DPD Employment Meeting: 10th April, Minutes 
The Guildhall
Present

Mary Edwards, DADD


Cllr Brian Evans, Dartington Parish Council

Ernest Fleck, Dart Harbour Navigation Authority
Adrian Porter, TTT





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, not voting)



Denise Vigars, SHDC


1) Minutes of Previous Meetings.

1.1 1.1) 
Any amendments to the draft minutes of the last meeting (on 2nd April) should be forwarded to Jill Tomalin so that they can be finalised and re-circulated next week.
1.2 1.2) Participants at the initial, plenary meeting on 28th February at Follaton House had received an email from Jill setting out the concerns about the accuracy of the minutes produced by SHDC. The six people who had attended the meeting were asked to vote on whether they agreed with this position: Five agreed that the minutes were not accurate, and one abstained.
.

· 2) Key Community Criteria, and Discussion on Approach to Green field Sites
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2.1) Key Community Criteria: Jill confirmed that the Key Criteria list sent to participants with the Vision (taken from the joint community submission) had been circulated to help participants assess sites in the light of the issues raised in the consultation process. The questions are fairly crude, and not comprehensive, but provide a starting point alongside the STA assessments.

2.2) The Approach to Identifying Five Hectares: Jill laid out four potential approaches:
a) to hold to the current position e.g. identify one hectare (currently sited in the Riverside development) and continue to believe that all other employment needs can be satisfied through densification of existing brown field sites;

b) to identify a compromise quantity (2/3 hectares)

c) to identify five hectares, but phase or apply a sequential test before allowing some to be built on e.g. indicate that some part of the five hectares can only be built on either after a certain time period, or only when other sites had been shown to be fully utilised;

d) to identify five hectares without constraints.

2.3) Using Michael Cozens figures, she said that uncertainty about the assumptions needed to calculate the position made it hard to make a conclusive case that densification would be sufficient, although all current sites certainly appear at the low end of the scale. Her reasoning was:

· 400 new houses would theoretically require c520 jobs, which (in land terms) equates to about 3.5 hectares. 
· Thus the five hectare target equates to about 750 new jobs. 
· Given the overall targets laid out by Michael for growth in the region, and the emphasis in the SHDC Core Strategy that employment would be centred on the urban fringes, the A38 corridor and Totnes, this does not appear an unreasonable number. 
· Calculating the numbers depends on three variables, many of which are not clear cut e.g the percentage of space used within a total site, the assumptions made about the type of employment; and the number given for existing employees. She cited one example where it has been calculated that up to three times the nominal labour force are employed there in the form of casual labour, specialist subcontractors etc.
· Only Webbers Yard is incontrovertibly low – and we can tell that simply by looking at it!
2.4) The potential problem is that, if we do not identify five hectares, then developers may challenge the position and secure approval for new land, such as Bidwell, which the community is strongly opposed to. Jill was concerned that there could be people who might feel that they were denied job opportunities because we had not sanctioned the use of additional land. She advocated a sequential approach which tries to address the need if it proves to be necessary, but holds to the principle that brown field land should be utilised fully first..
2.5) Mary Edwards queried the assumptions about the possible density of jobs per hectare, and challenged the basic assumption of new housing effectively generating 1.3 jobs per household on the grounds that many people may be simply relocating within the South Hams and may already have existing jobs, particularly for low cost affordable housing  After debate, in which  comments were made on the under utilisation of existing sites (notably Webbers Yard),  and the degree to which landowners/developers dictate the position, it was agreed that the meeting would attempt to find five hectares, as a way of assessing the situation more concretely. 
3) Site Assessments

3.1) The group then assessed each of the potential green field sites in turn, before looking at the brown field sites:
Green field Sites
· Site 1 Marlands Farm
Not considered suitable via the STA, has come forward before and been rejected. Problems with accessibility and its adverse impact on the landscape make it undesirable.
· Site 5/6, Riverside
Considered Highly Sustainable by the STA criteria, and broadly seen as a good opportunity by those present, possibly for more than one hectare of land. Could potentially facilitate leisure development, marine activity, influx of new high tech or professional employers by providing a mixed development, desirable, business quarter, close to the centre of town and the river. Flood risk may be complicating factor.
· Site 19, Opposite Webbers Yard
Assessed as having Potential Constraints as a site by the STA, the assessment is currently identical to SHDC’s assessment of Bidwell (although community representatives have argued that the criteria added to protect local distinctiveness have not been applied to Bidwell). However it does impact adversely visually on the green spaces at the centre of Dartington. 
Brian Evans speculated that the Trust was keen to develop houses on this site; he and Mary Edwards could not support the development of this site while so much other existing office and employment space was still empty e.g. in Webbers Yard, the Lescaze Building, the A1 offices further down the road. Mary also confirmed that, on behalf of DADD, she was unable to support any development on this site without consulting with the community. 

Adrian Porter suggested, more positively, that synergies were possible which might help to regenerate Webbers Yard. Jill Tomalin requested that anyone who knows of empty buildings/sites should advise her of them, so that this information can be used as evidence, if required, to support the argument in favour of redeveloping existing sites first.    
· Site 20, Bidwell
All the arguments against Bidwell are well known and the group did not attempt to rehearse them again.

· New site, Beacon Park
This site has received a Highly Unsustainable assessment from the STA, which will be discussed further with officers, as it is felt to be unduly severe and some assessments inconsistently applied.
It was pointed out the site is on a bus route and can be reached via back routes by cyclists, and is therefore not so inaccessible as it may seem. It also has the appropriate road access in place to facilitate growth. Kate Watson confirmed that the landowner is keen to develop the site to make a farming “hub” for more farming businesses. A tenant currently on Webbers Yard has indicated that he would relocate there (thus freeing up space in Webbers Yard for alternative employers). The meeting welcomed this proposal, and felt it should be developed further. We need to identify the amount of land at this site, but have nominated one hectare in line with Dartington Parish Council’s original proposal.
· New site Marley Head
The STA assessment for Marley Head is also Highly Unsustainable. While this too could be challenged, the site was only nominated to deal with the trheat of hevy traffic supporting a  B8 employment site. If it is accepted that there is little or no demand for B8 in the Totnes area, and that there are already sites available on the A38 corridor, then it would not be acceptable, and this site was put aside.

· Gerston Cross

Mary Edwards asked about the suggestion that Gerston Cross should come forward. Jill Tomalin confirmed that the site was dependent on building a much improved road system to be viable. It had therefore not been included in the shortlisted sites.

· Sheepfield

Adrian Porter put forward Sheepfield as a (mixed) Employment site (although it had previously only been nominated as suitable for housing). While small, at 0.8 hectares, it was agreed that the site was also appropriate for employment use, and should be considered further.
Brown Field Sites
· Baltic Wharf
The major concern on Baltic Wharf is protecting the marine employment. Ernest Fleck felt that the care home could be a clever way of creating homes disguised as employment. He felt the community should fight to save the marine site, question the care home and reduce the amount of housing. Tony Whitty suggested ascertaining a suitable minimum space for the marine activity and an initial figure of 12,000sqm was determined. Jill Tomalin and Denise Vigars will calculate the amount of space remaining, to assess the impact of this proposal, and share it with group members by email for further consideration and comment.
· Webbers Yard
All agreed that Webbers Yard clearly needs to be rejuvenated. Brian Evans and Mary Edwards will canvas opinion in Dartington to find out whether the local community would be willing to see some limited housing on the site to facilitate regeneration of employment activity on the remaining parts of the site.

· Dairy Crest
The position on Dairy Crest is in flux, and complicated by the uncertainty regarding the flood assessment. However, in principle, the Totnes community accepts the need for limited housing as a means to securing new jobs on the site. However, to avoid excessive housing development, the group discussed whether and how it could limit the extent of the housing. Denise Vigars agreed to research the issue of viability to establish a methodology/form of words which was sensible, which was seen as a better approach to selecting a percentage to apply. She and Jill will report back to the group.
4.0 Conclusions
4.1 The following recommendations will be put forward to the plenary group:

· We remain committed to encouraging densification on existing brown field sites in preference to any development on green field sites. 

· However, in order to retain control on which sites might ultimately be developed, we should nominate five hectares of land, but hold back some until it has been demonstrated that brown field sites have been properly utilised.

· We support two hectares of employment land spread across Riverside, sites five and six, as part of a mixed development, with immediate effect (this assumes some housing is developed on Riverside).
· We believe that at least one hectare of land at Beacons Farm and possibly 0.8ha at Sheepfield could also be brought forward for Employment use.

· Only then could a maximum of two hectares be made available on the lower slopes of Site 19, Opposite Webbers Yard  – and only when it has been shown that brown field sites elsewhere have been fully utilised.
· The decision on whether Webbers Yard should be designated for mixed use, and any limits which might be set on it if some limited housing is permitted, will not ultimately be taken until after the DADD meeting on 26th April, to enable soundings to be taken in Dartington.. 

· Mixed use designation on Baltic Wharf and Dairy Crest would be acceptable, but we will want to determine safeguards to protect marine employment on the former, and to limit the amount of housing and ensure it is conditional on improvements to employment provision in both cases.
5.0 Viability of proposals

At the end of another long meeting, the group sought feedback from Denise about the viability of what was proposed. This topic will be returned to at the final plenary session on Wednesday 23rd April (6.00pm, at Follaton House).
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