DPD Employment Meeting: 2nd April, Minutes 
Follaton House
Present

Colin Drew, Totnes Boating Association


Cllr Brian Evans, Dartington Parish Council

Ernest Fleck, Dart Harbour Navigation Authority
Michael Greaves, Totnes Boating Association


Cllr Tony Mead, Totnes Town Council


Jo Talling, Dartington Hall Trust

Kate Wilson, Friends of the Earth

Paul Wesley, Chamber of Commerce



Cllr Tony Whitty, Totnes Town Council

Jill Tomalin, Totnes Community Strategy Group (facilitator)

Cllr Robert Vint, SHDC (in attendance)
 




Michael Cozens, SHDC 

Denise Vigars, SHDC
Steve Mittler, TQ9

Ian Dennis, TQ9
1) Employment Background.
1.1) Michael Cozens gave an informal presentation full of information, largely based on the GVA Grimley Employment Land Review published in December 2006, the ODPM Guidance on producing ELRs, and the draft Devon Employment Space Strategy. In response to previously supplied questions, he said:

· .growth in the South Hams in the period 1995 – 2005 was 8.1%, but now levelling, second only to Exeter.

·  There are currently 38k jobs in the South Hams and an additional 26k anticipated by 2026 arising from population and economic growth, new housing, and investment
· This anticipates a further 104 hectares in the period to 2026, much of which will be at the western end of the South Hams to support development for Plymouth.

· The Totnes Demand assessment of 2006 gave these top priorities

a) B1c, light industrial use (4/10 enquiries0

b) B1a, office accommodation (3/10)

.
B8 Storage and distribution demand is largely non-existent.
Manufacturing is relatively satisfactory by comparison with the national decline.

· Trends anticipate growth in office and small, light businesses, which are most appropriately sited in the area and local centres.  R&D and Environmental Technology are also seen as growth sectors.

· There are 4,400 known businesses in the district, although a truer figure is probably 5,500. 

· Employment statistics showed 38k jobs in a population of 83k, and rising.

· Two thirds are full time, 20% part time, with seasonal workers in tourism and retail. 6% are “volunteers”.

· Wage rates are 77% of the national average, due to the prevalence of traditional low paid sectors such as farming / land use, tourism and retail.

· Unemployment is just 1.2%, leading to skills and labour shortages.

· There are 6000 claimants on some sort of benefit, unspecified.

1.2) Michael confirmed the different classes of employment:

B1 is light industrial, offices, R&D and high tech;

B2 is general industrial (slightly heavier than B1, defined as likely to generate greater impact 

B8 is distribution, wholesale, warehousing etc. 

1.3) It is obviously desirable in all locations to make policy choices in favour of light, high quality jobs, maintaining good productivity levels to maintain competitiveness.  Global economic influences have led to a recent tailing off of demand.  It is likely that there will be continued growth in “knowledge” jobs.
1.4) In response to questions from the floor, Michael confirmed:

· Landowners can apply for changes of use so that B1 can move to B2, and B2 can move to either B1 or B8 (so prohibiting B8 to protect traffic concerns is not possible). He cautioned against trying to stop B8 altogether, preferring to rely on the market to determine the use of suitable sites.

· B1 is highly suitable for mixed use, B2 less so.

· There is considerable migration into Totnes for people to work. The strategies to assuage this in Totnes are provision of affordable housing and development of good quality (well paid) jobs.
· Industry-led research on possible job densities (Arups) adopted by authors of ELR and DESS (see table attached – for broad guidance only). By way of example, 
B1a (office) theoretically assumes 632 jobs per hectare, with general storage reducing to 200 jobs per hectare.

N.B. notes on the outstanding questions supplied to Michael prior to the meeting have been included at the end of these minutes.

2) Baltic Wharf, TQ9

2.1) Steve Mittler explained that TQ9 was set up in 2006, by three local families. They aim to develop a mixed site, retaining the boatyard, expanding employment opportunities, providing some housing and opening up the site to give access to the river.

2.2) Grimleys (consultants) were employed to assess various options for viability; subsequently SHDC stressed the continued commitment to prioritise jobs on the site.

This led to the idea to develop a retirement village, providing c100 new jobs “from cleaners to clinical staff”. Discussions are in hand with an experienced operator to develop and manage this. Proposals are for a 60 bed care home and 100 live in units, plus communal facilities available to the wider public. Such a proposal minimises traffic.   

2.3) The site is roughly 25 acres, of which about half is undeveloped , and will remain so. Steve Mittler said that proposals for the site are
a) affordable housing at the Steam Packet end, achieving all affordable housing targets, with plans to amake both shared equity and rented units more affordable, working with a Housing Association.

b) high density office accommodation adjacent to this, providing 300sq metres of space, and possibly 160 jobs.

c) a smaller space in the middle of the site for the care facilities.

d) public realm at the waterside, opening up access as far as the boatyard, with a plaza for cafes etc and access points through the site up to the under used pathways at the upper level
e) residential houses and apartments adjacent to but set back form the river;
f) the boatyard, maintaining existing businesses and offering additiaonl space to expand marine employment.

2.4) The boatyard currently has 9000sq.m of open boat storage, excluding circulation areas, and a further 2,700 of covered storage which is not efficient and will not be retained.. The new space allocated is 7000sq metres, including circulation space. TQ9 are looking to add
· A dry racking system, for small local boats, for possibly 50 vessels

· Possible pontoons on the river, for visitors and moorings

· A possible leasing arrangement with SHDC to look at providing winter storage in the Longmarsh car park.
· Price incentives to encourage short summer lift outs for servicing etc.
2.5) In response to questions, it was confirmed that

· The turning circle is key and needs to be retained. 
· Previous proposals made in 1996 and renewed in 2001 for a 100% commercial development had proved unviable and were not implemented. However, Steve felt that there are no planning constraints currently in place which would restrict the employment proposals. National and regional policies support use of brown field sites for mixed development..

· Ian confirmed that a traffic survey TQ9 commissioned confirmed a 3-10% increase in traffic on three junctions if the scheme goes ahead. Some 500 car parking spaces have been included in the plan, and TQ9 are offering to sponsor a strategic traffic survey to look at ways to mitigate traffic problems in Totnes.
· He confirmed the slip way and public access will be unchanged   

2.6) Ernest Fleck asked about existing business and those other people who come in to

service the boatyard, and was concerned to protect the skills currently present. Steve stated that space was being allocated in the boatyard for all the current marine businesses on site plus significant additional space for new businesses. Boating activity levels are expected to remain similar to those at present, and more detailed plans are being worked on to deliver this. 
2.7) Tony Whitty asked, given the reduction in storage and circulation space, just what size was required to make the boat yard viable? He said that some marine jobs are messy, noisy etc and not suitable for a mixed use development. Ian responded that a two storey modern building would accommodate businesses and screen out noise etc. There is also a level difference between the boatyard and the adjacent retirement home. It was stated that elderly residents often like to be somewhere where thee is activity to watch. The boatyard is owned by TQ9, and it was confirmed that the lnog term intention is to maintain and develop a thriving boatyard business.
2.8) In response to concerns about the amount of boat “parking”, Ian confirmed that

· TQ9 are looking at schemes to incentivise boats to come for short periods, at quiet times

· the boatyard is still aiming to accommodate  around 200 boats

· 20% of the boat repair work at Baltic Wharf currently comes from the site, the remaining 80% coming from elsewhere

2.9)  There were concerns expressed that 
· these plans would penalise older people and older boats,
· they might impact adversely on the larger problem of boat storage in the area
· storing boats on Steamer Quay requires adequate security and lifting capability (to the boats from the water) .

2.10)  Steve reiterated TQ9s intention to maintain and develop a viable boatyard and a business plan has been commissioned to demonstrate how this would be achieved. TQ9 propose public consultation at the end of April, once plans are firmed up.  

2.11)  Tony Mead asked the Dart Harbour representative to confirm their intention to ensure that adequate dredging would enable the river to remain fully navigable, and Ernest confirmed this was their legal duty. Tony requested this be minuted.

2.12) In conclusion, in response to questions from Paul Wesley about the factors influencing the creation of the Care Home, and TQ9’s approach to creating a sustainable development. Steve confirmed it would provides viable jobs, and addresses both the demographic trends of an aging population and the current lack of suitable support. Such developments are a concept which is growing - to enable older people to have access to a changing level of appropriate support as they require it. 
On the issue of reducing carbon omissions, TQ9 have been working with Rob McLeod, who is recommending passive house standards, achieving code 4 requirements. A Biomass boiler for across the site heating would achieve level 5, and the possibility of a CHP plant is being investigated, to achieve level 6. TQ9 are also willing to gift a plot for a sustainability visitor centre, to inspire others to achieve similar levels of improvement. 

3) Marine Activity

3.1) Michael Greaves confirmed that the Boat Club has to be viable, and TBA is supposed to be providing a new boathouse by 2013, under the terms of its lease. Some £200k has been raised, with a further £100 – £200k needed. Requirements therefore are
· existing levels of winter storage adjacent to the river

· a slipway

· existing levels of moorings 

The impact of the potential bridge, which currently appears to run across the site of the current boathouse, and could prevent access to moorings upstream, needs to be understood and resolved.

3.2) Concerns were expressed that there is a 50% reduction in storage space planned at Noss. Ernest Fleck confirmed his view that extra storage does generate extra jobs. Racking can only work for motor boats, and Totnes’ position, a long way from the sea, precludes much need for this.

3.3) Graham Swiss outlined the current position on Steamer Quay/Riverside. The area at Steamer Quay is owned by SHDC, the hillside is owned privately. There is currently no draft concept plan for development, and the proposal is open ended. 

3.4) A mix of housing and employment use would be desirable, but flooding concerns on the Steamer Quay site may preclude building homes there. Robert Vint questioned whether employment on the ground floor with housing above would be an option. Graham responded that an imminent meeting with the Environment agency may give a clearer picture.

.
3.5) Employment opportunities exist along the lower reaches of the field near Longmarsh, and could potentially be marine related. Despite SHDC ownership of some of the land, normal commercial considerations would apply – unless external funding could be found. This is a long, and difficult process!

3.6) Ernest Fleck confirmed the importance attached to exploiting the 300,000 visitors who arrive at Steamer Quay each year on the Dart pleasure craft.

3.7) At the end of a long meeting, Jill thanked everyone for their engagement, and requested that, if any issues have been left outstanding, people should email her to enable her to ensure that they can be covered at the next meeting.(tomalinmandj@hotmail.com)

Michael’s supplementary notes

Q6) How many jobs currently exist on the sites at Babbage Rd, Webbers Yard, and Baltic Wharf, and how many hectares does each cover?

Baltic Wharf   - 5.4 hectares / 13.3 acres (developable)     -        100 jobs
Totnes Industrial Estate   - 9.3 hectares / 23 acres               -        850 jobs 
Webbers Yard, Dartington  - 3.4 hectares / 8.5 acres          -        150 jobs (?)

Q7) What is the current planning philosophy on mixed-use development?
Central government guidance encourages the principle of mixed-use development in general.

As Michael says in his email, the meaty bit follows:

Q8) What mechanisms exist to promote densification of employment sites, rather tha leaving it wholly to the market? Can 106 money be used for example?)

Question 8 is altogether far more complex and begs so many variables and thus, tests the greatest of intellects brought to bear on the fundamentals that colleagues in Forward Planning need to grapple with; this would have taken up all my allotted spot by way of a response.
If I avoid the preamble ... the baseline employment projections used in the Cambridge Econometrics (CE) Local Economy Forecasting Model (LEFM) study suggests that aggregates 2-digit SIC activity groupings into 41 industrial sectors is crucial.  The projections include historical data from 1981 to 2004 and projections from 2005 to 2026.  They represent the results of model-based analysis, focusing on the future performance of the existing industrial structure but have not been refined in light of any qualitative information, legislative changes, or other 'soft' information.  CE was also the provider of the regional employment projections used in this study.

In order to convert the employment forecasts to floor space requirements, the other key variable is the worker density assumptions to be applied in the model.  Employment densities are a key link between employment change and land use.  There are 16 comparative density analyses of which the most detailed are those prepared by Arup Economics & Planning based on original survey data.  We have re-examined these and compared them with those cited in the ODPM Guidance for ELRs and other data.  The variation in the key sectors uses such as office, warehousing, and industrial, are limited and the Arup densities cited are the most disaggregated and therefore adaptable for use in the disaggregated model form adopted for the DESS study.  We are, therefore, persuaded to use of the Arup estimates as the most authoritative and fit for purpose.
The SHDC Core Strategy recognises that the urban fringes, the A38 corridor, and Totnes are a collectively the focus for demand for employment sites and premises - but there is a critical lack of suitable opportunities in these areas and across the whole district.  Economic advancement is stunted therefore, a source of immense frustration for enablers, deliverers, and the private sector opportunists in particular.
Job density statistics provide a ratio between the number of jobs in a particular area and the local resident working age population.  2004 NOMIS data suggest that South Hams and North Devon have relatively high job densities compared to regional and national averages, while West Devon and Torridge are relatively low.  This implies that there are relatively few jobs in West Devon and Torridge, given the size of the local working age populations.  Torridge is the lowest of all Devon districts, providing just two jobs for every three people of working age.  However, the local working age populations are actually less likely to commute long distances to access work compared to the regional and national averages according to census data.  Walking to work or cycling is a great objective in principle but, in terms of economic practice, are hard to accomplish unless other greater dynamics are brought into line ... eg: my references to inward and outward daily (and unsustainable) migrations brought about by opportunity, personal cost, and preference.
By the way, each of the local working age populations in West Devon, Torridge, South Hams and North Devon have significantly higher proportions of people working from home; this is particularly the case in Torridge and West Devon where job densities are relatively low.  Those workers that do travel to work are more likely to work locally and travel only short distances (less than 2km).  The data suggest that many people commute into Plymouth and Exeter, particularly from South Hams and West Devon, but that the distances travelled are typically in line with, or lower than, the regional and national averages.

The extent to which South Hams is related to Plymouth in economic terms is revealed by the fact that 78% of the working population of Ivybridge, the largest town in the district, commute out of the district (mainly to Plymouth), and also that of the employment land allocation in the South Hams Local Development Framework, 80ha is within the Plymouth PUA.

It may be relevant to note that, according to the extrapolations below, the requirement for employment land provision suggested in the Totnes & Dartington DPD is conservative.  The information takes little account of the predicted growth in population, churn in employment uses, the effect of new housing effectively generating 1.3 jobs per household, the need to maintain economic growth in terms of GVA at least in order to remain remotely competitive, the impact of 'grow-on' requirements from business, general market forces including small-scale inward investment, and policy driven forces that seek to positively influence the structure of the local economy.
Thus, these simple equations illustrate minimum needs (in my view) and suggest an argument from my perspective that, not only is an effort to improve densification of existing sites where that is at all possible (and there are severe issues around the feasibility of achieving this), there is an over-riding need to find new opportunities that includes the identification of (and consensus upon) greenfield opportunities.
In other words and in my opinion, the extant contentious proposal for 5 hectares is nowhere near enough to provide for the needs to 2026 (my horizon) according to several reliable extrapolations that have been (or are being) commissioned.
Example #1 (Simple):
400 homes to 2016 generates 520 jobs

520 jobs @ 4.5 jobs/sq ft  =  115,555 sq ft (10,735 sq m) needed to accommodate 520 jobs

 net floor space gross land area            =       0.3

10,735 x 10         =       3.57 hectares gross land area required

Example #2 (Simple):
800 homes to 2026     -        generates 1,040 jobs

1040 jobs @ 4.5 jobs / sq ft  =  231,111 sq ft (21,471 sq m) needed to accommodate 1,040 jobs

 net floor space gross land area            =       0.3

 21,471 x 10                  =       7.16 hectares gross land area required

 
