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This is the Dartington Neighbourhood Plan pre Regulation 14 consultation full document. 

Your views are needed! 

The Dartington Neighbourhood Plan process has been a long journey and many parishioners have 

given a great deal of their time to this project for which I’m very appreciative.   Our co-ordinator, Kate 

Wilson has collated material from consultations, researched planning policy (often changing), encour-

aged individual contributions and kept us informed via steering group minutes and the dedicated web-

site.  I am very grateful for her stamina and persistent attention to detail.   

Over the last six years we have held numerous consultations in the parish, drafted and redrafted the 

emerging plan, talked to landowners, local planning officers and other neighbourhood planning 

groups.  Early on in our journey we organised, with Transition Town Totnes and the Dartington Hall 

Trust, the Future Homes Conference, showcasing some of the best practice in the provision of truly 

affordable and sustainable housing.  In addition, we have reacted to changing legislation, considera-

ble changes to the Local Plan and have had ongoing conversations with Dartington Hall Trust repre-

sentatives.  We have also made representations to the Local Planning Authority both during public 

consultations and at the JLP Examination and it is thanks to our representations that the number of 

houses allocated to the Broom Park field was reduced from 100 houses to 80.   

Our Neighbourhood Plan seeks to push the boundaries of planning and aspires to keep Dartington 

parish as a thriving and sustainable community.  This supplement contains our revised Vision, Aims, 

Objectives and Policies which can be viewed as the ‘teeth’ of our draft plan. These are the sections 

that will carry weight when developers present planning applications in the parish.   

Our Neighbourhood Plan cannot override the Joint Local Plan (JLP) or national planning legislation 

but, once adopted, the Plan policies will be considered in any planning application in the parish, 

whether for an extension to an existing dwelling or for a new build of many houses.  In this ‘Our 

Dartington supplement ’ we have also included our detailed justification of the proposed Rural Gap 

policy which aims to safeguard the land between Dartington and Totnes ensuring they remain as two 

separate and distinctive settlements together with the proposed Settlement Boundaries in the Parish. 

The steering group has been consulted about the current draft of the Plan and their feedback incorpo-

rated into the version here but we also need your views. The full document is available on the Neigh-

bourhood Plan website on this page https://dartingtonnp.wordpress.com/neighbourhood-plan-

consultation/ 

We seek feed-back from everyone who lives, works or has a business in the parish, whether you are 

new to the parish or have lived or worked here for a long time. 

We’d prefer it if you email your comments to dartingtonparishcouncil@outlook.com but you may post 

comments to Kate Wilson, parish clerk and NP coordinator, Hexton, Ashburton Road Totnes TQ9 

5JU. Please include your name and address with your comments. Your information will be used only 

for the Neighbourhood Plan and your details will not be shared. The deadline for receiving comments 

is 5pm on Monday 20th July. 

My thanks go to all who have been involved in getting the draft Neighbourhood Plan to this stage.  

Our next stage in the plan process will be Regulation 14 and thereafter other stages summarised in 

the step by step guide enclosed in the Summer issue of ‘Our Dartington’. 

Anna Lunk 

Chair – Neighbourhood Planning Steering Group 
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FOREWORD  

Welcome to Dartington Neighbourhood Plan, a document prepared by and for the people 

who live and work in the parish of Dartington.  It is the result of public meetings, consulta-

tions and many hours of work by a team of volunteers led by the Neighbourhood Plan 

Steering Group and our co-ordinator.  It has been produced to ensure that any develop-

ment in the parish over the plan period addresses the challenges of climate change and 

enhances and safeguards the many assets we are so fortunate to have in the parish: a 

beautiful landscape, many historic buildings and a vibrant community. We are a country 

parish with a rich cultural life. The Dartington Hall Estate has a history of initiatives in and 

influence on the rural economy, education, the arts and social policy, and much of the 

parish’s cultural life is still centred on the Estate. 

Our Neighbourhood Plan is therefore a planning document and a celebration of our 

unique parish.   

Anna Lunk, Chair of the Neighbourhood Plan Steering Group 

This is the full text version of the Neighbourhood Plan, but it is still a draft. When we have the 

final version it will be professionally produced and will look much better! Please email your 

comments on the content to: dartingtonparishcouncil@outlook.com or post to  Kate Wilson,  

“Hexton” Ashburton Road Totnes TQ9 5JU and include your name and postal address. 

Apart from the information on pages 1, 2, 3 and 4, the Aims, Objectives, Policies and all para-

graphs are numbered in this document. It would be useful to those collating the comments if 

you could refer to the relevant numbers in your responses.  Thank you. 
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OUR PARISH 

In 1086 the Domesday Book lists Dartington as a manor held by William of Falaise, one of 

William the Conqueror’s Norman captains. The Manor consisted of the lord’s demesne and 

the scattered farms and hamlets of Tigley, Week, Westcombe, Hood, Puddaven, Cott, Ven-

ton and Allerton. In 1388 King Richard II granted the manor to John Holand who built 

Dartington Hall to reflect his status and wealth; two centuries later King Henry VIII granted 

the Estate to two of his wives. In 1559 the Champernowne family were the owners and by 

the mid-19th century the estate was agricultural, and its ancient mediaeval buildings were 

used as farm buildings.  

The purchase of the Dartington Hall estate in 1925 by Leonard and Dorothy Elmhirst her-

alded a period of great change. Mindful of the social and cultural responsibilities their great 

wealth gave them, the Elmirsts undertook a major programme of restoration under the su-

pervision of William Weir from 1927 to 1938. Dartington Hall became the focus for an ex-

periment in rural regeneration based on modern methods of agriculture and forestry, busi-

ness enterprise, progressive education, the arts, and architecture all of which created a 

need for more housing. Between 1921 and 1971 the number of houses in Dartington grew 

from 123 to nearly 500 and the population increased from 492 to 1,560. Dartington became 

a centre  of innovation, influence and a magnet for artists and professionals of international 

repute.  

Growth continued steadily in the parish and several developments of largely open market 

housing such as Copland Meadows (1980s); Gidleys Meadow (1990s) the Origins Estate 

(2016), Meadowside/Nellies Wood View (2017) and Yarners Mill (2019) have been built. 

The population at the 2011 census was 1,753 and is now estimated to be 1,900.  

In March 2019 Dartington Parish Council declared a Climate Emergency and this allows our 

Neighbourhood Plan to strengthen the application of the strategic policies of the JLP ena-

bling them to respond to the climate crisis by promoting issues of sustainability, climate 

change vulnerability and resilience and accelerating the transition to a zero-carbon future. 

The challenge is to shape how Dartington parish continues to evolve in a way which reflects 

what a sustainable rural community should look like and how it should behave in the mid-

21st Century in the face of a climate emergency. Planning does not provide all the answers, 

but it can influence the location, form, content and design of new development in a way 

which helps meet local needs and aspirations.   
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 INTRODUCTION 

What is a Neighbourhood Plan? 

1. A Neighbourhood Plan (NP) is a community-led framework for guiding the future de-

velopment of an area. Forming part of the planning system, it is about managing 

change in the use and development of land and is based on an extensive process of 

evidence gathering and consultation to identify local needs and priorities. If a NP 

successfully passes scrutiny by an independent examiner and is subsequently ap-

proved by a local referendum, it will become part of the Statutory Development Plan. 

The local planning authority will be then required to take the NP into account in the 

consideration and determination of planning applications and any subsequent ap-

peals. 

2. The Localism Act 2011 gave communities the right to development and approve at 

local referendum a Neighbourhood Plan that would have legal weight.  This plan has 

been developed in line with that opportunity for local people to be involved in the fu-

ture of Dartington. 

3.     Neighbourhood Plans must: 

3.1 Have regard to national policies as set out in the National Planning Policy Frame-

work (NPPF). 

3.2 Contribute to the achievement of sustainable development which seeks to deliver 

economic, social and environmental objectives in a mutually reinforcing manner 

taking account of the needs and opportunities of local circumstances. 

3.3 Generally, conform to strategic policies for the development of the area. These are 

contained in the JLP for Plymouth and S W Devon and relate to the overall pattern 

and scale of housing and commercial development, infrastructure provision, com-

munity facilities and conservation and enhancement of the natural, built and histor-

ic environment, including landscapes and green infrastructure, and planning 

measures to address climate change mitigation and adaptation. Para 13 of the re-

vised (Feb 2019) NPPF says: “The application of the presumption has implications 

for the way communities engage in neighbourhood planning. Neighbourhood plans 

should support the delivery of strategic policies contained in local plans or spatial 

development strategies; and should shape and direct development that is outside 

of these strategic policies”; and 

3.4 Be compatible with retained EU obligations. 

3.5 It is important to note that policies contained in an NP cannot block development 

that is already part of an approved Local Plan.  However, what they can do is influ-

ence the form and content of that development and what it will look like.  

4.    Dartington Parish Council has made a Climate Emergency Declaration (March 2019. 

See  appendix XX for text) and takes the view that its Neighbourhood Plan will en-

hance the strategic policies of the JLP by responding to this climate crisis and build-

ing support to plan for a zero-carbon future.  
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Designated Neighbourhood Area  

5.  The designated area for our Neighbourhood Plan covers the whole of Dartington par-

ish (see Map 1). The designation was made by South Hams District Council as local 

planning authority on June 5th June 2014.    

Map 1: Designated Neighbourhood Plan Area.  

Why prepare a Neighbourhood Plan for Dartington? 

6.  In 1999 Dartington residents produced a Dartington Village Appraisal Report which 

collated the opinions of residents and reflected a sense of place and community. In 

2010 the Dartington Community Action Group produced a Draft Community Plan. 

While these documents demonstrated parishioner interest in deciding the future of the 

area, neither had statutory weight in planning terms. The community felt that a Neigh-

bourhood Plan, being a legal planning document, would build on these previous plans 

and provide the opportunity to shape the nature of new development. A Neighbour-

hood Plan was felt to be a more inclusive process which would ensure that as far as 

possible parish needs are met. It can also address the challenges of climate change 

and contribute positively to the distinctive qualities of Dartington Parish. 
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Policy Context 

7.  The Joint Local Plan (JLP) for Plymouth and South West Devon was adopted in March 

2019. It was produced by the three partner authorities  including South Hams District 

Council, the local planning authority covering Dartington. Consultation on the Supple-

mentary Planning Document, which adds further detail and guidance to JLP policies, 

took place during winter 2019/20, and it is anticipated that the SPD will be adopted in 

early summer 2020.   Within the JLP, Dartington is defined as a Key Village where 

growth is planned to maintain its function in serving a wider rural area and ensure that 

services and facilities can be sustained and enhanced where appropriate. Within the 

parish boundary, 326 new homes and 4 hectares of employment land have been allo-

cated.  The special nature of Dartington Hall Estate which makes up a significant part 

of the parish is recognised in the JLP and Policy TTV23 requires an Estate Framework 

to be produced.  

Plan period monitoring and review  

8.  The Neighbourhood Plan covers the period from 2014-2034. This aligns with the time-

scale of the JLP. Dartington Parish Council, as the responsible body for the Neigh-

bourhood Plan, will monitor the application of the Plan to ensure its continuing rele-

vance and effectiveness and review it when necessary.  

Plan preparation 

9.   The preparation of this NP has been informed by a comprehensive programme of 

meetings, surveys and consultation.  

10. Neighbourhood Plan meetings have included specific Task Group meetings which re-

port to the Steering Group. Steering Group meetings have also been open to all and 

during 2015 and 2016 were held monthly. Less frequent, but more specifically focused 

Steering Group meetings have been held during 2017, 2018 and 2019.  

11. Consultation events, which have identified the key issues, priorities and vision under-

lying the Plan, have included the following: 

12. October and November 2014 to identify and set up task groups; The May 2014 Com-

munity Day at Dartington Hall; The Future Homes Conference February 2015; Desti-

nation Dartington Open day in February 2015; Parish consultation meeting of June 

2015; Energy in Neighbourhood Planning consultation March 2016 in conjunction 

with Totnes Neighbourhood Plan; April 2016 consultation and Parish Housing Needs 

Survey event; Open Space Sport and Recreation Strategy consultation September 

2016; Business survey 2016; Traffic surveys November 2016 and 2018; March 2017 

Emerging Draft Consultation; Quiet Roads Survey October/November 2017.  

13. To facilitate preparation of the Neighbourhood Plan, a part-time coordinator has 

been employed, a dedicated NP website maintained and regular updates on pro-

gress included in the quarterly parish magazine delivered to all parishioners. All 

consultations, meetings and events are detailed in the Consultation Statement. 
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Supporting evidence 

14 Dartington’s NP is underpinned by a range of evidence which is contained within the 

‘Summary of Evidence’ document which is contained in Appendix XX. All supporting 

documents and evidence base are available on the Dartington NP website. 

Status of this document 

15  This document is the pre-submission draft plan that is intended to be the basis of pub-

licity and consultation with the community and key stakeholders prior to submission to 

the local planning authority.  
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18. AIMS  

In order to deliver our vision, we have identified five aims.  

Aim 1. To achieve a Well-balanced Community  

Aim 2. To secure the distinctive identity and character of Dartington as a rural 
parish. 
 
Aim 3. To enable residents, workers and visitors to Dartington to adopt sustain-

able and healthy lifestyles. 

Aim 4. To supporting the transition to a net zero carbon world and adapting to 

climate change. 

Aim 5. To protect, enhance and increase wildlife and biodiversity and strength-

en the green infrastructure of the parish. 

THE NEIGHBOURHOOD PLAN VISION  

 

16   Our Neighbourhood Plan provides an opportunity to shape the nature of new devel-

opment and will ensure that as far as possible it meets local needs, improves com-

munity resilience and contributes positively to the distinctive qualities of both the built 

and natural environment in Dartington. Our vision sets out aspirations for Dartington 

during the of the Neighbourhood Plan period up to 2034. 

 

17. Our Vision for Dartington 

      Respecting and enhancing its unique natural, built and cultural heritage, our vision is 

for Dartington to be a well-balanced and diverse community where people are able to 

live in harmony with the natural environment in the face of the climate and ecological 

emergency. Where new development takes place, it will set exemplary standards of 

sustainability and good quality design which respect the country nature of the parish 

and its rural setting. Dartington will maintain its distinctive identity and character as a 

place providing homes, livelihoods and facilities which meet local needs and offers an 

active and good quality of life for residents of all ages 
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Describing the parish 

 

19.   The landscape of Dartington parish is predominantly rural. There are areas of primarily 

deciduous woodland, such as Wynards Copse, and hedgerows which frequently incor-

porate large trees enclosing predominantly grazing land. Rounded hills and ridges 

such as Yarner Beacon and North Wood, which contain evidence of early human set-

tlement, are characteristic features. Watercourses such as Bidwell Brook, Wrenford 

and Malt Mill streams drain eastward towards the lower reaches of the River Dart 

which forms part of the eastern boundary of the parish. The Dartington Hall Estate 

contains 300 acres of broadleaf and conifer woodland and recent agroforestry projects 

are adding to this mix. 

20.   As in many similar parishes, statistics show that more young people are moving out of 

the parish than are moving into it. This reflects the lack of opportunity for young people 

to rent or buy property at a price which they can afford and is in part the result of the 

closure of Dartington College of Arts which relocated to Falmouth in 2010. Like much 

of Devon, the population structure of Dartington reflects an ageing population. As a 

result, only 58% of the population is of working age resulting in a dependency ratio 

that is more than 30% higher than for England as a whole.   

21.   To the north of the parish are the small estates of Broom Park and Huxhams Cross 

built in the 1930s to house the growing numbers of workers on the Dartington Hall es-

tate. They are now sought-after properties and, together with the later development of 

Hunters Moon, have an entry in Pevsner’s Buildings of Devon where mention is made 

of their attractive lay out around village greens. Broom Park adjoins the historic hamlet 

of Week where there are14 listed buildings, a community orchard and The Apricot 

Centre biodynamic farm.  The Huxhams Cross Estate is on the opposite side of the 

A384 at the entrance to the village and backs on to North Woods. 

22.  To the east lies the Dartington Hall Estate which surrounds the Grade 1 listed Darting-

ton Hall, owned by the Dartington Hall Charitable Trust (DHT) save for a few houses 

which the Trust has recently sold. This area contains significant heritage assets includ-

ing the Great Hall and the listed parkland and gardens. The estate is the focus of 

DHT’s activities and is home to residential, and commercial tenants.  

23.   The Shinners Bridge area where the A384 joins the A385 contains extensive community 

facilities. The Dorothy Elmhirst playing field and the River Dart Academy, housed in the 

old, listed Primary school buildings and catering for vulnerable children outside main-

stream education, are opposite The Village Stores, Post Office and Shinners Bridge 

Garage.  

24.  Travelling west on the A385 leads to the listed Lescaze Offices and then to the Web-

bers Yard Industrial Estate which houses many thriving businesses. New houses at 

Origins and Yarners Mill have been built on either side of the A385 at this western en-

trance to the village.  
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Describing the parish continued 

26.  The former hamlet of Cott extends to the south of Shinners Bridge and is now the 

largest residential area in Dartington and contains some of the oldest buildings, in-

cluding the 13th Century Cott Inn and buildings in Staple, as well as some of the new-

est, for example the 2020 Brimhay Gardens development. 

27.  Further along Cott Rd is Puddaven to the east. Clay Lane leads through Puddaven to 

houses at Meadowside on the A385, still in Dartington parish but close to the Totnes 

boundary. Longcause and Barracks Hill continue to the south and Copland Meadows 

which borders Totnes is the development at this entrance to the parish.  

28. The remainder of the parish contains clusters of rural settlement including hamlets 

and scattered farmsteads and cottages. The hamlets of Allerton, Brooking, Hood, Tig-

ley, Velwell, Venton, and Westcombe comprise clusters of traditionally constructed 

manors, farmhouses, barns and agricultural workers cottages, some of which are 

listed.  

29. The parish is bisected by two major trunk roads, the A384 and A385 which each run 

from the A38 Devon Expressway from Exeter and Plymouth and beyond to Totnes 

and into the South Hams. As a result, through traffic converges at Shinners Bridge 

roundabout. Congestion, and associated air pollution problems, arises at peak peri-

ods and residents suffer the consequences of traffic using the back lanes of the par-

ish as alternative routes.  

25.  The Meadowbrook Community Centre and associated sports and recreation area, 

Dartington Primary School, and Bidwell Brook School which caters for students with 

SEND from across South Devon and Robins Respite Centre are on the A384. Oppo-

site, on the Dartington Estate, are the Shops at Dartington which includes cafes and 

food outlets, a play area, seating areas, an Upcycling store which provides drop-in 

skills learning sessions, creative craft workshops and parking. 
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What We Hope Our Neighbourhood Plan Will Achieve 

30.   The picture of the parish is reflected in some of the key issues that have emerged 

from evidence gathering, consultation and discussion during the five years that work 

has been undertaken on Dartington’s Neighbourhood Plan.   

Aims, Objectives and Policies 

31.   The way our Neighbourhood Plan will address the key issues is by its Aims, Objec-

tives and Policies. 

32.   Each Aim is a broad statement of what we hope the NP will achieve and has a series 

of Objectives related to it. These are more specific and help to explain how the Aim 

can be achieved. Objectives lead to Policies which are the how we will achieve the 

vision. 

33.    Neighbourhood Plan Policies set out the main planning considerations that will need 

to be considered. They guide decision making and have legal weight when decisions 

on planning applications are made. Policies should be supported by evidence and be 

clear, precise, positive, relevant and be capable of being delivered. 

AIM 1:  TO ACHIEVE A WELL-BALANCED COMMUNITY  

Objectives to support Aim 1 

Obj. 1.1 Ensure that new development addresses local needs especially for smaller 

and more affordable homes in all tenures  

Obj. 1.2 Widen opportunities for new housing to be delivered through alternative deliv-

ery models such as self/custom-build, and co-housing  

Obj. 1.3 Enable older residents to continue to live independently through the provision 

of appropriate accommodation  

Introduction 

34.  Over the past 10 years there have been changes in the composition of Dartington’s 

population and household structure.  The number of new homes has increased in 

the parish by 153 since the 2011 Census and with a minimum of 41 additional plan-

ning consents in the pipeline Dartington will have seen a 23% increase in housing 

numbers. Since 2014, when the Local JLP process commenced, the number of new 

homes in larger housing schemes on sites approved for this parish in this plan will 

have increased the number of houses in Dartington by 59% check. Most of these 

homes involve private residential development, which is driven by land value and 

profit considerations.  This has resulted in new homes being targeted towards those 

trading up or downsizing.  This market approach creates little opportunity for new 

entrants to the owner-occupied market which accounted for 71.4% of all dwellings in 

the parish in 2011.  A post occupancy survey of Cavanna’s Origins scheme under-

taken by students from the Atrium School at Ashburton, found that 43% of respond-

ents were retired. Check validity/Reference 
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35.  House prices in Dartington are high relative to some of the South Hams, the South 

West and to England as a whole. This has implications for job retention and attract-

ing employees for low wage jobs into the area. Housing affordability is therefore a 

significant issue for the parish and recognised by the community as an obstacle to a 

well-balanced community. 

36  There is a limited supply of housing to rent privately in Dartington. At the 2011 Cen-

sus some 9.6% of households lived in privately rented homes. South Devon Rural 

Housing Association (SDR) is the largest provider in the parish of social rented prop-

erty which accounted for 14.6% of households in 2011, with their stock being con-

centrated at Cott and Broom Park.  SDR needs to upgrade much of its stock to meet 

modern standards and a mixed tenure redevelopment scheme at Brimhay with 

homes for sale, flats to rent and supported accommodation is almost completed.  

Dartington Hall Trust is also a significant landlord renting housing in the parish. Else-

where affordable housing has been provided under the management of Spectrum 

and Live West Housing Associations as part of the developments at Origins, Mead-

owside and Yarners Mill. 

37.  The 2011 Census reveals a mismatch between the size of houses in the parish and 

the size of households with more than 50% of households in the parish containing 

just 1 or 2 people. New private development is not, for the most part, addressing the 

needs of one and two person households as most homes built being have 3 or 4 

bedrooms.   

38.  There are three adult care homes in Dartington and while life expectancy rises have 

stalled recently, potential increases in life expectancy may increase the need for re-

tirement homes, sheltered housing and extra care accommodation. There is a net 

inflow of those in the 65+ age group in the parish and the 2011 census shows 26% 

of the population is over 65 compared to 16% nationally. This has implications for 

the success of a viable, balanced, rural community which our NP hopes to address.  

39.  The JLP allocations provide an opportunity for the Neighbourhood Plan to plan posi-

tively for a wider range of housing in terms of size, affordability, tenure and delivery 

mechanism, to meet local needs and help achieve the aim of a well-balanced commu-

nity. REWORD? 

Alternative housing delivery models 

40. Following the 2015 Future Home Conference there has been a growing community com-

mitment to alternative delivery models for new housing to meet local needs and create 

greater variety in the supply of new homes in the parish. There are many reasons to en-

courage this approach to development starting with building skills, fostering a sense of 

community, encouraging affordability, and increasing environmental sustainability. 
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41.  A key challenge for self-build and community led housing is to secure appropriate 

sites. This is something which the Neighbourhood Plan can enable on sites allocated 

in the JLP or as sites on which building would not normally be permitted. 

 

THERE ARE TWO POLICIES TO DELIVER AIM 1:  

POLICY 1 Housing Mix and  

POLICY 2 Self/Custom Build and community led housing 

42.  Achieving a well-balanced community requires that new housing is delivered over 

the plan period to meet the identified local needs for housing which is genuinely af-

fordable to those on lower incomes, those needing to rent and those seeking to 

make the first step into home ownership. 

43.  Where new housing in the parish will be built on green field sites which are close to 

infrastructure it is unlikely that developers will face abnormal costs. It is therefore ex-

pected that affordable housing will be provided at least in line with the requirements 

of the JLP. 

44.  The difficulties facing young people and families in establishing themselves on the 

housing ladder in Dartington is exacerbated by the price of houses in the parish.  

South Hams is one of the least affordable locations in the South West with house 

prices significantly higher than the national and county average  Land Registry data 

on sold house prices for the year to September 2019 shows that the average price of 

all properties sold in Dartington was approximately 5% above the South Hams aver-

age (£348,131 v £330,478).  Indeed, Dartington/Staverton ward is the 2nd least af-

fordable in the District.  Housing affordability is therefore a significant issue for the 

parish and recognised by the community as an obstacle to a wellbalanced communi-

ty. 

45.  The Parish Housing Needs Survey (see appendix xxxx) conducted In 2016 identified 

18 households that could not afford to buy or rent within the parish and calculated that 

22 affordable houses would be needed over the following 5 years. This calculation 

identified only those in the greatest need and who qualify for affordable housing. It did 

not identify those who cannot afford to buy a house and do not qualify for affordable 

housing.  

46.  The 2011 Census shows a mismatch between the size of houses and the size of 

households in the parish. Average household size in 2011 was 2.2 persons with more 

than 50% of households at least, being 1 or 2 person households.   The clear need is 

for more 1 and 2 bed properties.  The South Hams Strategic Housing Market Assess-

ment for the JLP suggests that the mix of dwelling sizes required is as follows: 

      1 Bed 50% 2 Bed 22% 3 Bed 16%  4+ Bed 6%  check these—should total 100 

Context for POLICY 1 Housing Mix 
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47  Recent new housing schemes in Dartington have mainly provided 3 and 4-bedroom 

homes. For example, the proportion of 3 and 4-bedroom homes in Origins, Yarners Mill 

and Meadowside is 65%, 63% and 76% respectively.  

48.  The anticipated ageing of the parish’s population over the next 15 years might mean 

greater pressure for downsizing to smaller, more manageable and cost-effective 

homes alongside the provision of ‘final move’ accommodation, such as sheltered and 

extra care housing.  

49  The evidence justifies a policy approach which seeks to ensure that the new housing 

planned for the parish over the plan period addresses identified local needs for af-

fordable, smaller homes. This will help young people to rent or buy as well as ena-

bling older residents to move to smaller houses which over time should increase the 

supply of second-hand family accommodation.  

POLICY 1 – Housing mix 

New housing development should address local housing needs, particularly in terms of 

affordability, size and means of delivery.   

Affordable homes should be included at least in line with adopted targets and formal ar-

rangements should be made to ensure that the homes remain affordable in perpetuity.  

Developments of 11 dwellings or more should include 67% one- and two-bedroom 

homes. For smaller developments (apart from single dwellings) the target is at least 50%.   

Proposals for housing specifically aimed at meeting the needs of the elderly and those 

with accessibility challenges will be supported particularly where it is well integrated with 

the local community and facilities. 

Ref JLP Policies SO8, STP2, STP3, SP6, TTV2, TTV20, TTV21, TTV22, TTV23, DEV8, 
DEV9 

Context for POLICY 2 Self/Custom build and Community led housing 

 

50.  Evidence of local commitment to alternative delivery models for new housing may be 

seen in the Transition Homes Community Land Trust scheme for 27 eco-homes on a 

site which is a departure from the Local Plan at Clay Park, and interest in a DHT pro-

posal for 40 self-build/custom build plots at Lane End/Plantation where over 200 peo-

ple registered interest in a scheme which was subsequently put on hold. 
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51.  Community led housing projects can command a good level of local support. Evi-

dence indicates that houses built in this way are more energy efficient and provide 

better value for money than those produced by traditional volume house builders. 

Designs are often the result of community consultation and collaboration and incor-

porate the needs of residents. 

POLICY 2 - Self/Custom build and Community led housing 

On sites of more than 11 units, 10% of the plots will be made available as serviced plots 

at market value for self/custom build affordable housing. Evidence needed 

Proposals for community led and community owned housing schemes, may be support-

ed in circumstances where other housing developments would not be permitted. 

AIM 2 - TO SECURE THE DISTINCTIVE IDENTITY AND CHARACTER OF DARTING-

TON AS A RURAL PARISH. 

Objectives delivering Aim 2 

Obj. 2.1 Maintain the landscape setting of Dartington and its physical separation from Tot-

nes 

Obj.2.2 Maintain the setting and character of the historic hamlets and farmsteads in the 

rural parts of the parish 

Obj.2.3 Promote local distinctiveness in the design of new development. 

Obj 2.4 Protect the natural and landscape features which contribute to the valued charac-

ter of Dartington as a rural parish. 

Obj.2.5 Maintain and strengthen the cluster of local facilities and services around the heart 

of the village at Shinners Bridge  

Obj.2.6 Maintain and enhance Dartington’s green infrastructure to provide access to the 

countryside and attractive routes for walking and cycling 

Obj.2.7 Protect greenspace which contributes to local character, recreation and/or walking 

and cycling 

Obj 82. Protect and increase the range, structure, quality, and connectivity of natural habi-

tats and biodiversity in the parish, particularly woodland along the valley bottoms. 

Obj.2.9 Protect Dartington’s built heritage and give new life to deteriorating assets to ena-

ble its cultural heritage to flourish. 

Obj.2.10 Safeguard dark skies 
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Aim 2 Introduction 

52.  The character of Dartington as ‘something of a town-country one, even if nearer the 

country than the town’ ref Michael Young in the Elmhirst of Dartington? is highly val-

ued by local people. It is reflected in a settlement pattern which is close to but sepa-

rate from Totnes and a landscape which exhibits strong elements of rurality.  Farm-

ing and agricultural activities dominate the view throughout the parish.  Local people 

enjoy access to a good range of services whilst being able to access countryside 

which supports a rich and important local wildlife. The parish also has a long and 

fascinating history which can be seen in important heritage assets which need to be 

maintained and given new life to ensure that the rich cultural heritage of Dartington 

continues as an important reason for people to live, work and visit the parish. 

53.  Dartington has absorbed new development in recent years and JLP allocations will 

enable this to continue over the Plan period.  A key challenge facing the parish is 

ensuring that as planned change happens, the essential character of the parish is 

maintained and enhanced and local needs are prioritised and met. Residents con-

sider Dartington to be a rural parish and this is one of the main reasons that people 

choose to live and work here. 

54.  Taken together the natural and landscape features contribute strongly to the valued 

character of Dartington as a rural parish. 

Settlement pattern and density  

55.  The predominant character of Dartington parish is of a rural place with an agricultural 

landscape punctuated by clusters of small settlements or hamlets mostly reached by 

narrow lanes lined by trees and hedgerows, with boundary walls and structures 

made of local stone. The largest hamlet is Cott which adjoins the hamlets of Staple 

and Vineyard and has a core of historic buildings.  Cott has low density housing de-

velopments and a wide range of individual properties and its character is gradually 

being changed by new housing developments, infill, replacement dwellings and large 

residential extensions.   

 

56.  The traditional character of the hamlets further away from the village heart remains 

largely intact despite conversion, modernisation and limited new development. These 

hamlets are covered by JLP policies aimed at controlling development in the open 

countryside.  This also applies to individual listed buildings which sit in a rural setting 

such as Longcause House.   
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57.  Copland Meadow and Meadowside housing developments are in Dartington parish, 

although they are also part of the Totnes urban area. However, the majority of the 

parish lies beyond the urban area of Totnes and is separated from Totnes by an area 

of open countryside which maintains the setting of both communities. That the heart 

of the parish has a clear boundary and green space in between it and the settlement 

of Totnes is valued as an indicator of the rural nature of the parish. This green rural 

gap which contains small pockets of historic settlement, for example at Puddaven 

and Brook House, is subject to development pressures which have been resisted 

due to landscape and access issues. The Transition Homes site at Clay Park has 

received consent as a departure site because of the planned provision of affordable 

and sustainable homes for local people.  However, this development is very much an 

exception to the NP aspirations to maintain this separation and it is not envisaged 

that other development will be permitted in this rural gap.  

The built and cultural heritage  

58.  Heritage conservation is focused on structures and buildings of historic and/or archi-

tectural importance and the physical settings within which these assets are located 

contributes significantly to their heritage value.    

59. The built environment and cultural heritage is a key feature of Dartington which adds 

significantly to the qualities and sense of place which are valued by local people and 

the many visitors who return time and time again. The history of the parish is reflect-

ed in its many listed buildings and monuments:  

• Four Scheduled Ancient Monuments which speak to the prehistoric (hilltop enclo-

sures) and medieval history of Dartington Hall (medieval great house and Deer 

Park) 

• Two Grade 1 listed buildings: Dartington Hall and the tower of the former church 

of St Mary’s, both on the Dartington Hall Estate 

• Six Grade II* listings which encompass ecclesiastical buildings (Church of St Bar-

nabas at Brooking and St Mary’s, Dartington) and on the Dartington Estate, the 

Gardens, Henry Moore’s Christopher Martin Memorial, the former parsonage at 

the Old Postern and the International Modernist High Cross House. 

• Ninety Grade II listings.  These are located across the parish and reflect both the 

legacy of the Elmhirst’s activities in restoration and new building in the inter war 

period, the agricultural history of the parish, found in historic farmhouses and agri-

cultural buildings often clustered in small hamlets and a wide range of vernacular 

buildings using traditional forms such as Devon longhouse and local materials. 
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The Dartington Hall Estate  

60.  The setting is particularly important to the heritage assets found on the Dartington 

Hall Estate and the cultural heritage is particularly strong given that several of the 

listed buildings are associated with Leonard and Dorothy Elmhirst’s ‘English experi-

ment’. Dartington Hall Estate has played a dominant role in the life of the parish over 

the centuries. The history of the Elmhirsts of Dartington is well documented and 

their legacy is continued through the work of DHT which seeks to maintain the use 

of the Dartington Hall Estate as a centre of progressive learning, experimentation 

and innovation and engagement with the rural environment, the arts, social justice 

and wellbeing.   DHT faces a significant challenge in finding a sustainable business 

model which enables it to maintain the physical and cultural legacy of the Estate.  

JLP Policy TTV23 provides a framework to enable the regeneration of the Core Es-

tate.  The Neighbourhood Plan seeks to ensure that decisions by DHT in relation to 

their landholding outside the Core Estate do not compromise, but support, the wider 

identity and character of the parish. 

Public access to countryside, play and sports facilities:   

61.    The location of settlement within a rural setting provides people with good access to 

the countryside.  On the Dartington Hall Estate a network of public and permissive 

paths and local access roads offers the opportunity to enjoy the historic park and 

gardens, including the recently restored Deer Park. The Estate is also home to the 

former Foxhole school playing fields which are used by local football and cricket 

clubs.  Beyond the Core Estate Meadowbrook Playing Field provides the main vil-

lage sports ground with links to the nearby Community Centre.  Meadowbrook also 

has an open-air swimming pool and play area which caters for children from the 

surrounding schools and nearby residents.  The other play areas in the parish are 

to be found at Dartington Hall, Gidley’s Meadow, Origins, Meadowside and at The 

Shops at Dartington. 

62.    Valued areas of informal communal green space form central features of the housing at Sta-

ple, Huxham’s Cross, Broom Park, and Hunter’s Moon. Public Open space has been pro-

vided as part of the housing development at Origins and a currently underused square 

which is Public Open Space at the eastern entrance to Webber’s Yard is awaiting improve-

ments. 

Accessibility to village facilities  

63. Dartington benefits from relatively good accessibility to the facilities and services 

available in nearby Totnes which can be reached on foot from parts of the parish. 

However, a strong contributor to Dartington’s character as a separate settlement is 

the good range of facilities serving the local (and wider) population.  These facilities 

are clustered around Shinners Bridge with access from the A384 and A385, Cott 

Road and local footpaths and cycleway.  Although access to many of these facilities 

is severed by heavily trafficked routes, the village shop, pub, filling station, local busi-

nesses, primary and other schools and Meadowbrook Community Centre serve to 

create a village ‘heart’ where people meet and socialise. 
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64.   The role which this area plays as a ‘destination’ contributing to Dartington’s ‘sense of 

place’ is reinforced by the presence of the Shops at Dartington which sit on the 

south west corner of the Core Estate.  While the facilities here are primarily targeted 

towards leisure visitors and act as a ‘gateway’ to the Estate, the mix of shops and 

eating facilities housed in historic structures and the provision of car parking rein-

forces the active role which the Shinners Bridge area plays at the heart of the com-

Landscape character and natural features 

65.  The South Hams and West Devon Landscape Character Assessment identifies four 

landscape types across Dartington parish. These are: 3A Upper farmed and wooded 

valley slopes; 3B Lower rolling farmland and settled valley slopes; 3C Sparsely set-

tled farmed valley floors; and 3G River valley slopes and coombs.  These classifica-

tions encapsulate the undulating landscape of ridges and hills which fall away to the 

valleys of the Lower Dart and its tributaries.  

66.  Agriculture is the predominant land use with fields mainly under pasture although 

there is some arable and horticultural production. Fields are bounded by hedgerows 

and Devon banks which contain large oak and beech trees, particularly on land man-

aged by DHT.  There are records of 260 veteran trees on the Estate, of which 21 are 

considered ancient. There are several mature plantations and copses, many of which 

were established by the Elmhirsts in the 1920s and 30s.  The impact of ash dieback 

is being felt in the parish threatening landscape quality. 

67 .North Wood and Yarner Beacon are prominent landscape features where a combina-

tion of topography and vegetation contribute to the rural setting.  The lower land is 

occupied by watercourses, most notably the River Dart which forms much of the 

northern and eastern boundary of the parish.  Most of the watercourses, in particular 

the River dart and its tributaries are edged by dense, tree-lined wildlife corridors that 

are rich in wildlife.  The value which is attached to the River Dart is demonstrated by 

the recently established River Dart Charter.  

68.  Bidwell Brook runs west to east through Brooking, Lownard, Week and Shinners 

Bridge and onto Queen’s Marsh to the River Dart within the Totnes boundary.  Par-

allel to the Bidwell Brook for some of its length run footpaths and the Access for All 

path (NCR2) which has value for both nature conservation and recreation. 
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Green Gap 

69.  The settlement boundaries define the northern extent of the Totnes urban area and 

Cott which is the main village in the parish.  The remaining parts of the parish are 

defined for planning purposes as Countryside where the policy approach set out in 

the JLP is ‘to protect the special character and role of the countryside’. 

70.  The Green Gap between Totnes and Dartington plays an important role in maintaining 

the separate identity and character of the two settlements. The predominant character 

of Totnes is of an urban settlement of relatively dense development with limited gar-

den ground resulting in hard boundaries and limited scope for trees in the built envi-

ronment.  By contrast Dartington primarily comprises low density development which 

supports extensive public and private green space and tree cover. This is a character 

which local people wish to retain.  Maintaining clear physical separation between the 

settlements and requiring new development in Dartington to reflect local character will 

help achieve this aim. 

71.  The Green Gap fulfils several important roles which justify its retention.   

72. .First, it provides a landscape setting for assets of acknowledged heritage value. It 

acts as a backdrop for views from the south and east of the medieval core of Totnes 

including the Castle (Scheduled Ancient Monument), St Mary’s Church and the Con-

servation Area covering most of the town centre.  This is illustrated by Plate 1 which 

is the view from Higher Bridgetown.  

Plate 1 View towards Green Gap across Totnes from Higher Bridgetown  
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73.  The Green Gap also contributes to the landscape setting of Dartington Hall and its 

Grade II* listed historic park and garden from its entrance at Lower Drive. More local-

ly the Green Gap provides the setting for a number of listed buildings such as Long-

cause House and Brook House. 

74.   Second, the landscape characteristics contribute to the distinctive rural qualities of 

the Green Gap. Topographically it comprises: the steep south facing valley of Malt 

Mill stream which provides clear separation between development along Plymouth 

Road and at Follaton and housing at Copland Meadow and Barracks Hill.  Here the 

boundary is reinforced by the presence of the GWR mainline which follows the val-

ley bottom. See Plate 2 

75.   Hedge bound fields containing mature oak and woodland planting occupy the ridge 

which runs from Barracks Hill towards Cott including a cluster of historic properties 

at Longcause Cross. To the north the land falls away across more tree lined fields 

towards the A385 and Queen’s Marsh. See Plates 3 and 4.  The nature of the Green 

Gap is of added value for wildlife and biodiversity. 

Plate 2 Green Gap viewed from Jackmans Lane across new housing at Follaton Oak  



 23 

Plate 3 Green Gap viewed across Queen’s Marsh and Puddavine  

Plate 4 Green Gap viewed from footpath above Queen’s Marsh towards Cott  
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76.   Third, the Green Gap is served by a network of lanes, which adds to its rural charac-

ter. These are Brook Lane to Crossings Cross, Longcause, Sawpit Lane, Cott Road, 

Clay Lane, Vineyard  and the unmetalled Copland Lane. (See Plates 5, 6, 7. 8.and 

Plate 5 Longcause  Plate 6 Sawpit Lane  

 Plate 7 Clay Lane   Plate 8 Copland Lane  

77. These roads are lined by hedgerows and verges which provide refuge from through 

traffic seeking a short cut at peak hours. At Longcause Cross the road width is re-

stricted giving rise to pedestrian/vehicular conflict and concerns over safety.  
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Plate 9 Restricted road width at Longcause Cross  

78.  Fourth, the network of lanes and public footpaths which run between Longcause, 

Puddavine,  Clay Lane and Shinner’s Bridge, provides good opportunities for public 

access to the countryside for walking and cycling.  Copland Lane forms part of the 

Franklin Trail, a circular walking route around Totnes. The recreational function of 

the Green Gap has been apparent during the recent lockdown contributing to the 

physical and mental wellbeing of the local community.  It should also be noted that 

the Green Gap lanes provide the most direct route for sustainable movement be-

tween Cott and Totnes, including journeys to King Edward VI Community College.  

79.    Fifth, the Green Gap fulfils an important function for local food growing and rural en-

terprise. Well used allotments are to be found at Copland Meadow and Sawpit Lane, 

where Moor Trees also operate a tree nursery. Other businesses include visitor ac-

commodation, biomass production, firewood supply, and smallholdings.  
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80.  The qualities and function of the Green Gap require protection from further erosion.  

The approval of development by Transition Homes Totnes has been supported as a 

community led scheme providing a high proportion of affordable homes, and exem-

plar environmental standards including provision for local food growing.  Elsewhere 

consent has been obtained for a small number of individual properties in some cases 

using Part Q Permitted Development Rights. Land within the Green Gap has been 

subject to SHLA assessment but has been rejected on landscape and access 

grounds.  

81.  The Neighbourhood Plan proposes a specific policy which gives added protection to 

its special character and role of the Green Gap as countryside separating the urban 

area of Totnes and the village of Dartington. 

Dark skies  

82. Darkness at night is one of the most important differences between urban and rural 

areas. The South Hams is currently the 14th darkest district out of the 326 districts in 

England and parts of Dartington parish are very dark which many residents value. 

83.  Key to maintaining the rural character of Dartington is the need to protect parts of the 

parish from light pollution. Light can spread for miles from its source disrupting the 

rural environment and causing irritation to humans too. Lighting the sky wastes mon-

ey and causes unnecessary carbon emissions. Nocturnal species such as bats are 

particularly sensitive to even low levels of light pollution. 

84.  Limiting light spillage is important for wildlife, particularly nocturnal species such as 

bats which are particularly sensitive to even low levels of light pollution. 

85.  A consultation held in April 2018 asked parishioners about the importance of dark 

skies and 100 percent of respondents were in favour of a policy to safeguard night-

time darkness and reduce light pollution for the surrounding area.  (See appendix xxx 

for consultation) 
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There are six Policies related to Aim 2  

POLICY 3 Settlement Boundary 

POLICY 4 Development within the Settlement boundary 

POLICY 5 Development in the Green Gap between Dartington and Totnes 

POLICY 6 Development outside the settlement boundary 

POLICY 7 Local distinctivenessin Design 

POLICY 8 Safeguarding dark skies 

Context for POLICY 3 Dartington Settlement Boundary  

 

86.   The JLP does not define settlement boundaries and Neighbourhood Plans are 

able to choose whether to adopt a settlement boundary for their village. 

 

87. A settlement boundary is a line on a map drawn around the built form of a place. 

The settlement boundary is used to identify the area where a set of plan policies 

are to be applied.  Inside this boundary, development is accepted in principle and 

outside this boundary development is not accepted in principle. 

 

88.   It is important to note that proposals for development inside a settlement boundary 

are not guaranteed planning permission. Proposals will be expected to conform to 

development policies which set criteria that govern the character, design, sustain-

ability, and identity of the site.  

 

89.   Within the two settlement boundary areas identified on Map 2 and the DHT Estate 

area covered by Policy TTV23 and shown on map 3, there is a presumption in fa-

vour of sustainable development as defined in this Neighbourhood Plan, the JLP 

and the NPPF. Any land within the parish of Dartington which is outside the settle-

ment boundary areas or outside the Dartington Hall Estate boundary and there-

fore outside the scope of JLP policy TTV 23 is deemed to be rural and develop-

ment will only be permitted where it complies with POLICY 5 and POLICY 6 of 

this NP and with relevant JLP Policies. 

 

90.  The principles for drawing settlement boundaries were contained in the JLP 

“Thriving Towns and Villages Settlement Boundary Topic Paper Draft March 

2017”. The settlement boundary for Dartington parish includes the built form of 

the centre of the parish as previously identified in the Topic Paper’s settlement 

boundary maps and also brings in those sites which are within the Dartington par-

ish boundary that were previously included within the Totnes settlement boundary 

maps.  
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91.   The settlement boundary of Dartington Parish is intended to direct the growth of the 

settlement and enable development to take place in a coherent manner, protecting 

the landscape setting of the village centre and protecting the surrounding country-

side from encroachment. 

Map 3 DHT estate boundary 

POLICY 3  Settlement Boundary 

The proposed Settlement Boundary areas for Dartington Parish are identified on map 3 

Settlement Boundary below.  

Development on land in between the two coloured areas will not normally be acceptable. 

 

Map 2 Settlement Boundary  

note “Development Boundaries”  

needs to be changed on the map) 
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92.    The continued physical separation of Dartington and Totnes and the landscape set-

ting are important features of Dartington as a predominantly rural parish. While the 

principle of development is clearly accepted within that part of the Totnes settle-

ment boundary which lies within Dartington, including allocated sites at Lane End/

Plantation and Ashburton Road/Nellies Wood, development in the open country-

side between Totnes and Dartington should only be permitted on an exceptional 

basis, as at Clay Park . 

 

93.   The site at Ashburton Road/Nellies Wood is currently allocated for employment use. 

This was intended to be provided as part of the wider development at Meadowside.  

 

94.    Over the plan period Dartington is likely to continue to grow significantly with devel-

opment on sites allocated in the JLP.  The location of these sites to the north west 

of Cott in the quadrant between the A384 and the A385 provides an opportunity to 

create a new village ‘quarter’ which sets a new standard for sustainable rural living.  

This standard should also apply to new development brought forward on the Core 

Estate under JLP Policy TTV23. This new standard needs to be defined 

Context for POLICY 4 Development within settlement boundaries 
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Development will be permitted inside the settlement boundaries provided it is in scale and 

character with the site and surroundings and all reasonable measures have been taken to 

reduce and mitigate where possible its adverse impacts and deliver environmental bene-

fits.  Development on the following sites will be supported subject to meeting the following 

requirements and the more detailed Design and Access statements and the Landscape 

Characterisation assessments for each site (see appendices),/ in addition to the consider-

ations contained in the JLP (Ref Policies TTV 28 and 29) 

A. Sawmills Field:  

• maximum of 40 homes 

• vehicular access to be from existing roundabout on A385  

• layout to prioritise walking and cycling links 

• permeability to village heart at Shinners Bridge 

• reinforcement of woodland habitat to the north of the site.  

B. Broom Park Field:  

• maximum of 80 homes  

• pedestrian and cycling links to be provided from the existing estate at Broom Park 

through the new development at Broom Park Field  

• new vehicular accesss from the A384 (not Week Lane)  

• Week Lane to be retained as existing hedge lined rural lane incorporating manage-

ment measures to reduce traffic use and speed 

• layout to prioritise walking links to the village heart by the provision of a pedestrian 

access via new direct footpath link across Bidwell Brook via the Dorothy Elmhirst 

Playing Field to the village heart, including provision for a pedestrian crossing 

• retention of open views westwards from A384 towards Yarner Beacon 

• provision of open green space as part of development and planting on lower slopes 

to reinforce woodland habitat and wildlife corridor along the Bidwell Brook.  

• encourage/explore creating a wetland habitat on the lower and southern area of the 

site. 

C. Plantation Site  

• the Plantation site is a gateway site and development proposals will be expected to 

recognise this 

• it is expected that pedestrian and cycle access from the existing Meadowside devel-

opment be provided to this site where possible taking into account any constraints 

caused by the wetland area between the two sites 

• any development will be expected to be designed sensitively to the woodland /

wetland habitat and wildlife areas to the north west and north of the site 

POLICY 4 Development within the Settlement Boundary 
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Context for POLICY 5 Development in the Green Gap between Dartington and Tot-

nes 

95.    This is a new policy and there is information about it on pages 20 to 25 of this docu-

ment.. There is strong evidence of support for such a policy from consultations and 

we are keen to know what you think about this policy. 

POLICY 5— Development in the green gap between Dartington and Totnes. 

Development in the Green Gap between the settlements boundaries of Totnes and Cott 

as shown on the Green Gap map 4 will be managed to:  

• preserve the landscape setting of heritage assets 

• maintain and enhance its intrinsic rural qualities  

• promote recreation, sustainable movement, local food production and rural enter-

prise. 

Development which harms the special character and role of this area will be resisted. 

 

Map 4 Green Gap 
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Context for POLICY 6 – Development outside the Settlement Boundary 

96. Any development requiring planning consent outside the defined settlement bounda-

ries of Totnes and Dartington or on the Core Estate should respect both the charac-

ter of the hamlets and farmsteads which typify the rural parts of the parish, the setting 

of individual or groups of listed buildings, the quality of the surrounding environment 

and the needs of local agricultural enterprises.    

 

97.  The significant change which will take place in Dartington over the period of the plan 

will therefore be accompanied by strong restrictions on change elsewhere in the par-

ish. 

POLICY 6 - Development outside the Settlement Boundaries 

Outside the Dartington Settlement Boundary (which includes those sites next to the Tot-

nes boundary) and the Dartington Hall Estate, which is covered by JLP Policy TTV23, 

development will be strictly controlled. 

• Development will only be permitted where it will meet a proven local need which 

cannot be met inside the Settlement Boundary or Dartington Hall Estate 

• Development will only be permitted where it demonstrates that is can be sustaina-

bly delivered and have exceptional social and environmental credentials. 

• Development outside the Settlement Boundary will be subject to JLP policies TTV 

26 Development in the Countryside, TTV 27 Meeting Local Housing Needs in Rural 

Areas TTV 28 Horse Related Developments in the countryside and TTV 29 Resi-

dential Extensions and Replacement Buildings in the Countryside 

Context for POLICY 7 Local Distinctiveness in Design  

98.  The predominantly rural character of Dartington derives from the nature of develop-

ment which has taken place in the parish over the years.  The historic character of 

this is reflected in the listed buildings which have been designated as being of spe-

cial historic or architectural interest.  Except for the International Modernist style and 

institutional buildings constructed by the Elmhirsts, these reflect vernacular design, 

and the extensive use of natural materials (stone, slate, wood and in some cases 

thatch).  These include the ‘arts and crafts’ houses at Park Road on the Core Estate 

as well as individual properties found in the hamlets and farmsteads of the parish. 

Redraft this paragraph? 
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Context for POLICY 7 continued 

99.   Another key feature of the parish is the presence of clusters of houses around green 

spaces which give a distinctive quality to areas such as Huxham’s Cross, Broom 

Park, Hunters Moon and Staple.  While each of these areas contain different styles 

and qualities of housing, the presence of local ‘village greens’ adds to the distinctive 

sense of place which has not been replicated in more recent ‘estate style’ develop-

ment at Gidley’s Meadow, Meadowside, Origins and Yarners Mill.  Here the quality of 

place has been significantly influenced by decisions regarding housing density, road 

layout and parking provision, despite some attempts to incorporate local features. 

100. To maintain the distinctive rural character of the parish new development should ad-

here to the principles set out in POLICY 7. 

101.  Ancient and prehistoric archaeological finds and landscape structures have been well 

researched and documented for Dartington, indicating a long and varied human oc-

cupation that pre-dates the early Neolithic farmers who settled in the parish.  Some of 

these finds, structures and their associated sites lie within some of the sites proposed 

for new development in the JLP.  Due care and avoidance of any damage or destruc-

tion of this archeologically important heritage and its setting is an imperative. (see ap-

pendix – Archaeology report for Dartington ) 
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POLICY 7 – Local distinctiveness in design 

New development should respect the character and identity of Dartington as a predomi-

nantly rural parish and contribute to an appropriate sense of place.   

Proposals for development must demonstrate through a Design and Access Statement 

that the development complements and enhances the character, form and qualities of 

Dartington Parish.   

Proposals for development are expected to adhere to the National Design Guide -

(Planning practice guidance for beautiful, enduring and successful places) Ministry of 

Housing, Communities and Local Government October 2019 

Specific issues which should be addressed are: 

• the development context in terms of the qualities of the surrounding built and natural 

environment 

• the density of the development and how it incorporates the provision of both public 

amenity and private garden space and produces biodiversity net gain 

• the arrangements for access and parking to ensure that the street scene is not dom-

inated by vehicles and prioritises walking and cycling 

• the height and massing to ensure that development is in keeping with the rural char-

acter of the parish and topographical setting of the immediate environs 

• the detailing and use of materials which should reflect the local character of the par-

ish and be local and low carbon where possible.  

• consideration of landscape characteristics and any archaeological structures or as-

sociated remains within the individual allocated development sites. 

• landscaping and boundary treatment should ensure an appropriate transition and 

clear distinction between built environment and open countryside while reflecting the 

rural character of the parish. 

• waste material recycling separation and storage facilities should be incorporated into 

all new buildings. 
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Context for POLICY 8 Safeguarding dark skies  

102. A key objective of the Neighbourhood Plan is to preserve whenever possible the rural 

night-time character in Dartington parish for amenity and the conservation of bats 

and other nocturnal species. 

103. The Neighbourhood Plan seeks the optimum type of lighting for the required purpose 

and that lighting should be used only when and where it is needed. New develop-

ment proposals requiring external lighting installation must be able to demonstrate 

that they include lighting schemes which are designed and maintained to minimise 

light spillage in accordance with the night-time conditions prevailing in the vicinity of 

the site. 

104. Outdoor lighting that could impinge on wildlife corridors or open countryside must 

conform to legal requirements to avoid harmful impacts on wildlife, particularly bats 

which are sensitive.   

105. A significant number of employment sites have been allocated in the JLP; there exte-

rior lighting, in particular night-times security lighting needs to conform to regulations 

to ensure protection of local wildlife and dark skies. 

POLICY 8 – Safeguarding Dark Skies 

Any new development proposal must demonstrate that it has followed an approach to the 

design of lighting which adopts current best practice and guidance in order to minimise the 

loss of night-time darkness and light pollution of the surrounding area. 
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AIM 3 - TO ENABLE RESIDENTS, WORKERS AND VISITORS TO DARTINGTON TO 

ADOPT SUSTAINABLE AND HEALTHY LIFESTYLES 

Objectives to deliver Aim 3  

Obj. 3.1 Reduce the need to travel  

Obj. 3.2 Ensure that new developments provide for walking, cycling and support the use 

of public transport to local facilities and further afield 

Obj.3.3 Protect and strengthen the commercial and social function of the village heart at 

Shinners Bridge 

Obj.3.4 Increase the range of local job opportunities and encourage re-investment in ex-

isting employment sites and buildings 

Obj. 3.5 Enable business start-ups, self-employment and working from home 

Obj.3.6 Support the continued growth of local food and drink production and distribution 

Obj.3.7 Ensure that economic activity in the parish contributes to sustainable lifestyles 

and does not impose unacceptable costs on the quality of life and environment locally Do 

not encourage business which result in heavy goods vehicle use of the A385 and long 

distance road transport 

Obj. 3.8 Ensure that new and existing buildings are developed and adapted to standards 

which avoid and minimise the use of fossil fuels 

Obj.3.9 Encourage the shared use of land and resources 

Obj 3.10 Improve air quality through reduced traffic volume, reduced traffic speeds and 

pedestrian friendly roads and networks 

Obj.3.11 Enable the increased use of electric vehicles 

Obj. 3.12 Support access to, and increased availability of public open space and commu-

nity facilities 

Aim 3 introduction 

106.  Human impacts on the environment are changing the face of our planet and sus-

tainability concerns globally are affected by what we do locally. The choices we 

make about how we get from place to place, or how we design our houses, or how 

we act as consumers all have an impact.  

107. There is long standing local engagement with environmental issues.  Schumacher 

College which is located on the Dartington Hall Estate provides internationally rec-

ognised teaching and research on environmental issues. Dartington Hall Trust’s in-

novation in the field of rural land use has involved creation of new, small-scale, farm 

tenancies, agro-forestry experimentation and the installation of renewable energy 

capacity (biomass and solar). The Transition Movement, which evolved in Totnes, 

and the Biodynamic Land Trust are both active in promoting alternative models for 

development and land use in the parish. 
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Encouraging sustainable movement:  

108. Enabling people, goods and information to move without using fossil fuel can make 

an important contribution to living more sustainably and promote individual health 

and wellbeing. Reducing the need to travel and prioritising sustainable means of 

movement is therefore an important step.  

109. Information and Communication Technology (ICT) is transforming ways of working 

and supports the ability of people to work from home.  However, this is dependent 

on high quality broadband and mobile infrastructure.   

110. For much of the parish, in particular Cott and areas close to Totnes, the distances to 

a wide range of local destinations are reasonably walkable. However, the absence 

of pavements in the parish brings walkers into conflict with traffic especially in the 

narrow back lanes where both local and rat running traffic act as a deterrent.  Foot-

path connectivity is disrupted because pedestrian crossings over the A384 and 

A385 are limited. The challenge for the parish and the Neighbourhood Plan is to 

break down the physical as well as the psychological barriers to increased walking, 

cycling and using public transport and so reduce dependency on car use and pro-

mote more active travel for local journeys.  

111. Dartington lies relatively close to mainline rail services at Totnes and benefits from 

regular bus services to Torbay and Plymouth and more local destinations although 

the local bus service which uses Cott Rd is not well supported and its viability is pe-

riodically questioned.  

112.Throughout the parish there are public footpaths and bridleways which provide ac-

cess to the wider countryside and some of the many wildlife corridors that weave 

across the parish; some provide pedestrian links between the hamlets and farm-

steads. 

113. The Access for All path is an important element in supporting sustainable move-

ment. Part of National Cycle Network Route 2 (NCN2) the path provides an off-road 

link for walkers and cyclists between the heart of the village at Shinners Bridge and 

the centre of Totnes, passing close by the local secondary school (King Edward VI 

Community College) and Totnes Station.  It has been designed with all members of 

the community in mind, including wheelchair users, parents with children in buggies, 

blind, partially sighted and elderly and frail people.  Benches provide regular resting 

places along the way and an audio-description is available that describes the path 

and its surroundings.  The path is well used for recreation, by runners, walkers and 

cyclists and as a sustainable route between the village and Totnes.  It is particularly 

valued by visually impaired people as an opportunity for a countryside walk. NCN2 

also provides a mainly off-road route from Shinners Bridge to Huxhams Cross and 

to the South Devon Steiner School at Hood Manor. 

114.  In order to encourage more sustainable movement in the parish, existing footpaths 

need to be protected and where possible improved and new provision made as part 

of a wider green infrastructure network, particularly where this links new develop-

ment to the heart of the village at Shinners Bridge. 
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Supporting local services:  

115. Dartington is defined by the JLP as a Key Village because of the range of services 

which it provides including primary and other schools, local shops, Post Office, pub, 

village hall and Community Centre.  If the village is to perform as a sustainable, 

convenient location which minimises the need to travel, it is important that the com-

mercial and social function of this central location in the village is protected and en-

hanced. Part of this social function includes the health and wellbeing of the commu-

nity and the Open Space Sports and Recreation Strategy identifies the sporting op-

portunities for adults and children and allocates funding from S106 contributions re-

cently received for development in the parish. See appendix/evidence base for the 

Supporting local jobs and livelihoods:  

116. Dartington offers wide employment opportunities and relative to other rural parishes, 

is economically successful.  This is reflected in significant local employment for peo-

ple in and outside the parish, above average skills and activity rates of the local 

workforce and low levels of people on benefits.  The NP seeks to maintain this posi-

tion to enable people to enjoy sustainable livelihoods in the parish. 

117. It is important to create training and employment opportunities for young people and 

disadvantaged groups and to ensure that they have the skills required to work local-

ly.  This includes encouraging business start-ups, self-employment and working 

from home.  

118. DHT is a significant employer and provider of employment space in the parish with 

an impact on the regional economy of circa £19.4m in gross value added supporting 

597 full time equivalent jobs.  In addition, volunteering opportunities made an esti-

mated contribution to the local economy of £250,000 per annum.  A rough estimate 

of employment in the Parish suggests that around two thirds of the jobs are directly 

dependent on DHT and its tenants.   

119. Existing non-agricultural business activity is concentrated on and around land 

owned by the Trust on its core estate, at Woodlands Yard, Shinners Bridge and 

Webbers Yard. The Dartington Collaborative Network Directory listed 171 business 

tenants occupying DHT property as at June 2018. The disposal of off-estate proper-

ty at Lower Tweed Mill, Webbers Yard and Lescaze Offices by DHT may result in re

-investment in employment floorspace in the parish. Businesses are also scattered 

through the parish on industrial estates at Beacon Park, Venton Cross and Brook 

House. The 2015 Rating List for the parish lists 190 business premises.   

120. Education is a significant employment provider in the parish and in addition to the 

schools at Shinners Bridge there are private schools on the DHT estate and at Hood 

Manor. There is also tertiary education on the DHT estate and nursery and childcare 

provision at Brimhay.  

121. The 2011 Census showed that 143 people worked mainly at or from home and that 

the proportion of self-employed is double the average for England as a whole.  This 

figure includes many professionals, skilled tradespeople and residents providing 

tourist accommodation.   
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122. Tourism is a significant sector of the local economy. Serviced accommodation is 

available at Dartington Hall and the Cott Inn and there are many Bed and Breakfast 

providers, AirBnB offerings and a few letting cottages in the parish. Tourism numbers 

are boosted by the 250,000 visitors (DHT Impact Report 2017) that DHT welcomes 

to its facilities, events and courses every year. DHT plans to increase its offering as a 

‘destination attraction’ with its camping site, more events and festivals and potentially 

a new/upgraded hotel on the Core Estate.   

Producing local food and drink: 

123. The ability of local businesses and residents to grow, process, purchase and con-

sume local food and drink supports sustainable living in Dartington and promotes 

well-being. As a rural parish Dartington has a strong tradition of local production and 

today, beyond the traditional farm production which characterise the larger farms in 

the parish, the emphasis is on promoting a more sustainable approach to rural land 

use.  For example, DHT is experimenting with the creation of small-scale farm tenan-

cies to produce local food and agro forestry to conserve soil resources. 

124. DHT’s programmes, including the presence of Schumacher College, has helped to 

create a cluster of local food-based initiatives in the parish.  This includes the Biody-

namic Land Trust, as well as two community orchards and allotments which engage 

local people in food production. 

125. Webbers Yard is developing as a location for food and drink production with the ac-

tivities of the Lion Brewery and the Almond Thief bakery and cafe. Local produce is 

also available at the Shops at Dartington and the Filling Station shop. The Cott Inn, 

which was awarded the accolade of the Sunday Times Pub of the Year 2019, sup-

ports local producers. 

126. The development of food and drink activities by businesses and residents supports 

more sustainable lifestyles and community well-being and is a characteristic of 

Dartington which the Neighbourhood Plan aims to encourage.   

Sharing use of resources:  

127. The consumption of scarce resources can be reduced through promoting shared ra-

ther than single/individual use.  Examples of this include car clubs which can reduce 

the need for households to own more than one car, and shared bicycle hire.  Locally 

the work of ‘Share Shed’ demonstrates the potential for extending this concept to a 

wider range of products and services.  While the Neighbourhood Plan cannot dictate 

the changes in behaviour necessary to deliver greater sharing, the opportunity 

should be taken to support it as a potential contribution to a more sustainable life-

style and to promote repair, reuse and recycling. Co housing can use domestic re-

sources communally- eg washing machines, guest rooms, even vehicles and can be 

far more sustainable to heat. This should be encouraged.  



 40 

Putting development in the right place: 

 

128. The decisions about where development is allocated in Dartington have been made 

by the District Council in its JLP and the Neighbourhood Plan does not seek to allo-

cate any more land for development.  

129. The JLP allocates 326 homes and 11,800m2 employment land development in the 

Dartington Settlement Boundary . 

130. Development is allocated by the JLP on the following sites up to 2034: 

• On north side of the A385 at Sawmills Field West  

• On the west side of the A384 at Broom Park Field 

• On a previously allocated site at Brimhay Bungalows  

• On the Dartington Estate in locations and of a scale and nature to be deter-

mined through an Estate Framework as required by JLP policy TTV23.   

• Higher Tweed Mill employment land 

• At Beacon Park on the A385 to the west of Cott.  This is a significant area of 

land currently under development for employment uses. 

• On a previously allocated site on the northern edge of Totnes at the Plantation 

included in the Totnes settlement boundary but within Dartington parish. 

• On a previously allocated departure site at Clay Park Transition Homes includ-

ed in the Totnes settlement boundary but within Dartington parish. 

• Ashburton Rd., next to Nellie’s Wood View employment floorspace included in 

the Totnes settlement boundary but within Dartington parish 

131. Sawmills West, Broom Park Field, Foxhole and The Shops are within reasonable 

walking distance of facilities at Shinners Bridge and are served by bus routes on the 

A384 and A385.  It is however important to maximise opportunities for sustainable 

movement and contributions from new developments should fund specific links to 

enable joined up pedestrian and cycle networks.  

132. Development elsewhere in the parish, including on the Core Estate should not be 

solely dependent on car transport.  This justifies a policy approach which restricts 

housing development in the open countryside beyond settlement boundaries. Such 

development would only be accepted for departure sites offering a high proportion of 

affordable housing and strong environmental credentials.  
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There are six policies related to Aim 3 

POLICY 9 The Village Heart 

POLICY 10 Supporting Local employment and the Resilience of the Local Economy 

POLICY 11 Local Food Growing 

POLICY 12 Promoting Sustainable Movement 

POLICY 13 Walking and Cycling  

POLICY 14 Sharing the Use of Resources 

Context for POLICY 9 The village heart  

133. Maintaining and strengthening the sustainability of Dartington as a Key Village will 

depend upon its ability to retain and add to facilities and services for residents, work-

ers and visitors. Facilities are clustered around the junction of the A384 and A385 at 

Shinners Bridge and include the Shops at Dartington, the Village Stores and Post 

Office, the Petrol Filling Station and Shop, the Village Hall, Meadowbrook Communi-

ty Centre, businesses at Webbers Yard as well as the primary and specialist 

schools.  These activities are supported by parking which serves as both drop off/

pick up, short stay and longer-term employee parking.  The Access for All path, Na-

tional Cycle route, NC2 passes through Dartington at Shinners Bridge and there are 

public transport services with bus stops in the village centre. 

134.  DHT initiated a review of the Shops at Dartington in 2018 in the light of changing pat-

terns of retailing.  Currently the facilities there are targeted towards the leisure shop-

per as part of a destination trip rather than meeting day to day needs.  With a grow-

ing local population there is an opportunity to strengthen use by people living and 

working locally and introduce new activities. 

135.  Similarly, the function of Webber’s Yard is evolving with old industrial buildings being 

re-invested in to accommodate local businesses such as the Lion Brewery and the 

Almond Thief bakery which serve both a wholesale and retail customer base.  The 

creation of a village ‘square’ at the entrance to Webber’s Yard represents an oppor-

tunity to improve the public realm in a part of the village which is dominated by road 

traffic and car parking which creates noise, pollution, and barriers to pedestrian 

movement. 

136. The impact of reduced traffic speeds to 20mph (or below) and Shared Space design 

principles can dramatically improve pedestrian experience and public safety in resi-

dential areas and the village centre. Public consultation has indicated that these 

would be welcomed in Dartington. 

137. A policy to protect and encourage a strong cluster of local businesses and social/

community facilities at the heart of Dartington is therefore an important element of 

the Neighbourhood Plan particularly if this reduces dependency on and use of the 

car and improves function and sense of place.   
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POLICY 9 – The Village Heart 

Developments which strengthen the economic and social function of the village heart at 

Shinner’s Bridge identified on map 5 will be supported particularly where these widen the 

range of facilities and services to meet the needs of local people.  

Within the village heart retail, business, leisure and community uses should be retained.  

Additional uses will be supported provided they strengthen vitality and viability of the area. 

The following priorities for the village heart have been identified:   

1. Reduce dominance of car parking through introduction of green travel plans, more effi-

cient use of existing car parking spaces and enhanced landscaping on and around the pub-

lic car parking areas.  Parking provision should be related to uses forming part of the village 

heart. 

2. Improved provision for bus stops serving the village heart 

3. Additional pedestrian crossings on A384 and A385 

Development in or close to the village heart will be required, where appropriate, should con-

tribute to the achievement of these priorities through a Section 106 obligation. 

Where new lower traffic speeds become permissible and enforceable, 20mph restrictions 

will be sought in roads in close proximity to residential areas and the village centre of 

Dartington. 

Retail developments outside the village heart will be resisted unless:  

4. they are minor and ancillary to an established business, or  

5. it can be demonstrated that there is an operational need for them to be so located, or  

6. there is no suitable central site available.   

Map 5 The Village Heart 

Contains OS data c Crown copyright  database rights 2020 
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Context for POLICY 10 - Supporting local employment and the resilience of the lo-

cal economy 

138. Maintaining a good number and range of jobs locally can reduce the need for people 

to travel long distances to work. As an economically successful rural parishes, 

Dartington is a net importer of labour although this could reduce with the fall in the 

numbers directly employed by DHT and the growth of local population of working 

age, as a result of new housing development in the parish. 

139. DHT aims to remain a significant generator of local income and employment, both 

directly and indirectly but there is a need to reduce local dependence on the fortunes 

of the Estate given its ongoing financial challenges.  While the Estate Framework 

required by JLP policy TTV23, is intended to enable the re-use of underutilised build-

ings, development of new employment space at Beacon Park should increase the 

resilience of the local economy.  When fully developed the 11,300 sq.m. of floor-

space at Beacon Park could support around 300 jobs.   In addition, the disposal of 

industrial and office property by DHT at Lower Tweed Mill, Lescaze offices and Web-

bers Yard is likely to produce re-investment which will support new and existing busi-

nesses with little or no connection to the Trust. Opportunities may also arise in the 

parish from farm diversification in response to changes affecting the agricultural sec-

tor.  

140. Working from home is likely to remain a significant feature of the local economy as 

working lives lengthen. However, this is likely to depend upon continuing improve-

ment to local broadband services. 

141. The 2011 Census showed that there were 789 economically active residents aged 

16 to 74 who were working in a broad range of sectors though many of these resi-

dents will be working outside the Parish.  Most worked in Health and Social Work 

Activities (17.8%), followed by Education (16.5%) and Manufacturing (13.4%). 

Wholesale & Retail Trade and Professional, Scientific and Technical Activities were 

next listed.  

142. The numbers employed in Agriculture, Professional, Scientific and Technical Activi-

ties, Education and Human Health and Social Work Activities are significantly higher 

than the corresponding figures for the South West and for England; there is a lower 

percentage of the Parish population in non-skilled occupations.  

143. The findings of the NP Business Survey carried out in 2016 support the continuing 

role of Dartington as a rural employment centre highlighting: 

• The importance of a diversified local economy based on education and train-

ing, land-based businesses and retail, health and social care, business and 

professional services and construction 

• The predominance of smaller and micro businesses (less than 5 employees) 

alongside DHT which directly employs 350 staff (Impact Report 2017) and 306 

volunteers (2017-2018 figures) 

• The strong linkage between home and work with 60% of businesses reporting 

that their journeys to work are contained within 5 miles 

• Attractiveness of Dartington as a place from which to run a business based on 

quality of life considerations alongside the availability and cost of premises, car 

parking and local ethos 
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Context for POLICY 10 continued 

144. The main constraints to business activity were reported as inflexible transport links, 

the coverage and quality of broadband and mobile phone communications and a 

shortage of business space of an appropriate standard. Demand for modern busi-

ness and industrial units in the parish appears steady to strong, evidenced by the 

rate of letting of new light industrial units at Webbers Yard and Beacon Park in 2017 

and the extent of employment space being developed in the parish. These findings 

are reflected in the consultation responses on the NP which suggested prioritising: 

• The creation of more small-scale workshops and offices 

• Support for enterprise and innovation and the provision of job opportunities for 

local people 

• The conversion and reuse of existing buildings for employment use in prefer-

ence to greenfield development in order to preserve the rural landscape 

• Strengthening economic links to Totnes whilst maintaining the different charac-

ter and offering of Dartington. 

 

145. Taken together with community and business initiatives, the Business Survey paints 

a picture of an active rural parish where education and training, agriculture, retail 

and health & social care activities are strong and where arts and culture thrive.  The 

policy aim for the Neighbourhood Plan is to ensure that economic activity in Darting-

ton contributes to sustainable lifestyles and does not impose unacceptable costs on 

quality of life of the residents and the wider environment. 
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POLICY 10 – Supporting Local Employment and the Resilience of the Local Econo-

my 

Development proposals for business use on land at Ashburton Road/Nellies Wood Bea-

con Park, Higher Tweed Mill, Lescaze offices and Webbers Yard will be supported where 

they contribute to sustainable development and do not impose unacceptable costs on the 

quality of life and environment locally. 

The loss of business space (land and/or buildings) will not be permitted unless: 

• It is to be replaced with business space of an equal or higher quality on the site or 

on another appropriate site within the parish; 

• the proposed alternative use would provide equal or greater benefits to the commu-

nity and environment locally. 

Proposals for small scale business use will be supported elsewhere in the parish if it can 

be demonstrated that: 

• the scale, design and nature of the proposal reflects its context in terms of the ad-

joining activities, local amenity and the qualities of the built and natural environment; 

• the development will not result in unacceptable disturbance to neighbouring proper-

ties from traffic movement, noise, lighting, emissions 

• the proposals will complement existing agriculture and other rural land-use activi-

ties; 

• A Design and Access Statement shows how the character of the parish has been 

taken into consideration. 

• Environmental Assessments which include wildlife surveys and projected traffic and 

air quality assessments show that the proposals have considered, and mitigated 

where necessary, any environmental impacts. 

Context for POLICY 11 Local Food Growing 

146. Producing, processing, and distributing food and drink locally supports sustainable 

lifestyles and well-being. Dartington is home to a wide range of innovative growing 

and food and drink enterprises.  These include: 

• Small scale farm tenancies on the Dartington Hall Estate producing food for 

local markets, for example Parsonage Farm goat milk and ice cream 

• Agro forestry trials which are already producing crops for local producers such 

as Luscombe Drinks at Buckfastleigh 

• The Bio Dynamic Land Trust’s fruit and vegetable growing initiative at Hux-

hams Cross 

• Local food and drink production at Webbers Yard  

• Local food distribution through the Shops at Dartington and the Filling Station 

shop. 

• The Cott Inn and catering on the Core Estate supporting local producers. 
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POLICY 11 – Local Food Growing 

New development should provide opportunities for on-site food growing for residents on, 

and visitors to, the site.  This may be achieved by the provision of growing space within 

building curtilages and/or on undeveloped parts of the site and amenity land. 

Context for POLICY 11 continued 

147. In addition, active community and resident involvement with local food produc-

tion is evidenced by: 

• Local allotments at Copland Meadow, Hunters Moon, Huxhams Cross and 

Week. 

• Community Orchards at Huxhams Cross and Week. 

 

148. The NP will encourage continued growth of local production by protecting and 

encouraging the provision of new growing spaces and supporting local food and 

drink enterprises and markets for trading.  New development provides the op-

portunity to create additional growing spaces.  This can be through the provi-

sion of private garden ground and/or communal allotments for which there is a 

strong demand. This is reflected in waiting lists and active engagement with 

community based growing projects. 
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151. The narrow back lanes in the parish frequently provide more direct routes for pedestrian 

movement, for example between Cott and local schools and to Totnes via Sawpit Lane, 

Longcause and Barracks Hill although the absence of any footpath alternative to Barracks 

Hill is a significant deterrent given the use of this route by through traffic particularly at 

peak hours. In the more rural parts of the parish the network of paths are less joined up 

and journey lengths make walking and cycling less attractive alternatives to the car. 

Across the parish the enjoyment of walking, cycling or horse riding in Dartington’s lanes is 

significantly diminished by through traffic using rural lanes to avoid congestion on the 

A385.  This is a real concern for residents and acts as a significant deterrent to sustainable 

movement and reinforces the case for strictly controlling development in these locations. 

152. Copland Lane leads from Barracks Hill to Cott Lane and forms parts of The Franklin Trail, 

a circular walk of nearly 7 miles which has been developed around Totnes. Copland Lane 

can be impassable in the winter due to poor drainage, but it could be improved for use as 

a cycle route between the western parts of Dartington and Totnes. 

153.The parish also contains Nation Cycle Route 2 with the Access for All path section be-

tween Shinners Bridge and Totnes being well used.  Much of this follows a permissive 

path on the Dartington Hall Estate.  While much cycling takes place for recreational pur-

poses the growing uptake of electric bikes could make the regular use of bicycles more 

attractive, although this is likely to depend on safer local road conditions. 

154.In order to encourage more sustainable movement in the parish, existing footpaths need to 

be protected and where possible improved and new provision made as part of a wider 

green infrastructure network, particularly where this links residential areas, outlying hamlets 

and new development to the heart of the village at Shinner’s Bridge. 

 

149. With transport accounting for 40% of carbon emissions in South Hams and the value of 

exercise to health and wellbeing being increasingly recognised, there is a strong case 

for prioritising sustainable movement and promoting the use of non-fossil fuel vehicles. 

Walking should be the preferred means by which shorter distances are travelled – for 

example for journeys to work, school, shopping and leisure activities.  The sites allocat-

ed for new housing development in Dartington by the JLP all lie within easy walking or 

cycling distance of local facilities and services and in relative proximity to bus routes on 

the A384 and A385.  

150. Residents of Cott can access local facilities on foot, through a combination of local foot-

paths and roads some of which have traffic calming measures to reduce speed which, 

on Cott Road, is restricted to 20MPH.   The most direct pedestrian route from Cott to 

Totnes shares narrow lanes with traffic and there are significant pinch points at Bar-

racks Hill Longcause and Sawpit Lane where walkers can feel intimidated.  

Context for Policy 12 Promoting Sustainable Movement Context and Policy 13 

Walking and Cycling  
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Context for POLICY 12 Promoting Sustainable Movement Context and POLICY 13 

Walking and Cycling continued 

155. Use of public transport also needs to be prioritised.  Currently Dartington benefits from 

access to mainline and local rail services from Totnes Station which is served by the 

foot/cycle path from Shinners Bridge.  Regular bus services between Torbay and Plym-

outh via Totnes follow the A385 with several stops in the parish. Other bus services link 

the village with Buckfastleigh, Newton Abbot, and Paignton (South Devon College).  

There are also local bus connections, including a community service, between Totnes, 

Dartington Hall and Broadhempston.  

156. Bus transport therefore serves the main employment locations in the parish (Shinners 

Bridge/Webbers Yard, Dartington Hall and Beacon Park) although travel to these loca-

tions is dominated by car use.  Any new development in these locations should be re-

quired to produce green travel plans to encourage more sustainable movement and 

limit the adverse impact of traffic generation on the use of local roads by pedestrians 

and cyclists. 

157. New residential development should also seek to limit vehicular movement by ensuring 

that attractive walking and cycling links are provided as part of any scheme and provi-

sion for the car is carefully managed. and minimised where possible, and car clubs 

green travel plans are supported.  

POLICY 12 – Promoting Sustainable Movement 

New development should be designed to reduce the likelihood of travel by car and support 

a more sustainable local transport network. It should:  

a. Prioritise walking and cycling as the most favoured modes of transport;  

b. Prioritise public and community transport as the next most favoured modes of transport; 

and 

c. Take all available and reasonable steps to reduce use of cars, local road congestion and 

air pollution, and to provide electric vehicle charging points.  

Development which would increase the likelihood of travel by car will not be supported un-

less it is demonstrated that this can be managed effectively through a green travel plan.   

New developments should provide access to public and community transport, to connect 

with the employment sites, social, community and retail facilities of Dartington.  

Development will be expected to contribute, either through on-site works or by way of a 

S106/s278 agreement, towards whatever traffic management and transport measures may 

be required to enable that development to be delivered and used sustainably and not to im-

pact adversely on sustainable movement in other parts of the parish.   

Existing employment sites, retail centres, schools and community centres will be encour-

aged to develop and implement Green Travel Plans 

Proposals for providing electric charging points for cars and bicycles in existing car parks 

will be supported 
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POLICY 13 – Walking and Cycling 

New development should be well connected to the current green infrastructure network 

and should contribute to the on-going maintenance and further development of a coherent 

and functional network of paths and cycle routes to support sustainable movement within 

the parish, in particular linking to the heart of the village at Shinners Bridge. The loss of 

existing footpaths and cycle paths will be resisted. 

Good connections to the walking and cycling network must be a design priority, encourag-

ing use and improving road safety for pedestrians and cyclists, where this can be reason-

ably achieved.  

Good provision for safe cycle storage, parking, charging and changing facilities for cyclists 

should be designed into development proposals.  

Context for POLICY 14 Sharing the use of Resources 

158. Sustainable lifestyles can be supported through the shared use of resources.  There 

are examples of community initiatives in the parish which adopt this approach, for 

example Transition Homes Totnes at Clay Park, Community Orchards at Huxham’s 

Cross and Week, Share Shed, the Apricot Centre and Pond Field smallholders pro-

ject. 

159. Car and bike sharing schemes, co-housing and co-working offer further opportuni-

ties to reduce the individual use of resources. More productive use can be made of 

land and buildings, for example by combining them with renewable energy produc-

tion.  

160. The Neighbourhood Plan seeks to encourage innovative and community led ap-

proaches to the shared use of resources. 

161. Reusing, Repairing, Restoring and Recycling items and materials that would other-

wise be discarded as waste can reduce our carbon footprint and reduce our need 

for unsustainable consumables 

162. Consumption of goods amounts to 25% (needs checking) of our carbon based ener-

gy consumption (this includes the transportation of many goods that are brought in 

from long distances), these goods also have a high impact on waste and material 

resources.   

 

POLICY 14– Sharing the use of resources 

Development and the use of land and buildings which enables the shared use of re-

sources will be supported.  Innovative approaches to the shared use of land and build-

ings, particularly where these are led by the local community may be supported in cir-

cumstances where individual or single use would not be acceptable. 
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Objectives to support Aim 4:  To support the transition to a net zero carbon world 

and adapting to climate change. 

Obj.4.1 Produce and enable the use of more local energy from renewable sources 

Obj.4.2 Support local storage and distribution of renewable energy (heat and power) 

Obj.4.3 Ensure that new development meets the zero-carbon standard in use 

Obj.4.4 Minimise the embodied carbon in materials used in construction 

Obj.4.5 Increase carbon capture and storage and reduce the impacts of flooding through 

land management and tree planting in the parish 

Obj.4.6 Ensure that new development does not contribute to the adverse impact of more 

extreme rainfall and heat episodes  

Aim 4 Introduction 

163. The impacts of climate change on people will, to a significant degree, be determined 

by how well the built environment is adapted to future climate. The impacts on peo-

ple from flooding, the health impacts from heat, cold, pathogens and air pollution 

pose significant threats now and in the future. 

164. The UK Government has passed legislation setting a target date of 2050 for achiev-

ing carbon neutrality, but the ambition locally is to achieve this by 2030. However, 

tougher targets do not themselves reduce emissions and plans must be drawn up to 

deliver them. This is a substantial challenge. Achieving this will require the vast ma-

jority of households, communities, businesses and local authorities to be fully en-

gaged and aligned with this government policy. 

165. Our Neighbourhood Plan encourages renewable energy and high standards of ener-

gy efficiency, promotes sustainable transport local produce and essential goods, 

amenities and services,  and improves and protects habitat provision as ways of ad-

dressing climate change and so improving the resilience of the natural environment, 

the built environment and the people who live here. By taking a lead, the Neighbour-

hood Plan effectively gives consent for rapid transition to a zero carbon economy to 

Reducing the use of energy:   

166. Reducing the use of energy, particularly from non-renewable sources, should be a 

key aim in living sustainably.  In addition to promoting sustainable movement, it is vi-

tal to reduce energy use in buildings. Survey data suggest that an estimated 110 

households in the parish are in fuel poverty. This represents 13.6% of all households 

in comparison with 11.1% at the national (England) level. This figure is likely to reflect 

both the nature of the parish’s housing stock and the high proportion of single elderly 

people.  EPC certificates for properties in the parish show the extent of the challenge 

in upgrading existing properties which are typically rated C and D.  The newly built 

homes are generally rated B. 
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167. Addressing fuel poverty and upgrading the energy performance of housing requires 

improvements to thermal efficiency (insulation of floors, walls, roofs and windows) 

and energy efficient building services (heating and ventilation).  This is most easily 

achieved in new buildings.  While these are governed by Building Regulations set at 

the national level, local planning authorities are adopting policies that require new 

homes be built to zero carbon standard.  

168. Achieving energy efficiency in existing homes requires significant expenditure on ret-

rofitting to improve insulation and energy use.  This can pose a technical and finan-

cial challenge and, in some cases, for example with listed buildings, it may not be ap-

propriate as it can significantly change the appearance of buildings.   

169. There is already evidence locally that the most cost-effective solution may be to de-

molish and rebuild to achieve high standards of building energy performance.  Over 

the period of the plan an accelerated level of retrofitting and rebuilding of the existing 

stock of homes can be anticipated. However the embodied level of carbon in a build-

ing must form part of the decision to demolish. 

170. The same considerations apply to commercial premises which should be expected to 

perform to high energy standards both in relation to heating but also to cooling during 

periods of more intense heat.  Adapting to climate change by simply installing air con-

ditioning is not an energy efficient solution. Rather there is a need to develop an ap-

proach which manages solar gain in such a way as to minimise energy usage. 

171. While there may be few opportunities in Dartington for this approach, shared systems, 

such as district heating systems that enable hot water from industrial enterprises to 

be used by adjacent residential housing or commercial enterprises, can be effective 

in reducing energy demand. 

Increasing the supply and use of renewable energy locally  

172. Decarbonising the supply of heat and power locally will be necessary if Dartington is 

to make a net zero contribution to climate change.  The parish is already the source 

of renewable power from solar pv, and biomass.  Wind generation is unlikely to be a 

significant source of power given the topography and prevailing wind conditions see 

evidence base. DHT have committed to carbon neutrality in its operations by 2025 

and has been working with Totnes Renewable Energy Society to exploit the potential 

for hydro generation from the Staverton leat.  

173. To date there has been relatively limited uptake of solar pv and solar water heating 

on existing buildings and these have not been incorporated into recent housing or 

commercial development in the parish. Any new development should aim to be as off 

grid as possible, maximise solar gain and orientation and to minimise embodied car-

bon in the build.  Onsite generation is likely to be the most effective means of in-

creasing the supply and use of local renewable energy given constraints on the ca-

pacity of distribution networks to connect significant new energy sources.  
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174. While biomass has a role to play as a source of heat, the scale and density of devel-

opment in the parish is likely to limit the scope for installing combined heat and pow-

er.  Air and ground source heat pumps therefore appear to offer the greatest poten-

tial source of renewable heat and need to be utilised wherever possible to deliver ze-

ro carbon standard in new build and upgrading the energy performance of existing 

There are seven policies to deliver Aim 4 

POLICY 15 Renewable Energy Generation 

POLICY 16 Enabling the effective Use of Renewable Energy   

POLICY 17 Embodied Carbon in new Development 

POLICY 18 Carbon Capture Though Planting 

POLICY 19 Adapting to a Changing Climate 

POLICY 20 Provision of Energy Efficient Buildings  

POLICY 21 Improving the Energy Performance of Existing Buildings 

175. Producing more energy from renewable sources and phasing out the use of fossil 

fuels is a key step in the de-carbonisation of the local economy.  The parish already 

has solar power generation with installations at South Downs (5 megawatts on 17.5 

hectares of agricultural land) and on Dartington Hall Estate where two 950kw bio-

mass boilers and a 500kh(p) solar-PV array have been installed. Working with the 

Totnes Renewable Energy Society, a 30-kWh solar array has been put on the roof 

of the Lescaze Offices.  There is clearly significant potential for further renewable 

energy to be generated locally both on land and residential and commercial build-

ings.  However, access to the electricity distribution network is a significant limita-

tion on the ability to generate and distribute renewable power.  This may give rise to 

more localised generation and use through Smart energy solutions at individual 

property or development level e.g. the installation of microgrids.  This may involve 

the growing use of energy storage through battery farms or distributed storage us-

ing electric vehicles to store surplus energy. There is likely to be rapid technological 

development in this area over the lifetime of the Neighbourhood Plan which needs 

to support the switch to a clean energy supply. 

176. Most of Dartington is served by the gas grid which results in fossil fuel being the 

principal source of heat for many homes in the parish.  Away from the gas grid, in 

the more rural parts of the parish, the use of heating oil and bottled gas poses an-

other challenge for de-carbonisation.  While clean hydrogen produced by electroly-

sis using renewable electricity could eventually replace natural gas, ground and air 

source heat pumps seem likely to become the principal sources of warmth in 

homes, particularly when linked to passive solar power and battery storage,  alt-

hough biomass (wood chip) boilers and wood burning stoves offer an alternative. 

This is not currently without some environmental cost however from the emission of 

Context for Policy 15 Renewable Energy Generation  
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Context for Policy 15 Renewable Energy Generation continued 

177. Delivering the imperative of a carbon neutral parish will require the application of re-

newable energy technologies to all new developments and a significant programme 

of investment in the existing building stock to reduce the use of energy.  This will 

require decisions at an individual household level, although increasingly, social and 

private landlords will need to comply with ever more demanding Decent Home and 

energy performance standards.  The significant number of public and privately 

owned educational and community buildings in Dartington should be a clear target 

for the early adoption of a zero-carbon approach. 

178. The construction of buildings currently makes use of carbon intensive materials.  For 

example, there is significant embodied carbon in concrete, bricks, plastics, ceramic 

tiles, and steel. There is growing awareness of both the need and potential for re-

ducing this with guidance available from organisations such as the Building Re-

search Establishment, the Green Buildings Council, the RICS and RIBA. The use of 

timber and other natural products, for example in insultation and careful design 

which avoids over specification, can reduce the carbon impact of our buildings 

throughout their life.  As a parish committed to responding to the climate emergen-

cy, we do not expect to accept new buildings which rely on the use of energy inten-

POLICY 15 – Renewable Energy Generation 

Renewable power generation in Dartington will be supported, particularly where it is 

linked to local use.   

Proposals for renewable energy supplying directly to the distribution grid will be sup-

ported, if they do not impact significantly on the rural character of the parish in terms 

of landscape quality, habitat, wildlife, environmental quality and local amenities. 

New development is expected to maximize opportunities for solar gain and on-site 

renewable energy generation in order to deliver the requirement for zero carbon 

standard provided that to do so would not significantly negatively impact on local 

built character, landscape or amenity.  

Context for POLICY 16 Enabling the Effective Use of Renewable Energy  

179. Local, cost-effective, sustainable and secure energy systems in which production, 

distribution and consumption are integrated and coordinated through energy ser-

vices, active users and enabling technologies are likely to be critical to the effective 

use of renewable energy. 
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Context for POLICY 16 Enabling the Effective Use of Renewable Energy continued 

180. Increasing generation and use of renewable energy will be accompanied by significant 

technological developments.  Emerging trends point to the need for a SMART approach 

to planning for clean energy to include greater storage of energy and the development 

of SMART grids for managing supply and demand locally.  Recent research for the 

Royal Town Planning Institute in the South West highlights the opportunities offered by 

smart energy to support clean growth and mitigate climate change.  The research 

states that ‘nothing should be planned without having successfully demonstrated it is fit 

to take its place in a net-zero emissions future. It makes no sense, economically, social-

ly or environmentally, for what is planned and built today to be delivered in a form, or in 

places, that will require costly retrofitting tomorrow.’  

The research found that new developments will need to have: 

• incorporated and maximised the use of low or zero carbon generation, including 

where appropriate: renewable electricity generation, low carbon heat distribution 

networks, large scale storage, microgrids and associated network infrastructure; 

• paid attention to energy issues in relation to building orientation and site layout, 

e.g. taking into account solar gain and solar generation;  

• incorporated sufficient tree planting and green space or used other techniques, 

such as green walls or roofs, to mitigate increasing temperatures;  

• considered the impact of different densities and land use mixes on heat demand 

and supply opportunities; and  

• been designed to maximise the use of active, public and shared transport over pri-

vate transport.  

Within new developments, individual buildings are likely to feature:  

• ultra-high fabric efficiency;  

• passive cooling and appropriate ventilation;  

• low carbon heat installed or connected, or where this is not possible, low carbon 

ready features are incorporated;  

• thermal storage used as a source of flexibility;  

• building integrated renewables and storage;  

• EV charge points; and  

• control systems and appliances that measure, control and optimise assets to max-

imise consumption of local generation; reduce peaks and respond to time of use 

tariffs; provide demand response services to the grid and network operators; and  

• provide useful feedback to the building user.  

181.  This Neighbourhood Plan seeks to support this approach and will expect major devel-

opment to follow a system wide approach to delivering clean growth and achieving a 

zero net carbon outcome. 
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POLICY 16 –Enabling the effective use of renewable energy 

Major development should adopt an approach to energy management that demonstrates 

that it will contribute to a net zero carbon future and will not require subsequent retrofit-

ting. 

Context for POLICY 17- Embodied carbon in new development  

182.  Conventional construction involves the use of significant amount of embodied car-

bon involved in the production of materials such as concrete, bricks, plastics, ce-

ramic tiles, and steel.  While it is unrealistic to expect that the use of these products 

can be entirely eliminated from new buildings there is a growing body of guidance 

which demonstrates the opportunity to reduce their use and/or replace them with 

more sustainable materials such as wood and naturally produced insulation. This 

needs to form part of the concerted approach required to address the Climate 

Emergency. 

 

POLICY 17 - Embodied carbon in new development 

Development proposals which are over reliant on carbon intensive materials will not be 

supported unless it can be shown that there are no alternatives and all reasonable 

measures have been taken to eliminate them in the design process.  

Context for POLICY 18- Carbon capture through planting  

183. It is widely accepted that to achieve net zero-carbon significant changes in land use 

will be required. It will not be possible to eliminate all greenhouse gas emissions, 

and  so achieving carbon neutrality will require an increase in carbon capture and 

storage.  Some indication of the relative contribution of different habitat types to-

wards carbon storage may be seen from the following table from Natural England 

Research Report NERR043a where is this? The report contains recommendations 

the majority of which sit outside the remit of planning.  However, protecting and re-

storing natural habitats such as marshland and woodland, which are both found in 

Dartington can significantly increase the natural carbon sinks in the parish.  
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Context for POLICY 168- Carbon capture through planting  continued 

184. A variety of commentators agree on the need for significant increase in tree cover 

which some suggesting the need to double the amount of woodland in the UK to se-

quester continuing emissions of carbon dioxide.  Dartington is in the lead in pioneer-

ing agro-forestry as a means of combining sustainable agricultural production with 

increased tree cover.  

185. New development also provides an opportunity to deliver increased tree cover both 

on site as part of landscaping and habitat creation and as a source of funding for off-

set planting elsewhere.  Any need for carbon offsetting arising as a requirement from 

new development in Dartington should be met through tree planting or other forms of 

habitat creation and land management in the parish. 

186. Most habitats take centuries for their assemblage of species to establish and should 

be protected and treasured as our commitment to the declaration of an Ecological 

Emergency. Many habitats are part of immovable wildlife corridors, and bat flyways 

and cannot be compensated for elsewhere. Habitat damage cannot be offset by crea-

tion of ‘new’ habitats in a more convenient location.  

187. New development also provides an opportunity to deliver increased tree cover both 

on site as part of landscaping and habitat creation and as a source of funding for off-

set planting elsewhere.  Any need for carbon offsetting arising as a requirement from 

new development in Dartington should be met through tree planting or other forms of 

habitat creation and land management in the parish. 

188. Opportunities exist to extend woodland planting along the rivers and streams feeing 

into the River Dart, in particular Bidwell Brook and Wrenford stream which lie close to 

allocated development sites.  There is also a need to replant areas impacted by the 

loss of trees due to ash dieback along the verges and hedgerows of the parish. The 

Parish Council is working with landowners to identify suitable sites for tree planting 

across Dartington. 

189. New tree planting required to deliver carbon capture also offers the opportunity for 

creating a better-connected mosaic of natural habitats, particularly where this can be 

linked to agri- environment schemes such as Higher-Level Stewardship. 

POLICY 18 - Carbon capture through planting  

New development where it is demonstrated how the proposals achieve carbon capture 

through planting and appropriate land management will be supported.  

Opportunities for achieving this should be maximised on site.  

Should the necessary offsetting not be achieved as part of the development, a S106 obli-

gation will be required to provide funding for planting elsewhere in the parish.  

Community based initiatives to plant trees and enhance wildlife habitats and corridors with-

in the parish will be supported where possible. 



 57 

Context for POLICY 19 Adapting to a Changing Climate  

190. It is expected that climate change will result in more extreme conditions in terms of 

more intense rainfall events leading to a greater risk of flooding and more intense 

period of hot weather.  As part of adapting to these changes there is a need to: 

• attenuate the rate of runoff from buildings, infrastructure and land; 

• provide relief from heating through shading and ventilation. 

191. Relying on engineered flood defences and greater use of powered cooling and venti-

lation does not represent a sustainable approach as they involve increased use of 

materials and energy.  New development should therefore incorporate adaptive 

measures as part of its design, for example, using green roofs, sustainable urban 

drainage, natural ventilation, and planting to provide shading and reduce rapid run-

off. 

192. Climate change is already increasing the impacts of overheating and this is likely to 

worsen over the lifetime of new development. Major development should demon-

strate how it has been designed to mitigate and adapt to climate change and natural 

hazards. In particular, such development should demonstrate how it would minimise 

overheating and reliance on air conditioning systems. 

193. The rural nature of the parish provides opportunities to reduce flooding through ap-

propriate natural flood measures on sloping land with new strategic tree planting and 

leaky dams in streams and waterways. 
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POLICY 19 – Adapting to a Changing Climate 

New development must reflect and prioritise the increasing importance of the principles of 

low carbon, sustainable development. 

Development which is innovative in building design and use of materials will be supported 

if it produces energy efficient, zero carbon buildings, subject to proposals demonstrating 

how they will maintain the essential character and identity of the parish.  

Therefore, there will be support for development which: 

• Constructs well-designed, energy efficient buildings and places,  

• Aims to meet a high level of sustainable design and construction,  

• Optimises energy efficiency aiming for zero carbon emissions,  

• Contains housing that is affordable to run, and 

• Reduces the amount of heat entering the building in summer for example through 

orientation, use of carefully designed shading measures, and insulation. 

New development will be supported where it is demonstrated how the proposals are 

adapted to the anticipated impacts of climate change in managing rapid runoff from build-

ings and land during extreme events and providing natural solutions to excessive heat.  

Green Sustainable Drainage Systems (SuDS) should be used proportionately to mitigate 

any predicted increase in flood risk. 

Development involving the loss of permeable surfaces, loss of trees, hedges or soft land-

scaping or loss of any other feature that reduces flood risk is required to use appropriate 

mitigation measures to prevent an increase in flood risk within the site or elsewhere within 

the water catchment area. 

Implementation of Natural Flood Management systems (as advised by The Environment 

Agency) will be supported wherever possible. 

Context for POLICY 20 Provision of Energy Efficient Buildings and  

Context for POLICY 21 Improving the Energy Performance of existing buildings  

194. Research by the University of Exeter estimates that 26% of carbon emissions in 

South Hams in 2015 comes from the occupation and use of domestic buildings.  

This relates to the use of energy in heat, light and power for example in cooking and 

the use of electrical equipment.  This can be significantly reduced, and people ena-

bled to live more sustainably, if the thermal efficiency of our homes is improved.  Ev-

idence from the examination of Energy Performance Certificates for second- hand 

properties in the parish indicate that the majority of properties fall into Bands C and 

D although a small proportion are to be found in Bands E and F.   By comparison 

new homes meet a higher standard of energy performance.  Properties at Mead-

owside, Origins and Yarners Mill achieve a Band B rating. However, to achieve 

Band A the EPC reports suggest that they still require between £10,000 and 

£12,000 to be invested in solar PV and hot water panels.  
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Context for POLICY 20 Provision of energy efficient buildings and  

Context for POLICY 21 Improving the Energy Performance of existing buildings 

continued. 

195. While it may be anticipated that developers, owners and occupiers of buildings will 

face more demanding Building Regulations as the Government seeks to deliver on 

its commitment to a zero-carbon future, planning has a role to play in accelerating 

the response to the Climate Emergency. Dartington’s Neighbourhood Plan has a 

clear vision for new development to set exemplar environmental standards to ad-

dress the global climate challenge. This needs to be reflected in policy requirements 

for new buildings – not just of homes but also of commercial and public buildings. 

196. While it will be easier to achieve zero carbon standard through new construction, ac-

tion will also be needed to improve the thermal efficiency of existing buildings.  This 

will require retrofitting to improve insulation standards and in some cases demolition 

and rebuilding will be the preferred solution.  While much of this work can be under-

taken under Permitted Development Rights, opportunities exist through planning ap-

plications for extensions and alterations to require a whole building approach to en-

ergy performance.  With around 20 such applications a year this approach should 

help deliver upgrading of a significant proportion of the parish’s building stock over 

the lifetime of the plan. 

197. Delivering an upgraded building stock to address the Climate Emergency will involve 

additional measures to reduce energy use leading to more sustainable lifestyles and 

lower carbon emissions. The large number of heritage buildings in the parish is a 

challenge for improving emergency efficiency measures.  However such measures 

can help also preserve the fabric of such buildings and this point should be empha-

sised for conservation benefits rather than just preservation restraints. 

 

POLICY 20 – Provision of energy efficient buildings. 

The design and standard of any new development should be optimised for energy effi-

ciency, targeting zero carbon emissions. This should include: 

Siting and orientation to optimise passive solar gain, 

Provision of Solar PV and Solar hot water systems on south facing roofs 

The use of high quality, thermally efficient building materials,  

Installation of energy efficiency measures such as loft and wall insulation and double 

glazing. 

Commercial development must demonstrate how it will deliver net zero carbon in opera-

tional use. Applicants must demonstrate how they have followed best practice guidance 

to achieve a minimum of BREEAM “Excellent” standard. Offsetting will be required on 

site or elsewhere in the parish where standards will not be met on the development site. 
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POLICY 21– Improving the Energy Performance of existing buildings 

Proposals for improving the energy performance of existing buildings, including listed and 

historic buildings, will be supported subject to acceptable levels of impact on the appear-

ance of heritage assets and on local amenity and environmental conditions. 

The sensitive retrofitting of energy efficiency and renewable energy generation measures 

and the appropriate use of micro-renewables in historic buildings will be encouraged, in-

cluding the retrofitting of listed buildings, whilst safeguarding the special characteristics of 

these heritage assets for the future. 

Applications for extensions and/or alterations to buildings are required to demonstrate 

that the proposals adopt a whole property approach to improving energy performance. 

Objectives to support Aim 5: To protect, enhance and increase wildlife and biodi-

versity and strengthen the green infrastructure of the parish. 

Obj. 5.1 Protect natural habitats and wildlife from the adverse impact of new develop-

ment in Dartington. 

Obj. 5.2 Use new development to support new habitat creation and tree planting.  

Obj. 5.3 Strengthen the ecological value of river valleys, woodland and hedgerows as 

habitat and corridors for the movement of wildlife across the parish. 

Obj. 5.4 Avoid new development which results in barriers to the movement of wildlife in 

and through the parish. 

Aim 5 Introduction: 

198. The quality of life in Dartington is linked to its rural nature. Tracts of pastureland, 

farmland, meadows and woodland bordered by hedges and interspersed with rivers 

and streams offer biodiverse wildlife habitats and contribute towards climate change 

mitigation. These green spaces and waterways together with parks, playing fields, 

gardens, cemeteries, allotments and orchards form a Green Infrastructure Network 

which is crucial to protection of wildlife and provision for biodiversity to flourish and 

regenerate, and enable adaptation to climate change through carbon and water 

storage, and flood management.  

199. While footpaths provide some links to support sustainable movement around the 

parish, for example from Shinners Bridge towards Totnes and between Lownard/

Week and Meadowbrook, some of the routes are only permissive. Many of the pub-

lic footpaths are historic and do not provide a coherent network which supports sus-

tainable movement to and from local destinations, although they are clearly of value 

for recreational purposes. Walking and running for physical exercise and recreation 

is a key attraction of the Dartington Hall Estate.   
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200. There is a need to improve the functionality of Dartington’s green infrastructure and 

maintain and enhance access to the countryside.  Much of this is dependent upon 

the continuing willingness and ability of DHT to provide access to the Estate for rec-

reation.  Outside of the Estate there is a need to protect valued areas of green 

space and wildlife corridors. Any new development should contribute to the creation 

of a more coherent Green Infrastructure network and ensure there is no increase 

traffic in the parish’s back lanes. 

Natural habitats and wildlife:  

201. Dartington parish has a wide range of natural habitats supporting a diverse variety 

of native flora and fauna, some of which are recognised as being of international 

and national significance. The importance of avoiding disturbance to protective spe-

cies is recognised in legislation and reflected in local planning policy.  

202. The South Hams Special Area of Conservation (SAC) has been designated by Nat-

ural England to help protect an internationally important population of over 2000 

Greater Horseshoe Bats (GHB). Important hibernating and maternity GHB roosts 

are further to the east and west of the parish. A significant part of the parish is in the 

SAC Sustenance Zone: a foraging area up to 4km from the important roosts. All the 

parish is in the SAC Landscape Connectivity zone which includes a complex net-

work of commuting routes connecting the important roosts.  Any development pro-

posals impacting on Foraging Habitat and Commuting Routes in Sustenance Zones 

may affect the GHB population. Devon County Council, South Hams and Teign-

bridge District Councils and Torbay Council have jointly produced a Habitats Regu-

lations Assessment Guidance in October 2019. (See appendix/evidence base) 

203. There are County Wildlife Sites across the parish including those at Venton Mead-

ows, Foxhole Copse and Queens Marsh well as Other Sites of Wildlife Interest. 

(See DBRC Wildlife site resource map for list appendix/evidence). Within the parish 

is a Great Crested Newt consultation zone and there are Cirl Bunting breeding terri-

tories in the area.  (cite reference) 

204. Woodland represents the most significant habitat type found across the parish as 

revealed by DEFRA’s MAGIC biodiversity mapping tool. (see Appendix). The two 

types of ancient woodland afforded equal protection are Ancient semi-natural wood-

land (ASNW) and Plantations on Ancient Woodland sites (PAWS). There are 

ASNW and PAWS sites at Wynards Copse, Chacegrove Wood and North Wood.  

205. Much of the steep and higher ground of the parish was subject to forestry plantation 

in the 1920s and 30s, and woodland is also found alongside the small rivers and 

streams which flow through the parish. Increasing tree cover throughout the parish 

is important as part of a range of measures to combat flooding, respond to climate 

change and replace trees lost to Ash dieback. 
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206. The DHT, working in partnership with the Environment Agency, has undertaken 

steps to conserve the low-lying flood plain at Queens Marsh the land management 

and the creation of scrapes. This creative land use has helped to increase the biodi-

versity of this part of the parish.  Much of the Dartington Trust estate land is subject 

to Higher-Level Stewardship showing a commitment to sustainable land manage-

ment.  This is reflected in innovative approaches such as agroforestry combining 

woodland planting and agricultural production to promote soil conservation.  

207. Increasing the amount, range and quality of natural habitats across the parish will 

help maintain endangered species and promote biodiversity. Deer, badgers, foxes 

and other mammals are regularly sighted, and kingfisher, rooks, buzzards and many 

other bird species contribute to the sound, sights and experience of living with nature 

in the countryside. This is a feature of Dartington which residents and visitors alike 

want to maintain and strengthen. 

208.  Making our neighbourhoods more wildlife-friendly by creating, maintaining and link-

ing habitats for our native insects, birds, reptiles and mammals is important for our 

cultural and natural heritage. Protecting the continuity of hedgerows, avoiding dis-

turbance and disruption by building works, and minimising light levels are vital 

measures to sustain and protect present wildlife populations. 

209. The River Dart has a valued role as a wildlife corridor for commuting bats, otters, 

birds, and fish as well as a role in enhancing the physical and mental wellbeing of 

those who use it. Dartington Parish Council supports the River Dart Charter. By sign-

ing up to the charter, people are asked to act as stewards for the area between the 

Staverton and Totnes weirs, protecting the river, keeping it clean and unpolluted to 

enable biodiversity to flourish, and enabling it to flow freely from source to sea so 

that it can be a vital part of a healthy eco-system. 

There are two policies to deliver Aim 5 

POLICY 20 Promoting Biodiversity   

POLICY 22 – Green Infrastructure 

Context for POLICY 22  Promoting Biodiversity  

210. Woodland offers the greatest scope for establishing richer and better-connected nat-

ural habitat for flora and fauna in the parish.  The Neighbourhood Plan should seek 

to re-establish tree cover alongside the rivers and streams which flow through 

Dartington particularly where these are located close to areas of new development. 

This would help to support biodiversity and mitigate against climate change and help 

reduce its potential impact by slowing the rate of runoff from more extreme rainfall 

events.  Hedgerows should be assessed for tree saplings which could grow into ma-

ture trees if managed sensitively. 
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Context for POLICY 22 Promoting biodiversity continued 

211. In addition to large scale tree planting, the Neighbourhood Plan should ensure that 

green spaces and natural habitat form an integral part of new developments in the 

parish with the aim of increasing biodiversity. Where landscaping is proposed in as-

sociation with new developments, the use of native species to support wildlife 

should be encouraged and seek management plans that avoid the use of wildlife 

adverse chemicals. 

212. A key role of planning is to protect the existing biodiversity of the parish and through 

the requirement for biodiversity net gain to start to produce a richer more diverse 

range of flora and fauna through habitat creation and effective land management.   

213. Trees and hedgerows provide important protected links and flyways enabling wildlife 

to move safely around and through the parish.  The ability of wildlife to move 

throughout the parish needs to be secured by maintaining, and preventing damage 

to, existing routes such as bat flyways and by avoiding the construction of hard 

boundaries. Soft boundaries should be the norm in new developments to create a 

permeable environment which enables people and nature to live in greater harmo-

ny. 

214. Many of the natural features which support the biodiversity of Dartington are the 

product of human intervention; through woodland planting by the Elmhirsts in the 

1920s and 30s; through the use of hedges as field boundaries since mediaeval 

times ; and through drainage and more recently restoration of flood plain wetland. 

215. New development provides the opportunity to support new habitat creation and tree 

planting. Native plants provide sustenance and habitat while non-native landscaping 

is of little wildlife benefit. It is also important to ensure that arrangements are also 

put in place for the long term management of newly created habitat. If this can be 

secured there is an opportunity to strengthen the ecological value of the parish by 

increasing the range and variety of natural habitat which supports biodiversity whilst 

preserving and enhancing wildlife corridors throughout the parish. 

216. Sustainable Drainage Systems (SUDS) using natural features such as drainage 

ditches and ponds, which can offer wildlife habitat and be integrated into public 

spaces should be employed in major developments. Hard engineered solutions 

such as underground tanks and stores offer nothing for wildlife and are to be avoid-

ed. 

217. Flood mitigation projects towards Natural Flood Management systems, such as stra-

tegic tree planting and leaky dams that slow and reduce excess rainfall can also 

support and enhance wildlife habitats. 
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POLICY 20 Promoting Biodiversity   

New development will be supported where it can be demonstrated that it will lead to bio-

diversity net gain.  

Wherever possible this should be achieved on site, but if this cannot be reasonably 

achieved then the obligation should be met through s106 to deliver it elsewhere within 

Dartington parish. 

New developments will use native planting in landscaping schemes.  

New major developments must ensure that boundary treatments are designed to fit in 

with existing hedgerow patterns and be of sufficient size to provide an effective natural 

habitat as well as privacy for residents.  

New major developments will use green Sustainable Drainage Systems (SuDS) incorpo-

rating natural features such as drainage ditches and ponds, which can offer wildlife habi-

tat and be integrated into public spaces. 

Where new development poses a threat to the movement of wildlife or results in damag-

ing fragmentation of natural habitat, it will be rejected. 

All planning applications will be required to have a full ecological assessment to include 

surveys for any protected species potentially present.   

Natural Flood Management system projects will be promoted and supported where prac-

ticable. 

Context for POLICY 23 Green Infrastructure 

218. The green infrastructure in the parish is fragmented as a result of historical develop-

ment and land ownership. Sections of the river valleys plot on a map fulfil multiple 

functions as natural habitat, playing fields, green spaces, footpaths and cycle 

routes.  As planned development occurs, these features need to be protected and 

strengthened to increase and improve connectivity and multi functionality across the 

parish’s green and natural spaces. 

219. The Dartington Hall Estate is a major element in the parish’s green infrastructure. 

Residents, tenants and visitors are able to enjoy the parkland and gardens sur-

rounding Dartington Hall through a network of public and permissive footpaths 

which are actively managed and promoted to protect and encourage appreciation of 

the natural environment.  This is a key asset for the parish which should be support-

ed and maintained in the way in which TTV23 is developed and applied, particularly 

in relation to promoting sustainable movement to and around the Estate. 

220. Allotments and Community Orchards in the parish are well used and managed by 

the community.  They form an important element of the communal Green Space en-

joyed on a regular basis by residents and provide local food. 
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POLICY 22 – Green Infrastructure 

New development will be expected to demonstrate a positive contribution to the green 

infrastructure of the parish in its extent, and function.  

Development proposals should seek to maintain and enhance the connectivity of green 

corridors where possible. 

Any reduction in the quantity or quality of green infrastructure resulting from development 

will only be supported if it is replaced at an equal or higher quantity or quality on the 

same site, or another equally or better suited location in the parish.  

Green infrastructure needs to be identified on a map so that it’s clear the land that 

the policy refers to. 


