
 

Teignbridge District Council  
Local Plan 2013 – 2033: 

Submission 
 

 

 

 

 

 

 

 

 

 

 

 

 

 
Teignbridge Local Plan Examination  
Statement of Teignbridge District Council 
Matter 3:  Employment 

 August 2013 



Teignbridge District Council Local Plan – Examination in Public 

 

1 
Statement of Teignbridge District Council:  Matter 3    August 2013 

11. Will the LP provide an adequate supply of employment land?  Are the 
proposed sites viable and deliverable?  

11.1 The supply of employment land is based upon improving the availability of jobs 

within the district.  This is in accordance with the sustainable development 

strategy within the plan which seeks to narrow the gap between the current 

balance of local labour supply and the number of local jobs to improve the 

balance of land uses within the area, to encourage people to minimise journey 

lengths for employment. 

11.2 The initial evidence was set out in the ELR (CDD63).  Paragraph 6.56 identifies 

the need for a minimum 8.9 hectares of land to be identified beyond existing 

planned supply.  However, the document notes that to achieve a balance of 

working residents and jobs would require an additional 43.4 hectares (ELR 

paragraph 6.56 (CDD63)).   

11.3 The Council have updated the calculation of employment land needed to achieve 

the improved balance and have set a slightly increased target of 3 hectares of 

employment land per year (totalling 60 hectares over the plan period).  The basis 

for this calculation is set out in the Local Plan paragraphs 2.6 and 2.7; this is 

supported by Table 11.   

Table 11 – Calculating employment space requirements 

(a) Number of working age residents (based on ONS mid-year 
population estimates, 2010) 

76,200 

(b) Number of economic active residents (ONS, 2010) 63,100 

(c) Number of economically inactive but seeking work (ONS, 
2010) 

6,500 

(d) Total number of economically active & economically 
inactive but seeking work (b + c = d) 

69,600 

(e) Number of jobs in Teignbridge (ONS, taking an average 
of figures between 2006 – 2010) 

50,600 

(f) Current shortfall in jobs (d - e = f) 19,000 

(g) 1/3 of the jobs will require employment space (f/3 = g) 6,333 

(h) Based upon 100 jobs per hectare (g / 100 = h) 63.3 
hectares 

11.4 The plan includes allocations totalling 67 hectares and there is a committed site 

at Ilford Park of 4.5 hectares.  This provides a total of 71.5 hectares of 

employment land available through the plan period which provides flexibility.  It is 

essential to provide flexibility in the delivery of employment space due to 

acknowledged viability issues in the delivery of employment land (particularly 

due to its lower land values compared with other uses such as housing). 
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11.5 The sites within the plan area have all been considered in terms of viability and 

deliverability.  Within the plan there are 4 broad types of employment site, these 

are: 

 Single use sites in a good locations with good access which will be delivered 

without intervention.  An example of this is the 5 hectare allocation at 

Peamore to the South West of Exeter (SWE2).  This site was granted 

planning permission in May 2013.  

 Single use sites in secondary locations with poorer access which are likely to 

require intervention for delivery.  Budgets have been identified in the IDP 

(CDD98) to assist with the delivery of these sites. 

 Mixed use sites, mainly located in urban extensions.  Phasing requirements 

associated with the planning permission for these major developments will 

require the delivery of employment space/employment units.   

 Sites owned/partially owned by the Council, which are likely to require 

intervention to assist with the delivery.  These sites have been identified in 

the IDP (CDD98) with associated budgets to assist with delivery.   

11.6 Employment space enquiries consist of a steady mix of demand for existing 

employment units and service employment land.  In 2012 the Council’s 

Economic Development Team received 51 enquiries for commercial space within 

Teignbridge.  The total floorspace required to meet the employment land 

demands of these enquiries is 67,000 sq m, equivalent to approximately 20 

hectares of employment land.  This level of enquiries equates to the creation of 

2,000 new jobs within the district.  Enquiries have been received for sites across 

the entire district – with particular requests for sites in Newton Abbot, Heathfield, 

Dawlish and Teignmouth.  Whilst the Council have been able to assist some of 

the businesses seeking commercial space, many have decided to locate in other 

areas due to lack of available buildings/land in Teignbridge.  Without land 

allocated in the Local Plan we will never be able to change this situation.  This 

indicates that the minimum levels of employment land stated in the ELR 

(CDD63) are too low and would fail to meet the suppressed demand in the 

district.  The evidence supports the higher levels of employment provision 

proposed in the Local Plan. 

11.7 The Council acknowledge that employment land is less viable than residential 

land in terms of delivery.  The value of sites allocated for employment is 

significantly lower than that associated with sites for residential development and 

although gross development costs associated with delivery are lower, the profit 

margins are also lower.  Landowners with sites allocated for employment may be 

tempted to retain ownership of their sites, waiting for a high value development, 

which has the potential to prevent delivery of sites.   

11.8 The approach of the LPA in preparing the Local Plan reflects guidance of the 

NPPF which states in paragraph 17 that in plan making every effort should be 
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made objectively to identify and then meet the housing, business and other 

development needs of an area, and respond positively to wider opportunities for 

growth, proactively driving sustainable economic development. 

12. Is the floorspace/job ratio realistic? Will the LP provide adequate 
employment opportunities of the right type? 

12.1 The floorspace/job ratio is based upon approximately 1/3 of jobs being provided 

in B space.  Other employment will be gained from retailing, healthcare, 

education and town centre uses.   

12.2 Figure 4.10 of the EDDP (CDD64) provides an overview of employment sectors 

in Teignbridge.  Based upon the assumption that employment in manufacturing; 

transport, storage and communication; construction; public administration and 

defence, social security; and financial intermediation require B space, this 

accounts for 39.3% of employment in Teignbridge.  However, some of this will be 

in the form of extensions to or conversion of existing premises rather than new 

allocations. 

12.3 B space will also be developed by the Council through the regeneration of town 

centre sites in Newton Abbot.   

12.4 The delivery of employment space within the allocated sites as been calculated 

at a plot ratio of 35%, instead of the 40% plot ratio identified in the ELR (CDD63), 

paragraph 7.47.  A 35% plot ratio is more realistic within Teignbridge, based 

upon delivery of employment space across existing employment estates.   

12.5 The HCA Employment Densities Guide (2nd Edition) 2010 states that 36m2 is 

required per FTE job, and therefore it is assumed that each hectare of 

employment space (containing 3,500 sq m floor space) will provide about 100 

jobs.   

12.6 Teignbridge has a mixed economy, and therefore, as justified in the EDDP 

(CDD64) it would be inappropriate to have a sector-led support strategy.  As 

stated in paragraph 5.5 it is difficult to “pick winners” as innovation is 

unpredictable.  The EDDP (CDD64) also states in paragraph 5.6 “Economic 

development in Teignbridge has to be about supporting enterprise and 

innovation across any sectors that display real potential in terms of productivity 

and employment growth.  Experience has taught us that, with local support, 

entrepreneurial ideas can grow into world-class industries”. 

12.7 Over the last decade the LPA has had a lack of employment space allocations 

which has resulted in businesses relocating outside the district.  This is 

particularly notable in office space, where lack of development opportunities in 

Newton Abbot assisted a decision for the area’s biggest accountant and legal 

practices to move to newly built premises in Torquay, (see ELR paragraph 4.46 

(CDD63)).   
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13. Is the aspiration to provide one job for each resident of working age 
justified and deliverable? 

13.1 NPPF paragraph 37 states that planning policies should aim for a balance of 

uses within an area to encourage shorter trips for employment (among other 

journey purposes).  Accordingly the Council has an aspiration to improve 

employment opportunities for residents.  This corporate goal is set out in Goal 1 

of the Council Plan (CDC23): “we can help provide more, and better quality, 

better paid, jobs”.  The Local Plan seeks to provide a job for each resident 

seeking employment (paragraph 2.6) and it is noted that this would imply less 

than one job per working age person, reflecting that a proportion of working age 

people do not seek employment through retirement, ill health, full time caring 

roles and other reasons, see Table 11 for more information.  The outcome of this 

strategy would be the potential for reduced commuting with environmental 

benefits, improved local prosperity and a stronger and more resilient local 

economy.  

13.2 It is accepted by the Council that there is no guarantee that people will travel to 

the nearest employment opportunity to their home, however the employment 

sites have been allocated within walking, cycling and public transport distance of 

significant residential areas.  Many of the employment space allocations are 

within mixed use allocations, in accordance with NPPF paragraph 17 and 

paragraph 69.  Aiming for better self containment will provide opportunity to 

reduce travel.  With increasing travel costs over time, there will be a tendency for 

people to seek to minimise these by working locally if possible. 

13.3 The level of interest from potential new businesses in the area, referred to above 

under question 11, indicates that even in a recession Teignbridge is an attractive 

place to set up business.  It is the lack of employment space which has been 

holding things back.  Further evidence exists, for example, the Council is funding 

the development of employment space at Teignmouth, and the units are already 

40% pre-let.  The approval of the EDDP (CDD64) and the IDP (CDD98) indicate 

the commitment of the Council to economic development, including allocation of 

funding.  Teignbridge is part of the wider Exeter economy, which has been 

notably successful in attracting development even through the recession.  

Finally, with the advent of faster broadband, and the ongoing improvements to 

strategic transport links, the desirability of the area should further increase.  It is 

certainly preferable, given the general thrust of the NPPF and local economic 

needs, for the Council to aim higher rather than lower in its economic objectives 

(see for example the third core planning principle, NPPF paragraph 17). 
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14. Is the proposed distribution of new employment opportunities justified? 

14.1 The distribution of new employment space is based upon factors stated in the 

Local Plan paragraph 2.10: 

 The ELR (CDD63) assessed market demand, and found that the majority 

was to be found in the Newton Abbot/Heart of Teignbridge area; 

 The need to rebalance local economies suggests that a spread of 

employment across the district is needed to meet existing and future 

workforce; 

 Local work through community planning processes has guided the specific 

proposals in each settlement, many communities expressing a need for 

expansion in local jobs; 

 Infrastructure and environmental constraints, particularly the traffic 

implications of employment allocations.  

Table 14 - Distribution of development (excluding existing commitments)  

 
Settlement 

Approximate distribution 
of employment 

development (Policy S3) 

Approximate 
distribution of new 
homes (Policy S4) 

Heart of Teignbridge 
(Kingskerswell, Kingsteignton, 
Newton Abbot) 

60% 50% 

South West Exeter 5% 15% 

Dawlish  3% 10% 

Teignmouth 0% 5% 

Bovey Tracey 3% 5% 

Chudleigh 3% 5% 

14.2 The allocation of approximately 60% of employment development in the Heart of 

Teignbridge is based upon this area being the primary focus for market demand, 

as well as the area where 50% of the new homes allocated in the plan will be 

built.  See Table 14 for information on the distribution of development.  Page 87 

of the ELR (CDD63) reviews the distribution of employment space by settlement 

to improve self containment, the distribution of employment development 

illustrated in Table 14 broadly follows the recommendations made.  However, 

due to constraints in site identification there has not been an employment land 

allocation made in Teignmouth.   

14.3 The distribution of employment space is supported by business enquiries 

received by the Council.  These enquiries identify the greatest demand for 

employment space is in the Heart of Teignbridge.   

14.4 The ELR, Appendix 7 (CDD63) – Stakeholder Workshop Notes, supports the 

proposed distribution of employment space.  This identified that there is demand 

for employment space in Newton Abbot, Kingsteignton and Heathfield.   
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15. Is the protection of existing employment sites justified? 

15.1 The Policy EC2 is flexible and proportionate in maintaining a range of suitable 

and available sites and buildings for employment.  The ELR identified that 

Teignbridge has a vacancy rate of 4.7% (CDD63, paragraph 4.25) which is less 

than the optimum rate for employment space, which is normally between 5-10%.  

Limited new employment space has been developed over the last decade which 

means we must seek to protect existing scare resource of employment space, 

mindful of NPPF paragraph 51. 

15.2 The protection of existing employment sites is fundamental to the Local Plan’s 

long term sustainability strategy, stated in paragraph 3.3, as it is difficult to 

replace existing employment sites. 

16. Adequate support for tourism, including diversification? 

16.1 In accordance with NPPF paragraph 28, the LP supports Tourism in its strategic 

chapter (policy S12) which aims to “promote a growing, sustainable tourism 

sector, and support proposals to lengthen the tourism season and encourage 

higher spending by visitors”.  This planning support echoes the more corporate 

commitment to tourism in the Council Plan p8 (CDC23).    

16.2 Direct employment to tourism provides approximately 3% of jobs within the 

district; however this significantly varies in each settlement.  Tourism is more 

important to the local economy in the coastal towns; this is recognised in the 

supporting text to policies EC11 and EC12.   

16.3 There are 4 main strands to the Council’s approach to expanding tourism, these 

are: 

 Supporting the development of tourist accommodation (Policy EC11) through 

the expansion of existing facilities and the development of new facilities.   

 To allow the development of tourist attractions (EC12) through the expansion 

of existing facilities and the development of new facilities.  

 Enhancing existing town centres (EC9), understanding this will benefit both 

visitors and local residents and supporting environmental enhancements 

elsewhere as proposed.   

 Development of Green Infrastructure (WE11), particularly through the 

development of cycling and walking routes.   

16.4 Diversification activities are specifically supported by Local Plan Policies EC3(b) 

and  EC12 (c); and supported by SO5: Supporting the Rural Economy of the 

EDDP (CDD64, page 35). 
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17. Does the Plan provide an appropriate framework for the rural economy? 

17.1 The local plan policies take a positive approach to sustainable new economic 

development, in accordance with NPPF paragraph 28.  Strategic policies S21 

and S22 provide a supportive approach to sustainable, generally small scale 

employment generating proposals in villages and the countryside in support of a 

resilient rural economy.  These policies provide the framework for others. 

17.2 Policy EC1 promotes additional employment uses within settlement limits 

including the defined villages.  Accepting that the scope within villages may be 

very limited, however, policy EC3 supports the rural economy by permitting a 

range of economic uses within open countryside (in line with the strategic policy 

S22).  The policy is not a free-for-all, however, and the criteria set out the how 

the impact on rural character and travel patterns will be controlled where such 

proposals come forward.  The policy is therefore in line with the advice in the 

NPPF paragraph 28 on the rural economy (particularly the first two bullet points). 

17.3 In relation to the third bullet point of NPPF paragraph 28, further details on the 

support for rural tourism are set out above.   

17.4 In accordance with the final bullet point of NPPF paragraph 28, policies WE12 

and WE13 provide a framework for preventing the loss of important rural 

services and facilities, while EC10 allows for small scale new shops within or 

adjoining villages. Policies EC4 (Working from home) and EC5 (Equine 

Development) are also particularly supportive of the rural economy.   

17.5 The policy approach is supported in terms of implementation by the EDDP, 

within which there is a Strategic Objective (SO5) that focuses on Supporting the 

Rural Economy (CDD63 p.35-37).  As rural areas have narrower employment 

opportunities, this can have a negative impact upon levels of economic inactivity, 

unemployment and out commuting.  SO5 states paragraph 10.1 “It is important 

that rural communities and businesses are supported to respond to these 

challenges through a range of measures including the development of social 

enterprises and effects to diversify and add value to business activities”. 


