Torbay Employment Land Review


Why the review?
Torbay Development Agency (TDA), working closely with the Council, commissioned consultants to undertake a review of employment space, specifically to assess whether there is sufficient space in the Bay to accommodate the target of 5,000 – 6,000 jobs over the next 20 years. The last review of employment land in the Bay was undertaken in 2006, so is out of date. This review helps ensure Torbay Council’s Local Plan evidence base is up to date and National Planning Policy Framework (NPPF) compliant.  
Importantly, this review also provides a framework for delivery of employment space to meet business needs.  Torbay has a lack of high quality, modern employment space to meet the needs, for example, of hi-tech industries and small and medium enterprises (SMEs).  Businesses, particularly SMEs, have suggested they will relocate elsewhere if more high quality, modern employment space is not provided.  Completion of the South Devon Link Road is likely to increase demand for business space.
How was the review undertaken?
The study was market facing. This work included analysis of growing and shrinking employment sectors in the Bay, the space requirements of specific sectors, whether those requirements could be met by specific sites, and if the space was no longer needed as a result of sectors needing less space than has historically been the case.  In carrying out the study, consultants spoke with local commercial agents, developers and land owners.  
The study also included an assessment of the needs of traditional employment sectors, such as manufacturing, warehousing and office space, and non-traditional employment sectors, such as retail, tourism, healthcare and education.
What time scales were considered?
There have, over the last 15 years, been increases and decreases in employment in the Bay. On average, between 1998 and 2008, there was a net increase of around 300 jobs per annum.  Since 2008 there has been an annual loss of about 50 jobs per annum.  The ambition is for 300 net new jobs per annum over the next 20 years, matching the ‘boom’ years of late 90’s and early ’00.

What sites were assessed?
In assessing whether Torbay has sufficient space for employment growth, the review considered the three town centres (Torquay, Paignton and Brixham) and 11 strategically important employment sites, including three existing sites, namely:

	Torquay
	Paignton
	Brixham

	Woodlands Industrial Estate
Edginswell Business Park

Edginswell (off Hamelin Way)

Barton Landfill
	Yalberton Industrial Estate
White Rock

Claylands

Former Bookhams site

Yalberton (allocated site west of Sainsbury’s)
	Northfields
Oxen Cove and Freshwater.


Findings
1.  Sector predictions

	Sectors expected to grow:
	Sectors expected to shrink:

	Hotels/Restaurants + 90 jobs pa; 

Business services + 80 jobs pa;

Education + 30 jobs pa

Health + 110 jobs pa
	Manufacturing – 40 jobs pa

Construction – 15 jobs pa

Wholesale / retail – 10 jobs pa

Public sector – 15 jobs pa


2. Spaceless / Smart Growth

It must be recognised that businesses want to grow in terms of productivity, i.e. achieving more output of product for less input of resources (such as raw materials, land and people).  Businesses that are highly productive will be successful, which will ‘spin out’ to other businesses.  This will help drive further business success, more business start-ups and more employment opportunities.

There is less demand for land than in previous decades.  In addition, it’s expected that better use can be made of existing buildings and space.

3. Demand for space

To meet the needs of new and growing businesses, which will create 5-6,000 new jobs over the next 20 years, around 17 hectares (ha)(gross) of employment land (equal to about 65,000 sq m net) is required. Over half of this (9.5ha or 36,200 sq m) is needed for non-B type uses such as retail, tourism, leisure and recreation. About 7 hectares (26,500 sq m) is needed for offices and up to 1 hectare (2150 sq m) of industrial land.
The 17ha does not include space requirements for healthcare or education, which are assessed separately.  Both sectors are expected to expand, with 2,200 new jobs in healthcare and 600 in education by 2032.  These jobs are likely to be met in existing facilities (especially Torbay Hospital and South Devon College) or new/expanded facilities to meet the needs of new residential development. The Employment Land Review (ELR) does not give a space requirement for these jobs, and the Council expects a large number to be “spaceless”.
4. Existing supply of Space
The sites listed above will provide around 42 ha’s of employment space – around 25 ha’s more than is likely to be required.  It is important for businesses to have a range and choice of sites, so more than 17 ha’s should be retained for employment purposes. There is also potential to reinvigorate existing space at Woodlands, Yalberton and Northfields to ensure it is more attractive to businesses.
5. Timing
Aside from town centre sites and existing employment estates, around 18 ha’s of employment space are deliverable in the next 5 years.  Given the likely positive economic impact of the South Devon Link Road (to be completed by December 2015), it’s important to retain sites such as Edginswell Business Park.  The remainder is developable, but is likely to be delivered over the longer term.  The ELR recommends various actions, such as using high value uses (such as residential) to help bring forward employment space that is otherwise unlikely to be delivered, and giving strategic priority to sites such as Edginswell Business Park, including land alongside the A380, and White Rock.
Actions
Much of Torbay’s employment space is of poor quality. Market conditions mean there is little in the way a speculatively built, modern employment space.  This is likely to remain the case for some time.  Growing business and new businesses require space to be provided very quickly, but the lead in time to provide such space is too slow to meet business needs.  Therefore there is a case for intervention to secure delivery of high quality employment space. 
As such, the report recommends (amongst a range of recommendations) that Council owned land, such as at Claylands, Barton Landfill and Oxen Cove / Freshwater, could be delivered by the TDA utilising a range of public and private sector funding sources.  
In addition, further modern, high quality, well serviced space (such as at Bookhams, Yalberton and in Torquay Gateway) could be pump primed by mixed use development.
The Council is in the process of commissioning masterplans for Torquay and Paignton Town Centres, to stimulate investment, employment space provision and regeneration.  The Council is also commissioning masterplans for the town centres, Torquay Gateway and West Paignton, which will facilitate employment space delivery in those areas.
