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INTRODUCTION
A historic site in a historic town

DOS is delighted to present this Dossier of work exhibited at the public consultation and action planning days, held in the Civic Hall Totnes, June 29 – July 3 2004.

Design Our Space (DOS) is a partnership between the community and South Hams District Council (SHDC) to develop a new plan for the six acre site of the Southern

Area, Totnes.  Not only is the site the last substantial area for development adjacent to the historic town centre, it is also of historical and archaeological significance

in its own right, going back to Saxon times if not before. As a historic site in the centre of a unique and historic town, what happens here is of very great significance

to a local and wider community of interests:  what is built here will change the face of, and be a remaining legacy to Totnes for many generations to come. This

significance is evident in the extraordinary interest, commitment  and energy of  volunteer support for the work of DOS.

The work of the DOS partnership, which began in mid March 2004, is being undertaken in three phases:

. The three Working Groups research the site and exhibit their findings (mid March - end June).

. Public consultation and community planning days (mid March - July).

. Drawing upon the outcomes of the research, the consultation and community planning days, the architects CMPS Ltd. and Harrison Sutton, together with the

community will develop a new concept statement for the site (mid July - end September 2004)

This Exhibition Dossier brings together the first creative fruits of the partnership. It contains summaries and a visual overview of the research done in the three DOS

Working Groups on traffic and parking, heritage, open space, ecology and housing. The three groups set themselves the question: What facts would members of the

public need to know in order to make informed choices about how to develop the Southern Area site?  Working together, more than 50 people set out to investigate and

present some of these facts. The result is a fascinating and valuable body of information about Totnes and about the site. Unedited it retains the vigour, interest and

enthusiasm of those taking part, all of whom gave voluntarily and unstintingly of their time.

We commend the Exhibition Dossier to councillors and their colleagues as completing Phase 1 of  DOS’s commitment to the Town and District Council and to the

Community. Accordingly we will proceed to the next phase.
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“We used to play Gods and Devils (in the lane)……we played in the water with our shoes off”

Totnes resident for 84 years.

“On Sunday nights my sister and I devised a game…. There was only gas lights in Totnes….I

used to close my eyes and she’d take my arm and twirl me round and then we’d start walking and

then she’d say ‘where are we now?’ and I had to guess where I was…and we used to go all

around Maudlin” Stan Brock, lived in Totnes for 73 years.

“If you want to find the kids they’d be in the Leechwell”…”A friend of mine bred trout in the medi-

aeval pond” John Endicott, lived in the area for 61 years.

“I used to run up and down the lane to the baths and used to play around that area….it was the

place for courting” Iris Brock, lived in Totnes for 65 years.

“At the Church School I used to collect the leftovers from the school lunch. They were put in a

bucket and taken to the pig owner in Leechwell House. Walking all alone up the Leechwell- it

wasn’t interrupted by a road then. It would be in the middle of the day- a hot summer’s day. The

town would be silent and you’d be carrying this smelly bucket of pigswill. And all you knew was

that lepers used to walk down there and there was something terrible at the end. I should really

‘hate’ that place now! Bob Mann. Local writer and historian.

“As a child I lived up in Holme (Dartmoor) and my father brought us into Totnes every week in the

horse and trap….When I got married I went to Mr Heath’s for my wedding bouquet.  I am allergic

to chrysanths and I never forget it because he took me round and we chose the white freesias

together. The smell was overwhelming”.  Resident of local village.

“The Council came very early in the morning to pull down the walls (of Leechwell Lane) to put the

road through. It was around 1980.  But in South Street we heard the bulldozers. George Heath

was there and we just stood there together crying”. Jacqui Cousins, South Street resident for over

20 years.

“I came to Totnes 23 years ago….Leechwell Lane was tarmac then, but there were signs of

cobbles under the tarmac, small, even brown ones. There was an elderly man who died at the

age of 96, Mr Reeve. He lived locally all his life. He used to talk about playing with his hoop and

stick down Leechwell Lane as a boy. He said it was cobbled then” Binnie Underhill, local resident

until April 2004.

“My relatives have always lived in Totnes. There’s a story passed down in my family about them

going to the Leechwell to wash their eyes- generations ago, maybe in about 1800. It was believed

then that the water from one spout was good for eye problems” Bill Bennett, long- standing

resident and local historian.
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THE SAXON TOWN: Totnes is one of the most acclaimed historic market towns in England. There are

still remains of its enclosed Saxon burg (possibly 900AD) The early earth and timber walls were re-

placed in mediaeval times with stone. This Saxon ‘footprint’  has influenced, and remains visible through,

medieval, Elizabethan and later accretions to the town centre. THE SOUTHERN AREA SITE has been

probably been under cultivation since Saxon times. Lying below the boundary of the ancient burg,

experts suggest that Leechwell Lane once followed the long rectangular edges of the Saxon burgage

(cultivation) strips. However, our knowledge of the  site  remains, in the words of one archaeological

survey, ‘largely an archaeological blank’.

CONSERVATION, LISTING AND SCHEDULING: PROTECTION OF HISTORICAL AND ARCHAEO-

LOGICAL FEATURES OF THE SITE

- Most of the site (apart from the Old Cattle Market on the Western edge) falls outside of the sur-

rounding conservation area.

- The key historic features of the site are the medieval Leechwell Lane with its enclosing stone walls,

other walls on site and the newly discovered triangular  pond in the Bungalow Garden. These are

not listed, scheduled or protected in any way.

- The mediaeval Leechwells Holy Well, just 40 ft. to the West of the site was given Scheduled Monu-

ment status in 2002.

CONDITION OF HISTORIC FEATURES  Visual assessment suggests these features are in poor con-

dition- walls have ivy and saplings growing in them. Some are bulging with the weight of backed up

earth. The pond is overgrown with Japanese knotweed rooted in the stone edge (reported)  its stone

culvert is broken. Off site, the Scheduled Leechwells is in danger of losing its water flow as the puddled

clay of the containing basin below the well breaks down.

ARCHAEOLOGICAL SURVEYS OR APPRAISALS Three have been done by SHDC, in 1989 (Timms)

1991 (Pye et al) and 2001 (Waterhouse). One has involved (limited) excavation of the site. In addition

three independent archaeologists have assessed the triangular pond. Combined recommendations

include:

- To reverse usual procedures and ‘put conservation first’ followed by a development brief

- The need for a clear architectural ‘break’ to keep the Saxon boundaries of the town distinct from

the new development

- The Old Cattle Market, the South Street area and the wet area around Moorashes meadow have

been identified as of archaeological interest. Full excavation or exploratory trenching recom-

mended.

- An archaeological survey of the stone walls on site, the Bungalow Garden and the triangular

pond

- The triangular pond has been identified by an independent expert as fulfilling several of the

categories of the English Heritage Monuments Protection Programme for immersion baths

connected to Holy Wells (June 1990) His recommendation (currently with English Heritage) is

that the pond should be scheduled as “an integral part of the mediaeval ritual site” associated

with the Leechwells Holy Well.
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OOOOlllldddd    CCCCaaaattttttttlllleeee    MMMMaaaarrrrkkkkeeeetttt::::    
Twelfth century pottery and fifteenth century house foundations 
discovered. 

SSSSoooouuuutttthhhh    SSSSttttrrrreeeeeeeetttt::::
Possible site of mediaeval houses.
Recommend exploratory trenching

MMMMoooooooorrrraaaasssshhhheeeessss    aaaarrrreeeeaaaa::::    
Possible mediaeval fishponds.  
Recommend exploratory trenching

TTTTrrrriiiiaaaannnngggguuuullllaaaarrrr    PPPPoooonnnndddd::::    ppppoooossssssssiiiibbbblllleeee    iiiimmmmmmmmeeeerrrrssssiiiioooonnnn    ppppoooooooollll::::
Not protected. Recommend Scheduling alongside Leechwell 
and protection in any development.

WWWWaaaallllllllssss    ooooffff    LLLLeeeeeeeecccchhhhwwwweeeellllllll    LLLLaaaannnneeee    aaaannnndddd    ooootttthhhheeeerrrr    wwwwaaaallllllllssss::::    
Not protected.  Recommend full survey and protection in any 
development
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    EEEExxxxtttteeeennnntttt    ooooffff    CCCCoooonnnnsssseeeerrrrvvvvaaaattttiiiioooonnnn    AAAArrrreeeeaaaa    

    MMMMeeeeddddiiiiaaaaeeeevvvvaaaallll    ttttrrrraaaacccckkkkwwwwaaaayyyyssss,,,,    ppppoooossssssssiiiibbbbllllyyyy    SSSSaaaaxxxxoooonnnn

1111            Mediaeval Holy Leechwell. Scheduled Monument (40ft off site)  

2222                                    Leechwell Lane. Unprotected: not listed or scheduled (on site) 
3333                 Twelfth century Magdalene Leper Hospital (off site)

4444            Mediaeval burgage plots (on site)

5555                 Triangular pond. fed by water from the Leechwell. (on site) 

TTTThhhheeee    LLLLeeeeeeeecccchhhhwwwweeeellllllllssss    DDDDeeeevvvveeeellllooooppppmmmmeeeennnntttt    ssssiiiitttteeee

Unprotected: not listed or scheduled

Archaeology - Overview and Recommendation from Three Surveys

B

Produced from Ordnance Survey digital data - Serial Number 279074 - © Crown Copyright 2004

Old Cattle Market

South Street

Moorashes area

Triangular pond : possible immersion pool

Walls of Leechwellane and other walls

Findings from Archaeological Surveys and Reports

The Leechwell Development Site

Extent of Conservation Area

Medieval Trackways, possibly Saxon
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1. Within the site, the old stone walls, found notably on either side of Leechwell Lane and bounding

nearby enclosures, are a significant feature.

2. There are approximately 800 metres of these stone walls, 340m of which are along that part of the

Lane which crosses the site.

3. Nearly all these walls are built of rough hewn, flat pieces of local

sedimentary rock, with occasional larger rough blocks. All are set in

mortar, the condition of which varies considerably between sections of the walls.

4. The height of the walls has been measured from ground level. As the walls are mainly built on

slopes, the ground level is rarely the same on both sides. Over considerable sections it was not

possible to find the actual top of the wall because of the vegetation growing out of it.

5. In a few places the walls bulge slightly.  Considerable sections

serve as retaining walls for the ground behind. In some places the ground reaches near to, or is even

level with, the top of the wall.

6. Because of the dense growth of ivy on top of the Leechwell Lane

walls it is  only possible to measure the thickness of the wall where

there have been recent repairs and at the entrance to the car park

7. There is only one public access point through the Leechwell Lane

walls, that into the Nursery car-park. Of the rest, three are blocked

and four are private.

8. Apart from at the Leechwell itself no walls on site have protection-i.e. been Scheduled or Listed.

Approximately half the total length of Leechwell Lane is within the development area.

           HERITAGE - OLD STONE WALLS
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The Southern Area site forms an open link across the valley which divided what were once two separate

manors of Totnes. This south-facing slope has probably been in continuous cultivation since the time of

Saxon settlement (900AD?) until the early 1980’s when George Heath sold his nursery and market

garden to the Council.

HISTORIC FEATURES ON AND NEAR THE SITE. Although little archaeological work has been done on

the site, its major feature- Leechwell Lane- has been recorded since the 13th Century, as has another

renowned landmark, The Leechwells Holy Well which lies about 40ft to the West of the site. Nearby is the

site of the now lost Leper Hospital in Maudlin Road. These three clearly have historic connection al-

though there is little written evidence to go by. In addition there is a small triangular pond on site, recently

identified (by DOS) and now verified as being of considerable archaeological value.

LEECHWELL LANE forms a link between the town centre, the  Well, Maudlin Road and the Kingbridge

Inn. The pedestrian lane probably followed the path of the old Saxon trackway and is now enclosed along

its entire length by stone walls, in places 15ft high. Older residents call it the Leper Walk and there is

speculation that it was once called Trinity Lane.

THE HOLY LEECHWELLS. Just off-site, the stone well could have been built around 13-14th Century.  By

1450 there were two named wardens in charge of the well. The well has three spouts feeding three

granite baths. They are called Toad,  Long Crippler and Snake. The water is long believed to have

healing properties - early spellings of ‘Leechwell’ suggest it has Saxon origins. It may be no accident that

today Totnes is a nationally and internationally renowned centre for complementary medicine and alter-

native healing arts.

THE TRIANGULAR POND. In The Bungalow Garden lies a neat, three-sided pond, lined with stone and

slate. It has steps into the water, which  is about two feet deep. The pond is fed by the water from the

Leechwells Holy Well. It may have been built as a mediaeval  immersion healing pool, possibly for use by

inmates of the Leper Hospital.  Independent experts have recommended that the pond be Scheduled

alongside the Leechwells Holy Well.

THE LEPER HOSPITAL. Leechwell Lane led to the old Leper Hospital on Maudlin Road (C13-14).  It was

built and run by the monks from the Priory, and finally pulled down in 1719.

THE OLD NURSERIES. The car parks were once nurseries and market gardens owned by Mr Gill and

Mr Heath, commemorated in the road name Heath’s Way and the Nursery and Heath’s Car Parks.

ORAL HISTORY The Leechwells is a significant area to many local people. For older people, it was

favoured place for children to play. People walked and courted in Leechwell Lane. The nursery was a

busy place of work. Pigs, geese and chickens were kept in surrounding fields. Before St Katherines Way,

there was open farmland and meadows beyond Moorashes. Although poorly sign-posted, the well has

wider renown. Its water is still used, and younger people enact new rituals there. Many, visitors and

residents alike, young and old, express a strong attraction to the peace, sense of history and the  ‘magic

and the mystery’ of the Leechwells, and wish to protect and enhance these aspects in any new develop-

ment.

HERITAGE -HISTORY OF THE LEECHWELLS
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DOS surveys have followed methods recommended in Government planning guidelines PPG17.

These suggest that assessment of local need is set by reviewing first the scope of open space and

then by assessing the quality of that space. In terms of scope and quality of open space our research

has found:

- There is little open green space of any kind within easy reach of Totnes town centre. Totnes town

centre appears to fall well below English Nature Guidelines that every home should be within

300m of an accessible natural green space of at least 5 hectares.

- Open spaces that do exist lack views, grass and trees. They are often in poor condition and

fouled by dogs. There is also a significant absence of gardens, plants, seats and pleasant

landscaping in the town centre for residents and visitors. One of the major accessible green

spaces in the town centre is St Mary’s churchyard.

- Due to the historic development of Totnes town centre, gardens are often small or nonexistent.

About one third of parents and senior citizens interviewed had no or tiny gardens. Thus public

open space may be seen as of particular importance for both these groups.

- While Borough Park- one of the largest green space in Totnes- provides an important leisure

function for adults and teenagers, there is a significant lack of play areas for younger children.

Parents considered most existing open space unsuitable for small children.

- The nearest green areas and play spaces are at least 15min walk from the centre of town. Many

senior citizens and parents with young children have constraints on mobility and say this is too

far to walk to easily or regularly. We found that over 1/3 of parents reached play areas by car.

- Ironically, two of the largest areas of green open space in the town centre - around the Castle

and the Grove School - are restricted access.

- The Southern Area site offers one of the few remaining possibilities for new open space in the

town centre. The largest area of open green space on site is the Bungalow Garden and Post

Mediaeval garden (approx. 1.3 acres)

FACT: over one third of parents and senior citizens surveyed (living in town centre) had no or very

small gardens

FACT: Government recognises that access to open space contributes to our health and wellbeing.

Creative play spaces are essential in developing children’s sociability and conceptual skills. Today

high numbers of children are physically inactive and become obese.

 OPEN SPACE - IN AND AROUND TOTNES TOWN CENTRE

CONTEXT APPRAISAL
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1/ PURPOSE:

The most successful existing spaces are those which fulfil a purpose. Therefore the open spaces in

the Southern Area development should be planned thoughtfully with a purpose in mind.

2/ MULTI-USE:

Multi-use of spaces should be a primary goal. Single use spaces within an area of restricted space

availability is a luxury that is hard to justify. Roads and pavements are examples of multi-use open

space.

3/ OMISSIONS:

Totnes lacks some desirable open space features. These are:

    A childrens play area near the centre.

    An adequate number of flowers and flowering trees.

    Tree- lined roads

    Public art

    A civic water feature

4/ MAINTENANCE:

The existing spaces that are inadequately maintained are less used; an example is the Lamb Gar-

den. Budgeting for maintenance must be part of the plan for any extra open space. Incorporating

durable surfaces and features reduces maintenance.

5/ COLOUR:

Totnes already has some good open spaces but they often lack colour. This could be remedied by

the use of more flowers, lighter or brighter painted surfaces and shrubs with coloured foliage.

 6/ ATTRACTIVENESS:

Attractive design draws in users and helps effectiveness. Dull design discourages users and mainte-

nance and leads to misuse, litter and other problems. This effect can be seen in some of the existing

spaces.

7/ ALLOCATION of SPACE:

There are currently 15 significant open spaces within 20 minutes walk of the Civic/Market Square

(Colwell Wood is a country space and  Borough Park are both just outside the urban area consid-

ered). The remainder of the 15 spaces comprise an existing area of almost 17,600 square metres

equivalent to 4.35 acres. The urban area which contains them is 468,000 square metres or 115.64

acres. So existing open spaces occupy 3.76% of the urban area chosen.

 OPEN SPACES - EXISTING

CONTEXT APPRAISAL
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CONTEXT APPRAISAL

The following is a DOS summary of the main findings of an ecological assessment commissioned by

SHDC in May-June 2004, undertaken  to inform the proposed re-development of the Totnes Southern

Area.  The assessment comprised a data search conducted by the Devon Biodiversity Records Centre

together with a Phase I Habitat Survey undertaken by consultants from Devon Wildlife Enterprises.

Further surveys are ongoing. The survey found no rare or protected species on the Southern

Area site.

Location: Component of a wider network of large gardens. Features of interest include the Bungalow

Garden, central car park verges, some stone walls and wetland area. Historical records contain a

number of rare and notable species recorded along the River Dart corridor and surrounding country-

side.

Trees: The majority of trees on the site are non-natives, however a number of mature apple trees can

be found on the site which support a range of bryophytes and lichens. Typical border plantings are

comprised of non-native shrubs that may provide some cover and nesting opportunities for birds.

Scrub: Small areas of bramble scrub occur on the site.  These can be valuable for foraging and nest-

ing fauna. Car parks are bordered by grass dominated verges providing a habitat for foraging insects,

birds and reptiles.

Walls: A number of stone walls intersect the site and can provide valuable foraging and nesting areas.

Ponds: 3 ponds were recorded on the site and are heavily silted and overgrown.  One pond within the

Bungalow garden remains open.

Plants: 116 species of common flora were identified on the site.  A Devon Notable 1 species, grey

sedge, was recorded in the central car park and is uncommon in Devon.

Mammals: Signs of commonplace mammals were noted e.g. grey squirrel and fox A single badger

hole was recorded from the bungalow garden. This site is undoubtedly used by wildlife in conjunction

with the support network of large gardens close by.

Bats: Pipistrelle bats have been recorded foraging in the evening around the bungalow garden. Buildings

to be affected by the development will require a roost survey.

Slow Worms: Contains a breeding population of slow worms. These are legally protected they will

have to be translocated to a suitable location prior to start of works.

Birds: A range of birds uses the site in conjunction with the surrounding gardens. Breeding species

include wren, robin, whitethroat and song thrush, the latter being a Bird of Conservation Concern

(declined by more than 50% in the last 25 years).

Recommendations: Some common habitats will be lost by development of the site but there will also

be opportunities for net conservation gain through a combination of retaining and improving existing

features of value and creating new. Features such as green roofs, wildflower meadows and scrub

belts should be considered. A full report on the additional survey work will be available by the

end of July
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1) 25 different types of trees on site

2) 125 trees ranging in height from 2 metres spindly to

20 metres substantial.

3) British Standard Tree rating system used to classify

trees A – D. B class trees are mostly on the boundary

of the Southern Area.

4) Any building has to consider proximity of trees.

5) Scarcity of trees in central Totnes. Approximately 50%

of the trees are in the Bungalow Garden

6) Aesthetic importance of trees in landscape: linking

green hills with town: enhancing car parks.

Environmental consideration: sound baffle, air pollution

clean up, sustaining birds and other wild life.

CONTEXT APPRAISAL

No. BS Class Species

 1 (N)    C North side of road (left side as go uphill).  Silver Birch, Dogwood,

? Sweet Briar, Field Maple, Spindle (Euonymous), Willow.

 1 (S) South side of road, birch at top by car park loos, birch at bottom

by road, willow, under storey of shrubs.

 2    C Elder

 3    C Willow

 4    B Common/False Acacia or Black Locust

 5    C Prunus, ? Cherry

 6    B False Acacia

 7    C Beech, 2 ? Quickthorn, Oak

 8 (E)    C 9 Spanish Plane at 6 yds + Field Maple

 8 (W)    C 10 Spanish Planes at 6 yds

 9    B Ash

10    C Willow & Elm species

11    B 3 Ash

12    C 3 Sorbus (Mountain Ash family) at 3 yds apart

13    B 3 False Acacias at 2 yds apart, located 2 yds

below the acacias.

14    C 2 Sorbus at west side of access to bungalow

No. BS Class Species

15    C Sycamore

16    C Lime

17    C Chamaecyparis sp. (Evergreen Conifer)

18    B Eucalyptus

18B Willow Not on SHDC list

19    C 3 Eucalyptus

20    C 3 Silver Birch

21    C Acer species

22    C Acer species

23    B Beech

24    B Ash

25    C Oak

26    B Sweet Chestnut

27    B Sycamore, Acer species

28    B Sweet Chestnut

29    B Oak

30    B Ash

31    C 30 overgrown Christmas Trees

32    C Acer species

No. BS Class Species

33    C Beech

34    D Acer species (? Norway Maple)

35    C ? Sweet Chestnut & Not Willow (Salix)

36    C Sycamore

37    C 16 Spanish Plane, 12 Silver Birch, Field Maple

38    C 4 Spanish Plane at 5 yd spacing with small clump of Laurel

at north end

39    C Willow

40    C Ash

41    C Chamaecyparis (Evergreen Conifer)

42    C 12 ? Apple Trees (Malus) ? pyrus (Pear)

BS Class definitions

A Retention most desirable

B Retention desirable

C Could be retained

D Trees for removal As at 17 June, 2004
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FACT Almost a quarter (24%) of Totnes housholds contain dependant children – just under half the

children are under 10.

THE RESEARCH: WE INTERVIEWED THE PARENTS (N-41) OF 73 YOUNG CHILDREN LIVING

IN TOTNES. WE LEARNT THAT:

- A third have no or tiny gardens

- 38% had to drive to play spaces

- Accessible child- friendly play areas are a particular concern

PARENTS’ VIEWS ABOUT PLAY SPACE IN TOTNES.

PROVISION
- Not enough Especially top of town

- Not child-friendly

- Lack of Green space

             PROBLEMS WITH EXISTING PLAY SPACE
- Poor access

- Dirty

- Dangerous

- Unimaginative play

THEIR HOPES FOR THE SITE:

-     Open / Green Spaces!

-     Clean and safe

-     Spaces!

-     Child / Family-Friendly

-     Play Areas

-     Imaginative Play

-     Equipment!

-     Trees

-     Affordable family homes.

CONTEXT APPRAISAL
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FACT: SENIOR CITIZENS (65+) REPRESENT ALMOST A QUARTER (21%) OF

THE TOTNES POPULATION

THE RESEARCH: WE INTERVIEWED 19 SENIOR CITIZENS AND LEARNT THAT

∑ Many found walking difficult and/or had no gardens!

∑ Access to open space is of particular importance for older people

THEIR WISHES FOR THE SITE

WHAT DO THEY WANT?

- Seats in the sun

- Seats with a view

- A place to meet

      Gardens and flowers

WHAT DO THEY WANT TO KEEP?

- The magic and mystery of the area

- Leechwell lane

- The heritage

-      The walls

AND…..

- Trees

- Green space

-      Wildlife area

WHAT ELSE WOULD THEY LIKE?

- A library

-     A band stand

WHAT ARE THEIR CONCERNS?

-    Keep it simple

-    Not costly to maintain

OPEN SPACE - SENIOR CITIZENS VIEWS

CONTEXT APPRAISAL
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South Hams Council, alongside many other councils, has a policy that can require any development to

include a Percent for Art agreement. If this is required of this development then a small percentage of

the capital cost will be spent on public art.

We hope this display will show what public art can be and explain what benefits can be  gained. If

artwork is integrated right from the beginning then the development can benefit from the wholeness of

design and efficient use of the money.

It decreases vandalism and encourages a caring approach.

Features don’t have to be from a catalogue to be affordable.

Art can enhance an existing feature though already wonderful in itself.

Art can be used to make a statement about the site or the community and give distinctive character.

Local artists can be used to reflect local aspects in designs and the money stays in town to aid the

local economy safeguarding jobs and skills.

CONTEXT APPRAISAL
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CONTEXT APPRAISAL

Rotherfold

Off Leechwell
Street

Old Market

Leece ll
Street

Outside
Nursery

ursery

Heath's
Nursery

eath Way 1 eath Way 2

Heath Way 3

Car Park Type Parking Spaces
Heath Way (1) Seasons Only 10

Heath Way (2) Long Term 20

Heath Way (3) Long Term 44

Nursery Long Term 73

Outside Nursery Long Term   9

Leechwell Street Long Term 10

Old Market Long Term 28

Rotherfold Short Term   7

Off Leechwell Street Seasons Only   9

Heath’s Nursery Short Term 88

TRAFFIC AND PARKING WORKING GROUP

- Totnes roads are safe; in 5 years there have been no fatalities and only 2 accidents involving

serious injuries – one in Safeways Car Park.

- Apart from Station Road and its junctions and Ashburton Road to the Cider Press, there is

adequate capacity road capacity for most of most days.

- Roadside parking is almost saturated – cars introduced by the proposed Southern Area develop

ment will create difficult problems.

- Parking capacity in/near the Town Centre is saturated on Fridays and Saturdays even in April.

- Car park users in the Southern Area mainly live well beyond the Town boundary.

- Maintaining the current car park capacity is judged to be essential for the Town’s prosperity.

- It might be possible to shoe-horn 80 or so new car park places into locations close to the

Southern Area.

- Additional capacity could be provided by ‘half-decking’ one or more of the existing steeply

sloping existing car parks – possibly creating 50 or so places.

- Additional off-centre car park spaces could be created at Pavilions and Victoria Street car parks

by steel-framed single storey structures on pad or piled foundations

- New car parks can cost roughly £3000/place for single storey and £12000/place for multi-storey

car parks respectively. The latter attract crime and vandalism and are expensive to maintain.

- Allow at least 20m2/place for single storey and 25m2/place for multi-storey car parks.

- New bus services might reduce demand for car parks, though such services often require

subsidy

Overview

This document contains a summary of the factual information gathered and collated by

the Traffic and Parking Working Group, including:

  -   A summary of facts and choices

  -   Details of how the space is currently used

  -   Details of the costs (both financial and spacewise) of car parking

  -   Ideas about where extra spaces could be found

  -     Some notes on the ‘urban form’ aspects of Totnes’ roads and car parks

Heath Way 1 Heath Way 2

Heath Way 3NurseryOutside

Nursery

Leechwell

Street

Old Market

Off Leechwell

Street

Rotherfold

Heath’s

Nursery

Summary Facts and Choices
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As can be seen from the large chart, for most visitors the signs lead them to car parks in a

reasonable way. There is a deliberate attempt to dissuade traffic coming from Paignton entering

Totnes via the old Totnes Bridge - there is no sign pointing to car parks at the bottom of Bridgetown

Hill. There are however two problems with the current signage.

Problem 1 - Finding the North Street Car Park

The North Street Car Park is problematic. Coming from Dartmouth or Dartington, traffic heading for

Totnes Castle is unable to turn right into Castle Street. Instead it has to proceed down Station Road to

the roundabout and then return back up Station Road. There is little signage to help motorists do this. Of

course, the fact that visitors cannot find North Street makes it easier for local users to park there!

Problem 2 - Finding the Nursery Car Park

Once motorists are on the Southern Area Access Road there is little to help them find available

spaces when the car parks are getting full. The Nursery Car Park in particular tends to be less used

because:

1. It is impossible to see into it beforehand, so motorists have no idea if it is full or not

2. As the picture below shows, the main sign at the key junction encourages them to turn left (it

says “All Routes”). The only indication of the need to turn right to get into the Nursery Car

Park is the arrowhead border around the words “73 Spaces”.

We believe it is planned to put ‘active’ signs (dynamically updated to indicate if the car parks are full)

on the approach roads to Totnes in the near future.

CONTEXT APPRAISAL

    CAR PARKING SIGNS
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Car Park Questionnaire Results

We questioned people parking in the Southern Area Car Parks over the period 1st - 7th May 2004. More

than 300 people were questioned, approximately 50% of these on  Friday 7th May, a market day, and

the rest on weekdays (none were questioned over the weekend).

Each was asked how long they had stayed or planned to stay, where they came from and how they

spent their time in Totnes (shopping, etc.). In addition the number of occupants in each car was

recorded.

Here are some key statistics from the survey (the raw data is available from David Mitchell).

Average Length of stay: 110 mins

33% stayed for an hour or less

Average Occupants/Vehicle:           1.80

40% had only one occupant

Over 70% came to Totnes to shop or to visit

the market.

A significant number (15%) gave Tourism as the primary reason for their visit. Many people were com-

bining a visit to the market or shopping with lunch in Totnes. The numbers coming to work or visit

friends was very small.

In terms of origin, here’s how the numbers break down:

Devon 52%

Surrounding Villages 25%

Outside the county 12%

Local (Totnes/Bridgetown) 11%
1 These figures probably include the cost of the land and of clearing it.

                                VEHICULAR MOVEMENT AND QUESTIONNAIRE

Vehicular Movement

Most streets in central Totnes, although they are two-way, are barely wide enough for cars to pass

each other. as a result,

there is little on-street parking, which is largely restricted to two areas:

1.     to the North-West of the castle (Collings Road and environs)

2.     in the extreme south (Maudlin Road and environs)

Much of the off-street parking in central Totnes is hidden from view, eother in private courtyards or in

garages that form part of the ground floor of the house.

Pavements for pedestrians are often quite narrow, on one side of the street only, or even non existant.

This pushes vehicles and pedestrians into close proximity, if not conflict, and there are very few

pedestrian crossings to alleviate this (just two, ignoring those on the main A Roads). Despite this, the

road safety record of Totnes is extremely good. Over the 5 years from 1999-2004 there have been

no fatal accidents and only two involving serious injury (one of which occured in Safeway’s Car Park)

Totnes has a few disabled spaces in some of the car parks. There are also some spaces reserved for

motorcycles. There are currently no cycle paths and hardly any racks for cycles in the town.

The Southern Area Access Road, opened in 1992, has a very different character from the other streets

of Totnes. It is much wider, has no buildings on either side for most of its length and despite its name

acts more like a bypass or distributer road, particularly during rush hours.

The conventional bus services linking the town with nearby towns and cities such as Newton Abbot,

Ivybridge, Dartmouth, Paignton, avoid the town centre. There is a community bus (“Bob the Bus”)

which runs up Fore Street and provides links to Follaton House, Bridgetown and, on Fridays, to Stoke

Gabriel.

CONTEXT APPRAISAL
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If the Southern Area is to provide land for housing and public open space, there

will be less room for car parking. We have looked at various ways of providing

additional space for car parking:

1. By using existing space more efficiently

2. By ‘double-decking’ parts of existing car parks

3. By using ‘unoccupied land’ that is possibly unsuitable for housing or public open space

Using Existing Space More Efficiently Possibly 12 extra spaces.

We believe some extra spaces could be made by more efficient use of the existing car parks.

‘Double-Decking’ Possibly 60 extra spaces.

While there was strong opposition to the idea of a Multi-Storey Car Park, it would be possible to

deck over parts of the three biggest Southern Area Car Parks to provide extra space without too

much visual impact. The 2002 Concept Statement used this idea in the Nursery Car Park. The

areas shaded on the map show where we believe this would be possible.

‘Unoccupied Land’  Possibly 70 extra spaces.

The areas shaded on the map are currently  ‘empty’. Note that the piece of land adjacent to the

Western Bypass belongs to Devon County Council rather than SHDC.

                  FINDING EXTRA CAR PARKING SPACES ON THE SITE

CONTEXT APPRAISAL
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Car Parking and the Urban Grain
While cars compete with pedestrians in the narrow streets of Totnes, the latter also have access to a

network of footpaths and walkways that link various parts of the town. Foremost among these are the

ancient walled footpaths linking Maudlin Road and Leechwell Street with the Market Square, but there

are others at least as old branching off the High Street and The Grove. Coupled with the low volume of

traffic in the side streets these footpaths provide a high degree of permeability and give the town a much

less crowded feel.

The Southern Area Access Road which cuts through the southern area is the most obvious barrier to this

permeability. The point where it bisects the Leechwell Lane footpath is a particular obstacle for those

who have parked in the Nursery Car Park and wish to visit the Market.

The topography of the southern area, coupled with the fact that so much of it is open space, provides

many opportunities for fine views of the town and the surrounding hills, though these are spoilt to some

extent by the unkempt appearance of the car parks.

At present 54% of the area (3.1 acres) is given over to cars (parking and roads). The car parks themselves

occupy 38% (2.2 acres) of the space.

Parking bays are typically 2.4m by 4.8m and the aisles are 6m wide. An optimal design, with no space

for ‘greenery’, would require about 75% of the space currently occupied by the Southern Area car parks.

 About 31% of the area (1.8 acres) is ‘green’ space at present, though most of it is not currently open

to the public.

CONTEXT APPRAISAL

Within Totnes generally there are about 840                The 265 car park spaces within the boundary

parking spaces, in the following areas:                         of the Southern Area are split as follows

Area Spaces         Type         Spaces

Steamer Quay and Longmarsh     190       Season Ticket holders only    20

Pavilions and Leat-Side     140       Short Term    88

Victoria Street (The Plains)     130       Long Term              157

North Street      57

Old Market, Rotherfold, Civic Hall      60

Southern Area                     265

Car Park Utilisation
Our parking census looked at the occupancy of the car parks over the period 1st – 7th May 2004. It

revealed that, as expected, the car parks are busiest on market days. However several of the

smaller car parks are almost full every day. The Nursery Car Park has the lowest utilisation –

probably due to poor sign-posting and lack of visibility.

Car Park Building Costs
A normal open parking space costs £2000 to £4000 to create on level ground while multi-storey car

park spaces cost anywhere from £8000 to £15,000 to build.1 SHDC and Savilles estimated the cost of

providing the 239 spaces in the November 2003 Plan as £839,000. They used £1800 per ground

floor space and £6300 for each multi-storey space.

Car Park Income
SHDC received approximately £165,000 gross income from the Southern Area car parks in 2003/4.

After costs the council made around £80,000 profit. This does not include income from season ticket

holders. Heath’s Nursery generates the bulk of the income (though much less than the Victoria Street

car park down on the Plains). The Nursery Car Park has the lowest income per place (which fits with

the utilisation figures our census produced – see questionnaire results).

           CAR PARKING COSTS AND PARKING IN THE URBAN GRAIN
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Totnes now - Urban Form Study

This is a physical study of the area surrounding the Southern Area. An intimate awareness of

the context and style of the area around the site will enable us to create a development of a

design that best suits the historic nature of Totnes

Produced from Ordnance Survey digital data - Serial Number 279074 - C Crown Copyright 2004

CONTEXT APPRAISAL

 AREA IN

   ACRES

Total Site       5.8

Car Parks       2.2

Roads       0.9

Bungalow Garden       1.2

Moorashes Paddock       0.4

Other ‘Green Space’       0.2

Other (footpaths, buildings etc)       0.8
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SOUTHERN AREA SITE : TOTNES : DEVON HOUSING - CROSS SECTION STUDY NORTH TO SOUTH

At the highest point of the site there is a mix of two, two

and a half, and three storey houses.

Mount View Terrace. Two storey buildings many with loft conver-

sions. There is a current review of which is the front and which is

the back of theses properties. The formal front gardens are south

facing and are being adopted as private spaces, where the late

evening sun can be enjoyed. The back door is now where post is

delivered and guests welcomed.

CONTEXT APPRAISAL
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SOUTHERN AREA SITE : TOTNES : DEVON HOUSING - CROSS SECTION STUDY WEST TO EAST

South Street and Leechwell

Lane.

The adaptation of buildings built on Saxon burgage plots, has today left us a

number of ornate decorated Victorian  facades over much earlier oak timber

frame buildings. Along the High Street the ground floors are utilized as long

narrow shops, restaurants and bars. The first second and third floors are used as

living accommodation either accessed from the High street or from South Street

beyond.

Tall three storey houses, many with additional converted

attic space, over look the development site from Maudlin

Road.

CONTEXT APPRAISAL
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Many listed here have been involved with DOS since it began.  Apologies if, despite
careful checking, your name has been missed.

Ian Aitken Neil Harbisson Richard Bailey Mandi Allin
Julia Banerjee John Battison Miss J Bayley DerekWilliams
Sean Bellamy Gunilla Bertili Theresa Anderson Hendrika Williams
Carla Bindon Malcolm Baldwin Donald Bishop Wendy Willer
Chris Biggs Susannah Bowyer Susie Boyd Tricia Aitken
Hazel Bishop Sheila Braithwaite Jim Carfrae Peter Ward
Matt Burgon Nathan Carter Sky Chapman Martin Walden
Zoe Clough Marcia Colley Val Collett Helen Tune
Joan Craddock Alice Crawford Chris Crickmay Victoria Trow
Dani De Beaumont Campbell Drysdale Lisa Townsend Jenny Crickmay
Gill Dunne Elizabeth Evans K Fitzherbert Peter Taylor
Chris Flannery Corrie Fox Jeffrey Gale Mark Taylor
Carol Gardner Andy Garver Mrs J Glover Pat Sykes
Martin Gilbert Mary Guyon Lionel Harper Barbara Spencer
Hilary Williams Jeanette Willington David Willington Gill Smith
Norman young Wyndham Hollis Sue Holmes Barbara Smith
Caspar Holst Lizi Jamal Karen Jarvis Paul Slemmings
James Jervis Mike Jones Joe Joseph Jonathon Scott
Laura Keely Hari Kempage Tristan King Wendy Reid
Robin Lacey Detta Lange Neil Leighton Brue Richardson
Kate Legum Alex Lessware Jill Lewis Penny Price
Claire Limberg Alice Llewellyn Anna Lunk Bill Reeves
Arabella Marshall Janet Mitchell David Mitchell Nick Powell
Helga Materne Claire Morley Ann Morris David Pickhaven
Alex Moore Jan O’Highway Jennie Osborne Di Parkin
Lu Ormiston Shirley Prendergast George Seager Berry
  Architect Consultants

Bill Brown
Peter Sutton

                                                                      Dossier of work compiled by Harrison Sutton Partnership.

DOS VOLUNTEERS
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“The information displayed at the Design Our Space (DOS) Exhibi-

tion and made available in printed or other forms, has been com-

piled by volunteers for the sole purposes of the six month commu-

nity action planning project running from mid-March to mid-Sep-

tember 2004. When used for other purposes, those responsible must

independently verify the assumptions, statements and data made

available as part of the DOS project.  DOS is not responsible for the

questions asked, the material collected and the conclusions drawn.

These are based upon the independent decisions and choices made

by volunteers as they took part in this process.”

DISCLAIMER


