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It is important to note that it is not the purpose of the HELAA to allocate land for residential or
economic development. That is to be carried out through the Local Plan process. The
identification of a specific site in this assessment does not necessarily mean that the site will be
allocated for housing or economic development or that planning permission will be granted.
It is important to note that the inclusion of any dwelling or floor space potential number for a site
does not in any way imply acceptability of that particular level of development. Any proposal
would need to be considered as part of the formal planning application process.
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Executive Summary
1

Introduction
i.

This report identifies the supply of land for housing, employment and retail for the
Local Plan period (2013 – 2033). It forms one of the key pieces of evidence for
supporting the Local Plan housing and employment targets and identifying where
development should go. It also informs duty to co-operate discussions between
Wycombe District Council, Aylesbury Vale, Chiltern and South Bucks districts for
identifying and agreeing the amount of unmet housing and employment need in
Wycombe district.

ii.

This report updates the draft HELAA produced in November, 2015 and it forms the
final version for publication of the Local Plan. The base date for the monitoring
information underpinning this HELAA is 31st March 2016. The Council is in the process
of updating the monitoring information to a 31st March 2017 base date. The Council
will therefore issue an update to this HELAA that takes account of the latest
monitoring information before it submits the Local Plan for examination in March
2018.

iii.

The methodology is based on a joint methodology1 that has been agreed between the
other Buckinghamshire districts which make up the ‘Housing Market Area2. This sets
out a 5 stage process:
Stage 1: Site / broad location identification (desk top and site surveys)
Stage 2: Site / broad location assessment (suitability, availability and
achievability)
Stage 3: Windfall Assessment
Stage 4: Assessment Review
Stage 5: Final evidence base (5 year housing land supply and trajectory)

iv.

2

Methodology Overview – Stage 4 Review Process
v.

1
2

Stage 4 of the methodology identifies a review process to ensure all options for
identifying housing and employment supply are thoroughly scrutinised where districts
are not meeting their housing and employment needs. The previous draft HELAA
identified a housing supply shortfall for Wycombe district and therefore this HELAA
both captures the earlier work from the draft HELAA and carries out a ‘Stage 4
Review’ to go through the HELAA process again to find further supply of sites.

Stages 1 to 3 of the methodology have previously been carried out in the Draft HELAA
(November, 2015). The draft HELAA identified a shortfall in supply and therefore this
version carries out stage 4 of the methodology, which is a review process to provide
further iterations of stages 1, 2 and 3 of the methodology. The review process has

Central Buckinghamshire Housing and Economic Land Availability Assessment Methodology (May 2015)
Buckinghamshire housing market areas (HMA) and functional economic areas (FEMA) (March 2015)
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been undertaken in the context of an updated Housing and Economic Development
Needs Assessment (HEDNA) and has resulted in the identification of additional sites
and locations for new development. The following new sources of sites have been
further considered:
A. Identifying scope for development in the Green Belt
B. Identifying scope for development in the Area of Outstanding Natural Beauty for
main villages and considering the definition of “major development”
C. Reviewing scope for development in Main Villages outside the AONB; Great and
Little Kimble + Longwick
D. Reviewing further evidence for the Princes Risborough Expansion Area
E. Reviewing developable areas on the former ‘reserve’ sites proposed for
inclusion in the Plan
F. Review of site densities
G. Reviewing Employment Land
H. Reviewing Publicly Owned Land
I. Empty Homes
J. Reviewing Scope for Housing Estates Regeneration
K. Monitoring update
vi.

In addition new sites promoted to the Council from landowners and developers in the
Local Plan Issues and Options Consultation (summer 2016) have also been reviewed.

vii.

Since the draft HELAA was published there have been a number of new pieces of
evidence which have informed the HELAA. These are the following:
 Updated Objectively Assessed Development Needs figures from the Housing
and Economic Development Needs Assessment Addendum (HEDNA) (ORS,
Update December 2016 and Addendum September 2017)
 Partial update to 2014 district wide Town Centre and Retail Study (Lichfields,
June, 2016). This partial update re-assesses the quantitative scope for new
retail floor space in Wycombe District and provides an update of the District
wide needs assessment for retail floor space up to 2033.
 Findings from the Green Belt Assessment Part 1 (Arups) and Part 2 (WDC). Part
1 – is a County wide study3 which assessed general areas of the Green Belt
against the purposes of the Green Belt, as defined in paragraph 80 of the
NPPF, and recommended areas that warranted further consideration. This was
published in March 2016. The Part 2 assessment has been conducted
separately by WDC. This draws on the findings from Part 1 and developer
promoted sites in the Greenbelt to identify sites where exceptional
circumstances exist to release sites from the Green Belt.
 Findings from the Area of Outstanding Natural Beauty (AONB) Site
Assessment. This report considers whether there are any opportunities for
development in the AONB that would comply with paragraph 115 and 116 of
the NPPF. It also considers the definition of ‘major development’ and the
implications this has for villages in the AONB.
 This report also acknowledges the White Paper ‘Fixing our Broken Housing
Market’ (February 2017) – most notably: the approach to Green Belt sites;
AONB; making the most of previously developed land and town centre density

3

Carried out by ARUP on behalf of Aylesbury Vale, Chiltern, South Bucks and Wycombe District Councils and
Buckinghamshire County Council.
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assumptions and estate renewals – but it should be noted that the White
Paper is not currently Government policy but a consultation document.
viii.

Stage 2 of the HELAA methodology is split into two parts, with the first part carrying
out an initial desk top assessment, removing sites which should automatically be
excluded from the assessment, such as being too small or a significant environmental
constraint. In the previous draft this discounted all Green Belt sites. However
following the Green Belt Assessment, a number of sites have been considered further
for development potential, where exceptional circumstances have been identified for
the site to be released from the Green Belt.

ix.

The second part to stage two considers in greater detail how ‘suitable’ a site is for the
type of development proposed; whether it is ‘available,’ i.e. that there weren’t any
insurmountable issues with the site and that it was expected to be developed. If the
site was found to be ‘suitable’ and ‘available’, we have then tested the site to see if
development could be ‘achievable’. The capacity and phasing of each site has been
carefully calculated using a range of information, including past delivery rates,
developer information and officer knowledge. Further detail is set out in Section 3 of
the Joint Methodology. Appendix 2 identifies sites that have passed the assessment
and are either ‘deliverable (within 5 years) or ‘developable’ (within 6-15 years).
Appendix 3 identifies rejected housing sites (either at stage 1 or stage 2). Appendix 4
contains the site assessment proformas, with reasons for inclusion or exclusion from
the HELAA (housing, employment and retail).

x.

Stage 3 considers windfall sites. Windfall sites4 have been included in accordance with
the advice in the NPPF/NPPG. A ten year period has been considered so that a whole
economic cycle is covered for identifying past trends5. This assessment is set out in
Appendix 5 and shows that on average the Council delivers 43 dwellings per annum
(see more detail in Stage 3 Windfall and Appendix 5). C2 (care home) sites have also
been identified but these sites have not been counted in the overall housing land
supply.

xi.

Stage 4 is the review process which forms part of this HELAA.

xii.

Stage 5 shows the results for land supply for housing, employment and retail
development.

xiii.

Stage 5 also compares the land supply position against the Objectively Assessed Need
(OAN) as defined in the Housing and Economic Needs Assessment (HEDNA Update,
December 2016 and Addendum, September 2017). This evidence has informed the
Local Plan housing target of 10,925 dwellings and an overall employment target of
54,000 square metres of floorspace / 8 hectares of B use class. Appendix 6 sets out
the 5 and 10 year housing land supply and Appendix 7 shows the housing trajectory
based on the Local Plan target.

4

Windfall sites are sites which have not been specifically identified as available in the Local Plan process. They normally
comprise previously-developed land that has unexpectedly become available. (Annex 2 ‘Windfall’ definition of the NPPF
(2012)).
5 It should be noted that the definition of windfall changed in June 2010, when residential gardens were specifically
excluded from being included as windfall sites. This has meant that past monitoring data has had to be amended in
order to exclude garden sites from the overall total.
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Summary of findings
xiv.

Information on the latest planning application data has been updated to a base date
of April 2016;




1,065 number of dwellings have been completed since the start of the plan
period (2013-33)
1,224 number of dwellings on sites under construction
1,232 number of dwellings have planning permission but development has
not yet started.

Table 1. Overall Housing Supply vs Need

Residential Requirements (dwellings) (net)
Deliverable and developable
10,927
sites in the HELAA
Objectively Assessed Housing 13,200
Need
Unmet Housing Need (to be
2,275
met by Aylesbury Vale
District)6
Local Plan Target
10,925
.

xv.

In relation to employment land, new site opportunities are identified as well as
anticipated losses of employment land, particularly due to permitted development for
office to residential conversions. This results in an overall shortfall of supply against
demand forecasts, particularly in relation to office development. The position is
summarised in the table below:

Table 2. Employment Land Demand, Potential Supply and Balance

Demand

B1a office

68,000

B1c/B2
industrial

-48,000

Potential
Supply

-1,000

-81,000

Demand/Supply
balance
(+ = surplus supply
against demand)

Potential new
allocations

Balance taking
account of
potential
allocations

Sq m

ha

Sqm

ha

Sqm

ha

-69,000

-14

14,000

3

-55,000

-11

-33,000

-8

50,000

13

17,000

4

6 See Memorandum of Understanding between Aylesbury Vale District Council, Chiltern District Council, South Bucks
District Council, Bucks Thames Valley Local Enterprise Partnership, and Wycombe District Council, 13/7/17
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B8
warehousing

34,000

-15,000

-49,000

- 10

30,000

6

-19,000

-4

Total

54,000

-97,000

-151,000

- 32

95,000

21

-57,000

-10

xvi.

In relation to retail, new site opportunities have been identified. Most of the demand
across the District is for comparision (food) retailing is met across the plan period.
However there are shortfalls in supply of comparison retail floorspace against
forecasts, particularly in High Wycombe, although most of the forecast demand here
can be met up to 2028 .In the short term there is sufficient supply to meet the retail
needs, however over the plan period there is a deficit for convenience and
comparison in High Wycombe and Convenience in Princes Risborough.
Table 3. Overall Retail Supply against Need

Convenience
Comparison
Convenience
Comparison
Convenience
Comparison
Convenience
Comparison

Completions Commitments Supply Need
Wycombe*
4,800
1,500
3,500
4,500
12,600
1,200
17,700 30,600
Princes Risborough
400
0
900
1,200
0
0
1,400
800
Marlow
0
0
0
0
0
0
0
1,600
Rest of district
900
600
0
300
100
0
0
700

Unmet
needs /
surplus
-1,000
-12,900
-300
+600
0
-1,600
-300
-700

* Comparison figure for High Wycombe supply includes the 7,000 sqms of vacant units.

xvii.

New site opportunities have been identified through the HELAA. Most of the retail
demand across the District for convenience retailing is met across the plan period.
However there are shortfalls in supply of comparison retail floorspace against
projections, particularly in High Wycombe, although most of the forecast demand
here can be met up to 2028. In the short term there is sufficient supply to meet the
retail needs, however over the plan period there is a deficit for convenience and
comparison in High Wycombe and Convenience in Princes Risborough.
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Introduction
1. This report finalises the HELAA following the November 2015 version of the Draft
Housing and Economic Land Availability Assessment (HELAA) which was published to
inform the ongoing preparation of the Local Plan including the consultation on the draft
Local Plan Issues (June 2016). Following a review process which includes a number of
updates and revisions from the draft HELAA, it forms the final version, supporting the
publication of the Local Plan.
2. The requirement for a HELAA is set out in paragraph 159 of the National Planning Policy
Framework (NPPF) and in the Department for Community and Local Government
(DCLG) Planning Practice Guidance (PPG) under the section ‘Housing and Economic
Land Availability Assessment’. This provides detailed guidance on how to carry out a
HELAA. Local planning authorities have a requirement to assess the amount of land
available for housing and economic development in its area. In the past these
assessments were known as Strategic Housing Land Availability Assessments (SHLAA).
These have now been expanding to include economic and retail development.
3. The purpose of the HELAA is to identify the supply of land that is deliverable and
developable for housing, employment and retail within the Local Plan period (2013 –
2033). It provides a key component of the evidence base for the Local Plan. Updates to
this final HELAA from the draft HELAA include:


Reconsiders existing HELAA sites and includes new sites from the Green Belt
and Area of Outstanding Natural Beauty;



Updates information on ‘suitability’, ‘availability’ and ‘achievability’ which
includes phasing of development;



Updates planning completions; permissions and expiries to 1st April 2016
(previous base date was 1st April 2015);



Updates assessment of windfall development;



Provides a new housing land supply position for housing provision for the years
0 to 5, 6 to 10, and 11 years and beyond;



Provides a new five year housing land supply and trajectory following the
progression of the above;



Identifies sites for residential institutions (Use Class C2) although these are not
counted in the supply; and



Identifies the supply of affordable housing.

4. The HELAA draws together all evidence documents which look at the supply of land for
development in the Local Plan. The HELAA, Green Belt Assessment (Part 1 and 2); and
Area of Outstanding Natural Beauty Site Assessment and the Economy Study &
Employment Land Review form the combined site appraisals for setting out the supply
of land for the Local Plan. Appendix 1 identifies which report the detailed site appraisals
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can be found in, for example where a site is located in the Green Belt, the site appraisal
is within the Green Belt Assessment report rather than the HELAA.
5. This HELAA report follows the published joint methodology set out in the ‘Central
Buckinghamshire HELAA Methodology’7 which is in accordance with the NPPF
requirements and follows guidance from the PPG8. It is a jointly agreed methodology
between the Buckinghamshire districts which make up the Housing Market Area and
Functional Economic Market Area9. The methodology has been adjusted to take
account of comments received during the consultation process. A summary of the
Consultation Reponses are available on the Councils’ websites10.
6. The base date for the HELAA is 31st March 2016. Planning permission and completions
have been updated to this date. This HELAA will be updated to a 31st March 2017 base
date when the Local Plan is submitted in March 2018.

7Central

Bucks Joint HELAA Methodology (May 2015) - http://www.wycombe.gov.uk/council-services/planning-andbuildings/planning-policy/new-local-plan/supporting-evidence.aspx
8 Paragraph: 007 Reference ID: 3-007-20140306 of the PPG
9 Housing Market Areas and Functional Economic Market Areas in Buckinghamshire (March 2015)
10 HELAA methodology summary of consultation responses, (May 2015).
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Methodology
7. The Joint Methodology is based upon the standard methodology set out in the National
Planning Practice Guidance (NPPG) and summarised below in Figure 1.
Figure 1. HELAA methodology Flow Chart
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Housing White Paper ‘Fixing our broken Housing Market’

8. Since the HELAA methodology was agreed, on 6th February 2017 the Department of
Communities and Local Government (DCLG) published the White Paper ‘Fixing our
broken housing market’. This set out how the Government intends to boost housing
supply and create a more efficient housing market which meets the needs and
aspirations of households and which supports economic prosperity. There are four
strands to the Government's proposals:







Planning for the right homes in the right places - Green Belt is protected and
greater emphasis is placed on quality, character and higher densities;
maximise contribution from brownfield and surplus public land and
regenerating estates.
Building homes faster by changing the way land supply for housing is assessed
- linking infrastructure provision with housing development, tackling skills
shortages, proposals for a common methodology on how to determine the
objectively assessed need, and holding developers and local planning
authorities to account for the delivery of new homes;
Diversifying the housing market by focussing on increasing the numbers of
small and medium-size builders; and
Helping people now by better meeting housing needs.

9. It is important to note that the White Paper was produced by the previous Government
and set out a series of proposals for consultation purposes, including proposed changes
to national policy and guidance. However the outcome of this consultation is not
known. It therefore does not have the same weight as the NPPF or NPPG. If changes to
the NPPF and NPPG are implemented the methodology will be updated accordingly for
future reviews of this HELAA.
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Reviewing Capacity
10. Stages 1 to 3 were first carried out for the draft HELAA (November, 2015). This assessed
all the sources of sites identified in Table 4 overleaf. This also included a call for sites
consultation as part of an Issues and Options Consultation (2014). During this stage
results from the Green Belt Assessment were unknown, therefore all sites in the Green
Belt were discounted from the HELAA assessment. A series of sites within the Area of
Outstanding Natural Beauty were also identified for further assessment due to the
findings from the AONB Site Assessment also being unknown. The draft HELAA
identified a shortfall of 4,072 dwellings to meet the development needs of the District
(based on the Housing and Economic Development Needs Assessment, January 2016).
11. Since then the HEDNA has been updated11 to take account of the latest household
projections and employment forecasts. This has resulted in a small reduction of the
housing need to 13,200 (2013-33) and +8ha / +54,000 square metres of employment
floorspace (net) (HEDNA Addendum, September 2017).
12. A partial update to 2014 district wide Town Centre and Retail Study12 have also been
published. This partial update and addendum re-assesses the quantitative scope for
new retail floor space in Wycombe District and provides an update of the District wide
needs assessment for retail floor space up to 2033. Total retail need for 2013-2033 is
61,800 square metres of floorspace.
13. As part of the agreed methodology (see above, stage 4) WDC has extensively reviewed
the capacity of existing sites and taken into account findings from the Green Belt
Assessment and AONB Site Assessment Report. WDC fully recognises the need to
address housing delivery locally as part of addressing the District, County and national
shortage of housing.

11
12

Bucks HEDNA (Dec 2016) followed by the Bucks HEDNA Addendum (September 2017)
Town Centre and Retail Study (Lichfields, June, 2016) and Addendum (Lichfields, March 2017)
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Section 1: Housing Land Supply
Stage 1 Review – Site/ Broad Location Identification
14. Table 4 below sets out the sources of sites used for the Wycombe HELAA. Sources in
Grey show new sources of sites incorporated in this update as part of the ‘Stage 4
Review’. A number of new sites have also come through the existing sources listed, this
is further explained below Table 4.
15. A further consultation took place in summer 2016 on the Draft Local Plan. A total of
109 sites were identified, 14 of which had not been promoted before and have
subsequently been put into the HELAA process for site assessment appraisal.
Table 4. Sources of sites for inclusion in Wycombe District HELAA

Source
Any pre-application
inquiries/ expired
permissions which might
yield sites for inclusion
Undetermined planning
applications at appeal
Planning application
refusals or withdrawn
Unimplemented /
outstanding planning
permissions for housing and
employment buildings
Planning permissions for
housing and employment
buildings under
construction
Prior Approval Certificate
for Office to Residential
Accommodation
Existing Local Plans
(includes Core Strategy and
Delivery DPD sites) and
emerging Neighbourhood
Plans allocations that have
not been granted planning
permission.
Housing and economic
development sites put
forward during a “Call for
Sites” consultation and
throughout the Local Plan
production.

Description
Sites where the Council is already in discussion with a developer
(where it is not confidential or where the landowner agrees to
publicise the site). Sites where planning permission has expired in the
last 5 years where there is a reasonable prospect of a new application
being submitted to the local planning authority.
Sites which could potentially be approved for development.
Only sites where reasons are not based on the principles of residential
or economic development, for example where refusal is due to
matters of design.
Sites where development has been permitted, but has not
commenced and permission has not expired.

Sites where development has started, but is not completed.

Certificates allowing the conversion of offices into residential uses will
be included.
Sites which have been allocated for housing or economic development
which have not yet been completed. This may also include sites which
were considered as part of preparing Local Plans or Neighbourhood
Plan but were subsequently not taken forward for allocation, for
example sites identified at the Pre-submission stage of a Plan or issues
and options stage for a Local Plan.
Any sites submitted directly to the council for consideration through
periods of consultation and/or submitted independently e.g. from
landowners, agents and developers.
This includes sites for this update have been received from the
Consultation Draft Local Plan (summer 2016)
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Source
Vacant and derelict
land/buildings

Description
Sites identified in either rural or urban locations, where a
building is vacant or underused. Information may be sought
from local authority empty property register, English House
Condition Survey, engagement with estate agents and
property agents and the valuation office database.

Surplus public land

Land owned/ promoted by the District Councils, Bucks County
Council or other public bodies e.g. the MoD or NHS.
Sites previously submitted for the SHLAAs process, will remain
within the HELAA process and be reconsidered for each review
provided that they meet the criteria for assessment set out
within the HELAA.

Sites already within the
Strategic Housing and Land
Availability Assessment
(SHLAA) process
Sites recommended for
residential or mixed use in a
recent Employment Land
Review
Site suggestions from
Officers or Members

Green Belt

Main villages in Area of
Outstanding Natural
Beauty Assessment
‘Main Villages’ review (not
in AONB or Green Belt)

Sites which are no longer suitable for economic development use
and which have been identified for release for housing or mixed
use schemes.
Sites from general knowledge of the District will be included if
they have not already been identified through other sources of
supply. This may be through other technical studies including
development briefs and may include sites which adjoin urban
areas on the edge of a District within the HMA.
A Green Belt Assessment has been undertaken to consider
whether there are exceptional circumstances to remove sites
from the Green Belt. Where exceptional circumstances have
been demonstrated, sites are assessed through the HELAA
process.
An AONB Site Assessment report has been undertaken to
consider whether any development would be acceptable without
harming the AONB. These sites are assessed through the HELAA.
An officer review has looked at the main villages to identify
whether there is a further capacity for development.

16. The following section sets out in detail the additional sources of sites which have been
through the Stage 4 review and new pieces of evidence which has informed this
process:

A. Identifying scope for development in the Green Belt
17. Over 48% of the district is in the Metropolitan Green Belt. In the draft HELAA Green
Belt sites were discounted at stage 1, as a Green Belt Assessment was being
undertaken to identify whether there are exceptional circumstances to release land
from the Green Belt. This is a different set of criteria to that considered in the HELAA
and therefore at that stage it was not appropriate to include these sites in the HELAA
until the Green Belt Assessment had been completed. The Green Belt Assessment has
been carried out in two parts:

17
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Part 113 – this is a County wide study which assessed general areas of the Green Belt
against the purposes of the Green Belt, as defined in the NPPF, and recommended areas
that warranted further consideration as part of Part 2 of the Green Belt Assessment. This
was published in March 2016; and



Part 214 – this has been conducted separately by each Local Authority. Seven sub areas in
Wycombe District were identified in the Arup report for further consideration in Part 2 of
the review. However in addition to this WDC assessed a large number of
developer/landowner promoted sites and some additional sites that it identified itself.
WDC assessed these sites in the Part 2 assessment.
18. The report identifies there are exceptional circumstances to release land from the
Green Belt for a number of sites, and also concludes that there are a number of sites
where exceptional circumstances do not exist.

B. Identifying scope for development in the Area of Outstanding Natural
Beauty for main villages and considering the definition of “major
development”
19. Over 70% of Wycombe District is within an Area of Outstanding Natural Beauty
(AONB). The Framework identifies great weight should be given to conserving the
landscape and scenic beauty of these areas and major development should only be
permitted in exceptional circumstances and where it can be demonstrated to be in the
public interest. A separate AONB Site Assessment report15, which carries out a detailed
landscape assessment and considers whether a site would be ‘major development’16
has been published for sites located in the AONB. This report sets out the area of
search around AONB villages and a methodical approach to identifying impacts on the
AONB and a landscape led capacity assessment. It led to a number of sites being
identified for development within the AONB.

C. Reviewing scope for development in Main Villages outside the AONB
Great and Little Kimble
20. WDC has reviewed the position in relation to Great and Little Kimble, both in terms of
their overall sustainability as settlements for growth and the potential impact on the
AONB. WDC’s settlement hierarchy report originally identified Great and Little Kimble
as a tier 5 Settlement. The Parish, which has a number of small hamlets in addition to
the two villages currently has 438 dwellings and importantly benefits from good public
transport accessibility. In light of this review it was considered Great and Little Kimble
should be moved up to a tier 4 settlement17.
21. As part of reviewing this option WDC has reviewed the potential landscape impacts of
development on land outside of the AONB that is still related to the village18. The open
13

Bucks Green Belt assessment report Methodology and assessment of general areas. Carried out by ARUP on behalf of
Aylesbury Vale, Chiltern, South Bucks and Wycombe District Councils and Buckinghamshire County Council.
14 Green Belt Assessment (Part Two) and Exceptional Circumstances Statement (September 2017)
15 Site Assessment Report Sites in the Area of Outstanding Natural Beauty (September 2017)
16 In accordance with paragraph 116 of the NPPF
17 Settlement Hierarchy Study (September 2017)
18
Kimble Landscape Assessment (September 2017)
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expansive nature of the landscape together with the lack of significant urbanising
features means that extensive development to the west of the railway line would have
a significant adverse impact on the setting of the AONB and key viewpoints from it.
However the assessment has identified that there may be scope for some limited
development without significant harm to the character of the landscape and setting of
the AONB. Consequently a number of sites have been assessed through the HELAA.

D. Longwick
22. A Neighbourhood Plan has been published for Longwick-cum-Ilmer parish. In recent
times there has been a significant amount of new development permitted in Longwick.
The Neighbourhood Plan is looking to allocate six housing sites for development. Sites
promoted to the Council at Longwick have also been assessed.

E. Reviewing further evidence for the Princes Risborough Expansion Area
23. Princes Risborough expansion is identified as a key element of the strategy to meet the
district’s housing need. The Issues and Options consultation in 2014 identified three
options for the level of housing growth, with 2,500 being the highest option. The
extent of growth at Princes Risborough has continued to be reviewed. This has been
further informed by a landscape capacity study19 and an indicative Concept Plan. This
growth has been tested through Viability Assessment20; further Transport Modelling21
and a Housing Delivery Study for Buckinghamshire22. Together these new pieces of
evidence have resulted in greater certainty for phasing and delivery of the expansion
area.

F. Reviewing developable areas on the former ‘reserve’ sites proposed for
inclusion in the Plan
24. The Core Strategy identified five reserve sites which in 2014 the Council agreed should
be released for development. The sites are Abbey Barn North (High Wycombe); Abbey
Barn South (High Wycombe); Gomm Valley and Ashwells (High Wycombe); Slate
Meadow (Bourne End); and Terriers Farm (High Wycombe).
25. Since then development briefs have been produced and extensive community
consultation has taken place for a number of the sites. A more detailed site
assessment has been carried out by landscape architects and urban designers.
Developable areas and density assumptions have been considered further to ensure
development potential is being optimised, but within development constraints and the
principles of good place making.

G. Review of site densities
26. Site densities on the main greenfield and brownfield sites have been reviewed. The
general application of 30dph and 50dph for town centres has not been applied as it is
considered not appropriate to apply blanket site densities. Instead sites have been
individually assessed taking into account their local context and having regard to
19

Princes Risborough Expansion Landscape Sensitivity and Capacity Study (September 2016)
Princes Risborough Expansion Viability Report (March 2017)
21 Princes Risborough Transport Modelling (July, 2017)
22 Housing Delivery Study for Buckinghamshire (June, 2017)
20
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constraints. For a large number of sites, in particular the town centre sites, this has
resulted in a higher density than the standard density application. On greenfield sites
where there are landscape constraints, a detailed landscape assessment has been
completed which has informed the capacity of a site. Furthermore, densities have now
been considered on a net density basis, not gross density, for example, a number of
these sites are part of mixed use proposals, where part of the site is reserved for
employment purposes or where site constraints are factored into identifying a net
developable area. Where appropriate densities have also taken into account of the
most recent information from developers/landowners.

H. Reviewing Employment Land
27. Historically the Council has seen a number of former employment sites redeveloped
for residential development and has undertaken further work to identify further
potential sites. In 2014 the Council commissioned PBA to undertake a review of
employment sites to identify the suitability of those sites to continue in employment
use and sites that could be redeveloped for other uses. This was further supplemented
by an internal officer review in 2015, culminating in a report to the Council’s Cabinet in
September 201523. Sites identified by both of these reviews have been included in the
HELAA. As such the Council has scrutinised its employment land supply twice for its
potential for both housing and economic development purposes, this update has
therefore not identified any further sites than those identified in the Draft HELAA.

I. Reviewing Publicly Owned Land
28. The Joint Methodology and PPG identifies publicly owned land as one source of supply.
The Council is a proactive land owner and developer, and has brought forward a
number of developments on its own land. Redevelopment schemes being proposed by
Red Kite Housing, the stock transfer housing association for Wycombe have also been
considered.

J. Empty Homes
29. Reference is made to empty homes in the PPG and in particular to the Empty Property
Strategies and to vacant dwelling records on the Council Tax records. It is not clear
whether empty homes are included in the PPG as potential redevelopment
opportunities or whether to count “reduced vacancy” levels. If the latter then it is not
clear how this results in “net increase in dwelling stock” and how it is accounted
for/monitored given that dwellings will also become vacant that aren’t currently
vacant.

K.

Reviewing Scope for Housing Estates Regeneration
30. In acknowledging the Government’s White Paper ‘Fixing our Broken Market’, the
HELAA has reviewed housing estates which are in need of regeneration. The White
Paper encourages local planning authorities to consider the social and economic
benefits of estate regeneration, and use their planning powers to help deliver this to a
high standard. Large sites owned by registered providers, such as Red Kite, have been

23

Short Term Employment Land Review Cabinet Report (September 2015)
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reviewed to identify whether any sites could be renewed and result in a net gain for
housing.

L.

Monitoring update
31. All new permissions within the 2015/16 monitoring period (1st April 2015 to 31st
March 2016) have been input into the HELAA in order to be assessed on availability
and achievability (as suitability had already been established through the planning
permission and therefore was not reassessed).
32. A number of existing HELAA sites have had development completed during the 15/16
monitoring period and have therefore been withdrawn from consideration, but
included in the completions data which makes up the housing land supply.
33. Whilst producing the HELAA the figures for the 2016/17 monitoring figures were not
available. These will be available when the Local Plan is submitted for examination and
an update will be issued at that time to provide the latest information to inform the
Local Plan examination process.
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Stage 2 review - Site Exclusion Criteria
34. The joint methodology identifies a two stage approach for including or excluding a site.
Following the identification of the sites, an initial desktop review was carried out to sift
out those sites which should be excluded from the assessment. A key purpose of this
review is to reduce the need to assess sites later on in the process which are, in
principle, unacceptable. The reasons for sites being excluded are set out in Table 5
below.
Table 5. Sites Excluded at Stage 1

Category
Sites less than
five dwellings
(net) or under
0.25ha/500sqm
24
of economic
development
floor space
Not within or
adjoining a
settlement, or
a PDL site
Ongoing
Employment
sites that are
not
recommended
for release

Reason for exclusion
Exclusion at these thresholds of housing and economic development is in
accordance with the NPPG. Sites of less than 5 dwellings will be included as
part of a windfall assessment for housing and employment sites less than
0.25ha or 500sqm.

Sites within the
Green Belt
which are not
on PDL

The NPPF identifies these sites should only be developed in very special
circumstances and that exceptional circumstances have to exist to take land
out of the Green Belt (via the Local Plan process). A Green Belt Assessment
concludes where there are exceptional circumstances for releasing sites
from the Green Belt. Site which are not identifies are excluded at Part 1 of
Stage 2 of the HELAA process.
Environmental Constraints

Sites within
functional
flood plains will
not be
considered for
housing or
economic
development
purposes.
Sites of Special
Scientific
Interest

Land that is in flood zones 3a and 3b proposed for residential development
or zone 3b for economic development will not be included in the HELAA
unless it can be demonstrated, through a planning application, that
satisfactory mitigation measures can be put in place.

24
25

Only sites within or adjoining/nearby an existing settlement’ or PDL sites will
be considered as part of the assessment. Sites which are not within or
adjoining/nearby an existing settlement’ are not considered to be in a
sustainable location. See Settlement Hierarchy report for further detail25.
The suitability of existing employment sites have been considered as part of
an Employment Land Review. Where sites are identified as being suitable for
alternative uses, these will be considered in the HELAA for housing or mixed
use. Where employment sites have been recommended to remain they will
be sifted out at stage 1.

These are important, statutorily protected biodiversity resources used for
recreational, amenity and educational purposes in the Districts.

As set out in the NPPG - 3-010-20140306
Settlement Hierarchy Report (2017)
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Special Areas
of
Conservation
Special
Protection
Area
Scheduled
Ancient
Monuments
and Ancient
Woodlands
Designated
Local Green
Spaces

These are strictly protected sites designated under the EC Habitats Directive

These are strictly protected sites designated under the EC Birds Directive

These are irreplaceable historical assets and are protected by law.

The NPPF states that these sites rule out new development other than in
very special circumstances. The DSA has Green Space designations, however
this are different and require an exceptional circumstances test. These will
not be ruled out at stage 1.

35. Sites carried forward from part 1 of Stage 2 were then assessed for the following:




‘suitability’ for the type of development proposed considering land uses,
constraints and other factors;
‘availability’ based on the best information at hand that there weren’t any
insurmountable issues with the site and that it was expected that the site
would be able to be developed; and
‘achievability’ this is essentially an initial high level judgement about the
economic viability of the site and the ability of a developer to develop it within
a particular time period.

36. Information on suitability, availability and achievability of developing the site was
assessed through a combination of desktop assessment, site visits and developer /
landowner information. For each site which has been considered suitable the
landowner or developer/agent has been contacted for information on availability and
achievability of developing the site. Sites deemed not to be suitable or available where
not assessed on their achievability. Existing studies, such as the Employment Land
Review and Retail Assessment were also used to inform the site assessment.
37. To determine whether a site is ‘suitable’ (in principle) for development, and if so the
type and scale of development, was dependent on a number of considerations:




Location – character and predominant uses within the area, assessed as part
of the site visit;
Environmental Constraints – flood constraints; biodiversity; listed buildings;
designated open spaces; tree preservation orders; and
Policy Constraints – AONB; Green Belt; whether the site was a designated
employment site (and if so whether it performed strongly).

38. All suitable sites were then assessed (based on the above) to determine the type and
capacity of development that could be achieved (if it had not already received planning
permission). Sites within the AONB and/or Green Belt and the reserve sites were
informed by urban design work and landscape Assessments. Where more detailed
information was available, such as pre-application advice or a development brief, this
was used to inform the capacity.
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39. All available information was then used to help ascertain whether a site was ‘available’
for development, information gathered from the Call for Sites and Local Plan
consultations was used, as well as investigating the planning history. Where there was
no evidence to suggest that the land owner would support development on the site
then it could not be considered available for development.
40. Sites which were both ‘suitable and ‘available’ where then assessed for when they are
likely to be delivered. Sites fall into 2 categories: ‘deliverable’ sites (those with a
realistic prospect that it will be delivered within 5 years), and ‘developable’ sites (those
available for years 6-10 or where possible for sites unlikely to be developed for 11
years or more). The five year period is identified from the point of adoption giving a
five year period from 2018 to 2023. The 6 to 10 year period is therefore 2024 to 2028
and the 11 to 15 year period is 2029 to 2033. See Appendix 7 Housing trajectory for
site phasing. Sites with planning permission are considered to be deliverable until the
permission expires, unless there is clear evidence that schemes will not be
implemented within five years (NPPF, footnote 11).
41. Sites which are not ‘achievable’ are where there are constraints such as viability, or
landownership issues, preventing development taking place. These may be sites with
or without planning permission. These sites are listed in Appendix 3 ‘rejected housing
sites’.
42. All sites have been mapped and can be viewed in Appendix 14.
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Stage 3 - reviewing the approach to windfall allowances; including office to
residential
Small Sites Windfall Analysis
43. A small sites windfall allowance has been included within the supply in accordance
with paragraph 48 of the NPPF. The NPPF allows for windfall sites to be included in the
five-year supply (and beyond) where there is compelling evidence that such sites have
consistently become available and will continue to provide a reliable source of supply.
Any allowance should be realistic, having regard to the Housing and Economic Land
Availability Assessment (HELAA), historic windfall delivery rates and expected future
trends. The NPPF also requires that the allowance should not include residential
gardens.
44. The windfall supply identified within Wycombe District is only on small sites below the
HELAA threshold of five units (net) in order to avoid double counting. The allowance is
only included in years where no completions are counted on identified small sites,
again to avoid any double counting of supply from small sites.
45. Past trends for the last 5 years were originally used to identify average levels of
completions in line with the agreed HELAA methodology, however this has been
updated to a 10 year average bringing the windfall allowance up from approximately
40 units per annum to 43 units per annum. This is in line with a new agreed approach
between the Buckinghamshire districts which seeks to ensure that the windfall
allowance takes account of a longer time period to reflect a full economic cycle. This
windfall allowance excludes residential gardens in accordance with the NPPF
definition26. This assessment ensures a robust basis to project forward a future
windfall allowance. Supply from residential intensification sites has been excluded to
ensure no garden land was included. See appendix 5 for more detail.
46. In recent years there has shown to be an increase in completions of small sites. The
detail of sites under construction are in Appendix 8. This shows that the immediate
supply of small sites is strong with nearly 3 years of windfall allowance just on sites
under construction. As of 1st April 2016 there are currently 109 units on small sites that
are under construction. In addition there are a further 270 units on small sites with
planning permission that have not yet started. Combining the under construction and
sites with planning permission that have not started, there are 370 permissions on
small sites. This suggests there may well be more than 43 dwellings per annum
delivered in the long term, showing the windfall allowance of 43 dwellings per annum
to be robust.
47. It is important to note sites with permission, not yet started and under construction
includes all sites. The NPPF definition identifies historic windfall delivery rates and
expected future trends should not include residential gardens. The windfall allowance
of 43 does not include residential gardens. However analysis of the supply from
residential gardens shows in the last ten years there has been a consistent delivery
from this source of supply. On average 47 dwellings have been completed on
residential intensification sites per annum. If this supply was to be included it would
bring the windfall allowance to an average of 90 dwellings per annum. However due to

26

NPPF (Para, 48)
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NNPF compliance reasons this source of supply is not being including in the overall
windfall allowance. Please see Appendix 5 for breakdown of sites.

Office to residential Windfall
48. The conversion of office to residential ‘Prior Approvals’ are monitored and counted in
the housing supply. Prior approval sites under 5 units (net) form part of the small sites
permissions data and are factored into the windfall allowance for small sites where
completions have taken place prior to 1st April 2016. Sites of 5 units and above are
included as HELAA sites alongside other sites and are assessed for their deliverability.
These sites have been updated to 1st April 2016. A review has taken place to consider
whether there is robust evidence to support a windfall allowance for these types of
sites. The key test for making a windfall allowance is set out in the NPPF (para 48).
Currently the agreed Bucks HELAA methodology does not allow for this.
49. Whilst there have been some dwelling completions in Wycombe District since the prior
approval system came into effect (84 dwellings up to 1st April 2016), making an
allowance at this point in time would not conform with Government policy. The test is
whether there is ‘compelling evidence that such sites have consistently become
available’. Given that the changes only came in around 3 years ago and there is an
inevitable lead in time before completions start to happen, there is no reliable ‘trend
data’. Historic windfall delivery rates only exist over a very short period of time,
effectively 2 years. As the office to residential prior approval scheme started out as a
temporary measure with an “end date” this is likely to have resulted in a spike of prior
approvals before the deadline. Even if there were a longer period to judge historic
rates it is difficult to assess the effect of the deadline prior to the scheme being made
permanent.
50. The review concludes (as discussed and agreed at a Bucks wide workshop) a windfall
allowance is not justifiable in relation to the requirements of national planning policy
but it is recognised that this may provide some contingency in the overall supply, not
just in Wycombe but in the other Bucks Districts.
51. Whilst a windfall allowance is not counted from the conversion of office to residential,
the Bucks Housing and Economic Development Needs Assessment (HEDNA) does make
some assumptions in order to forecast loss of employment. The following permitted
development completions from B1a have taken place since PD was first introduced in
2013:

Table 6. Permitted Development Completions

Year
2014/15
2015-16
Total

Floorspace (square metres)
1,577
3,909
5,486

52. Prior Approvals completions, not yet started and under constructions total to - 32,666
for Wycombe District. It is assumed that these permissions will take three years to
complete (in line with the approach taken for windfall housing calculations). This
therefore represents a 5 year period (up to 2019/20). There is a Bucks wide agreement
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to apply a 50% reduction in anticipated Prior Approval up to the end of 2023/24 and
then reduce it to 25% from 2024/25 to the end of the Local Plan i.e. a 9 year period.
This results in a projection 16,333 for the 10 year period (50% reduction) and 14,699
for the remaining 9 year (25% reduction). This gives a total projected loss of 31,032
square metres of floorspace. If this was converting into dwellings, assuming a
floorspace between 60 to 80 square metres, this loss of office space could provide an
additional 388 – 517 dwellings for the plan period or 19 – 26 dwellings per annum.

Table 7. Projected office loss from prior approvals

Floorspace loss
(msq)
5 years’ worth of PD permissions (already
included in the table)
5 years at 50% to the end of 2023/24
Remaining 9 years of PD permissions at
14,700
25%
63,699
Total B1a losses from PD
Of which -31,032 is projected PD loses.
32,666
16,333

Stage 4 – Review Results
A. Identifying additional scope for development in the Green Belt
53. The results from the Green Belt Assessment has resulted in 10 Green Belt greenfield
sites identified as having ‘exceptional circumstances’ to be released from the Green
Belt for housing. This equates to a total of 1139 dwellings. An appraisal of these sites
can be found in Appendix 4.
Table 8. Sites identified to be released from the Green Belt

SHLAA ID
SHW0559
SMA0105
SPR0036
SBE0028
SHW0462
SHW0633

SHZ0035

Address
Clay Lane, Booker, High
Wycombe
Land at Seymour Court Road,
Marlow
Land to the rear of Poppy Road
including 108 Wycombe Road,
Princes Risborough
Hollands Farm (north) Bourne
End
Land at Horns Lane, Booker
Part of Greens Farm,
Glynswood, Green Hill, High
Wycombe
Land off Amersham Road,
including Tralee Farm,
Hazlemere

Site
status
5 years
5 years

Total dwellings
(net)

Area
(Ha)

30

1.97

9

0.30

58

3.73

467

23.74

64

2.03

50

1.62

350

15.94

5 years
6 to 10
years
6 to 10
years
6 to 10
years
6 to 10
years
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SMA0080
SNH0019
SLE0027

Heavens Above, 16 High
Heavens Wood, Marlow
Bottom, Bucks
Land off Clappins Lane, Naphill
Land between Chalky Field and
Marlow Road, Lane End

6 to 10
years
6 to 10
years
6 to 10
years

20

1.14

64

2.24

27

1.24

54. In addition to the sites listed above, land at Sidney House was also found to have
exceptional circumstances to be released from the Green Belt. However for the
purposes of the HELAA the site has been excluded at stage 1 as redevelopment of the
site is likely to result in less than a net gain of 5 dwellings, as such site falls below
HELAA minimum threshold. This site will therefore be counted as windfall
development. There are two sites of significant size:
Hollands Farm North, Bourne End (SBE0028)
55. The site is located towards the south of Bourne End between Hawks Hill and Wessex
Road. It forms a 23.7 hectare Greenfield site. Number of homes to be provided
(indicative) = 467 homes

Figure 2. Indicative development capacity of Hollands Farm North
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56. There are a number of issues and constraints that will need to be carefully taken into
account in the development of this site. These include the proximity of the Hedsor Road
and Riversdale Conservation Area, a small area of fluvial flood risk in the south west
corner of the site, and some surface and groundwater flood risk. Development will
need to be carefully integrated with and connected to the village and the traffic impact
arising from the development addressed.
57. The site is in single ownership of The Lunnon Family and the agent is McGough Planning
Consultants Ltd. The site is considered available for mix use development. See
proforma in appendix 4 for further details on phasing and delivery.

Land off Amersham Road including Tralee Farm, Hazlemere (SHZ0035)
58. The site lies on the edge of both Hazlemere and Holmer Green, with the northern
boundary adjoining Chiltern District. It benefits from important natural features
including an orchard and woodland area Number of homes to be provided (indicative) =
350
Figure 3. Indicative development capacity of Tralee Farm
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59. The site is in multiple ownership with 7 landowners including Inland Homes. All
landowners are willing to develop site for residential purposes. See proforma in
appendix 4 for further details on phasing. The site adjoins a site in Chiltern District that
Chiltern District Council are considering releasing from the Green Belt for development.
If that occurs a comprehensive approach to development across the two adjoining sites
will be required.
60. Other Greenbelt sites are smaller in size, see Appendix 4 for assessment proformas.

B. Identifying additional scope for development in the Area of Outstanding
Natural Beauty for main villages and considering the definition of “major
development”
61. The AONB Site Assessment report concludes that in our local circumstances any
allocation that would result in major development in the AONB would strongly conflict
with the NPPF. Allocations in the AONB should therefore be restricted to development
which is not major, but even with this category of development great weight should still
be given to any adverse impacts on the AONB, in accordance with Framework
(Paragraph 115). The report sets out a methodology for appraising sites within the
AONB, including what is considered major development. This process has resulted in 5
greenfield sites for development, giving a total of 174 dwellings. All of these site are
identified to be ‘non-major’ development in the AONB. Please note there are also a
number of other AONB sites which are also within the Green Belt which are not listed
below (See Green Belt Assessment for further detail).
Table 9. Sites identified as “non-major” development within AONB

SHLAA ID

SLE0017

SLE0027

SSC0034
SSC0035

Address
Land south of Finings Road
(previously known as
Golden Guff), Lane End
Land between Chalky Field
and Marlow Road, Lane
End
Land at Wood Farm,
Stokenchurch
Land south of Mill Road,
Stokenchurch

Site status

Total
dwellings
(gross)

Area
(Ha)

6 to 10 years

19

0.83

6 to 10 years

27

1.24

6 to 10 years

28

0.89

6 to 10 years

100

4.97
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62. The largest of these sites is in Stokenchurch to the south of Mill Lane (4.97 hectares).
The extent of the site has been carefully considered with wider site options appraised.
The AONB report concludes that this site would not constitute of ‘major development’
in the AONB, but anything larger would be major development. See AONB Site
Assessment Report for full appraisal and Sustainability Appraisal for site alternatives.
63. The site has a number of issues to be resolved including: overcoming the poor visibility
at the Junction of Mill Lane and Ibstock Road; achieving access to the site without
compromising existing dwellings or creating the feel of a “backland” site;
comprehensive development of the site rather than in a piecemeal fashion and
potential for noise mitigation scheme along the M40. Site is in multiple ownership.
Land and Partners Ltd; Lexham Properties Ltd and Savills are promoting site for
residential development. See proforma in appendix 4 for further details on phasing.

Figure 4. Indicative development capacity of South of Mill Lane.

64. See assessment proformas in Appendix 4 for other AONB sites.
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C. Reviewing scope for development in Main Villages outside the AONB
Great and Little Kimble
65. A Landscape Appraisal for Great Kimble was completed in September 201727. This
assessed the development potential of land around Little Kimble, Great Kimble and
Smokey Row, but outside of the Chilterns Area of Outstanding Natural Beauty (AONB)
and the Green Belt.
66. The study area is identified in the map below. This appraisal comprises an assessment
of the landscape sensitivity and capacity of any areas of land with potential for
development within the study area and takes particular account of the setting of the
Chilterns AONB which is immediately adjacent.
Figure 5. Map of the study area of the Great Kimble Landscape Appraisal (June 2017)

27

Kimble Landscape Appraisal (September, 2017)
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67. The report assessed 9 field parcels and as a result identified 8 smaller sites to be
assessed for development potential. The results range from medium/low to high
capacity for residential development, see figure 6 below. In addition to these sites the
HELAA considers a further 7 developer promoted sites in Great and Little Kimble.

Figure 6 Great and Little Kimble Landscape Capacity Findings

68. Taking the findings of the landscape assessment 6 sites were identified to have
medium or medium/high or high development capacity. However this only take into
account landscape impact, when considering wider sustainability criteria through the
HELAA, connectivity to existing village and access to public transport. 3 sites are
identified as potentially suitable.
69. The results identify it may be possible to accommodate up to a 137 dwellings without
significant harm to the character of the landscape and setting of the AONB. The
following sites are potentially deliverable subject to the inclusion within the Kimble
Neighbourhood Plan (see appendix 14 for map of sites).
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Table 10. Potentially deliverable sites assessed in Kimble Landscape Assessment

HELAA
Reference
SRD0196
SRD0198
SRD0190
Total

Address
Kimble assessment site parcel 7a
Kimble assessment site parcel 5
Kimble assessment site parcel 1a

Area
(ha)
3.20
3.40
2.41

Total potential
dwellings
48
51
38
137

70. The potential capacity is based on 60% of the site area being built at 25 dwellings per
hectare. These assumptions have been made based on the rural natural and
environment qualities of the area. It will be for the Neighbourhood Plan to refine these
potential capacities.

71. In total for the Local Plan Kimble is identified to take 160 dwellings. This consists of:
• 14 units completed between 2013 and 2016
• 4 units on small sites which are either under construction or not yet started
• 5 units of windfall allowance
• 137 units remain to be identified by the Neighbourhood plan (currently identified
as a broad location)

Longwick
72. A Neighbourhood Plan is being prepared for Longwick-cum-Ilmer. In recent times there
has been a significant amount of new development permitted in Longwick. The
Neighbourhood Plan is looking to allocate six housing sites for development.
Figure 7. Policies Map submission version of Longwick Neighbourhood Plan
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73. The following sites could potentially deliver as many as 300 new homes (see table
below). This would be achieved through the following combination of sites. The first
group of sites are the two large housing planning applications which were approved by
WDC or allowed at appeal, and another which WDC is ‘minded to approve’:
 the land opposite Rose Farm wrapping around to Bar Lane - 43 homes, approved
by WDC (SLK0004)
 the land off Boxer/ Barn Road to Walnut Tree Lane - 160 homes, approved at
appeal (SLK0006)
 the land at Rose Farm (south) - 65 homes, WDC ‘minded to approve’ (SLK0008)
Table 11. Housing Supply in Longwick

HELAA
Reference

Planning
Reference

Site
Area

Net
dwellings

15/08455/OUT

2.68

43

14/06965/OUT,
15/06161/OUT
16/06673/OUT

7.02

160

Rose Farm, Longwick
3.05
Land off Thame Road to the south of
SLK0010
15/07817/OUT
Chestnut Way Junction, Longwick
1.02
Longwick remainder - to be identified in Neighbourhood Plan.
SLK
Broad location.
Contribution from small site permissions under construction or not yet
started (10% discount on the latter)*
Projected contribution from small site windfall on Previously Developed
Land
Previous completions in 2013-2016

65

Site location

SLK0004

Land at Thame Road, Longwick

SLK0006

Land off Barn Road, Longwick

SLK0008

Total

15
5
4
7
1
300

74. Plus three infill smaller sites which demonstrate a broad location of 5 can be met. These
are listed below with indicative dwelling numbers:

Table 12. Sites included in Longwick Neighbourhood Plan
Indicative
numbers (not
counted in the
supply)

HELAA
Reference

Address

SLK0013

Land adjacent to Anderdons Farm
(Policy L6 of Longwick
Neighbourhood Plan)

5

SLK0014

Land adjacent to Red House Farm
(Policy L5 of Longwick
Neighbourhood Plan)

6

Conclusion
This site is accepted at
stage 1 and 2. See proforma
in appendix 4 for further
detail.
This site is accepted at
stage 1 and 2. See proforma
in appendix 4 for further
detail.
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SLK0015

Land at Rose Farm frontage
(Policy L4a of Longwick
Neighbourhood Plan)

Site is rejected at stage 1 as
it falls below minimum
HELAA threshold of 5.

3

75. Overall the capacity of Longwick is identified to be 300 homes. Some of these smaller
sites could make up the additional dwelling numbers for the Longwick area if allocated
in the Neighbourhood Plan. Ultimately the Neighbourhood Plan will determine the
specific allocations. Sites listed in Table 11 show how the broad location of 5 dwellings
can be met.

D. Reviewing further evidence for the Princes Risborough Expansion Area
76. In early 2014 Wycombe District Council consulted on a range of spatial options

for meeting housing need within the District. One of the options proposed was
the major expansion of Princes Risborough. Proposals for the growth of Princes
Risborough have been refined over the following years and this has resulted in a
comprehensive Masterplan for the Town.
Figure 8. Princes Risborough Key Diagram
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OS mapping: © Crown Copyright and database rights 2017 Ordnance Survey 100023306.

77. The plans will see the town grow within sustainable levels and expansion will secure
new infrastructure to support this growth. A concept plan for the expansion area has
been published and is at the stage of detailed master planning.
78. The high level master planning of the expansion area has meant that appropriate land
uses have been directed to the most suitable areas. Densities of development reflect
the constraints and sensitivities of the area and therefore ‘suitability’ has been
designed into the expansion from the outset. For more detail on this please refer to the
large body of supporting evidence for the expansion area, which includes a draft
background report, an evolution of the concept plan, a commercial sites assessment, a
transport study, environmental assessment, parking review and an infrastructure
delivery plan, amongst many others28
79. The latest round of work concerning the expansion area is ‘A Housing Delivery Study for
Buckinghamshire’ (September 2017), carried out by consultants Wessex Economics.
This study examines a range of issues associated with the delivery of new homes in
Buckinghamshire in the period up to the end of March 2033.
80. The study specifically tested the lead in times and anticipated delivery rates of five
large strategic sites across southern Buckinghamshire, which for Wycombe included the
Princes Risborough Expansion Area. The report uses information directly from the three
main developers; Halsbury, Bloor and Persimmon, considers site specific delivery issues
and takes account of national studies looking at lead in times and build rates for large
housing sites. This allowed Wessex Economics to test different scenarios for delivery in
light of the various constraints at Princes Risborough. The end result of which is a
robust delivery timeframe for the Expansion Area.
81. For detail on the HELAA for individual landowners please see Appendix 4. All individual
developer promoted sites have been found to be unsuitable for development unless
they are part of the wider Expansion Area or already have planning permission. For
detailed information on the plans for the Expansion Area please see the draft Local
Plan. To find out more about what makes Princes Risborough a sustainable location see
the Settlement Hierarchy Study. To see more detailed assessment of the sites and

28

Princes Risborough Town Plan web page: https://www.wycombe.gov.uk/pages/Planning-and-building-control/Newlocal-plan/Princes-Risborough-town-plan.aspx

37
`

alternatives see the Princes Risborough Town Plan Sustainability Appraisal. The Wessex
report contains the following timetable which sets out the milestones which need to be
met prior to delivery commencing:
Figure 9. Princes Risborough Expansion Area: Pre Delivery Timetable

Source: WDC, June 2017

82. The key risks identified to achievement of this programme relate largely to land
ownerships and to land-owner/developer intentions, combined with the provision of a
relief road into and through the site. There are three main developers who own, or
have options, covering the vast majority of the proposed expansion area.
83. An integral part of the overall development proposals are plans to deliver road
improvements that will help remove traffic from central Princes Risborough. The
proposed relief road will pass through the proposed development site, and will
therefore both open up the site up for development of new homes and relieve
congestion in the centre of Princes Risborough.
84. The timetabling of the provision of the relief road is critical in terms of when large scale
development can commence. At present, the land owned/controlled by Halsbury
Homes, Persimmon and Bloor can only be brought forward for housing development at
scale once their land holdings are opened up by the first phase of the relief road.
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85. The former Leo Labs development on Longwick Lane is now being taken forward by Lea
Valley Developments Ltd, a housing association, which acquired the site from Ashill.
This development is likely to be completed at an early stage, since it is not dependent
on the delivery of the relief road. The site already has a permission for 96 units
(SPR0001, 15/07349/FUL).
86. Several landowners have come together to form the Princes Risborough Consortium
which comprises the majority of the Bloor Homes interest. Bloor homes have a
separate landowner agreement in place with regard to the ‘Quilter’ land parcel. Bloor
Homes intend to develop this land. Development would be part of a residential-led
strategic extension to Princes Risborough. Technical survey work by Bloor is already
underway. They do not consider there to be any constraints to development which
could not be overcome via appropriate mitigation measures. Savills are currently the
agent acting for Bloor.
87. Persimmon own Oak Tree Farm. They also have an agreement with the landowner on
the same side of Longwick Road. Planning application will be twin tracked alongside the
preparation on the Local Plan. They suggest there are no constraints upon site coming
forward save allowing time for the planning process.
88. Park Mill Farm is the land controlled by Halsbury Homes. They have sought permission
for development several times. The last appeal was dismissed. As part of a
comprehensive expansion of Princes Risborough the site would have a better
relationship to the town and the constraints which meant the site alone could not come
forward should be addressed. Particularly in terms of relationship to the Town and
issues of crossing the railway line. Halsbury Homes intend to build out the site
themselves. Greater clarity is sought by the developer in terms of planning
requirements before the site comes forward. Allocation in the new Local Plan and clear
set of requirements in relation to infrastructure, affordable housing etc should address
this constraint.
89. The Wessex Economics report indicates that delivery by the three main developers will
be affected by the number of sales outlets utilised. The possible range of sales outlets is
likely to be a minimum of 3 outlets (one for each developer). The largest number that
seems possible is 5 outlets, Persimmon x2, Bloor x2, and Halsbury Homes x 1.
90. It is reasonable to assume that all the developers are active simultaneously and it has
been assumed that land in their ownership will be built out at a modest pace over time.
91. In some areas there could be a risk that a new large-scale development in relatively
close proximity to other major developments could impact upon build-out rates.
However build-out rates at Thame and Haddenham do not seem to have been affected
by proximity to the large-scale developments in Aylesbury.
92. Princes Risborough retains the sense of being a smaller market town, whereas
Aylesbury is a very much larger settlement and set to grow substantially larger. Princes
Risborough’s location on the edge of Chilterns AONB is attractive to buyers. The town
also has an approximately 45 minute journey time to London and 35 minute direct
service to Oxford.
93. Build out rates are assessed and checked against national studies and assumptions in
the Wessex report. The overall build-out rate is calibrated against the evidence in the
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NLP’s Study ‘Start to Finish, How Quickly do Large Scale Housing Sites Deliver’
(November 2016) and has been sense-checked by considering industry norms for sales
rates per outlet. For further detail see the Wessex Report.
94. Two scenarios have been modelled differentiated by the year in which the
developments on the main site start in earnest. These are presented in Figure 10
below. The first scenario shows total delivery of 2,104 homes by end March 2033, and
the second scenario shows delivery of 1,758 homes by March 2033. The first scenario
assumes delivery of the relevant infrastructure in accordance with the broad
programme set out in Figure 10.
Figure 10. Phasing Scenarios for Princes Risborough Expansion Area

Source: Wessex Economics, July 2017

95. It is assumed that 96 new homes are delivered prior to the commencement of
mainstream development as a result of the development on Longwick Road by Lea
Valley Developments (the permitted SPR0001 mentioned above).
96. The scenarios allow for a build-up period of around 4 years to achieve peak housing
completions and an assumed average delivery rate of 183-185 dph over the main
development period to 2033. However because of the different sizes of landholdings
between the main developers (Bloor controlling the largest part of the site), some
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developers are likely to complete their development before others and build rates will
tail off towards the end of the development. As a result across the whole development
period the build rate is around 157 dwellings per annum which is very close to the
national average of 160 per annum for sites of this size set out in the NLP report.
97. Wessex Economics regard the 183-185 dph average across the main build period (up to
2033) as a robust assessment of delivery rates, and could be conservative, given the
potential appeal of Princes Risborough to home buyers.
98. The report concludes that delivering on the basis of scenario 1 in Figure 10 would be a
best case scenario, but it also identifies the various constraints to delivery that would
affect delivery on that timetable. As such scenario two is considered to be the most
robust position. This results in a slightly longer lead in time to allow for, amongst other
constraints, the delivery of the relief road. It is this scenario which has been used to
inform the supply position set out in the HELAA in relation to the expansion area. A
total of 1,758 homes are anticipated to be within the plan period, 1662 dwellings in the
period 2023-33 taking account of the early delivery of the Leo Laboratories site.
99. A further 599 units would continue to be delivered from April 2033.
100. The Hypnos site on the Longwick Road in Princes Risborough, had been considered for
residential redevelopment but is not considered available at this time as it has a viable
ongoing employment use and has been subject to investment for that purpose by the
owners.

E. Reviewing developable areas on the main former ‘reserve’ sites proposed
for inclusion in the Plan
101. The Core Strategy (2008) identified five reserve sites for development when needed. In
2014 the Council decided they should be released for development in advance of the
local plan process being completed to assist in housing delivery. Reserve sites are
pieces of land not in the Green Belt at the edges of towns and villages that have
previously been identified to help us cater for future growth. They are 'greenfield sites'
which means they haven't been built on before.
102. Following the Council’s decision to release the sites, a range of work is underway to
help determine how these sites should be brought forward. This includes the setting
up of liaison groups for the sites as well as a period of public engagement and
consultation.
103. Liaison groups provide a forum for local stakeholders to play a proactive role in helping
set key parametres for the way these sites should be developed in a managed way and
to help shape development briefs to inform any planning applications that are
submitted by developers.

Abbey Barn North (High Wycombe);
104. Abbey Barn North is a natural bowl which is enclosed on three sides by steeply-sloping
land and which is adjacent to Deangarden Wood Ancient Woodland. The site contains
a large number of trees, shrubs and woodland, and important chalk grassland, which
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represent constraints to the developable area of the site, as does the topography of
the site. Preparation of a Development Brief for the site has not yet commenced.

Other former reserve sites which are less constrained are being progressed
first.
Figure 11. Map of Abbey Barn North

105. The site is in multiple ownership, owned by Acropolis, WDC and Permission Homes.
The Railway track is owned by 95 Dean Garden Rise. There are potential ransom strips
within site boundary and therefore there is a possibility of requiring a Compulsory
Purchase Order (CPO). Access to the site is challenging with the change in levels and
current adjacent road alignment. Owners are interested in developing the site.
Indicative Dwellings Numbers – 100. See proforma in appendix 4 for further details on
phasing.
Abbey Barn South (High Wycombe);
106. Abbey Barn South is a flat site above the valley which contains arable fields and
woodland, including the woodland ride which has historical associations with Daws Hill
House. The site is adjacent to the M40 motorway to the south, Deangarden Wood and
the former dry ski slope to the north and the former RAF Daws Hill base to the west. A
Development Brief for Abbey Barn South was adopted in July 201629.

29

Abbey Barn South Development Brief - https://www.wycombe.gov.uk/uploads/public/documents/Planning/Reservesites/Abbey-Barn-South-development-brief.pdf

42
`

Figure 12. Map of Abbey Barn South

107. The site is controlled by developer Berkeley Strategic. The site is in single ownership
and is considered available. Berkeley Strategic propose the site for residential and
employment uses adjacent to M40. A planning applications is anticipated to be
submitted in November 2017. Indicative Dwellings Numbers – 475. See proforma in
appendix 4 for further details on phasing.
Gomm Valley and Ashwells (High Wycombe);
108. This extensive site lies between the eastern edge of High Wycombe and the villages of
Penn and Tylers Green. Gomm Valley, which forms the bulk of the site, is an attractive
dry valley landscape which is typical of the Chiltern Hills and, as the last undeveloped
chalk valley in High Wycombe, is of great importance in landscape and strategic green
infrastructure terms.
109. The site also contains important ecological features (calcareous grassland, broad-leaved
woodland and species-rich hedgerows) including the Gomm Valley Site of Special
Scientific Interest. The Peregrine Business Park adjoins the site and provides an
opportunity for business expansion (see Section 2 Employment for further detail).
110. Ashwells is at the northern-most tip of the site, and currently consists of pasture and
paddocks. Together with Gomm Valley, it provides a separation between High
Wycombe and Tylers Green. A Gomm Valley & Ashwells Development Brief was
adopted by the Council in July 2017.
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Figure 13. Map of Gomm Valley and Ashwells

111. This site is in multiple ownership. Axa have sold the Gomm Valley site to Equitable Life
and WDC own the Ashwells site. A small part of the site is owned by Taylor Wimpy land
which is identified for employment purpose. WDC anticipated submission of outline
planning applications for Ashwells site first in 2017 and Gomm Valley next. Indicative
Dwellings Numbers – 530. See proforma in appendix 4 for further details on phasing.
Slate Meadow (Bourne End)
112.

This is a flat site of pasture fields adjacent to the River Wye. It is highly valued by the
local community as a strategic separation between the settlements of Wooburn and
Bourne End. The northern-most segment of the site was designated as a registered
village green in 2003. The site's riverside location means that some of the area falls

44
`

within the flood plain. A development brief for Slate Meadow is currently in progress
and a draft is due to be published shortly.
Figure 14. Map of Slate Meadow

113. The site is in multiple ownership. Part of the site is in the ownership of WDC is Village
Green status. Avant Homes and Croudace are jointly promoting land for residential use
with structured input from WDC. An agreed framework has been set out regarding
timeframe and the process for preparation of a development brief, pre-application
process and a full planning permission. The site is considered to be available. Bucks
County Council has no objection in principle in transport terms.
114. With part of the site falls within flood zone 2, a flood model has been developed by HR
Wallingford and agreed with the Environment Agency. A design solution will inform and
ensure new dwellings are built solely on Flood Zone 1 land and included support of the
preparation of a detailed flood risk assessment and mitigation strategy for the entire
site. Indicative Dwellings Numbers – 150. See proforma in Appendix 4 for further details
on phasing.

Terriers Farm (High Wycombe)
115. This site is located on the northern side of High Wycombe occupying a sensitive area
between the town and Hazlemere. It contains pasture land and adjoins both the
Chilterns AONB and the Terriers Conservation Area. It is a visually enclosed site but
contains high quality hedgerow features which form a strong landscape structure. It is
located close to an important public transport corridor on the northern approach into
High Wycombe. A development brief was published in October 201630 and is due to be
finalised towards the end of 2017.

30

Draft Terriers Farm Development Brief October 2016
https://www.wycombe.gov.uk/uploads/public/documents/Planning/Reserve-sites/Terriers-Farm-draftdevelopment-brief.pdf
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Figure 15. Map of Terriers Farm

Figure 16. Concept Plan of Terriers Farm
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116. The site is in multiple ownership. Persimmon Homes and Redrow Homes have
controlling interests of the site. The Planning Brief was consulted in autumn 2016 and
indicates a planning application will be submitted in February 2018. The site is
considered available and no information to suggest viability issues. Indicative Dwellings
Numbers – 500. See proforma in appendix 4 for further details on phasing.

F. Review of site densities
117. Site densities have now been considered on a net density basis, not gross density. For
example, a number of sites in the HELAA are part of mixed use proposals, where part
of the site is reserved for employment purposes – the density on the housing part of
the site is considered. Similarly where there are site constraints that limit the
developable area of the site, these are factored into identifying a net developable area
and hence a net density. This is particularly important in the context of Wycombe
District where landscape, biodiversity, flood risk and other site specific constraints can
significantly limit the area available for development. Where appropriate densities
have also taken into account the most recent information from
developers/landowners.
118. The table below shows the average density for each settlement tier for the district
settlement hierarchy. This includes planning permissions (for 5 or more dwellings), DSA
site allocations, and other supply sites that are considered deliverable and
developable/deliverable.

119. The results broadly show the higher the tier, the higher the average density. Tier 1 is
High Wycombe, the largest urban area which shows very high densities in comparison
to the rest of the district. Overall the higher densities are to be found in the most
sustainable settlements. In terms of the split between PDL and Greenfield sites, PDL
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sites are delivering considerably higher densities, in particular for Tier 1 (High
Wycombe).

Table 13. Average density by settlement tier

Settlement Tier

Average Density*

Tier 1

126

Tier 2

85

Tier 3

35

Tier 4

20

Tier 5

42

Tier 6

32

Previously
Development
Land

Greenfield

136

31

96

29

39

34

No sites

20

42

No sites

32

No sites

* Excludes broad locations (Kimble and Longwick), the Princes Risborough Expansion Area and
Windfall development.
Table 14. Average density by site type

Site Type
Greenfield
Mixed
PDL

Average Density
30
35
117

120. Previous developed land shows high average densities, which are comparable to Tiers 1 and 2.
Unsurprisingly greenfield sites have a lower average density but this is expected given there
tend to be located in more rural locations. However overall the average density for greenfield
sites is still showing to be making efficient use of land.

G. Review of Employment Land for Housing
121. In 2014 the Council commissioned PBA to undertake a review of employment sites to identify
the suitability of those sites to continue in employment use and sites that could be
redeveloped for other uses. This was further supplemented by an internal review of sites in
2015 that was reported to the Council’s Cabinet. Sites identified by both of these reviews have
been included in the subsequent HELAA’s. This HELAA review has identified a total of 7 sites
which are considered suitable for redevelopment for residential purposes, with 396 dwelling
contributing to the Local Plan supply. See Table 15 below.
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Table 15. Employment floorspace loss to residential use

HELAA
Reference
SHW0421
SHW0020
SHW0210
SHW0406
SHZ0005

SHW0524
SWC0082

Address
Netley Works, 89
Queens Road, High
Wycombe
Dashwood Avenue,
High Wycombe
34 Dashwood Avenue,
High Wycombe
Oglivie Road, High
Wycombe
Highbury Works/
Hazlemere Coach
Works
Remainder of Leigh
Street Employment,
High Wycombe
Westhorpe House,
Little Marlow

Total

Site area
(ha)

B1b/c /
B2 loss
(net)

B1a loss
(net)

B8 loss
(net)

Dwelling
numbers
(net)

0.3

-167.59

11

0.89

-9085.7

70

0.02

-2016

0.21

-1451.1

0.62

-575

1.24

-4825.2

1.86

-2966.5

5.14

-2966.5

5
9

-575

14

275
12

-16104.6

-2591

396

H. Reviewing publically owned land
122.

The Council is a proactive land owner and developer, and has brought forward a
number of developments on its own land. It is currently looking to bring forward
housing on a number of Council owned sites including Ashwells, Abbey Barn North
(both former reserve sites) and the former Bassetsbury Allotments. The Council is also
bringing forward land in High Wycombe town centre for redevelopment for housing
and other uses on sites that are already allocated in the Delivery and Site Allocations
Plan - a Plan that will be retained to sit alongside the new Local Plan. Other former
public sector land is also in the housing land supply including the former RAF Daws Hill
site, granted planning permission in October 2014 for 374 homes (net). The supply also
includes housing regeneration and redevelopment schemes being proposed by Red
Kite Housing, the stock transfer housing association for Wycombe. However in
completing a further review, there are no other sites which have not already been
included for the supply.

I. Empty Homes
123. The Council has an Empty Property Protocol. This aims to bring long term voids back
into use – these tend to be properties vacant for more than 2 years. On average the
Council brings about 10 units back into use every year, but there tends to be no net
gain as other properties become vacant. Overall there has been a fairly steady 70-80
properties that fall into the genuinely long term vacant position at any given time31.

31

WDC Response to Aylesbury Vale Review of Housing Capacity (November 2016)
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124. The vacancies on the Council Tax Records relate to properties vacant for 6 months or
more. Such vacancies can often be explained by short term issues such as probate or
structural repairs being undertaken to properties. As such they are not genuinely long
term vacant. Vacancies on these records are at a relatively low level and there is
unlikely to be much scope for going much lower and clearly these relatively short term
vacancies will fluctuate with market conditions which will vary over the plan period. As
such this review has not resulted in further scope for housing supply from this source.

J. Reviewing Regeneration of Housing Estates
125. The Government’s White Paper encourages local planning authorities to consider the
social and economic benefits of estate regeneration, and use their planning powers to
help deliver this to a high standard. The HELAA has reviewed large housing estates
owned by registered providers to identify whether redevelopment could help deliver
additional dwellings.
126. Land off Lance Way (SHW0475) is currently undergoing estate renewal and land north
and south of Longland Way known as ‘Delafield Heights’ (SHW0564 and SHW0400) is
being proposed for estate renewal in the near future. For Lance Way there is a net gain
of 22 dwellings (164 gross) and for Delafield Heights there is a net gain of 87 (184
gross). The southern site does not yet have planning permission. Whilst the overall net
gains are relatively small the redevelopment has/will greatly improve the housing
stock and improve the take up of residents via the housing register. In particular Lance
Way had very low levels of take up due to poor reputation and social problems which
essentially reduced the capacity of affordable housing units in the District.

K. Monitoring update
127. Information on the latest planning application data has been updated to a base date of
April 2016;




1,065 number of dwellings have been completed since the start of the plan
period (2013-33)
1,224 number of dwellings on sites under construction
1,232 number of dwellings have planning permission but development has
not yet started.
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Stage 4 Review Process Results
Table 16. Results of Stage 4 Review – Net Additional Dwellings 2013-33

Source of Supply

Draft HELAA (Net
Dwellings)

Publication HELAA
(Net Dwellings)

Change in supply
(Net Dwellings)

Reserve Sites

1,500

1,755

255

Green Belt review
sites

900

1,139

281

Princes Risborough
expansion area32

2,200

1,662

-538

Longwick

0

300

300

Kimble

0

160

160

Windfall

495

559

64

Other existing supply

3,988

5,310

1,322

Total

9,083

10,927

1,844

128. WDC has extensively reviewed the supply of development sites in the district. Table 16
summarises the outcome of that review process. It indicates a total housing potential
of 10,927 dwellings in the period 2013-33. Whilst additional capacity has been
identified since the draft HELAA there is still is a shortfall against the 13,200 dwellings
OAN for the period 2013-33.
129. The NPPF requires local planning authorities to meet their needs in full unless any
adverse impacts of doing so would significantly and demonstrably outweigh the
benefits when assed against the policies in the NPPF is taken as a whole, or where
specific policies in the Framework indicate development should be restricted (NPPF,
paragraph 14). Paragraph 47 of the NPPF states that local planning authorities use
their evidence base to ensure their Local Plan meets the full, objectively assessed
needs for market and affordable housing in the housing market area as far as it is
consistent with the policies in the NPPF.
130. Wycombe district is constrained, particularly by Green Belt and Area of Outstanding
Natural Beauty. The evidence indicates that the full objectively assessed need cannot
be met within the District in a way that is consistent with the policies in the NPPF and
without causing significant and demonstrable harm, or allowing development where
the NPPF indicates it should be restricted.
131. The Duty to Co-operate (DtC) is an ongoing statutory duty placed upon local
authorities which requires them to co-operate with their neighbouring authorities and

32

This is just the housing delivered up to April 2033 and excludes the Leo Labs site which is included in the “other
existing supply” because it has a planning permission

51
`

other statutory bodies33 on strategic, cross-boundary issues, such as meeting housing
need within the Housing Market Area.
132. A Memorandum of Understanding agreed with Wycombe, Aylesbury Vale, Chiltern and
South Bucks Districts and the Thames Valley LEP indicates that Aylesbury Vale have
agreed to accommodate will 2,275 unmet housing needs in the 2013-33 period from
Wycombe District in the Vale of Aylesbury Local Plan.
133. Based on this agreement the Local Plan housing target is 10,925 dwellings or 546.3
dwellings per annum.

33

Duty to Co-operate bodies are listed in Part 2 of the Town and Country Planning (Local Planning) (England)
Regulations 2012
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Stage 5 - Housing Supply Analysis
134. The preparation of the HELAA, including the review process outlined earlier in this
report, has identified a total housing potential of 10,927 net additional dwellings for
the period 2013-33. This includes completions (2013-16), planning permissions, sites
allocated in existing plans that are to be carried forward (not replaced) and in ‘made”
neighbourhood plans, and new proposed developable and deliverable sites to be taken
forward in the Local Plan and “broad areas” to be identified in the Local Plan where
allocations will be made in the neighbourhood plans (namely Longwick and Kimble).
This is summarised in Table 17 below. This indicates that there is a good level of
existing commitments underpinning this supply with over 4,000 dwellings or around
37% of the supply either built, permitted or allocated in an adopted plan.
Table 17. Make-up of housing supply

Type of site
Completions (2013-16)

Net
Dwellings
1,065

Sites with permission at 1/4/16

1,232

Sites with under construction at 1/4/16

1,224

Allocations in the Delivery and Site
Allocations Plan
Allocations in made Neighbourhood Plans
Allocations in the new Local Plan
Allocations to be made in Neighbourhood
Plans
Windfall
Total

579
20
5,823
425
559
10,927

135. The NPPF (paragraph 47) requires authorities to:
 identify a 5 year supply of deliverable sites;
 identify a supply of specific, developable sites or broad locations for growth for
years 6-10 and where possible years 11-15
Figure 17 sets out the delivery of housing completions and future supply, phased year on
year between 2013 and 2033 against the annualised residual housing requirement (10,925
over the plan period).

53
`

Figure 17. Housing Trajectory 2013 to 2033
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136. The detailed breakdown of the sites making up this supply are set out in Appendix 7.
This includes the year on year phasing of delivery for each site. The table below
summarises the trajectory/supply in phasing periods.
Table 18. Housing Delivery Profile

Timing
2013-16
(Completions)
2016-18

Net number of
dwelling (approx. and
rounded)
1,065
1,316

2023-28

4,387
2,658

2028-33
Total

1,501
10,927

2018-23

137. The supply as set out above needs to be assessed against the OAN of 10,295. The
2013-33 target of 10,295 gives a per annum requirement of 546.25. It follows that
there is a five year target requirement of 2,731. Any shortfall in supply in the period
2013-18 must be taken into account. The supply in 2013-18 is 2,381 which falls short of
the annualised requirement by 350. This shortfall must then be added to the 5 year
requirement figure giving an increased target of 3,082. To this a 5% buffer must then
be added giving a target of 3,236 (with a 20% buffer this would then become 3,698 but
this is not deemed necessary – see paragraph 140). The five year supply calculation is
set out in the box below.
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Table 19. 5 Year Housing Land Supply Position – 2018-2023 (5 years from adoption of the plan)

Shortfall/surplus 2013-18
Requirement 2013-18
Shortfall
5 year requirement 2018-23
With 5% buffer
With 20% buffer
Supply

1,065 + 643 + 673 = 2,381
2,731
350
2,731 + 350 = 3,082
3,236
3,698
4,387

138. Against the adjusted 5 year target of 3,236 the supply for the corresponding period
(2018-23) is 4,387 which gives a robust equivalent of 9 years of supply in that period.
The supply can comfortably meet the adjusted 5 year target.
139. Whilst there is a shortfall at the beginning of the plan period several large sites are
coming forward and delivery from these and other supply is anticipated to create
higher levels of completions over the next 5 years or so.
140. Appendix 6 sets out the assessment of the 5 year housing land supply for the
immediate 5 year period from the base date of the HELAA (2016-21) and the 5 year
period from when the Local Plan is examined. Despite the shortfall and allowing for a
5% buffer there is still a healthy 5 year supply of deliverable sites for both the 2016-21
period (equivalent to approximately 8 years of supply) and the 2018-23 period
(equivalent to approximately 8 years of supply within that period).
141. Looking ahead to a 10 year supply from date of adoption, 2018-28, the requirement
for 2013-28 is 8,194. Allowing for completions of 1,065 in 2013-16 this leaves a
residual requirement of 7,129 for 2016-2028. There is a supply against this period of
8,361 dwellings so there is a robust 17% surplus for that period. As such the Plan
identifies deliverable and developable sites and broad areas for growth for the first 10
years of the Plan and indeed for the whole plan period. See box below for the 10 year
supply calculation.
Table 20. 10 Year Housing Land Supply Position up to 2028 (to satisfy NPPF requirements – 10
years supply from adoption)

Requirement 2013-28
Completions 2013-16
Residual requirement 2016-28
Supply (2016-28)
Surplus

8,194
1,065
7,129
8,361
1,232 / 17% surplus.

142. The NPPF (para 47) requires an additional buffer of 5% to be added (moved forward
from later in the plan period) or, where there has been ‘a record of persistent under
delivery of housing’ local planning authorities should increase the 5% buffer to 20%.
Table 2 of Appendix 6 identifies that since the start of the Core Strategy plan period

55
`

(2006) a cumulative oversupply of completions has been achieved. It is important to
look at delivery over a reasonable time period. Whilst there have been some years
below the annualised target, more years have been above. A 5% buffer has recently
been supported at appeal decision34. Overall there has not been a persistent under
delivery of housing and therefore a 5% buffer has been applied. In addition the
Housing Trajectory (see Appendix 7) shows that housing delivery is expected to rise.
143. Further considerations in relation to the deliverability of the housing supply include
the distribution of development across the area and the nature and size of sites
coming forward. Concentration of development in one location may limit the market’s
ability to deliver, whilst an over-concentration on for example one or two very large
sites may result in an over-reliance on a limited number and type of developers to
deliver the necessary housing.
144. In terms of where the supply is coming from, where development is anticipated to take
place and the types of sites coming forward. Tables 21 summarise these
characteristics.
Table 21. Housing Supply by Settlement Tiers

Supply 2013 to 2033
Tier 1 – High Wycombe
Tier 2 Settlements (made up of)
Bourne End and Wooburn
Marlow
Princes Risborough
Tiers 3-6 total (made up of)
Tier 3
Tier 4
Tier 5
Tier 6
Rural Areas
Total

Net Additional
Dwellings
6,341
798
345
2,047
465
484
123
312
12
10,927

145. The majority of the housing supply comes forward in High Wycombe; 6,341 units of
the 10,927 total. Second largest area of supply is at Princes Risborough contributing
2,047 dwellings and Bourne End and Wooburn providing 798 dwellings. Growth is
predominantly focused in the towns and larger settlements. There is smaller scale
growth at Great and Little Kimble and Longwick-cum-Ilmer Parishes (Tier 4) as a result
of the review work – see stage 4 sections and E and F. Beyond that development is
spread out across smaller villages and hamlets but at a much lower scale. Whilst from
a sustainability point of view there is inevitably a concentration of development at the

34

Site of former Molins Sport Ground, Princes Risborough, application number 15/07870/OUT, appeal
reference number APP/K0425/W/16/3149747
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largest settlements in the District, there remains a good geographical spread from a
delivery perspective.

Table 22. Site size range for housing sites in the plan

Supply by Net Site Size - 2013-33
Overall Net Site Size
Under 10 units
10 - 99 units
100 - 499 units
500 units & above

Number
of Homes % of supply
1,750
16%
2,635
24%
3,651
33%
2,891
26%
10,927
100%

146. Nearly 60% of supply is on sites of 100 units and above. Smaller sites of 10 and under
account for 16% of supply. This provides a good spread of site size allowing for
different types of developers to contribute to the delivery of housing across the
District, and not an over-reliance on volume builders”. A good proportion of sites
about 10 units helps to ensure strong delivery of affordable housing.
147. In terms of the larger sites, delivery from these sites is unlikely to occur all at the same
time but will be spread across the Plan period. Table 23 summarises the broad timing
of some of the key sites/types of sites:

Table 23. Phasing of Key Sites

Phasing Period

Type of Sites/Main Sites

2018-23

RAF Daws Hill
Reserve sites – main delivery phase

2023-28

2028-33

Reserve sites - completion
Princes Risborough expansion commences
Green Belt release (larger sites) - Main delivery phase
Princes Risborough expansion – peak delivery

148. As can be seen from the other tables in this section the majority of the supply are in
higher tier settlements where services and facilities concentrated.
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Sources of Supply

Table 24. Sources of Supply

Sources of Housing Supply
2013-33
Previously developed sites in urban and
rural areas
Development of the Former Reserve Sites
(Greenfield)
Princes Risborough expansion (Greenfield)

Net Number of
dwellings
5,611
1,755
1,662

Green Belt Review (Greenfield)

1,139

Other Greenfield (including villages)

760

Total

10,927

149. There is an approximately 50% split between Greenfield and brownfield (previously
developed) sites in the supply. The majority of the Greenfield sites are large strategic
sites. Some smaller scale Greenfield development was identified through the Green
Belt Review and AONB sites review. The remaining Greenfield sites only account for
7.2% of total supply.
150. The supply identifies no contingency against the proposed plan housing target. This is
to be expected given that the target is effectively a capacity driven housing target.
However it should be noted that there are other forms of potential supply which are
likely to continue coming forward but which we either do not have enough past
evidence to include in our overall assessment of housing supply or particular national
policy does not allow us to count.
151. This includes windfall supply on small sites which takes place on residential
intensification sites. Wycombe have a strong historical trend of delivering on these
types of sites and permissions data would suggest they will continue to come forward
and contribute to Wycombe’s housing supply. The joint HELAA methodology allows for
43 units per year to be counted for small site windfall in line with the 10 year trend
(2006-16). If residential intensification were not excluded from this quota a further 47
dwellings per annum could be counted, taking the small windfall allowance to 90
dwellings per annum.
152. As set out in the employment section of this report an allowance is made for the loss
of B1a office space to residential use via the Prior Approval process. However, a
corresponding allowance for the contribution of office space to the supply of dwellings
has not been counted. With a lack of historical data and trend information it is more
difficult to make assumptions about the exact numbers of dwellings that may come
forward. There is not enough data at this time to factor in whether those buildings
most easily converted may have been lost to residential use when this type of approval
was first brought in. It is difficult to identify which office buildings may go to residential
in the future. Yet it is reasonable to assume there will be an element of supply from
this source going forward (see stage 3 – Windfall for further detail).

58
`

Supply of affordable and other specialist forms of housing
Affordable Housing

153. It is important that new residential development meets the identified needs of the
District. The Housing and Economic Development Needs Assessment (HEDNA)
identifies that for the plan period there is a need for 3,100 affordable homes or 23.5%
of the objectively assessed housing need. The majority of this need is for rented
accommodation (85%) and for smaller dwellings (50%). Currently affordable housing
is provided by four main sources:
 through Registered Social Landlords and other providers making direct provision,
outside of planning negotiations
 by negotiating a proportion of affordable housing on site specific housing or
mixed use allocations
 by negotiating a proportion of affordable housing on windfall sites
 Rural exceptions affordable housing to meet local needs in accordance with Policy
DM25
154. The housing supply has been assessed in order to estimate approximately how much
affordable housing may come forward from. This is set out in Appendix 10. Sites of 10
or more dwellings are listed as it is to these sites that affordable housing policy will
apply.
155. Where sites in the supply have a permission at or since the base date the actual
amount of affordable contributed has been listed. This information is set out in a legal
agreement so it is certain what those sites will deliver. For sites without permission
Local Plan policy requirements have been applied. This includes an assumption that
tenure will be split 80:20 between rented accommodation and shared ownership. The
policy does not apply to sites with Prior Notification, office to residential permitted
development, so these types of sites do not contribute to affordable housing supply
unless they later seek planning permission.
Table 25. Affordable Housing Supply

Shared
ownership

Rented

Unknown
Tenure

Completions

38

126

0

164

Permissions at
base date

194

246

28

468

Supply

466

1,967

0

2,433

Totals

698

2,339

28

3,065

Total

59
`

156. The affordable housing supply is estimated to be around 3,065 units in the period
2013-33. This comes close to meeting the need identified in the HEDNA of 3,100.
157. Of the 3,065 above around 335 could potentially be subject to vacant building credit
which allows vacant floor space to effectively be netted off the amount of floor space
assessed to determine the amount of affordable required to meet policy requirements.
The Vacant Building test is an individual site and proposal assessment which looks at
details of both existing and proposed schemes, how long they have been vacant for
and other details, therefore it is not possible to estimate what the discount may mean
for the supply but it can be assumed it would only affect a relatively small proportion
of sites.
158. The Buckinghamshire wide Memorandum of Understanding (MOU) will also address
some of the unmet need for affordable housing as this will allow for an element to be
provided in Aylesbury Vale District. This will contribute to meeting the need occurring
in Wycombe as with the wider housing supply.

Elderly Persons Accommodation

159. Whilst it is not counted within our supply C2 is another important part of meeting the
demand for accommodation in Wycombe District. There has been an increase in the
development of care homes, with varying levels of care available on site. People in
institutional accommodation are not assessed in the housing OAN calculation and
hence C2 provision is not counted in the housing land supply in the same way as C3.
See Appendix 9 for detailed analysis of completed, permitted and under construction
C2 developments.
160. It should be noted that the supply of accommodation for travellers and travelling
showpeople is addressed in a separate background paper35.

35

Gypsy, Traveller and Travelling Showpeople Accommodation Assessment (Opinion Research Services, 2017).
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Section 2 - Employment
161. The Buckinghamshire HEDNA (published in December 2016) sets an employment
requirement of +54,000 square metres of floorspace / 8 hectares of land in all B use
class employment use (more detail in Table 14 below).
Table 26. Employment Land Requirements

Demand (sqm)

Hectares (ha)

B1a/b Office

+68,000

+14

B1c/ B2 Industrial

-48,000

-12

B8 Warehousing

+34,000

+7

Total

+54,000

+8

Stage 1 Review – Site/ Broad Location Identification
162. The following section sets out the different sources of supply that have been
considered to find new employment sites. The full list of employment (including retail)
sites that are in the deliverable or developable are identified in Appendix 12,
employment sites (including retail) which have been rejected are in Appendix 13.
163.

Sources of supply identified in Table 1 of the Joint Methodology were all considered
for employment. A call for sites exercise took place as part of the Draft Local Plan
Issues and Options Consultation (Summer 2016). Whilst a significant number of new
housing sites were identified, very few employment sites were promoted. Two existing
employment sites were promoted for redevelopment; Highbury Works, Hazlemere and
the Former Hillside Centre (including Albany House), High Wycombe. Whilst not newly
promoted, Westhorpe, Marlow was again promoted for employment development. On
the whole the consultation showed a low demand for new employment land.

A. Identifying potential Green Belt sites
164. A Green Belt Assessment has been carried out which considered whether there are
exceptional circumstances to release land from the Green Belt for employment
purposes.
165. The Green Belt Assessment identifies three sites where there are exceptional
circumstances to justify release from the Green Belt for employment development.
These sites were then assessed through the HELAA and considered to be deliverable or
developable. The sites are the Airpark, Booker (two adjoining sites SHW0648 and
SHW0649) and Land adjoining High Heavens, Booker (SHW0647). The Airpark is a
former ‘major developed site’ in the Green Belt and historically has had a policy of
restraint in terms of limiting business activities to those that are aviation related which
limited the scale of any development proposals. Removal from the Green Belt will

allow a wider range of employment uses. The site is split into two areas. Airpark 1
(northern part ) is the intensification of the existing site which is developable for 8,000
square metres of employment and Airpark 2 (southern part) is an expansion area
towards the south to increase the size of the site, which is developable for 18,600
square metres of employment. See proforma in Appendix 4 for further detail.

Figure 18. Airpark Developed Area and Expansion Area

166. Land adjoining High Heavens has also been identified to have exceptional
circumstances to remove land from the Green Belt. The site is located next to the
existing High Heavens Household Recycling Centre which has been developed for
industrial purposes. The HELAA identifies 3,250 sqm of low density yard based
business uses) employment use would be developable. See proforma in Appendix 4 for
further detail.
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167. A number of Green Belt employment sites at junction 3a (BL0002) of the M40 were
considered in the Draft HELAA. However these were rejected on the basis that there is
no certainty over whether this is the most appropriate solution to improving access to
High Wycombe, and further work is being undertaken with Highways England to assess
this. Without this junction these potential sites would not be commercially attractive
to the market as access would require going from junction 4 of the M40 through High
Wycombe town centre, or along non-strategic routes, as such the sites would not have
sufficient commercial profile. The sites alone do not demonstrate the exceptional
circumstances necessary to be released from the Green Belt and as such do not meet
the suitability criteria. See Green Belt Assessment Part 2, Appendix 1 for further detail.
168. A new office park in the Green Belt, adjacent to the Westhorpe interchange (BL0001),
was also assessed in the Green Belt Review. However the Review identified that
development would cause significant and demonstrable harm to the Green Belt and
would have a detrimental impact on the setting of the adjoining Chilterns AONB. As
such this site does not meet the suitability criteria. See Green Belt Assessment Part 2,
Appendix 1 for further detail.

B.

Identifying additional scope for development in the AONB
169. The HELAA also considered sites for employment within the AONB where there was
commercial attractiveness36. Most of the settlements within the AONB are villages
which do not provide a commercially attractive environment for economic
development, however Stokenchurch is an exception to this. This is identified in the
Employment Land Review by PBA. Given its close location to the M40 and existing
Stokenchurch Business Park, sites in the vicinity of the business park were considered
for a business park expansion. As a result land to the north of the Business Park
(SSC0043) has been identified for economic development. A total of 7,500 square
metres of B use floor space has been identified as developable.

C.

Reviewing scope for development in the Main Villages outside the AONB
170. Sites in Great and Little Kimble and Longwick have been reviewed for their
development potential. However this location is not considered suitable for
employment and therefore no new sites have been identified. The Parish Council are
going to prepare a Neighbourhood Development Plan (NPD) and may wish to consider
further the development potential for employment.

D.

Reviewing the extent of growth proposed at Princes Risborough
171. The Princes Risborough Expansion Area was considered for new employment land to
support the housing growth. Land adjacent to Regents Park, Princes Risborough
(SPR0093) is developable for B1c/B2 employment use for 22,000 square metres of
36

Wycombe District Council – Economic Study & Employment Land Review Draft Report (Peter Brett Associates LLP,
2014)
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floorspace. In addition to this, a new local centre (SPR0090) is considered to be
developable in the expansion for 300-400 sqm of retail space (‘A’ use classes) and
500sqm space for business start-ups. This is identified in a broad area. The precise
location is subject to detailed master planning of the expansion area. In addition to
these sites ‘Land to the north of Lower Icknield Way’ (SPR0092) is developable for a
reserve employment site, allowing local businesses in Princes Risborough to if they
want to. The site is reserved for B1, B2 and B8 uses. Whilst this site is developable,
there is no net gain in employment supply as it is to provide an alternative location to
employment sites within the expansion area.

E.

Reviewing developable areas on the former ‘reserve’ sites proposed for
inclusion in the Plan
172. The reserve sites have also been considered for employment use where the location is
commercially attractive. Development briefs are being prepared for the reserve sites.
Whilst housing is their main use, two of the former reserve sites are deliverable or
developable for an element of employment. This is for Gomm Valley and Ashwells
(SHW0004) and Abbey Barn South (SHW0429).
173. The Peregrine Business Park is located along the southern edge of Gomm Valley and
Ashwell’s site. It comprises six purpose-built, low density office buildings arranged
around a cul-de-sac and car parking. There is the opportunity to provide employment
uses on the adjoining land. This site is identified for 8,000 square metres of B1a/b
employment use is deliverable for the site. Parcel 12 in Figure 18 below identifies the
Gomm Valley employment site.
Figure 19. Map identifying employment provision in Gomm Valley

174. In relation to Abbey Barn South an element of employment provision is required both
to help meet the strategic requirement for employment land but also to help create a
sustainable mixed use neighbourhood. The development brief concludes the most
appropriate location for new employment is the south-west corner of the site,
adjacent to the employment permitted on the former RAF Daws Hill (Pine Trees).
There is scope for around 1.9 hectares of development/ 7,600 square metres of
floorspace for B1c/ B2 square metres to be deliverable. The HELAA assessment
identifies Abbey Barn South for a developable location for employment use.
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Figure 20. Map showing indicative land use in Abbey Barn South (adopted development brief, July
2016)

F. Reviewing of Site Densities
175. Densities on employment sites are largely driven by the type of employment use, for
example B8 (warehousing) has a much lower density than B1a (office). Rather than
looking at densities the HELAA has considered existing employment sites in terms of
whether there are any vacancies or redevelopment opportunities which may in turn
increase the density of an existing employment site. Through this process one site
have been identified.
 Highbury Works, Inkerman Drive, Hazlemere (SHZ0005) has been assessed for
redevelopment and identified to be developable for a net gain of 640 square
metres of employment, as well as 14 houses. This increases the density of the site,
resulting in a net gain employment use as well as providing additional housing.

G. Review of employment land for housing – not applicable for employment
176. Whilst identifying opportunities for housing from employment land is clearly not
directly relevant in this section of the report, it is important to emphasize that the
Wycombe District Economy Study and Employment Land Review (PBA 2014) identifies
that the vast majority of existing employment sites, most of which will have active
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businesses on, should be retained in employment use. They are very important in
providing land for jobs and in support of the local economy more generally.

H.

Reviewing publicly owned land
177. The Council owns a number of town centre sites. These have been reviewed for mixed
use development, including employment purposes. The findings of the HELAA
identifies five council owned sites that are either deliverable or developable for an
element of employment. Most of them are mixed use and include an element of
employment, alongside housing and retail. These sites are Swan Frontage, High
Wycombe (SHW0326); Cressex Island Car Park (Costco), High Wycombe, (SHW0328);
Baker Street Car Park, High Wycombe (SHW0337); and Horns Lane Car Park, Princes
Risborough (SPR0034).

I.

Empty Homes - not applicable

J.

Reviewing Scope for Housing Estates Regeneration – not applicable

K.

Monitoring update
178. Employment completions and commitments have been updated to 1st April 2016. See
Appendix 11 for employment and retail Monitoring Data.

Other Employment Sites Considered
179. Additional office accommodation at Buckmaster Playing Fields, land between the John
Lewis and Johnson and Johnson offices has been assessed. The existing site is public
open space and would require relocation of this open space for the site to be suitable.
This site was rejected at on suitability grounds as no alternative provision was found to
be deliverable for the loss of playing fields. See Appendix 13 for rejected employment
sites.

Stage 2 – Site Assessment
180. Sites which have been through the assessment process are set out in Appendix 12 and
13. As a result of the assessment and review process the following sites are considered
deliverable or developable for employment purposes. Some of these are existing
mixed use allocations in the Delivery and Site Allocations Plan, others are new sites
identified through this process.
Table 27. Employment Supply Sites

Allocations in Existing Local
Plans

Total Net
Floorspace

B1a/b

Easton Street DSA (SHW0322)

6,000

6,000

Duke Street DSA (SHW0332)

4,300

4,300

B1c/ B2

B8
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Swan Frontage DSA
(SHW0326)

6,500

6,500

Former Gas Works, Lily's Walk,
High Wycombe (SHW0323)

294

294

Total

17,094

17,094

Potential New Allocations
Land adjacent to Regents Park, 22,000
Princes Risborough (SPR0093)

22,000

Princes Risborough Local
Centre (SPR0090)

500

500

Airpark 1 Intensification sites
1-3 (SHW0001)

8,000

4,000

4,000

Airpark 2 Southern Expansion
Area (SHW0001)

14,200 18,600

7,100 9,300

7,100 9,300

Abbey Barn South (SHW0429)

7,600

7,600

Land to the rear of
Stokenchurch Business Park,
Mill Lane (SSC0043)

7,500

1,500

Employment Land on Gomm
Valley (SHW0004)

8,000

8,000

Land adjoining High Heavens
(SHW0647)

3,250

Staples, High Wycombe
(SHW0343)

3,500

Costco, High Wycombe
(SHW0328)

8,809

Southern Verco, Chapel Lane,
Sands, High Wycombe
(SHW0007)

7,700

3,000

3,000

3,250

3,500

8,809

3,850

3,850
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Highbury Works (Hazlemere
Coachworks), Inkerman Drive,
Hazlemere (SHZ0005)

640

640

Total

91,699 –
96,099

14,140

47,550 49,750

30,009 32,209

Stage 3 – Windfall Assessment
181.

In relation to employment land (B use classes) it is relevant to consider possible changes
due to windfall gains or losses in the future, although in the Wycombe context the reality is
that we are mainly concerned with future losses. Future losses are identified from three
sources of supply:
1. Permitted development from office to residential (also known as Prior Approvals);
2. Small sites projected losses – these are sites below the HELAA site size threshold
of 0.25ha/ 500 sqms;
3. Known losses – these are sites identified for release to residential purposes in the
Council’s Economy Study and Employment Land Review (PBA, 2014) and Short
Term Review of Employment Sites (September 2015)

182.

In addition to losses, windfall gains are made from long term vacancies on existing
employment sites. The Buckinghamshire HEDNA Addendum (September 2017) identifies
that there is scope for accommodating approximately 10,000 square metres of
employment on vacant employment units.

183.

Due to the lack of sufficient trend data and the specific guidance in the NPPF in relation to
windfall assumptions for housing, no allowance was included in the housing land supply for
office to residential permitted development beyond known notifications.

184.

In relation to employment land losses from permitted development the Council has taken a
cautious approach applying a discount rate (50% of annual average for period 2019/20 –
2023/24 and 25% of annual average for the period 2024/25 – 2033). This based on the fact
that the changes have only been in place for 4 years (the first 3 being a temporary period),
there is limited data from which to project forward and basing forecasts on an average
from a three-year period may overestimate the level of future losses. Table 28 summarises
the windfall gains and losses.

Table 28. Windfall future losses and gains

Supply Type
Projected permitted development
(office to residential) losses 2016
to 2033 to residential

Employment Floorspace
Use Class
(sqm)*

B1a/b
B1c/B2
B8

-31,033
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Small site projection to 2033

Known losses - sites identified for
change from B use classes to
residential or other (Employment
Land Review and Short Term
Employment Land Review)

Vacant floorspace

Total of above
Total of above
Total of above

B1a/b
B1c/B2
B8

-20,720
-9,478
-1,750

B1a/b
B1c/B2
B8

-694
-15,213
-2,016

B1a/b
B1c/B2
B8
B1a/b
B1c/B2
B8

24,044
-9,260
-4,643
-1,054
-80,778
-15,363

*Negative figures are losses and positives are gains

Comparing Employment land Supply with Employment Land Need
185. Having considered the scope for new employment land in the District, it is important to
consider how the supply of employment land compares with the need for employment
land. As well as reviewing the scope for new employment land, this assessment has
updated the monitoring of employment land gains and losses as a result of completions and
permissions up to 31st March 2016 (see Appendix 11 for monitoring data – Completions,
Under Construction and Commitments).
186. This updated monitoring, the existing employment land commitments in the Delivery and
Site Allocations, potential new sites for allocation in the Local Plan and windfall gains and
losses are compared with the forecast need for employment land (B use class) floorspace in
the HEDNA. This is set out in the Buckinghamshire HEDNA Addendum (September 2017)
and in Table 29 below.

Table 29. Sources of Employment Supply

Supply

B Use Class

Completions

B use class completions since start of Plan
Period 2013-16 (net)

Sites under construction

Under construction (large and small sites)
@ 1/4/16

B1a/b
B1c/B2
B8
B1a/b
B1c/B2
B8

Floorspace
(sqm)
- 5,884
-

2,550
5,787
45,452
- 33,588
- 1,034
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Sites with planning
permission not yet
started
Existing Allocations

Permitted Development
Projected Other B-Class
losses (windfall losses)

Permitted
Development (windfall
losses)

Small Sites (windfall
losses)

Known Losses (windfall
losses)

Unimplemented planning Permissions @
1/4/16

Allocations in existing plans (no Pl Perm
@ 1/4/16)

Permitted Development Office to
Residential losses to (1/4/16)

Projected Other B-Class losses to 2033

Projected PD losses 2016 to 2033 to
residential

Small site projection to 2033 to nonresidential uses

Sites identified for change from B use
classes to resi/other (known sites in the
Employment Land Review and Short
Term Employment Land Review)

Vacancy (windfall gains)
Vacant floorspace
Total of above
Total of above
Total of above

B1a/b

3,353

B1c/B2

- 10,689

B8
B1a/b

110
17,094

B1c/B2
B8
B1a/b
B1c/B2
B8
B1a/b

- 32,666
243
n/a

B1c/B2
B8
B1a/b

- 31,033

B1c/B2
B8
B1a/b

- 20,720

B1c/B2
B8
B1a/b

-

B1c/B2
B8
B1a/b
B1c/B2
B8
B1a/b
B1c/B2
B8

- 15,213
- 2,016
24,044
- 9,260
- 4,643
- 1,054
- 80,778
- 15,363

9,478
1,750
694

187. Table 30 compares the committed and forecast losses of employment land with the
forecast need figures, along with the potential new allocations to identify the overall
balance of demand against the supply identified in the HELAA.
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Table 30. Employment Land Demand, Potential Supply and Balance

Demand

Potential
Supply

-1,000

Demand/Supply
balance
(+ = surplus supply
against demand)

Potential new
allocations

Balance taking
account of
potential
allocations

Sq m

ha

Sqm

ha

Sqm

ha

-69,000

-14

14,000

3

-55,000

-11

B1a office

68,000

B1c/B2
industrial

-48,000

-81,000

-33,000

-8

50,000

13

17,000

4

B8
warehousing

34,000

-15,000

-49,000

- 10

30,000

6

-19,000

-4

Total

54,000

-97,000

-151,000

- 32

95,000

21

-57,000

-10

188. Overall as a result of the assessment there is a shortage of B use floorspace and land when
assessed against the forecasts in the HEDNA update December 2016 and HEDNA
Addendum 2017, particularly in relation to B1 office. The policy implications of that
shortfall are considered elsewhere, particularly in the HEDNA Addendum, where the
mismatch between the economic forecasts and the supply are considered.
189. As with the housing land supply position when considered against the housing OAN, as
part of the Duty to Cooperate, the Council has been discussing with the other authorities in
Bucks which make up the Functional Economic Market Area (FEMA), and with the Bucks
Thames Valley LEP regarding how employment land needs might be met across the FEMA.
190. A Memorandum of Understanding has been agreed with Wycombe, Aylesbury Vale,
Chiltern and South Bucks Districts and the Buckinghamshire Thames Valley LEP. This sets
out a flexible approach to the provision of employment land but recognizes that the overall
approach across the FEMA broadly delivers sufficient land for economic growth, taking into
account a range of factors including an element of redistribution of growth from the three
southern districts into Aylesbury Vale, to take account of their shortfalls due to their
constrained nature.
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Section 3 - Retail
191. Included in the scope of the HELAA is the consideration of the supply of land for meeting
forecast retail needs. Lichfields was commissioned by Wycombe District Council to prepare a
district wide town centre and retail study in 2014. A partial update was prepared in May
2016 and an addendum produced in 2017.
192. In order to assess recent changes, Lichfields were again commissioned to undertake a
partial update, based on the latest population and expenditure projections. This partial
update37 re-assesses the quantitative scope for new retail floor space in Wycombe
District and provides an update of the District wide needs assessment for retail floor
space up to 2033.
193. The quantitative assessment of the potential capacity for new retail floorspace
suggests that there is scope for new retail development within Wycombe. The
projections take into account recent developments completed between 2013 and 2016
and unimplemented commitments as at 2016. Floorspace projections over and above
commitments were calculated for the time periods shown in Table 31 below. The
projections do not take into account the potential re-occupation of vacant shop units
in High Wycombe town centre. The projections also assume the market share and role
of each centre will remain unchanged in the future. Table 31 sets out the retail need.

Table 31. Retail Comparison and Convenience Need 2013 – 2033

Need
Completions Commitments
Requireat 2013-16
at 2016
ment
Convenience
High
Wycombe
4,800
1,500
Marlow
0
0
Princes
Risborough
400
0
District
Centres
900
600
Other
Wycombe
0
0
Total
Comparison
High
Wycombe
Marlow
Princes
Risborough
District
Centres
37

20162023

2023 2028

2028 2033

Total projection
2016 -2033

2,500
0

1,000
0

1,000
0

4,500
0

1,000

100

100

1,200

100

100

0

200

0

100

0

100

6,100

2,100

3,600

1,300

1,100

6,000

12,600
0

1,200
0

2,100
400

13,800
600

14,700
600

30,600
1,600

0

0

200

300

300

800

100

0

0

100

0

100

Wycombe Town Centres and Retail Study Addendum 2017

Other
Wycombe
Total

0

0

200

200

200

600

12,700

1,200

2,900

15,000

15,800

33,700

*(gross) completions and commitments (rounded)
The supply of sites that are expected to make up the projected need are set out in Tables 32
and 33 below. They are split into retail supply for comparison retailing (Table 32) and retail
supply for convenience retailing (Table 33). The assessment for these sites is set out in
Appendix 12. Most of the sites are mixed use and provide an element of retail.
Table 32. Retail Supply by Sites – Comparison

HELAA
Reference
New allocations
SHW0323

High Wycombe
Former Gas
Works, Lily's
Walk

SHW0325

Buckingham
House

SHW0324

Royal Mail
Sorting Office

New Allocations Total
Comparison New sites
Bridge Street,
SHW0463
High Wycombe
Rapid House,
SHW0017
High Wycombe
Cressex Island
Car Park
SHW0328
(Costco), High
Wycombe
Tesco,
SLW0032
Loudwater
Baker Street,
SHW0337
High Wycombe
Tannery Road
SHW0014
Industrial Estate,
High Wycombe
Total comparison supply High
Wycombe
Princes Risborough
Land fronting
SPR0054
New Road
Land south of
SPR0034
Horns Lane

20162023

20232028

2028- Total potential
33
floorspace (gross)

900

0

0

900

300

0

0

300

0

0

800

800

1,200

0

800

2,000

0

2500

1,300

3,800

0

0

1000

1,000

2350

0

0

2350

0

0

450

450

1200

0

0

1,200

-100

0

0

-100

2750

8700

3450

2500

0

700

0

700

0

700

0

700
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Total comparison Princes
Risborough

0

1400

0

1400

20162023

2023 2028

2028 2033

Total projection 2016 2033

2350

0

0

2350

0

0

50

50

1,200

0

0

1,200

-100

0

0

-100

3450

0

50

3500

0

400

0

400

0

400

0

400

0

50

0

50

0

50

0

50

0

900

0

900

Table 33. Retail Supply by Sites – Convenience

HELAA
Address
Reference
Convenience Retail Sites Supply
High Wycombe
Cressex Island
Car Park
SHW0328
(Costco), High
Wycombe
Tesco,
SLW0032
Loudwater
Baker Street,
SHW0337
High Wycombe
Tannery Road
SHW0014
Industrial Estate,
High Wycombe
Total convenience High Wycombe
Princes Risborough
SPR0032
SPR0090
SPR0054

Land at Princes
Risborough
Railway Station
Local Centre in
expansion area

Land fronting
new road
Land south of
SPR0034
Horns lane
Total convenience Princes
Risborough

194. The majority of these sites are already allocated in the DSA as town centre mixed use sites.
Others have been identified through new planning permissions which includes Cressex Island
Car Park (Costco) (SHW0328) and a mezzanine extension an existing retail store in
Loudwater. There is also an application pending for a new retail store (Aldi) at Tannery Road
Industrial Estate and Baker Street Site (SHW0337). See Appendix 12 for site assessment
conclusions.
195. In addition, as set out above no account has been taken of vacant floorspace in the above
projections. The latest Goad Plan information (August 2016) indicates that there is a high
shop vacancy rate in High Wycombe town centre. Taking into account the recent opening of
TK Maxx, which has occupied 4 vacant units within the Eden Shopping Centre, there are 73
vacant units within the town centre. The shop vacancy is 17.5% compared with the Goad
national average of only 11.4%. Vacant shop units total 12,000 sqm gross.
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196. As indicated in the WTCRS 2014, a target vacancy rate in High Wycombe town centre could
be around 7%, i.e. a typical pre-recession level for relatively successful centres. If this
reduction in vacancy rate was achieved then 44 shop units would be re-occupied (around
7,000 sqm gross). Table 34 below compares supply of convenience and retail floorspace with
need. In taking into account the supply of comparison floorspace in High Wycombe town
centre the vacant 7,000 sqm of retail floorspace has been added to the comparison supply in
the town.
197. Overall the assessment of the balance between need and potential supply for High Wycombe
is shown in Table 34.
Table 34. High Wycombe overall supply vs Need (square metres)

Convenience
Comparison

2016-23
+950
+2550

2023-28
-50
-1750

2028-33
-1000
-12,900

Total
-1,000
-12,900*

* includes the 7000 sqm of vacant units.
198. These figures are cumulative. A negative value denotes a shortfall in terms of supply whereas
a positive value denotes a surplus. This identifies that in the period up to 2028, when retail
forecasts are considered to be more reliable, supply almost meets the projected demand for
convenience. There is however a deficit of 1,750 sqm of comparison floorspace. The shortfall
increases for both convenience and comparison in 2028 – 2033, with by far the greatest
shortfall for comparison.

199. Seven new retail sites have been identified to be deliverable or developable the HELAA
assessment. These are Buckingham House (SHW0325), Tesco Loudwater (SLW0032); Cressex
Island Car Park (Costco) (SHW0328), Baker Street Car Park (SHW0337), Gomm Road/Tannery
Road Industrial Estate (SHW0014); Rapid House/Bellfield Road (SHW0017) and Royal Mail
Sorting Office (SHW0324). Two other retail sites were considered but rejected at Stage 2 due
to not being available and lack of information on deliverability. See Appendix 13 for site
assessment conclusion.

Table 35. Princes Risborough overall supply vs Need (square metres)

Convenience
Comparison

2016-23
-1000
-200

2023-28
-200
900

2028-33
-300
600

Total
-300
600
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200. For Princes Risborough Table 35 above shows the expected supply of retail
floorspace over the Local Plan period and also how the expected supply compares to
the need figures. It is clear from these tables that in the period up to 2028, when
retail forecasts are considered to be more reliable, there is expected to be a shortfall
in convenience retailing of 200 sqm but more than enough i.e. an additional 900 sqm
of comparison retail floorspace available to meet the need.

201. There are two developable retail sites for land off Horns Lane and land off New Road.
A further opportunity for limited convenience retail development is identified on part
of the previously developed land by the station – an accessible out of centre location.
A local centre within the expansion area which does not detract away from the
existing town centre is developable, helping to support the needs of the expansion
area, see Appendix 12 for further detail.

Marlow overall supply vs Need
202. The 2017 Retail Addendum Report identified no further need for convenience retail provision
in Marlow in the Local Plan period but a further 1,600 square metres. The results from the
HELAA does not identify any deliverable or developable retail sites in Marlow.

Rest of District
203. The 2017 Retail Addendum Report identified a need for a further 300 sqm of convenience
in total for the Local Plan period - 100 sqm by 2023 and a further 200 by 2028. For
comparison there is a need of 700 sqm - 200sqms by 2023; 300sqms by 2028 and a
further 200 sqm by 2033. No specific site opportunities are identified in the rest of the
District although the HELAA, however small scale proposals are likely to come forward
through windfall development.

Table 36. Overall Retail Supply against Need (square metres)

Wycombe*
Convenience
Comparison
Princes
Risborough
Convenience
Comparison
Marlow
Convenience
Comparison

Completions Commitments Supply

Need

Unmet needs
/ surplus

4,800
12,600

1,500
1,200

3,500
17,700

4,500
30,600

-1,000
-12,900

400
0

0
0

900
1,400

1,200
800

-300
+600

0
0

0
0

0
0

0
1,600

0
-1,600
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Rest of district
Convenience
Comparison

900
100

600
0

0
0

300
700

-300
-700

* Comparison figure for High Wycombe supply includes the 7,000 sqm of vacant units.

204. New site opportunities have been identified through the HELAA. Most of the retail
demand across the District for convenience retailing is met across the plan period.
However there are shortfalls in supply of comparison retail floorspace against
projections, particularly in High Wycombe, although most of the forecast demand here
can be met up to 2028. In the short term there is sufficient supply to meet the retail
needs, however over the plan period there is a deficit for convenience and comparison
in High Wycombe and Convenience in Princes Risborough.

77
`

