SO21: Promote opportunities for increased sport, recreation and leisure facilities and opportunities in the Totnes and Dartington area including provision for greater enjoyment of the Dart valley;

SO22: Achieve development which is of a high quality, respects its location and is compatible with the sustainable management of land, soil, air and water; and

SO23: Promote low carbon sustainable development which will help to reduce the consumption of fossil fuels and the emission of greenhouse gases.
	Should include:

Densification as a core objective - to obtain maximum jobs, accommodation and community benefits from the minimum amount of greenfield land with the lowest resultant demand for energy, transport and building materials (as justified by SO1, SO3, SO13, SO23).
Promote passive solar gain and zero-carbon (or ideally carbon negative) buildings

Promote development that encourages social interaction, interdependency and cooperative living

Provision of 100 well-located accessible allotments

Specify a target and date for cutting CO2 emissions

	7.10
	The DPD will aim to ensure that development respects and responds to the landscape and topography of the Totnes / Dartington area notably its riverside setting and surrounding landscape character. Development will be environmentally sustainable. It will minimise the use of non-renewable resources and maximise the use of renewable resources (including energy). It will also seek to ensure that development minimises its demand for energy and water and minimises waste and pollution. Development will be required to conserve and enhance biodiversity and local historic and archaeological features wherever possible.
	

	7.11
	The development proposals and policies contained in this DPD provide the means for the delivery of these strategic objectives. Each policy and proposal sets out which objectives it is linked to.
	


SITE SELECTION PROCESS
	
	South Hams District Council
	TTT BHG response

	8.1
	To provide the development required by the Core Strategy, the Council has considered a range of possible locations for housing and employment and mixed-use development in the Totnes/Dartington area, In doing so, it has sought the views of a number of key organisations including Devon County Council, the Environment Agency, South West Water, and English Heritage.  
	Consultation should have better included key Totnes /Dartington organisations and local stakeholders. 

Consultation on a draft vision statement and draft local objectives could have taken place a year before consultation on the preferred options - thereby enabling a more tailored proposal to be presented.

	8.2
	The Council has undertaken a thorough assessment of the development options. It has looked at a large number of sites in and around the two settlements and included areas within the search that have been put forward by landowners. This was done to ensure that a robust, transparent and comprehensive assessment was undertaken.
	The assessment did not fully consider all alternatives for housing and failed to assess the direct and cumulative impacts associated with certain sites (e.g. Bidwell). 

Follaton car park site not assessed

	8.3
	The Council has carefully and thoroughly considered the above potential development site options in order to establish their potential for accommodating new development. To help ensure that sustainable development is at the heart of decisions at every stage of the planmaking process, a Sustainability Appraisal (SA) incorporating Strategic Environmental Assessment (SEA) is undertaken during the preparation of local development documents. This assesses the perceived social, environmental and economic effects of an LDF document to ensure it accords with sustainable development. The chapter on SA deals more fully with this issue.
	Same comment as 8.2

	8.4
	It is important that any comparative assessment of alternative site options is appropriate to the scale and level of the plan and accompanying SA. To undertake this, a process called Sustainability Threshold Assessment (STA) has been employed. STA is a suitable method to carry out the comparative assessment between the numerous site options at the level of detail required. It is a pragmatic assessment tool well suited for locational and site-specific comparative options assessment.
	The methodology used for the Sustainability Threshold Assessment has introduced subjective elements in the evaluation and it is open for re-examination by the larger community. 



	8.5
	For STA, the relevant topics are scoped and an objectives-led assessment framework is used to ensure a systematic process and compatibility with SA and SEA. STA recognises 5 levels of potential effects on Sustainable Development (SD). The importance and significance of effects, together with the possibilities for mitigation / enhancement for each topic are assessed according to its own methods and standards. The overall effects of options on SD are integrated. The use of colours in the overall summary matrix facilitates a clearer understanding of the comparative assessment between options. Additionally, the STA key provides clear definitions that distinguish each threshold level. STA is being used increasingly by planning authorities and developers in the UK to assess locational options and site-specific options.


	The matrix should use a weighting score rather than using a colour-coded ‘traffic lights’ system. The STA should include a numerical scoring for all of the elements included in each criterion; the weighted score for each criterion would then be included in the matrix and process of weighting score repeated. 

Criteria should be modified, weighted by degree of importance and added to in accord with the locally distinctive aim, vision and objectives in order that the site selected can best satisfy these locally distinctive criteria



	8.6
	STA is carried out using the SA Framework of Objectives for Sustainability that were consulted on and confirmed through the SA / SEA process for the Council. This ensures consistency and conformity with the SA / SEA of the other LDF documents. The compare and contrast approach considers all the sustainability objectives. The comparative assessment considers the characteristics of effects, mitigation of adverse effects, opportunities for enhancement, and evidence of commitment to implementation and delivery.
	The soundness of the Sustainability Assessment  (SA) and subsequent documents (STA) should be independently revised against the requirements set forth by EU directive 2001/42/EC, article 5.

	8.7
	Each sustainability objective is graded accordingly to STA as illustrated in the following key. To help give a relatively quick impression of the outcome of the STA of each site, the result is colour-coded. The colours used follow the “traffic lights” principles with green being the most favoured and able to proceed, yellow – on hold awaiting further assessment but likely to be able to proceed, orange – on hold due to significant sustainability problems and unlikely to proceed, red - stop, not able to proceed due to absolute sustainability constraints. A matrix approach is taken to keep the assessment relevant to the scope and level of the DPD. The commentary on the comparative assessment is kept concise to focus on significant differences between the sites, commitments to mitigation and/or enhancement and referenced to particular evidence where relevant.
	See comments under 8.4, 8.5 and 8.6

	8.8
	The key Sustainability Appraisal Objectives used in the STA to assess the development site options are:

• Balanced communities

• Movement & Access

• Housing

• Quality of the built environment

• Health

• Employment

• Economic growth

• Landscape

• Land and soil quality

• Biodiversity

• Historic environment and cultural heritage

• Minerals

• Energy

• Air Quality

• Waste

• Water
	With the caveats expressed in previous items, we believe that criteria should be expanded to include local sustainability targets. To illustrate the point, the following criteria should be included:

Low Carbon and Sustainable Development:

These do not seem to have been significantly modified or weighted to reflect the locally-distinctive elements of the Aims, Vision & Objectives. In particular the vision of "low-carbon sustainable development" has now been especially emphasized in the criteria.

Car-free Development:

Cutting transport demand is recognised as essential for social, environmental, safety and traffic flow reasons. If Totnes is to have distinctive low-carbon sustainable development then the DPD should be trying to identify sites with sufficiently good access that they are suitable for car-free development. Eliminating the need for parking spaces would enable higher density housing on less land - and densification has multiple benefits as indicated above.

	8.9
	Appendix 2 presents the STA matrix which records the outcome of the STA process, further details are also set out in the evidence base paper: Sustainability Threshold Assessment of Development Site Options. The matrix provides an overview of how each site option performs against the 16 SA objectives. It is recognised that there are differences in the quantity and quality of the information available across the range of sites assessed.
	See comments under 8.4, 8.5, 8.6 and 8.8

	8.10
	The outcome of this STA of each site option has been the basis of the Council’s decision making process in reaching its preferred options for development. These are set out in the following chapter. Further detail on the Sustainability Appraisal process and how it has influenced the DPD is provided in the section on SA and in the accompanying Sustainability Appraisal Report.
	All comments above apply.



9.  DEVELOPMENT PROPOSALS

	PROPOSAL 1 RIVERSIDE, TOTNES             

	
	South Hams District Council
	TTT BHG Response                                                      

	 a) 
	About 220 houses, with as high a percentage of affordable housing as is viable and deliverable (more than 50%);

 
	A reduced, though still significant amount number of approximately 120-150 dwellings, may acceptably utilise the lower north western section of Site 5.
The existing caravan park may be relocated within the low-lying flood risk section of this site, extending along the parkland boundary to the site.
If the discussed school does not proceed, then the upper site may be used for further residential use to maintain a suitably aligned urban boundary of Bridgetown, to the extent that it does not significantly detract from the skyline of the upper site.
Flood risk issues exist on the lower part of the Bridgetown Riverside site, and Steamer Quay site. Any redevelopment of these sites needs to take fully into account expected changes in sea level. Development should be of suitable design and use to accommodate this change.


	b)
	About 1ha of employment land, planned on a mixed use basis;
	TTT supports the mixing housing with retail or B1 activities, as long as it is incorporated appropriately.

At the Steamer Quay site 6, existing riverside parking should be relocated to the rear section of the existing caravan site to allow best use of the water frontage as an amenity asset.

	c)
	A site of about 2ha for a new primary school;

 
	-

	d)
	Public open space, including:

I.  
a significant single area of new public open space of about 3.4ha;

II. 
linkage via a new area of public open space between the riverside and the Bridgetown Green Corridor;

III.
enhanced riverside public open space, including continuous riverside access and improved play provision;
	Agreed, on condition that land allocated as new parkland should retain the potential to revert to agricultural use if necessary, for provision local produce.



	e)
	Children’s play provision on site and a contribution towards enhancement of existing facilities nearby;
	Agreed 

	f)
	An extensive network of footpaths and cycleways within the site and linking to the adjoining and wider Totnes area, including:

I. 
a footbridge link from Steamer Quay to Vire Island and from the Island to the west bank;

II. 
a circular footpath link from Longmarsh to the top of Bridgetown at Weston Lane;
	Agreed, on condition that any footbridge design would be designed sympathetically, and be of suitable design to include cycleway. Add:
“The cycle network should be extended to link existing cycle routes and developments with one another and with any new developments”.

	g)
	A contribution towards off site improvements to the local highway network;
	

	h)
	Car and coach parking of at least the same amount as presently exists;
	Car parking sympathetically designed may be suitably accommodated to the rear of the existing caravan park 

Parking should be kept to a minimum on the river frontage, and a significant proportion of existing car parking area used as public open space
Limits should be set on any increase in provision. 

	i)
	Provision for enhanced tourist, visitor, café and boating facilities
	This was agreed, with the following reservation. That any redevelopment took into account provision for a caravan park, sea scout/youth facilities and the TBA provision. The area should not be overdeveloped and of appropriate design.

	j)
	Allotments on the site;
	Agreed 

	k)
	A contribution towards education provision;
	

	l)
	Provision for public art; and ?
	Agreed

	m)
	Strategic landscaping and parkland / landscape enhancement.
	Agreed (See STA)

	
	
	

	PROPOSAL 2 MEADOWSIDE, DARTINGTON AND TOTNES (DPD ref 9.29)

	a)
	About 150 houses, with as high a percentage of affordable housing as is viable and deliverable (more than 50%);
	We do not agree that Meadowside should be a preferred site for housing development. This site forms a sensitive boundary to the Dartington Estate, contributes to creating a pleasant green road corridor, has wildlife value, potential flooding problems and has road access issues. (See STA). 

Our STA scoring indicates that the neighbouring Puddavine, Site 21 is a better option in the same locality (Again see STA). 

	b)
	Public open space and children’s play provision on the site;
	

	c)
	Direct linkage from the site to the Totnes-Dartington footpath / cycle way;
	

	d)
	A contribution towards education provision;
	

	 
	Strategic landscaping, particularly along the site’s northern boundary, including:

I.  
retention of existing mature broadleaf trees at that boundary and across the site;

II. 
retention of hedge banks along the eastern and southern boundaries of the site and hedge bank reinforcement / landscaping along the Dartington Lane frontages.
	

	PROPOSAL 3 – MARKET SQUARE AND CIVIC HALL, TOTNES - (DPD ref 9.36) 

	a)
	Provision of a new indoor multi-function facility to serve the Totnes community;
	Due to the disturbance construction will cause to market trader, visitors, and due to energy and resources required, a full feasibility study should first be taken on rehabilitation/redesign of the current facility, and consultation with the market traders, before any commitment to new build is given.

	b)
	Provision of significant high quality outdoor public realm;
	Subject to the above, on the principle that the civic square as a public open space must be retained and market space is not reduced.

	c)
	The above two elements to provide for the continued functioning of the site as a civic area incorporating the town’s markets;
	Agreed, on condition that there would be no reduction in market space

	d)
	Retail uses at ground floor level; 
	This was agreed with, subject to initial feasibility/design study

	e)
	Scope for commercial, office and residential uses above ground floor level, including as much affordable housing as is viable (in excess of 50%);
	Agreed, with the following condition. Redevelopment of the site should not work on the basis of requiring housing on the same site to make this viable.  The characteristics of the site should determine future use.

Although potential does exist for some flat accommodation (possibly up to 15 units), a design feasibility study should be completed before any commitment is given to provide housing on this site.

	f)
	Access through the site to facilitate public pedestrian movement between High Street and South Street;
	Agreed, 
on condition that vehicle access for the market traders be retained

	g)
	All aspects of design to be of the highest standard respecting the setting of the site;
	Agreed. 

	h)
	Possible provision of a new library;
	Agreed. 

	PROPOSAL 4 – BIDWELL, DARTINGTON - (DPD ref 9.46) 

	a)
	Employment development of 4ha of new employment land, providing for a mix of B1, B2 and B8 uses;

 
	This site is not suitable for employment or residential use.

The first priority should be to make maximal use of existing employment sites, including land at Webber’s Yard through densification. Any further development must be based on an assessment of employment needs of the town.

If there is a need for a new employment site in Dartington, due to the landscape and built environment qualities of the area, and location of new primary school, it is far better sited on the land opposite to Webbers Yard (Site 19) rather than at Bidwell (See STA for  justification).  
The community of Dartington and Week have identified Beacon Park as a suitable alternative to this site. As such this site justifies investigation as a potential further alternative.

	b)
	Footpath/cycleway links from the site across Bidwell Brook linking to the existing footpath and beyond to the A385 and a connection from the Totnes/Dartington/Steiner School footpath/cycleway into the site;
	Any new employment area requires provision of suitable pedestrian and cycle access to the population centres of Dartington and Totnes.

	c)
	Strategic landscaping immediately to the west of the site.
	

	PROPOSAL 5 – BALTIC WHARF, TOTNES - (DPD ref 9.54)

	a)
	Employment provision. Significant new purpose-built employment floor space, predominantly in Use Class B1, with some B2 uses;
	The upper and lower halves of this site should be considered separately.

TTT support mixed residential use on the lower site on condition that any new development does not result in a net reduction of jobs. 


a)  Employment levels on this site may be increased, while in addition, up to 240 dwellings could potentially be accommodated at high density but this must count towards the target of 400 houses and must not be regarded as a ‘windfall’. Warehouse style buildings of 4-5 storeys, with employment/boat storage use at ground level may provide increased employment activity and residential use within this area.  Further, B2 use should be restricted.

Some of this site is in Flood Zone 3 and also at risk from rising sea levels.  As such, any redevelopment needs to take into account expected changes in sea level and should be of suitable design to accommodate this change.

b) The boatyard should be retained on an area suitable to retain at minimum current employment levels upon the site.  

c) Fields on the upper part of this site provide a valuable rural backdrop and link to protected AONB to the south and should be retained.  This is suitable for recreational use but should only be developed if it can reasonably be returned to agricultural use if needed in the future.  New allotment use may also be suitable.  

d) Consideration must be given to ways of ensuring safe public and recreational access to the river frontage including cycle access where possible.

Conditions on any such development are that:

1. The top priority is to retain the core marine industry (boatbuilding and repair - but probably not over winter boat storage) and to retain the job numbers associated with it - and to densify its activity into a smaller area, if possible, but only to a degree that would not threaten its commercial viability.
2. Maximise the potential for new jobs on however much of the site can be made available on the condition that it does not threaten priority 1.
3. Allow housing only if:
a) it does not threaten 1 and 2
b) houses count towards the 400 total and are NOT treated as a windfall.



	b)
	Retention of boatyard and associated facilities on an area of at least 5,000 m2;
	Agreed

	c)
	Public Open Space. Formal public realm within the site and along the river frontage and on-site play provision; and the fields to the west of Baltic Wharf to be managed as an informal recreation area for their visual and ecological value,
	Agreed, 
on condition that ease of access is ensured.

Consideration must be given to ways of ensuring safe public and recreational access to the river frontage including cycle access where possible
Development conditions should not preclude the future agricultural use of the upper pasture area if this becomes necessary.

	d)
	Enhanced and formalised cycle path and footpath provision including riverside access on and adjacent to the site.
	Agreed, with the following reservation: t
hat  access was not on to the industrial development of the wharf.

	 PROPOSAL 6 – DAIRY CREST SITE, TOTNES (DPD ref 9.63)

	a)
	Employment provision. Significant new purpose-built employment floor space in Use Classes B1 / B2;
	Mixed employment and residential use, including approximately 50 dwellings located above workplaces, could be accommodated at this site.
Flood risk issues exist, so redevelopment needs to take fully into account expected changes in sea level. Development should be of suitable design and use, and positioning, to accommodate this change.
The proposals being drawn up by the Sustainable Business Group for this site accord closely with your own and with ours as well as those of the Totnes & District Community Strategy Group.
In any proposed development the Sustainable Business Park group should be consulted and involved.

B2 use should be restricted 

	b)
	Footpath / cycle path through the site linking the main road to the riverside;
	This is agreed with.

	c)
	Enhanced public realm adjoining the River Dart with improved pedestrian linkages along the riverside and to the town.
	This was agreed, with the following reservation:
The footpath and cycle way from Brutus Bridge to the railway bridge be upgraded allowing safe pedestrian and cycle access to the town and included within the Open Space Strategy.

	
	
	Due to the expected changes in sea level, serious flood risk issues exist on this site. Any site redevelopment needs to take this fully into account.  

	PROPOSAL 7 – WEBBERS YARD, DARTINGTON - (DPD ref 9.69) 

	a)
	Employment provision. Significant new purpose-built employment floorspace, predominantly in Use Class B1, with some B2 uses;
	The use of this site should be intensified
B2 use, especially heavier and more transport-dependent types, should be restricted
B2 distribution activities should be located close to the A38

	b)
	Environmental enhancement including sensitive treatment of the A385 frontage;
	Supported

	c)
	Retention of the Lescaze building and respect for its setting;
	Supported 

	d)
	High quality design of the buildings and spaces between them;
	Supported 

	e)
	Provision of public open space within the site;
	Is this necessary in this location?

	f)
	Enhanced pedestrian and cycle access in and around the site.
	Supported 


	 PROPOSAL 8: - TOTNES TOWN CENTRE ZONE – (DPD ref 10.10)

	a)
	A Town Centre Zone is designated to help sustain and enhance the vitality and viability of central Totnes. Within the Town Centre Zone, a Primary Shopping Area and a Core Zone are defined to provide a focus for retail activity.
	Agreed

	b)
	Within the Core Zone, in order to safeguard its special shopping character:

I. 
At least 70% of the frontage should remain in Use Class A1;

II. 
Proposals for residential development at ground floor level will not be permitted;
	Agreed 
Facilities for shoppers to safely lock up bicycles should be greatly increased within the Core Zone to enable a reduction in car use

	c)
	Amusement centres will not be permitted in Totnes except where they would cause no harm to conservation interests, road safety or the amenity of local residents, and will not conflict with other Town Centre Zone policies.

 
	

Supported

	PROPOSAL 9: TOTNES POLICY AREAS - (DPD ref 10.31) 

	a)
	Development for educational, sport, recreational and community purposes will be permitted within Policy Area 1 at KEVICC.
	Agreed 

 

	b)
	The Grove Primary School site, shown as Policy Area 2, should be retained for community uses, providing a youth centre and associated facilities and public open space including retention of the existing play pitch and provision of children’s play facilities.
	Agreed

	c)
	At The Rotherfold, shown as Policy Area 3, re-development to deliver a comprehensive enhancement scheme will be acceptable in principle. This should include a substantial public open space and environmental enhancement.
	Agreed 

	d)
	Changes of use resulting in the loss of land or premises from Use Classes B1 and B2 and other employment uses will not be permitted within Policy Area 4 at Malt Mill, Policy Area 5 at Babbage Road, Policy Area 6 at St Peter’s Quay and Policy Area 7 at Steamer Quay Road.
	

	e)
	Borough Park, shown as Policy Area 8, should be retained for sport, recreation, leisure and public open space uses.
	Agreed

 


	f)
	The area around Totnes Castle, shown as Policy Area 9, should be kept free from development and retained predominantly as open space in order to maintain the vital contribution it makes to the setting of the castle and the visual character of the area.
	Agreed, on the principle of improved public access 

	g)
	Developments that would increase the number of vehicles on the roads in the area around Cherry Cross, delineated as Policy Area 10, will not be permitted.
	

	h)
	Development that would damage or alter the low density and character of, or increase the number of vehicles in, Policy Area 11 in northern Bridgetown will not be permitted.
	

	i)
	The open area comprising the Bridgetown green corridor, shown as Policy Area 12, should be retained as open space in order to maintain the contribution it makes to the visual character and amenities of the area.
	This is agreed with.

 

	j)
	Development adjoining the river should include provision for continuous riverside access for pedestrians and cyclists and improvements to the riverside public realm.
	This is agreed with.

 

	k)
	A wetland amenity area is proposed on the low-lying land adjacent to the River Dart between Totnes Bridge and Brutus Bridge.
	Agreed 

	 PROPOSAL 10: TOTNES ACCESS AND TRANSPORT – (DPD ref 10.44)

	1.
	A pedestrian priority scheme is proposed in Fore Street and High Street. Traffic management in the town centre will be promoted in conjunction with any pedestrian scheme. 
	Agreed, on condition:
that this is a substantially improved, and effective pedestrian priority scheme allowing cycle access.
Local transport design should be undertaken holistically and include a strategy of ‘filtered permeability’, as previously described.
In support of 10.44 “The cycle network should be extended to link existing cycle routes and developments with one another and with any new developments”.

	2.
	A park and stride scheme is proposed at a site adjoining the A381 at Brutus Bridge. 
	

	3.
	Riverside walks on both banks of the River Dart and footpath connections to these from surrounding areas are proposed. A new pedestrian footbridge link across the river from Steamer Quay to Vire Island and on to Town Marsh is also proposed. Development schemes on sites adjoining the River Dart in Totnes should include provision for continuous public access to the riverside (or a financial contribution towards such provision) and a financial contribution towards the provision of a new pedestrian link across the River Dart. 
	Agreed. The bridge should be sufficiently wide to accommodate separate pedestrian and cycle lanes.



	PROPOSAL 11: DARTINGTON POLICY AREAS - (DPD ref 10.57)

	a)
	 The open areas to the north of Forder Lane (Policy Area 13), west of Newman Crescent (Policy Area 14), between Hunters Moon Estate and the Cott Inn (Policy Area 15) and within the Hunters Moon Estate (Policy Area 16), should be retained as open spaces in order to maintain the contribution they make to the visual character of the area.
	Agreed

 

	b)
	Development which would significantly alter the density of buildings or damage the landscape and character of the area around Hunters Moon House and Winthills, shown as Policy Area 17 will not be permitted.
	Agreed, with the following reservations.  

That existing sporting facilities should be kept

	c)
	A site of about 4.5 hectares opposite Webbers Yard is proposed for sports pitches and public open space.
	In the event that new employment land is required, t
his area should be relocated on site 20 – Bidwell, Dartington - allowing better use of these facilities by the school and for visual/cultural heritage purposes (See STA further comments).

Dartington parish council and local residents should be engaged on this proposal.

	d)
	Development for educational, agricultural, cultural, research, renewable sustainable energy, small scale employment initiatives or rural diversification purposes within the Dartington Special Policy Area, shown on the Proposals Map, will be permitted provided that it will have little adverse impact on the appearance, tranquillity or amenities of the area and that there is no significant loss of agricultural land. Alternative uses other than those listed above may be permitted to Listed and other historic buildings within the Special Policy Area, provided it can be demonstrated that the proposal will sustain the Listed or historic buildings.
	Agreed 

 

	LOWER KEVICC SITE : TOWN COUNCIL ALTERNATIVE PROPOSAL FOR HOUSING

	a)
	About 180 houses, with as high a percentage of affordable housing as is viable and deliverable (more than 50%);
	In principle agreed.  

The site has close proximity to the town centre, it has an existing residential/urban identity, good access, and potential for renewable energy generation (See STA).  

Development should include conversion, retrofitting, and reuse of existing school buildings on the site to most practical effect.
Development of this site should be conditional upon its contribution to the target figure of 400 dwellings on new development land.


	b)
	Public open space, including:

I. 
a significant single area of new public open 

II. 
linkage via a new area of public open space by the riverside and including the Totnes and Dartington Cycle/path way 

III.enhanced riverside public open space, including continuous riverside access and improved play provision;
	A green corridor running through the site should link the river cycle path with KEVICC school

	c)
	Children’s play provision on site and a contribution towards enhancement of existing facilities nearby;
	

	d)
	A contribution towards off site improvements to the local highway network;
	

	e)
	Adequate provision for car parking; on both the lower and upper site
	

	f)
	With the move to upper site there is no loss of green space and an increase in the provision of sports pitches.
	Agreed

	g)
	Community access to the sports facilities developed as a result of the move
	Agreed

	h)
	Provision for access of community transport on both the lower and upper sites
	Agreed

	i)
	Strategic landscaping and parkland / landscape enhancement 
	Agreed

	
	This proposal will allow for the development of 180 homes on a site which will be more sustainable than the Riverside development [Proposal 1] at Bridgetown.

It will provide an open space green field site by the river as well as an integral play area in the development. It is close enough to the town to alleviate the need to drive in and is served by both public and community transport. The cycle/pathway from Totnes to Dartington is along the riverside of the development.

The gaining of green space on the KEVICC upper site will allow more sports pitches to be developed. The development will also include new all weather pitches for community use. The sports facilities will be utilized as part of the 7/52 community policy for usage and provide greater youth space for the young people of the town.
	This requires verification with full feasibility study

	PROPOSAL – Site 19, OPPOSITE WEBBER’S YARD, DARTINGTON

	a)
	Employment development of 4ha of new employment land, providing for a mix of B1, and B8 uses;
	 This is a problematic site, in particular for B8 activity, but is not as inappropriate as Bidwell so could be considered as an alternative.

	PROPOSAL – Site 21, PUDDAVINE A, B, C

	a)
	Potential exists for 150+ dwellings on site A, 150+ on Site B, and 200+ on Site C  


	 This is considered suitable (See STA)

	12. MONITORING
	

	TARGETS AND MEASURES


	RESPONSE



	12,3 The Council has developed a framework for monitoring this DPD so that it can assess the extent to which the document is achieving its vision and spatial objectives are being achieved (at Appendix 4). This framework includes a series of indicators and targets which will be used to assess the extent to which policies in the Totnes/Dartington DPD are being implemented and, where this is failing, explain why and set out what steps are to be taken to ensure that the policy is implemented or whether the policy is to be amended or replaced because it is not working as intended. Monitoring should also be undertaken to identify any significant effects that implementation of the policies in this DPD is having on the delivery of sustainable development, and to determine whether policies need to be amended or replaced. The outcome of this monitoring will be provided in the AMR.  
	In order to achieve the Vision and Objectives, the following targets needs to be adopted and appropriately included within the DPD:

Dwelling density – 

Unless sites are unsuitable due to context or site specific issues, new residential development should achieve a minimum density of 50 dwellings per hectare, with a target of 75 dwellings per hectare. In suitable locations within central Totnes, densities of over 100 dwellings per hectare can be effectively achieved. High density should also be used as a means of achieving sufficient public open space provision within all major new developments.
Parking levels for residential purposes – 

Current car parking allocation for new residential development of 1 space per 1 room dwelling, 1.5 per two room and 2 spaces per 3 rooms and over, consumes an excessive quantity of land for new development and encourages car use. To support the objectives S023, SO26, SO18 and CS5 residential parking should be reduced to maximum of 1 parking space per new dwelling, with discretionary level below this relating to the characteristics including location of developments. To compensate for this reduction, strategies of car share, improved public transportation, pedestrian/cycle facilities provision, local residential use of employee parking areas at evening and weekends, and providing the ability for people to live near their workplaces should be fully engaged. For this purpose it will be necessary to select sites close to public transportation links, residential and commercial areas to enable ease of non-vehicle access and non-ownership of cars.  
Parking levels for employment purposes 

Provision of excessive staff parking consumes an excessive quantity of land for new development and encourages car use. The long term aspiration would be to eliminate the necessity of car ownership where possible. To support the objectives S023, SO26, SO18 and CS5 employment parking should be reduced to maximum of 1 space per 3 employees.  To compensate for this reduction, strategies of car share, improved public transportation, pedestrian/cycle facilities provision, employee use of local residential parking areas during working hours, and providing the ability for people to live near their workplaces should be fully engaged. For this purpose it will be necessary to select sites close to public transportation links, residential and commercial areas to enable ease of non-vehicle access and non-ownership of cars. 
Code for Sustainable Homes – 

Government guidance document Building a Greener Future sets out a timetable for increasing the code level requirements over a given timeframe.  Within this document the target is for all homes to meet code level 3 from 2010; code level 4 from 2013; and code level 6 from 2016.  To effectively achieve SO23 and promote low carbon sustainable development, we suggest a target of Code Level 3 by 2008, Code Level 4 by 2010; Code Level 5 by 2013 and Code Level 6 by 2016.  All new homes built by Social Registered Landlords (RSL’s) or others with Housing Corporation Funding, will comply with the Code immediately it becomes mandatory in line with the CSH. This also accords with the current approved Core Strategy which aims “to promote development which will help reduce the consumption of fossil fuels and the emission of green-house gases”.

BREEAM Commercial Building Standards 
In keeping with the Government and Industry Sustainable Construction Strategy which requires that 1/5th of all building projects over £1m must be rated "excellent" by 2008, South Hams must also incorporate a timetable for improving the energy efficiency standards for commercial buildings which would set a target date of 2010 for when all privately funded commercial building projects should achieve BREEAM “excellent” standard, with further incremental improvements of performance to 2016.   The policy should also state that all publicly funded building projects for non -residential buildings should be required to meet BREEAM “excellent” from 2008, with further incremental improvements of performance to 2016.

Renewable Energy 

In accordance with the principles of the Climate Change Bill, Government targets, and in line with SHDC’s vision of achieving low carbon sustainable development, it is felt that a target of 20% on site renewable energy is appropriate for all new developments from 2008, incrementally increasing to 50% by 2016. 
Alternative methods of housing 

Within the overall target of 400 new dwellings, a minimum proportion of 20% of all new dwellings should be achieved through means of self-build or cooperative housing.
Allotment provision – 

Within the spatial framework of 400 new dwellings, a minimum of 100 allotments broken into small clusters around the town to enable ease of access and to promote conviviality.  For example, Site 13 land Copland Meadow, is suitable for this purpose.
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