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1. EXECUTIVE SUMMARY
Introduction

1.1

Boyer has been instructed by Wycombe District Council to provide commercial
property advice on the appropriate provision of employment allocations and the
scope for additional business development across several potential employment
locations in terms of scale and type of employment floor space. The report’s
recommendations will be used in formulating the District’s emerging Local Plan.

1.2

The potential employment locations are mapped below and discussed in detail
within the body of the report.

Figure 1 – Map of all locations assessed
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Regional and national trends

1.3

Our analysis indicates a general strengthening of both office and industrial /
warehouse rents over the last couple of years across the existing employment areas
in the vicinity of the above 6 locations. This reflects improving market fundamentals
regionally across the Thames Valley. Competition for tenants though is strong and
the best locations will likely attract developer / investor interest for the provision of
new Grade A floor space which is currently at low levels of availability across the
region.

Key conclusions

1.4

The 6 potential employment locations analysed exhibit varying levels of commercial
strength as concluded by each site’s commercial drivers assessment.

1.5

Based on this assessment and more detailed analysis of the local market, we feel
the Junction 3a sites and Westhorpe will have the greatest role to play in terms of
competing on the regional level to meet demand for larger flexible Grade A
accommodation.

1.6

Stokenchurch is a solidly performing employment location which we feel has scope
to expand adjacent to its two most successful employment sites – The Heights and
Stokenchurch Business Park. Based on the profile of existing tenants this location
currently caters for both regional and more localised demand trends. Should
Junction 3a and Westhorpe come forward we feel this will leave Stokenchurch
meeting mainly local occupier demand in the future rather than fighting to attract
larger companies with a regional and national profile.

1.7

Princes Risborough currently possesses a number of employment locations of
varying quality and economic performance. The proposed new housing in the area
provides the opportunity to consolidate and expand moderately the employment
offer in its most successful location – the existing Princes Estate / Regents Park.
This existing site is close to being fully let and successfully caters for localised
demand trends for small and medium sized businesses.

1.8

Wycombe Airpark currently provides little employment floor space outside of the
existing aviation businesses. We feel some commercial potential exists across a
number of intensification sites within the existing Airpark footprint. The larger
expansion area is more uncertain in terms of what the market can deliver in this
location. Based on existing access arrangements and proximity to the airstrip we
see only potential for lower density open storage and warehouse type operations in
the short to medium term. A new access route or upgrades to existing access
arrangements will help open up an opportunity in the longer term for more intensive
development but only at a modest scale.
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1.9

Saunderton is not a prominent employment location and we do not see the market
fundamentals being in place to support a new employment land allocation at this
time.

Summary of locations analysed

1.10 The report’s key findings and site specific recommendations regarding the
commercial potential of each site over the plan period are summarised below.
Princes Risborough









The proposed expansion area including up to 2,500 new homes and potential new
road infrastructure will provide local benefits to the area’s commercial potential for
new employment. Based on our commercial drivers assessment we feel this
potential will culminate in new floor space to serve local demand trends rather than
wider regional trends across the Thames Valley. Essentially any new floor space
is likely to cater for local companies requiring smaller but high quality premises that
are not dependant on direct motorway access.
We feel the best commercial approach is to concentrate employment in fewer
locations with the highest chance of success. This will reduce the likelihood of
multiple areas competing with one another and nearby areas such as Aylesbury for
new tenants. The areas most likely to succeed over the plan period are those with
good local road access; close proximity to Princes Risborough train station and
have an existing quantum of successful high quality floor space. The location
which best meets these requirements is the Princes Estate / Regents Park which
has land available to expand further as part of a new employment allocation.
While access to the site is somewhat restricted building on the strengths of this
existing successful employment allocation makes the most commercial sense.
We feel that based on the proposed increase in housing, allowing for the relocation
of existing businesses in the expansion area and meeting local needs, the local
employment market in Princes Risborough could support an employment
designation covering a minimum area of 2.5-3 ha. Based on local market
indicators we expect the majority of demand to be for industrial / warehousing use
potentially with some offices alongside it.
Based on the current market the majority of demand is likely to fall within the
150sqm to 500sqm size range. Current viability is challenging and although rents
are high for a local employment location yields will need to strengthen for further
development to come forward. Expanding employment adjacent to the Princes
Estate / Regents Park will give this the best chance of happening. The current
vacant HCA site adjacent to the existing businesses has recently been sold with
the new owners confirming they will be submitting an employment scheme for
planning shortly.

5

Wycombe Commercial Assessment February 2016

Junction 3a









Junction 3a scores well across the majority of commercial drivers and is therefore
considered suitable for a future employment designation despite it not currently
being an employment area of note. Based on its location adjacent to the M40 and
availability of land we feel a significant quantum of employment land akin to that of
a strategic business park could be delivered here over the plan period and if
successful could help strengthens Wycombe’s position regionally within the
Thames Valley as an important employment location.
Based on current regional trends in the Thames Valley we feel land adjacent to a
new Junction 3a could support an employment designation covering a minimum
area of 10ha or approximately of 50,000 sqm of floor space. We feel a flexible
employment designation covering offices and industrial / warehousing is
appropriate. To compete with other locations within the Thames Valley a healthy
proportion of this floor space should be suitable for larger businesses needing
office space in excess of 2,000 / 2,500 sqm and industrial / warehousing units in
excess of 1,500sqm.
The current Junction 3a proposals include only west facing slips. While the
junction is a game changer for the area’s employment potential a full junction with
east facing slips would result in us recommending a higher minimum quantum of
floor space the market could deliver. The feasibility of delivering a full junction is
outside the scope of this study however.
Given the potential employment sites are all tightly clustered we feel they are
broadly similar in terms of their commercial potential for future employment
development. However only Sites 2 and 4 are large enough to accommodate the
minimum size of development we feel the market can deliver in this location.

Westhorpe







Existing business locations close to the Westhorpe site, being Globe Park and
Marlow International, score soundly across the majority of key commercial drivers.
In essence we feel the commercial drivers assessment indicates potential which
currently isn’t being realised to its fullest. Increasing the quantum of employment
at the nearby Westhorpe site will not only provide the opportunity to attract new
investment but also enable current issues to be addressed such as car parking.
Similar to Junction 3a we feel the Westhorpe site has the commercial potential to
respond to regional demand trends and therefore strengthen Wycombe’s position
as an employment location within the Thames Valley.
The key commercial strength of this site is its location adjacent to the A404 and
being conveniently located between the M40 and the M4 which are the two key
motorways serving the Thames Valley. Congestions levels during peak times on
the A404 is a key issue though and more needs to be made of the site’s public
transport accessibly, particularly connections with Maidenhead which is located
nearby and will be served by Crossrail.
6
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We feel the Westhorpe site could support an employment designation covering a
minimum area of 5ha or approximately 25,000 sqm of office floor space. Any new
floor space should look to provide primarily larger offices to meet regional demand
across the Thames Valley for Grade A floor space. This space should be flexible
in that it can be subdivided to meet different occupier needs. To compete with
other locations within the Thames Valley a healthy proportion of this floor space
should be suitable for larger businesses needing space in excess of 2,000 / 2,500
sqm.
The lack of off-street parking is the biggest issue that needs to be addressed to
help the existing business areas better compete with other locations within the
Thames Valley. For this reason our preferred area for a future employment
allocation should be extended to a minimum 8ha to provide a spill over parking
area for the benefit of both existing and future businesses.

Wycombe Airpark











The Airpark’s strongest commercial driver is labour supply given its reasonably
close proximity to High Wycombe. Whilst its location is sound it’s situated very
close to established employment locations such as Cressex Business Park and
Sands Industrial Estate which have a much greater critical mass of business
activity. These areas also have approximately 12% of vacant floor space meaning
ample frictional capacity currently exists in the immediate area.
For this reason we only see initial market support for developing the better quality
intensification sites within the existing Airpark footprint and for larger open storage
uses on the expansion area which could likely be accommodated within existing
access arrangements.
More intensive development of the expansion area is likely to require a new
access from the B482 or upgrades to the existing access arrangements. Should
better access be delivered we see modest potential for more intensive industrial /
warehouse floor space across 3-5 ha.
The intensification sites based on the larger assembled site areas ie removal of
squash court and existing vegetation could deliver the following–
o Site 1 – approx. 7,000 sqm of industrial / warehousing
o Site 2 – approx. 5,600 sqm of industrial / warehousing
o Site 3 – negligible given current access arrangements
The expansion area could deliver the following –
o Option 1 based on existing access arrangements – approx. 10,400 sqm of
open storage type use;
o Option 2 with upgraded access – 12,000 to 20,000 sqm of industrial and
warehousing
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Stokenchurch









Stokenchurch currently scores highly for motorway access but does not score
strongly on any of the other key commercial drivers. It has reasonable parking
provision in most locations however has poor public transport access and a small
labour supply. It is also lacking in supporting services and facilities such as
shops/cafes. Therefore, unless there is significant housing planned for the town,
any further employment land is likely to increase in-commuting by road.
In this regard Stokenchurch is not ideally placed to benefit from national and
regional growth trends for large flexible floor plates; especially should new
employment floor space come forward around Junction 3a and at Westhorpe. It is
however a strong local employment location as evidenced by the low vacancy
rates on sites such as Stokenchurch Business Park and the recent sale of all units
at the Heights.
Therefore any future employment allocation is more suited to fulfilling more
localised demand trends and providing better quality floor space and parking
provision for existing local businesses and spill over demand from other areas
within the District whose needs will not be met by the large business parks in and
around High Wycombe and Marlow.
We think a possible employment allocation in this location would garner market
interest for up to 6,000 sqm comfortably and possibly up to 10,000 sqm should
local employment floor space need increase on the back of new housing delivery
in the area.

Saunderton







The commercial drivers assessment highlights Saunderton as having little
commercial strength as an employment location. The former West Yard
employment area is now derelict and is covered by a planning permission for
residential development. Similarly the former Molins factory site (10ha) located to
the north of Saunderton village was vacated over 10 years ago with the business
relocating to Regents Park in Princes Risborough. While planning permission was
granted for a Data Centre in 2008 it was never implemented. Like the former West
Yard the site is now being promoted for residential development by its current
owners.
While existing discrete employment locations such as Ministry Wharf and The
Clare Foundation appear to be operating well with decent rents and good
occupancy levels; they are visually and physically separated from one another and
together they do not offer a scale of business activity that establishes Saunderton
as an employment location of either regional or local significance.
In terms of serving local demand trends we feel Princes Risborough and
Stokenchurch are much stronger employment locations. For this reason we see
limited potential for a new employment allocation in Saunderton. Should any
significant new housing development come forward in the village any locally
8
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generated employment floor space need would be better accommodated in more
established employment area such as Princes Risborough and Stokenchurch.
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2. PURPOSE OF THIS REPORT
2.1

This report is concerned primarily with assessing the long term economic potential
of employment locations as part of Wycombe District Council’s emerging Local Plan
proposals. Specifically the Council is seeking commercial property advice on the
appropriate provision of employment allocations and the scope for additional
business development across several potential employment locations in terms of
scale and type of employment floor space.

2.2

The potential employment locations considered within this report include–







2.3

Land within and adjacent to the potential expansion area in Princess Risborough;
Land at the proposed new Junction 3a of the M40;
Land in Little Marlow Gravel Pits, adjacent to the A404 Westhorpe, Marlow;
Land at Wycombe Airpark;
Land as part of a potential Stokenchurch Neighbourhood Plan; and
Land within Saunderton focusing on the former Molins Factory and land between
it and the built up areas of the village.

Before assessing each location in terms of their potential for employment floor
space this report considers the following influencers of employment land delivery –




The current national and regional market trends in office, industrial and
warehouse provision and their likely impact on employment provision in the
Wycombe District; and
The key commercial drivers underpinning successful employment locations.
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3. OFFICE, INDUSTRIAL AND WAREHOUSE
MARKET OVERVIEW
National Trends

3.1

Global cities are becoming more important in the global economy as a result of their
rapid urbanisation meaning a small number of world cities, such as London;
increasingly dominate corporate activity and investment in offices and to a lesser
extent industrial development.

3.2

Six fundamental causes are supporting the continued urbanisation of major cities
such as London:
1.

Demographics – Increasing numbers of young, single people living in city
centres and inner suburbs – meaning locating centrally is key to staff
recruitment and retention;

2.

Immigration and Globalisation – The UK is increasingly host to international
talent which wants to locate in cosmopolitan cities;

3.

Working practices – The rise of flexible working, mobile and cloud computing
and self-employment reinforces the need for central meeting points;

4.

Sustainability – Offices in city centres enable walking, cycling and public
transport use;

5.

Policy – The Government continues to restrict out-of-town development; and

6.

Transport improvements – New public transport infrastructure make city
centres even more accessible; younger workers shift away from the car and
towards public transport and cycling.

3.3

The continued urbanisation and expansion of city centres is continuing to present
challenges to business locations in ‘urban fringe’ areas and further removed ‘out of
town centre’ locations. Over the medium to longer term this may result in a
contraction of poorer quality business park floor space particularly in out of town
centre locations.

3.4

Despite these longer term trends business parks and industrial estates remain
attractive to occupiers –
 Seeking larger flexible floor plates;
 Seeking lower average occupancy costs to that which is available in expensive
city locations such as London;
 Seeking to establish a clear corporate identity which can be linked and tailored
to an individual premises;
 Which are car borne businesses such as sales organisations; and
11
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 Which rely on high volume distribution and logistics networks meaning ready
access to a motorway.
3.5

Given the above, it is considered that market trends will continue to favour business
parks on the urban fringes compared to those in further removed out of town
locations given they are generally better connected and their proximity to city
centres means it is less important to provide a broad amenity offer onsite. Out of
town businesses locations will have to work much harder to differentiate themselves
from the competition and demonstrate a compelling investment case in providing the
environment occupiers are looking for. To prosper these locations will need to have
good transport links and appeal to certain industries in terms of corporate identify
and clustering benefits.

Offices

3.6

IPD data suggest total returns from UK office parks1 from 2001 to 2013 was 3.4%
compared to 6.8% for standard offices. The outperformance of standard offices has
been boosted significantly however by the strong performance of the London office
market which has averaged a total return of 14.9% since 2010. The subdued
performance of office parks reflects the balance between solid income returns
against falling capital values which in London and the south east are down 33%
since 2001.

3.7

To some extent, the fall in values illustrates the challenges faced by office parks
given the trend for gravitating towards city areas. However, the decline in values
following the financial crisis has not been restricted to the office park segment, with
standard offices in the rest of UK also seeing declines of the same magnitude. As
such, the performance largely reflects the difficulties of the regional market as a
whole, rather than of office parks in particular.

3.8

Despite their lagging capital value performance, office parks have actually outperformed in terms of income return, and this strong performance looks set to
continue. Alongside improved capital value growth prospects, it is likely that office
parks will provide much stronger total returns in coming years. This presents an
opportunity for investors to buy into a recovering market, and take advantage of
mispricing of better quality parks which have been impacted by weak sentiment
toward the sector as a whole.

1

IPD define Offices Parks as: Post-1980, low rise office buildings on campus-style developments,
with over 75% office content, significant car-parking provision and good transport links.
12
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Industry and Warehousing

3.9

Nationally industrial and warehousing (shed space) space, according to recent
Savills data, shows a lack of supply with Grade B and C rents likely to grow across
2015 as Grade A availability declines further. Demand is also pushing up the
average size of premises taken up and speculative development, particularly in the
logistics sector, is increasing.

Regional Trends: Thames Valley

3.10 We consider the Thames Valley office and industrial markets to broadly include the
area outlined in Figure 2. Those areas most likely to successfully tap into wider
regional growth trends are those located in close proximity to the strategic motorway
network including the M40; M4 and M3.

Figure 2 – Thames Valley Area
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Offices

3.11 Take up: Offices in the Western Corridor (which includes the Thames Valley) saw 3
million sq ft of space transacted by occupiers in 2013, the highest level achieved
since 2008. This momentum fell away in the first of half of 2014 with 805,000 sq ft
taken-up and a noticeable lack of larger deals completing. The Thames Valley
accounted for 54% of the Western Corridor’s market share during H1 2014, with
Bracknell attracting 12% of all take-up. However, West London continues to see the
greatest share of Grade A take-up (53%).
3.12 Type: Grade A take-up comprised over 50% of total take-up across 2014 and early
2015 although the latent demand for Grade A space in some towns is not being
satisfied due to a shortage of suitable stock. Activity continues to be driven by the
Western Corridor’s core sectors: services and manufacturing, although the balance
has changed recently. The services sector dominated activity with 58% of all
floorspace taken-up attributed to this industry (compared to a 5-year average of
38%) while a reduction in activity by pharmaceuticals and oil & gas saw the
manufacturing share reduce to 23% (compared to a 5-year average of 37%).
3.13 Occupiers: There is increasing cost-driven pressure on occupiers to consider
property solutions outside of Central London by keeping a presence in London and
moving a large proportion of staff typically to ‘urban fringe’ locations either east or
west of London, in order to substantially reduce property costs. The smaller (head)
office in Central London enables the occupier to ‘window dress’; retaining the
benefits of Central London, in terms of profile and a strong corporate identity, while
keeping overall costs down. Taking into account business rates, service charge and
overall running costs, the Thames Valley looks cheap with total occupational costs
less than 50% of those seen in core Central London. . The Thames Valley is
renowned for attracting large multinational companies including Microsoft in the
Thames Valley Business Park and Vodafone at Reading International Business
Park.
3.14 Supply: Increasing demand for office space in the Thames Valley and the impact of
Permitted Development Rights allowing office to residential conversions has seen
supply fall to their lowest level since mid-2009. The overall vacancy rate has fallen
by 110 basis points over 12 months to stand at 13.1% at mid-2014 with the Grade A
equivalent coming in at 4.2%. Overall M25 availability in the 3rd quarter of 2014 fell
by nearly 5%. This is the 3rd successive quarter of supply contraction. M25
availability is now down by 16% year-on- year and the Thames Valley has fallen
even further, down by 18%. Thames Valley availability is close to 20% below the
longer term trend.
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3.15 Rents: Tight supply has contributed to record rental levels in a number of locations,
particularly West London. Re-emerging locations such as Woking and High
Wycombe are seeing further strong rental uplift from a lower base. Despite record
rental levels in a number of areas the market is likely to see further occupier appetite
in the most desirable and accessible locations, with a reinvigoration of activity in the
over 50,000 sq ft size band and for Grade A space.
Industry and Warehousing

3.16 Take up: Industrial and warehouse floor space take up increased 12% in the first
half of 2014 to 2.4 million sqft of which 1 million sqft was in the Thames Valley.
3.17 Type: The average size of units taken up has increased in size from 8,400sqft to
14,700sqft.
3.18 Occupiers: The Thames Valley is occupied by a variety of global pharmaceutical,
computer software and engineering companies including; Glaxo Smith Kline in
Slough, McLaren in Woking and Procter & Gamble’s subsidiary Gillette in Reading.
3.19 Supply: Over the 12 months to June 2014 supply has decreased by 18% to 9.2
million sqft of which only 1.1 million sqft (24%) is Grade A space. Based on these
trends the current market consensus is that the Thames Valley will continue to see a
good level of occupier demand however with very little speculative development in
the market Grade A availability is expected to fall further and in some local markets
there will be no Grade A space available.
3.20 Rents: Net effective rents will likely increase with the expectation that investor /
developer interest in refurbishment opportunities and speculative development will
increase to meet future demand.
What national and regional trends mean for Wycombe
Offices

3.21 Town centre offices in Wycombe largely consist of older concrete or brick buildings
or converted offices above shops and therefore provide space mainly for local and
regional businesses with smaller space demands. These locations do not cater for
the regional trend around businesses looking for larger premises with flexible floor
plates; onsite amenities and off street car parking.
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3.22 Therefore the main office locations which will need to compete effectively with their
Thames Valley peers in providing the space occupiers desire are Wycombe’s
existing office parks and the sites the subject of this study. PBA note in its Economy
Study and Employment Land Review (2014) that the Thames Valley office market
had deteriorated in recent years as the effects of the recession and credit crunch
had been compounded by an oversupply of office developments. This has led to
some major companies moving into London or more central areas within the
Thames Valley. PBA note however at the time of their study the market maybe
starting to recover as indicated by a Lambeth Smith Hampton Study indicating total
availability had fallen by 16% in the 12 months to quarter 1 2013.
3.23 The more recent national and regional data outlined above confirms the continuation
of this trend through 2014 and the early part of 2015.
3.24 Locally office rents have continued to strengthen in many areas as outlined in Table
1 which compares quoted rents in the PBA report (from qtr 2 2013) to quoted rents
currently. The movement in local rents is considered in more detail in terms of their
applicability to each potential employment location assessed in the following
sections of this report. Overall the movement in local rents appears to demonstrate
Wycombe is sharing in the growth of office rents being experienced across the wider
Thames Valley.
Table 1 – Office Rents

Location

£/sq. m in
2013

Value Change

£/sq. m in
2015

Address of

Total floor

top quoting
office

space

Hanover

6,260

available (sq.
m)

Wycombe District
Anglo

81

107.64

(Cressex),

House,

High
Wycombe

Coronation
Road, High
Wycombe,
HP12 3PP

High

129

156.08

Wycombe
town centre

Thame

8,811

House, 9
Castle Street,
High
Wycombe,
HP13 6RZ

Marlow town

129

188.37*(2015)
16
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Location

£/sq. m in
2013

Value Change

£/sq. m in
2015

centre

Address of

Total floor

top quoting
office

space
available (sq.
m)

Street,
Marlow, SL7
1AB

Meadowbank

170

253.60

Eghams

& Boston

Court, Boston

Park, Bourne
End

Drive, Bourne
End, SL8 5YS

‘Country
house’ offices

188

163.46

Harleyford

503

233

Estate,
Henley Road,
Harleyford,
Marlow, SL7
2DX

Regents Park,

199

172.22

Princes
Risborough

Unit E2/E3

566

Princes
Estate,
Summerleys
Road, Princes
Risborough,
HP27 9LE

The Courtyard

215

285.25

Unit 8/10 The

/ Mercury

Courtyard,

Park,

Riverside

Wooburn
Green

West, High

Marlow
International

1,476

Wycombe,
HP10 0DG
226

226.04*(2011)

Ground Floor,
Marlow
International,
Parkway,
Marlow, SL7
1YL

17
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Location

Bourne End
Business Park

£/sq. m in
2013

237

Value Change

£/sq. m in
2015

242.19*(2011)

Address of

Total floor

top quoting
office

space

Ground

798

available (sq.
m)

Floor/1st
Floor, Bourne
End Business
Park Cavendish
House, Cores
End Road,
Bourne End,
SL8 5AS

Globe Park,
Marlow

247

306.77

Medina

9,746

House,
Fieldhouse
Lane, Marlow,
SL7 1TB

Kingsmead,

252

269

High
Wycombe

Oakley Court,

None

Frederick
Place,
Kingsmead
Business
Park, High
Wycombe,
HP11 1JU

Glory Park,

296

306.77

Wooburn
Green

Building A3,

12,021

Glory Park
Avenue, High
Wycombe,
HP10 0DF

Regional comparisons
Maidenhead
town centre

312

376.74

Point, 27-29

22,590

Market Street,
Maidenhead,
SL6 8AA

Vanwall

296.01

296.01*(2015)

Business

Vandervell
House,

18

8,717
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Location

£/sq. m in
2013

Value Change

£/sq. m in
2015

Park,
Maidenhead

Address of

Total floor

top quoting
office

space
available (sq.
m)

Vanwall
Road,
Maidenhead,
SL6 4UB

Reading town
centre

328

365.98

Aquis House,

44,918

49-51
Blagrave
Street,
Reading, RG1
1PL

Green Park,
Reading

326.69

322.92

250

58,312

Longwater
Avenue,
Reading, RG2
6GB

Thames

291.38

322.92

Valley Park,
Reading

TVP2,

10,644

Thames
Valley Park
Drive,
Reading, RG6
1PT

Slough

161.46

322.92

Trading

122,385

Road, Slough,
SL1 4EE

Estate,
Slough

Arlington

234 Bath

204.53

255.65

Novell House,

Square

1 Arlington

Business

Square,

Park,
Bracknell

Bracknell,
RG12 1WA

19

8,203

Wycombe Commercial Assessment February 2016

*means availability data was not available and the last deal data was used instead. Source EGI.

3.25 In addition to rent levels the other key contributing factors underpinning the
commercial strength of a potential employment location are –





The covenant strength of occupiers, essentially their reliability in meeting current
rents and increasing rents at rent reviews;
Incentives such as rent free periods which if needing to be offered, especially
over a long period, can significantly reduce the true value of the headline rents
and therefore the capital value of the property; and
Yield which measures investor confidence – higher yields or increasing yields
typically mean a more risky investment and lower capital values and vice versa.

3.26 In terms of occupiers Wycombe has seen some notable companies leave the district
recently such as Leo Pharma from Princes Risborough and Volvo from Globe Park.
More positively there has been a variety of major investments undertaken within
Wycombe’s office market in recent years. For example, LaSalle Investment
Management recently purchased the Kingsmead Business Park in August 2015 for
£40 million. The park is currently being refurbished into Grade A space, reflecting
the appetite for high quality office floor space. With a passing rent of£2.8 million per
annum, a net initial yield of 6.7% was achieved.
3.27 Marlow International was purchased in 2012 by London and Stamford Investments
for £50.15 million, representing a net initial yield of 8.9% on Grade A offices. Marlow
International has strong covenant strength with stable, low-risk tenants including
Allergan, a global pharmaceutical company.
3.28 These examples reflect how the market has improved since 2012, as prime yields
have decreased by 2.2%.This can be seen further within Glory Park in Wooburn
Green. Building A3 was sold in July 2014 for £6.97 million at a yield of 7%. In
comparison Building A2 in Glory Park was sold in December 2013 for £5.05 million
producing a yield of 8.07%. This highlights how market conditions have improved as
yields within Glory Park have strengthened since 2013.
3.29 In comparison, the rental yields for Grade B office space are much higher. For
example, the Cliveden Office Village in High Wycombe was recently sold in July
2015 for £2.975 million, generating a yield of 12%.
3.30 In terms of incentives, a letting in August 2014 at the Kingsmead Business Park for
£231.43 psqm included a rent free period of 15 months. Whilst this is a longer rent
free period than would be expected for a strong performing office location it was
secured on a longer 10 year lease term.

20

Wycombe Commercial Assessment February 2016

3.31 Overall the covenant strength of occupiers can be judged as broadly improving but
the strength of deals are extremely location specific with the best space in the best
locations achieving much higher values compared to floor space at the other end of
the spectrum.
3.32 The deal specific nature of yields and incentives are explored in more detail in
relation to each potential employment site.
Industry and Warehousing

3.33 Similar to office rents and seemingly in response to strengthening regional trends,
local industrial rents have broadly strengthened recently in Wycombe. Deals data
and availability is quite low indicating a supply constrained market.
Table 2 – Industrial Rents

Location

£/sq. m in
2013

Value Change

£/sq. m in
2015

Address of

Total floor

top quoting
industrial

space

Unit 5B,

28,811

available (sq.
m)

Wycombe District
Cressex, High
Wycombe

95.58

134.55

Cressex
Business
Park, Halifax
Road, High
Wycombe,
HP12 3SD

Sands

64.58

85.14

Unit H,

Industrial

Progress

Estate, High
Wycombe

Road, High

Knaves
Beech
Industrial

5,385

Wycombe,
HP12 4JD
101.98*
(2005)

107.53*
(2013)

Estate, High
Wycombe

Unit C6,
Knaves
Beech Way,
Knaves
Beech
Industrial
Estate,
Loudwater,
High
Wycombe,
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Location

£/sq. m in
2013

Value Change

£/sq. m in
2015

Address of

Total floor

top quoting
industrial

space
available (sq.
m)

HP10 9QY
Globe Park,
Marlow

96.88

96.88*
(2014)

Unit 6, Globe

493

Business
Park, First
Avenue,
Marlow, SL7
1YA

Wessex

86.11

91.49

Road, Bourne
End

Soho Mills,
Wooburn
Industrial
Estate

Unit 10B,

704

Wessex
Road, Bourne
End, SL8 5DT
91.49*

91.49*

(2012)

(2012)

Wooburn

4,578

Industrial
Estate Maddison
House,
Thomas
Road, High
Wycombe,
HP10 0PE

Regent Park,

96*

96*

Princes
Risborough

(2011)

(2011)

Unit B4,

None

Regent Park,
Summerleys
Road, Princes
Risborough,
HP27 9LE

High

123.79

Wycombe
Business Park

123.79*
(2015)

Unit 4, High
Wycombe
Business
Park, London
Road, High
Wycombe,
HP11 1FY

Regional comparison
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Location

Trade City,

£/sq. m in
2013

123.79

Value Change

£/sq. m in
2015

134.55

Address of

Total floor

top quoting
industrial

space

Unit 8, Trade

8,083

Western

City, Western

Road,
Bracknell

Road,

available (sq.
m)

Bracknell,
RG12 1RT

*means availability data was not available and the last deal data was used instead. Source EGI.

3.34 Unlike Wycombe’s office market its industrial market fails to attract large public
companies. This may be due to the lack of new build Grade A industrial space on
offer. However, there are numerous planning permissions being granted for
industrial uses, including 2,657 sq. m of mixed industrial space being granted
permission in August 2015 at Synergy House in the Sands Industrial Estate.
3.35 The most recent completed, Grade A industrial units have been developed at
Regent Park in Princes Risborough and the High Wycombe Business Park on
London Road. Regents Park was built in 2008 by Welbeck Land. Units A1-A3 and
B1 at Regent Park where sold for £3.16 million in January 2015. This sale generated
a net initial yield of 7.5%. The High Wycombe Business Park was constructed in
2012 by Goya Developments LLP. This was the first speculative High Wycombe
industrial warehouse scheme in several years and is now fully sold/let. The most
recent letting in January 2015 obtained prime rents of £123.79 psqm. While yield
data is not publicly available local agents advise the investment yields were below
8%.
3.36 Investment yields for Grade B industrial space at Cressex Business Park; Sands
Industrial Estate and Lane End Industrial Park vary based on the quality of the
premises and the location. For instance established industrial locations such as
Cressex and Sands Industrial Estate typically command stronger yields of between
7%-11%. In fact the most rent investment sale at Sand Industrial Estate achieved at
yield of 6.69% relating to Sands 10, Hillbottom Road for £12.25m. In comparison
the most recent investment sale in Lane End Industrial Park sold for £349,500 in
March 2015 at a yield of 12%.
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4. WHAT MAKES A SUCCESSFUL EMPLOYMENT
LOCATION
Key Commercial Drivers

4.1

For employment sites in Wycombe to compete with other locations in the Thames
Valley any potential new employment land allocations will need to meet the majority
of the following commercial drivers. We have attempted to score each based on our
experience of what makes a successful employment location for either offices;
industrial / warehousing or a combination.

Table 3 – Key commercial drivers

Commercial
Drivers

Description

Motorway access

We consider this to be the most important commercial driver. For Wycombe
District this means access to the M40 and M4. Where direct motorway access
is not provided ready access, preferably from a dual carriageway road, linking
2

with the M40 or M4 over a short distance is considered a vital requirement.
Locations remote from the motorways and major trunk roads will struggle to
attract developer interest and occupier demand and will therefore likely only
cater for more localised demand trends rather than the identified national and
regional trends.
Car parking

Car parking provision is extremely important to’ fringe’ and ‘out-of-town’

provision and
public transport

business parks in particular. Some of Wycombe’s business parks currently
suffer from insufficient parking which are impacting their competiveness. The
County Council has recently adopted new parking standards. Wycombe
District Council is currently testing the effectiveness of these standards prior to
deciding how to take them on board. The new standards introduce an
approach based on the optimal level of parking provision.
Lack of off-street car parking can also lead to unsustainably high street parking
which not only negatively impacts the image of an employment location but
can restrict service vehicle access especially for HGVs.
As more and more people are travelling to work by bus; train; walking or
cycling those employment locations well serviced by this infrastructure gain a
competitive advantage.

Scalability and
clustering

Scale is directly linked with business areas creating a visible and diverse
employment offer by offering a range of business premises, amenities and
associated leisure and recreation infrastructure. A diversity of businesses can
help facilitate networking opportunities and cross selling of products potentially

2

Ideally less than 5 minutes during peak times
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Commercial
Drivers

Description

across different land use classes such as industrial / manufacturing and
offices.
Market commentators consistently reinforce the clustering of people and
businesses as being a key commercial driver of location decisions. Clustering
is a key factor underpinning the key international and national trend towards
continued urbanisation and expansion of global cities such as London where
transport infrastructure; supporting amenities and a well-educated workforce
are concentrated. While on the face of it this works against business parks,
especially those more removed from urban centres (such as out-of-town
locations), relevant examples exists of business park’s whose competitive
advantage is based on strong business clusters. For instance life sciences at
Milton Park and nuclear at Birchwood Park and on a wider scale the
established high-technology cluster along the M4 in the Thames Valley.
The commercial benefits of clustering / agglomeration applicable to business
parks typically include companies in the same industry or technology area
sharing infrastructure, suppliers, and distribution networks. Finally having your
potential competitors located nearby can help force productive innovation as
businesses doesn’t want to be left behind.
High build quality

A key advantage of business parks is larger more flexible floor plates where a

and

corporate identify can be more clearly linked to an individual premises which

environmental
credentials

can be differentiated from its neighbour. This is not always possible in higher
density accommodation in London where businesses typically only take up
part of a building which makes it more difficult to create an individualistic
corporate identity.
Larger and more flexible floor spaces are also better able to facilitate changes
in work practices such as increasing the density of desk space or increasing or
altering meeting spaces and breakout areas. Effectively more scope is
available to increase productivity and change working practices as demands
change.
Businesses are also increasingly concerned with their green credentials; the
physical embodiment of which is the premises they occupy. In response some
businesses are setting a minimum BREEAM rating for their buildings. On a
wider scale some employment areas are focusing on improvements around
green infrastructure, linking in with decentralised energy networks or improving
links with the low carbon economy as part of their business practices.

Labour supply

Access to an educated labour supply is a key driver of commercial success
especially as skill shortages exist across some sectors. Access to potential
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Commercial
Drivers

Description

workers becomes more difficult in out-of-town locations where the residential
catchment of potential workers is at a lower density.
Clear

This final driver has a clear bearing on the ability of business park areas being

management

able to adapt to change quickly whether that be refurbishing out dated

structure and/or

buildings (if an existing employment location) or taking a master planned

master planned
environment

approach to attracting new businesses through provision of a range of
premises sizes and types; provision of onsite amenities if not near an
established centre or providing a clear marketing and branding strategy.
Fragmented and complicated ownership and site management structures can
have a direct and negative impact on being able to deal with the above issues
quickly and in a coordinated manner.

Viability

4.2

The by-product of the above commercial drivers is viability. Those locations which
score best on the above will likely be able to command higher rents; will have a
reduced need to offer financial incentives such as rent free periods; will attract
businesses with better covenant strength and will therefore be less risky
investments as reflected in higher capital values and lower rental yields. In essence
these locations will likely be more viable both in terms of refurbishing existing stock
to modern standards or developing new employment floor space.

4.3

Viability is discussed in more detail as part of the delivery strategy for each potential
employment location.

Individual site assessments

4.4

In the following sections each of the 6 potential locations are assessed against the
above key commercial drivers to get a broad feel of their overall commercial
strength. As part of the car parking commercial driver we compare existing off street
parking provision with the County Council’s recently adopted new parking standards
included in Table 4. Wycombe District Council is currently testing the effectiveness
of these standards prior to deciding how to take them on board. In the sections
thereafter we drill down to the local level of each potential location and build upon
the commercial drivers assessment to determine –
 What particular site in each location is considered most appropriate for
employment floor space;
 What total amount of employment floor space is considered appropriate based
on likely demand; and
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 What type and individual size of premises is likely to meet future occupier
needs.
4.5

Finally recommendations are made on what the Council’s approach could be in
terms of allocating each site for employment bearing in mind the District’s new Local
Plan will be looking ahead at least 10 to 15 years into the future. As part of these
recommendations we will undertake a high level viability assessment of each
potential employment site using current applicable market data. This again will help
inform overall deliverability of each location for future employment development.

Table 4 – New Parking Standards

Zone 1

Zone 2

B1: 1 space per 25sqm of floor space;

B1: 1 space per 21sqm of floor space;

B2: 1 space per 87 sqm of floor space; and

B2: 1 space per 41 sqm of floor space; and

B8: 1 space per 130 sqm of floor space.

B8: 1 space per 120 sqm of floor space.

Notes – Map of Wycombe’s proposed parking Zones is included as Appendix One

27

Wycombe Commercial Assessment February 2016

5. PRINCES RISBOROUGH
Area Context

5.1

Princes Risborough is a historic market town located in Buckinghamshire and is
located approximately 40 miles north-west of Central London, 23 miles east of
Oxford and 9 miles north of High Wycombe.

5.2

The nearest major motorway to Princes Risborough, being junction 6 of the M40, is
9 miles away to the south while Junction 16 of the M25 is 21 miles away via the
M40. Princes Risborough is located 28 miles north-west of Heathrow Airport.

5.3

The Chiltern Main Line provides direct train access to London Marylebone with the
fastest journey time being under 40 minutes. Trains from Princes Risborough
station to London run approximately every 15-20 minutes. High Wycombe is
accessible by rail in 10 minutes; Birmingham Snow Hill in 1 hour 34 minutes; and
Oxford in little over 1 hour (via Banbury). Trains to Aylesbury run approximately
every 55 minutes and take around 18 minutes. Trains to Aylesbury call at Monks
Risborough which is also adjacent to the study area.

Figure 3 – Princes Risborough Context Map
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5.4

The area of search for investigating the long term economic potential of employment
locations is included as Appendix 6 and is based on the emerging Local Plan
proposals for Princes Risborough. This is proposing an additional 2,500 homes and
related infrastructure on the western side of the railway line that currently runs along
the edge of the town. At its south western corner is the Princes Risborough train
station while the Monks Risborough train station is located towards the area’s north
eastern boundary.

5.5

The Princes Risborough historic market town and surrounding settlements is located
to the south. The potential expansion area is predominantly agricultural land with
pockets of Woodland, Green Space and a Local Geological and Wildlife Site. Small
pockets of residential development exist within the area and include the Alscot
Conservation Area. Park Mill Farm located between Longwick Road Employment
Area and the London to Birmingham mainline is an allocated housing site in the
2004 saved Local Plan. This designation includes the existing sewage treatment
works.

5.6

A full list of relevant planning constraints and policy designations are available at
http://mywycombe.wycombe.gov.uk/. We have reproduced the most relevant at
Appendix Nine.
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Figure 4 - Land Use Map – Princes Risborough expansion area

3

Current Local Plan Proposals

5.7

Wycombe District Council’s new Local Plan is looking to accommodate up to 2,500
homes in Princes Risborough along with associated infrastructure, identification of
areas for protection from development and other supporting uses such as
employment; schools and community facilities. The current emerging proposals
which are subject to change as the Local Plan progresses are included as Appendix
6. Further information regarding the Local Plan proposals can be found at http://www.wycombe.gov.uk/council-services/planning-and-buildings/planningpolicy/new-local-plan/princes-risborough.aspx.

5.8

The expansion area includes the Longwick Road Employment Area while just
beyond the south western boundary are the Regents Park / Princes Estate
Employment Area and a number of businesses on Picts Lane. The majority of the
Longwick Road Employment Area, covering the former Leo Pharma site and part of
the employment sites to the south, is an historic landfill site (Figure 5).

3

Contains Ordnance Survey data © Crown copyright and database right 2016
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4

Figure 5 - Landfill, Longwick Road

5.9

Boyer has analysed the potential of all employment areas within and adjacent to the
expansion area in helping meet the employment needs of Princes Risborough’s
existing and proposed new resident populations and the wider Wycombe area.

Future East West Rail Scheme

5.10 The East West Rail scheme is a major project to establish a strategic railway
connecting East Anglia with central, southern and western England.
5.11 The planned delivery of this scheme is divided into three sections. A 'western
section' from Oxford and the Great Western Main Line at Didcot to Bedford on
existing lines. A 'central section' from Bedford to Cambridge using some existing
lines together with a new section and an 'eastern section' from Cambridge to
Norwich, Felixstowe and Ipswich on existing lines.
5.12 Phase 2 of the western section covers the route from Bicester Town to Bedford and
Milton Keynes to Aylesbury Vale and Princes Risborough and is due for completion
by March 2019.

4

Contains Ordnance Survey data © Crown copyright and database right 2016
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Figure 6 - Western section of the East West Rail Scheme (and existing rail lines)

5

5.13 There will initially be one train per hour (in each direction) between Princes
Risborough and Milton Keynes (calling at Aylesbury, Aylesbury Vale Parkway,
Winslow and Bletchley. There will also be services starting at London Marylebone
although the calling pattern between London and Princes Risborough has not yet
been specified.
5.14 These services are in addition to the existing Princes Risborough to Aylesbury
passenger and freight services.
5.15 Existing commuting patterns show that a much greater number of people commute
out by train than in to Princes Risborough (see Appendix 3). Therefore the
proposed increase in rail services is most likely to increase out commuting levels.
Any increase of in commuting to access jobs is considered to mostly benefit the
Princes Estate / Regents Park considering the site adjoins Princes Risborough
station. This would be dependent on the opportunity to link the site through to the
railway station via provision of a direct link. This requirement is noted in the
supporting text to Policy E7 of the saved Local Plan and is identified as a ‘key local
link’ in the current draft Local Plan proposals.
Local office and industrial market

5.16 This section of the report is informed by market analysis, site visits conducted by
Boyer (August 2015) and from discussions with local agents.

5

Source http://www.eastwestrail.org.uk/
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5.17 The local office and industrial markets consists mainly of –
 Small offices and workshops located within the Princes Risborough Town
Centre located on the A4010 / New Road and the High Street;
 A combined office and industrial business park at Princes Estate / Regents Park
located to the north east of the Princes Risborough train station;
 The Longwick Road Employment Area including Hypnos’ warehousing and
distribution operations, the now closed Leo Pharma office and research &
development operations; and adjoining industrial units Bridge House and Valley
Garage;
 Cornwall House offices adjacent to Princes Risborough station; and
 Existing premises located on Picts Lane.
Town centre offices

5.18 The offices located within the Princes Risborough Town Centre consist primarily of
Victorian conversions on the main streets either above shops or as whole buildings
and a smaller number of purpose built offices with some on street parking. Offices
and workshops on the New Road are set back and provide some off street parking.
These offices primarily cater for local demand and focus on real estate, car rental
services and professional services such as insurance; chartered surveyors etc. The
offices are in good condition and appear to serve the needs of local businesses well.
The workshop space which caters for trades and auto industries, whilst dated, also
appear to serve the needs of their local business occupiers. The only vacancies
identified during Boyer’s site visit were in association with a small number of office
premises set back from the High Street. Recent office rents achieved since 2012
within the Princes Risborough Town Centre range from a high of £167 psqm at
Sunset Lodge on the High Street to a low of £95 psqm at Redvale House, New
Road.6

6

Source EGi
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Princes Estate / Regents Park

5.19 Princes Estate / Regents Park Estate is a high spec mixed used development
consisting of both offices and industrial units. The PBA Economy Study &
Employment Land Review (2014) noted at the time that 50% of the office space at
the Princes Estate / Regents Park was vacant with agents citing insufficient car
parking. At the time of Boyer’s site visit in August 2015 and consistent with agents
concerns the onsite car parking adjacent to the office accommodation was at
capacity. According to EGi two business units are on the market currently, meaning
vacancy has reduced to 25%, with asking rents of £172.22 psqm. The two most
recent deals pertaining to offices in the Princes Estate / Regents Park are for £167
psqm signed in November 2014 and £199 psqm signed in July 2012. Both were for
10 year lease terms.7
5.20 The industrial units are fully occupied with recent rent levels achieved being in
excess of £92psqm at a yield of 7.5%.8 Boyer visited the site in August 2015 and
similar to the office accommodation found the industrial units to be operating well
with significant activity on site and limited available car parking. While rents are
reasonably high the tenant profile on the estate is likely to mean that capital values
are too low to support speculative development – this is discussed further the
viability section below.
5.21 Directly adjacent to the Princes Estate / Regents Park is a 2.3ha site previously
owned by the HCA which has recently been sold. After discussions with local agents
and a review of sales data we feel the HCA site is likely to be valued in the vicinity of
£1 million per hectare. This is higher than the £740k borough wide value applied to
employment sites within PBA’s Economy Study & Employment Land Review (2014).
Longwick Road Employment Area

5.22 The Longwick Road Employment Area consists of both office and industrial
accommodation across 4 sites – Hypnos; the former Leo Pharma site; Bridge House
and Valley Garage. The total area is approximately 6.1 ha.
5.23 Office accommodation on the Hypnos site fronts the company’s wider industrial /
distribution space which sit behind. Boyer’s site visit in August 2015 demonstrated
that the site as a whole was operating at capacity with the truck parking and
servicing area spilling over into the employee car park. The employee car park was
also at full capacity. The most recent lease data relating to the Hypnos site was
signed in 2009 at £49.19 psqm however we understand Hypnos now owns their site.

7
8

Source EGi
Source EGi
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5.24 The former Leo Pharma site now lies vacant after the company relocated their
operations to a new, state of the art premises at Hurley, Berkshire. The site
contains a mix of offices and research & development facilities (laboratories) and is
subject to a planning application for residential development and provision of a car
park for Hypnos. After discussions with local agents we feel this site, which is
currently for sale, has a similar value to that of the HCA site at £1 million per
hectare. The site has been on the market for longer than 12 months with little
market interest for reusing the existing buildings or redevelopment for employment
use.
5.25 Other premises within the Longwick Road Employment Area include Bridge House
which is primarily an industrial unit with some ancillary office accommodation to the
front. Whilst an aging building it is of a reasonable condition with high bay ceilings
and has sufficient onsite parking to the front of the site. Next door is the Valley
Garage site where no activity was recorded during Boyer’s site visit in August 2015.
No ‘for sale’ or ‘for rent’ information is currently available on EGi or other property
websites making it difficult to determine if the premise is currently in use.
Offices adjacent to Princes Risborough station

5.26 A limited amount of office accommodation is located in close proximity to Princes
Risborough Station, the most significant of which is Cornwall House. Only one suite
is currently on the market meaning the current vacancy rate has reduced from 50%
in 2014 when 3 suites were available for rent. The most recent rent achieved is
£129.17 psqm.9 Forge House which is located nearby has been subject to recent
prior approvals for change of use from offices to residential under permitted
development.

9

Source EGi
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Picts Lane

5.27 The Picts Lane site covers approximately 6 ha. The majority of the employment
premises on this site have been demolished. The site currently accommodates
Total Carbide, in an industrial unit along with ancillary offices, and Blanchford and
Co a builders merchant. Boyer’s site visit in August 2015 demonstrated both
premises are in good condition and appear to be serving the needs of each
business effectively. A significant amount of car parking was evident on the verge of
the public highway between and adjacent to both sites which may mean off street
parking is insufficient. The off street car park located to the front of the Total
Carbide building was nearly at capacity. The bulk of the remainder of the site is part
covered by an Outline Planning Permission (14/05386/OUT) granted in July 2015 for
60 houses and 24 flats. The outline consent includes the Total Carbide site
meaning its employment functions will be lost to residential should the outline
permission be implemented. Blanchford and Co will remain in their current location
unaffected by the outline consent.
Commercial drivers assessment

5.28 In order to make a broad assessment of Princes Risborough’s commercial strength
we have assessed (below) the area against the key commercial drivers explained in
Section 3. Each criterion is given a score of between 1 to 5 - the higher the score
representing a more favourable assessment. As this is a high level assessment
each criteria is weighted equally.
Table 5 - Princes Risborough commercial drivers assessment

Commercial
Drivers

Description

Motorway access

The nearest junctions to both the M40 and M25 are a considerable distance
away and are accessed primarily by single carriageway roads. Average travel
10
times by vehicle are –


Junction 6 of the M40 to Princes Risborough via the B4009 typically
takes 17 to 20 minutes (9 miles);



Junction 4 of the M40 to Princes Risborough via the A4010 typically
takes 20 to 25 minutes (11 miles);



Junction 16 of the M25 via the M40 and A4010 typically takes 30
minutes ( 21 miles); and



Heathrow Airport via the M40 typically takes 40 to 60 minutes (30



miles)
Access to the motorway is considered poor.

Score: 1.5
10

Based on Google Maps Travel Planner arriving at 8:30am
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Commercial
Drivers

Description

Car parking

Any future off-street parking will need to be sufficient in meeting the business

provision and
public transport

needs of future occupiers. A number of Princes Risborough’s existing
employment sites are currently provided with insufficient off street parking as
detailed below.
While the industrial and office premises themselves on the Princes Estate /
Regents Park are of a good quality, parking provision is constrained and has
been noted by local agents as a key factor making it difficult to find occupiers
for the office units. Parking has spilled over onto the local access roads which
negatively impact the image of the business park.
The servicing / loading area and car parking provision at the Hypnos site is
considered inadequate. This is evidence by HGVs needing to park alongside
the main access road to the car park and other servicing / loading activities
spilling over into the car park. The car park was fully occupied during Boyer’s
site visit in August 2015. While a planning application over the adjacent Leo
Pharma site is looking to increase parking provision for Hypnos this application
may not be granted or implemented.
The remaining premises in the Picts Lane area (Total Carbide and Blanchford
and Co) also appear to have insufficient off street car parking. During Boyer’s
site visit a significant amount of car parking was evident on the verge of the
public highway between and adjacent to both sites. The off street car park
located to the front of the Total Carbide building was nearly at capacity.
Sumitomo Electric Hardmetal Ltd appeared to have sufficient off street car
parking at the time of Boyer’s site visit.
In
Table 6 we compare what Wycombe’s proposed new parking standards,
described in paragraph 4.4, would require in relation to existing employment
sites vs what each site currently provides. This comparison clearly
demonstrates the potential impact lack of off street parking may be having on
the commercial strength of existing employment sites.
In terms of method of travel to work, over 80% of people who work in Princes
Risborough drive or are a passenger in a vehicle. Only 1% of workers use the
train to get to work and a further 2% by bus which is much lower than other
areas in the region - Wokingham (10% train; 1% bus); Basingstoke (5% train;
3% bus); Bracknell (5% train; 3% bus); Oxford (3% train; 18% bus); Slough
(7% train; 8% bus); Maidenhead (11% train; 2% bus); High Wycombe (5%
train; 6% bus) and Reading (9% train; 11% bus). While train access to larger
urban centres such as High Wycombe and London is good this low level of
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Commercial
Drivers

Description

commuting by these modes demonstrates public transport accessibility cannot
be considered a strong commercial driver for the area.
Score: 1.5
Scalability and
clustering

For an employment allocation to be successful at Princes Risborough it will
require critical mass.
Currently the proposed Princes Risborough expansion area includes two
employment sites within its boundary (Longwick Employment Area; and
Sumitomo Electric Hardmetal Ltd ) and several just beyond its boundary
(Princes Estate/Regents Park; Cornwall House and Picts Lane).
In terms of scale, the existing quantum of employment floor space
across these sites is –


11

(approx.)

Longwick Road Employment Area – 16,700sqm (6,000sqm of which is
currently vacant on former Leo Pharma site);



Princes Estate / Regents Park – 24,000sqm;



Cornwall House - 615sqm;



Sumitomo – 843sqm; and



Picts Lane – 4,000sqm with the majority of the other commercial
premises being demolished.

12

The total scale of employment floor space across the expansion area and
adjacent employment sites of 37,000sqm

13

is considered reasonably healthy

as a headline figure especially for an area quite removed from the nearest
motorway.
The issues lies in that each site is fragmented from one another and does not
currently operate as a cluster. Hypnos and Ercol being located in Princes
Risborough are significant examples of Wycombe’s furniture manufacturing
heyday. We understand a covenant exists on the former HCA land which
restricts a bed manufacturer occupying the site without Ercol’s consent.
Commercially, this is considered a missed opportunity and would help Princes
Risborough re-establish a furniture manufacturing cluster where opportunities
for cross selling with smaller businesses and more efficient transport and
logistics processes could be explored.
The current fragmented nature of existing employment sites means there is
11

VOA data
An outline planning permission currently exists over the majority of the site for residential which
will reduce the existing commercial floor space further to approximately 1,100sqm.
13
Excluding the vacant Leo Pharma site and Total Carbide which is covered by an outline planning
permission for residential
12
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Commercial
Drivers

Description

not a critical mass to justify amenities provision onsite in terms of cafes; pocket
parks and leisure facilities. Some of these amenities are located nearby within
the Princes Risborough town centre where pedestrian and cycle connections
could be strengthened if employment floor space was more consolidated. The
existing locations will also likely benefits from improved amenities provision as
part of the new housing within the expansion area. Again this future provision
could be better located to the benefit of employment floor space if it was
consolidated within the one location.
Score: 2
High build quality

To be success an employment location needs to provide a range of good

and

quality floor space, both in terms of type and size that can meet the needs of

environmental
credentials

different businesses as they evolve and their needs change. Increasingly the
environmental credentials of buildings are becoming an important
consideration.
The Princes Estate / Regents Park provides the highest quality office and
industrial premises in Princes Risborough and is set within an attractive
landscape setting and surrounding character. The environmental credentials
of the buildings are not prominent in any marketing material for the site which
in conjunction with the landscaping and natural setting could be further
emphasised. As an individual employment area its current size and financial
viability are unlikely to enable significant energy and environmental
enhancements such as CHP but smaller initiatives such as photovoltaic could
be explored further. The park’s buildings and surrounds represents a good
example of what any future employment development in Princes Risborough
should look like.
The existing employment buildings with the Longwick Road Employment Area
are quite old and lack recent investment. As stated Hypnos appears to have
outgrown their existing site and Leo Pharma have moved to another purpose
built facility outside the District.
Cornwall House and Sumitomo Electric Hardmetal Ltd while isolated
employment buildings are of sound quality and appear to meet the needs of
current occupiers.
Score: 2.5

Labour supply

We discuss Princes Risborough’s economic profile in Appendix 3. As a
snapshot the area experiences low unemployment and has a well educated
population with a high proportion with degree qualifications.
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Commercial
Drivers

Description

However Princes Risborough relatively small labour supply catchment and
limited local employment opportunities means only 18% of the local population
live and work in the area. This is significantly less than nearby, albeit much
more densely populated areas of – Wokingham (39%); Basingstoke (66%);
Bracknell (42%); Oxford (73%); Slough (43%); Maidenhead (45%); High
Wycombe (56%) and Reading (44%).
This current high level of out commuting and relatively poor road accessibility
is limiting the area’s potential as an employment location. 2,500 new homes
within the proposed expansion area will help increase the labour supply
somewhat as discussed further below.
Score: 2
Clear

The only existing employment location which fits the profile of a managed

management

business park is the Princes Estate / Regents Park. An estate management

structure and/or

company is responsible for management of the park which helps contribute to

master planned
environment

its positive appearance and landscaped areas. The park also benefits from
consistent signage; lighting and a uniform design approach to the buildings.
The other sites appear to be under individual land ownership. Even where a
number of sites are clustered together, such as the Longwick Road
Employment Area, there is no evidence of a collaborative management
arrangement in place. Each site appears to operate independently from one
another with no consistent approach to access; lighting; landscaping; signage;
car parking and servicing and estate management.
Score: 2

Table 6 - Off-street parking deficiency

Existing employment site

Existing provision
(approx.)

Reqired by new
14
standards

Deficit

Princes Estate - Ercol

250

322

-72

Regents Park

176

263

-87

Hypnos site

110

180

-70

Total Carbide

64

83

-19

14

To calculate the new requirement we have applied the new parking standards to existing floor
space by use class as per VOA records
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Existing employment site

Existing provision
(approx.)

Reqired by new
14
standards

Deficit

Sumitomo Electric
Hardmetal Ltd

30

30

0

Motorway access
5.0
Management
structure /
masterplanned
environment

4.0
Car parking provision
/ public transport

3.0
2.0
1.0
0.0

Labour supply

Scalability / clustering

Build quality /
environmental
credentials
Figure 7 - Commercial drivers summary

Most commercial location for future employment

5.29 Princes Risborough currently does not score strongly on any of the key commercial
drivers. In this regard Princes Risborough is not ideally placed to benefit from
national and regional growth trends for large flexible floor plates outlined in Section
3 of this report. Therefore any future employment allocation is more suited to
fulfilling more localised demand trends and providing better quality floor space and
parking provision for existing local businesses and spill over demand from other
areas within the District whose needs will not be met by the business parks in and
around High Wycombe and Marlow.
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5.30 This high level commercial assessment is supported by the fact the former HCA site
(2.3ha in size) located adjacent to Princes Risborough’s best quality employment
area (Princes Estate / Regents Park) is still lying vacant. Positively this site has
recently been sold. Discussions with the new owners confirm their intention to
develop the site in accordance with its current employment designation and
covenant restrictions. They also specifically note establishing a direct link to the
railway station as a key commercial driver for future development of the site.
5.31 The now vacant former Leo Pharma site (3.6ha in size) has also been on the market
for over 18 months with little reported market interest for reusing the existing
buildings or redeveloping the site for employment purposes. The current owners
have recently submitted a planning application for a residential development which if
implemented will further weaken this area as an employment location.
Locational assessment

5.32 The above commercial drivers assessment considered Princes Risborough as a
business location in its entirety. While certain commercial driver such as access to
the motorway cannot be resolved through a future allocation, the important
commercial drivers of ‘scalability and clustering;’ ‘car parking provision and public
transport;’ ‘high build quality;’ and ‘a master planned environment’ can be promoted
through a new allocation to help enhance the areas attractiveness for future
business investment.
5.33 Of these commercial drivers we consider ‘scalability and clustering’ will have the
greatest impact for any future employment allocation in Princes Risborough from a
commercial perspective by helping to consolidate local employment floor space
within fewer locations. This will help focus investment to provide better quality
industrial and office premises which are set within a high quality environment with
ample onsite car parking.
5.34 To ascertain where an employment allocation will likely have the most impact in
addressing the above we have divided the proposed expansion area up into 5 land
parcels and assessed them alongside a possible expansion to the existing Princes
Estate / Regents Park (Site 6). The Council will need to consider these results
alongside other sustainability criteria such as visual assessments; conservation and
heritage impacts; flooding; transport impacts etc when making their final
employment land allocation decision.
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15

Figure 8 - Site locations within Princes Risborough

5.35 We have used the following criteria to assess each of the 6 locations. Each criterion
is given a score of between 1 to 5 - the higher the score representing a more
favourable assessment. As this is a high level assessment each criteria is weighted
equally.
Table 7 - Princes Risborough locational criteria

Criteria

Assessment Considerations

Local road
access

The assessment under this criteria uses the evidence from the Princes
Risborough Area Transport Study (January 2014) produced by Jacobs. This
study has tested the traffic and highways impact of providing up to 2,500 new
homes within the expansion area for Princes Risborough along with a range of
mitigation measures, the most significant of which is a new road (see Appendix
5).
The new road would likely provide improved local access to any future
employment sites located adjacent to it. The new road will also relieve pressure
on existing roads such as the New Road / Longwick Road / Aylesbury Road

15

Contains Ordnance Survey data © Crown copyright and database right 2016
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Criteria

Assessment Considerations
junction.

Public

Princes Risborough is served by a number of bus routes as displayed in Figure 8.

transport
access

One of the transport mitigation measures tested as part of the Local Plan
proposals for Princes Risborough includes a dedicated local bus service serving
new areas plus additional inter-urban bus services. While the exact route of these
services is currently unknown they are likely to provide services along the new
road to major destinations such as the Princes Risborough Train Station and the
town centre rather than along Longwick Road.
As highlighted in Appendix 4 rail commuting by local workers is extremely low
currently. However, the pressure to deliver more housing in Princes Risborough
and Wycombe generally along with the East West Rail scheme is likely to
increase these levels, albeit from an extremely low base. Any uplift in rail
commuting will benefit those employment sites located closest to the station.

Pedestrian

Each land parcel is considered in terms of pedestrian and cycle accessibility

and cycle
access

having regard to existing provision and that proposed under the Local Plan
proposals. An estimate is used for those sites to be provided with new road and
pedestrian / cycle access under the Local Plan proposals for instance for Sites 3,
4 and 5 where a new road and pedestrian routes are proposed.

Scalability and
clustering

Here each land parcel is assessed in terms of its ability to address the current
weak score for Princes Risborough under the ‘commercial drivers assessment' in
particular ‘scalability and clustering’ where we feel there is the most scope for
improvement.

5.36 Using the above criteria the locational assessment indicates that from a commercial
perspective promoting the Princes Estate / Regents Park (Site 6) as Princes
Risborough’s principal employment location is the preferred option. A scoring
summary is below while the full results of this assessment are detailed in Appendix
2.
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5.37 Site 5 also scored well on the basis that it would have the best local road access
should a new road be delivered as part of the proposed expansion area. While this
will be extremely beneficial the timeframe for delivering the new road and its exact
location are yet to be determined and is subject to change. Also a new allocation at
Site 5 would dilute the benefits of scalability and clustering associated with
expanding the existing Princes Estate / Regents Park. For this reason building on
the existing investment and success of the Princes Estate / Regents Park is a safer
option commercially at the present time. Finally given land is still available adjacent
to Regents Park and surrounding sites for development a new allocation at Site 5
could create undue competition between both areas in attracting new tenants. We
do not currently see the market potential to support an extended Princes Estate /
Regents Park as well as a new employment allocation at Site 5.
Table 8 - Locational assessment scores

Criteria

Site 1 –

Site 2 –

Site 3 –

Site 4 –

Site 5 –

Site 6 –

Longwick

Land to the

Land

north of

between

Park Mill
Farm

Regents

Rd

Oak Tree
Farm

Employment
Area

Longwick
Rd

Longwick

3

3

4

4

5

3

3

3

4

4

5

5

4

4

3

4

5

5

and
clustering

1

0

0

0

2

5

Total

11

10

11

12

17

18

Local road
access

expansion
sites

Rd and Mill
Lane

Public
transport
access
Pedestrian
and cycle
access
Scalability

5.38 Concentrating employment adjacent to the existing Princes Estate / Regents Park
(Site 6) will have the following commercial benefits, some of which are discussed
further in the sections below –
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 Help promote a greater scale of business activity in close proximity to the train
station linked by a new pedestrian route to the train station (current Local Plan
proposal) and to existing amenities in the town centre and any new amenities
within the proposed expansion area;
 Help create a larger business park as existing sites are built out providing a
range of different premises suitable for a wider range of possible occupiers;
 Expand the Princes Estate / Regents Park to accommodate future local demand
and spill over demand from other areas within the district over the 10-15 year
life of the Local Plan;
 Increase the amount of off street parking within the site for the benefit of both
existing and future businesses which is currently identified as a key negative
(lack of parking) by local agents;
 Replicate the high spec look and feel of the business park in terms of building
design; landscaping; signage and lighting and develop a clear brand image
which can be supported by relevant marketing material;
 Existing viable businesses are in place, especially across the industrial units
which are fully let, and are currently achieving the highest office and industrial
rents locally. In fact the rents achieved are comparable with other locations in
the District despite them having better motorway access;
 Will enable a coordinated approach to estate management; and
 Will enable a focus delivery strategy for attracting businesses to Princes
Risborough rather than have multiple employment locations (locally) competing
with one another for occupiers.
5.39 While the above commercial benefits are clear a number of spatial challenges are
associated with this strategy. First and foremost what happens to the existing
businesses located within the expansion area should their site no longer be
designated for employment? Ideally existing viable businesses would move into the
Princes Estate / Regents Park but are likely to have to pay significantly higher rents
than what they do currently. Those that own their existing sites may be able to sell
them at higher residential or retail land values should this be what their site is
allocated for in the proposed Local Plan. This would help free up capital for
relocating into the Princes Estate / Regents Park. Finally any site that is designated
for employment can still remain in situ should this be the desire of the land owner.
Any impact this has on the wider expansion area plans would need to be considered
as part its masterplan.
5.40 Hypnos is a significant local business who owns their current site. As discussed
their existing premises is struggling to cope with the operational requirements of the
business. While they would be ideal candidates to move to the vacant former HCA
site we believe a covenant is in place restricting the site’s use for a bed
manufacturing business without Ercol’s consent who are located adjacent.
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5.41 Having two significant furniture manufacturers on the Princes Estate / Regents Park
(the other being Ercol) would help create an identifiable cluster which could create
cross selling opportunities for smaller businesses on the estate not to mention
potential synergies around distribution; waste handling and energy efficiency; IT etc.
Extending the park could provide a site suitable for Hypnos’s needs and may be a
way around the existing restrictive covenant. Removing restrictive covenants are
very difficult and would either involve a significant compensation payment to the
‘beneficiary of the covenant’ or a lengthy Land Tribunals process which might not
succeed anyway.
5.42 We discuss this issue further as part of the delivery strategy below.
Suitable employment land allocation

5.43 We have considered the following to determine what size of employment land
allocation may be suitable in the Princes Estate / Regents Park as part of a future
Local Plan –
 Local employment floor space demand from 2,500 new homes in the proposed
expansion area which generates an additional employment land requirement of
0.8ha;
 Consideration of market choice and churn based on a standard 10% uplift of
existing floor space within and adjacent to the proposed expansion area which
equates to 0.9 ha16; and
 What Hypnos’s land requirement would be if it was provided with between 25%
to 50% additional floor space in recognition of its site not being large enough for
its current operations.
5.44 Together these broad assumptions indicate the Princes Estate / Regents Park could
usefully accommodate an additional land requirement of 2.5ha to 3ha to
accommodate a larger business such as Hypnos; while the 2.3ha former HCA site
(an existing allocated employment site) could accommodate local demand from the
new housing and extra floor space for market churn and choice and spill over
demand from other areas in Wycombe. These figures are explained further below.

16

10% of existing occupied floor space in the local area equates to 3,700sqm which based on a
40% standard plot ratio equates to a land requirement of just over 0.9ha.
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Figure 9 - Potential extended allocation area

17

Princes Risborough – Employment Need from 2,500 new homes

5.45 Experian and Oxford Economics forecasts as outlined in PBA’s Employment Study
& Employment Land Review (2014) and Atkins Buckinghamshire Housing and
Economic Development Needs Assessment (Draft July 2015) indicate a reduction in
B2 / B1c jobs and a subsequent loss of industrial land alongside an uplift in B1a/b
and B8 jobs and floor space.
5.46 We have used the same methodology but have applied a zero job growth factor
(rather than a negative) to B2/B1c in recognition that the industrial units within the
Princes Estate / Regents Park are fully let demonstrating strong local demand and
therefore little chance of a loss of these jobs in the near future. Using standard plot
ratios we estimate local jobs generated by 2,500 new homes would create an
employment land requirement of around 0.8ha.
5.47 The full methodology for calculating these figures is outlined in Appendix 4.

17

Contains Ordnance Survey data © Crown copyright and database right 2016
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Existing and future market requirements

5.48 Current vacancy across the Princes Estate / Regents Park is less than 600sqm
across the office units with no vacancy across the industrial units. This reflects the
fact that no new floor space has been brought forward recently in the wider Princes
Risborough area since Regents Park was built in 2009, before that the Ercol
development in 2002.
5.49 With this in mind we think it appropriate to add a minimum 10% uplift to the existing
floor space to allow for choice and churn within the local market. We have included
only the key employment sites18 within and directly adjacent to the proposed
expansion area, excluding the Hypnos site which we have dealt with separately
below. We have also excluded the former Leo Pharma site in this calculation given
we feel the campus layout of the existing buildings and the site’s location are not
considered commercially attractive. Together these employment sites total
37,000sqm of floor space with a 10% uplift equating to an extra land requirement of
0.9ha based on a 40% plot ratio.
Additional floor space for Hypnos

5.50 Hypnos currently appears to operate from a site smaller than the needs of its
operations. Its current site is 1.7ha and accommodates approximately 8,000sqm of
floor space at a plot ratio of 47%. This is slightly higher than the standard 40% plot
ratio applied to industrial sites.
5.51 Given the constraints of its current site and the fact that it could be a key anchor
business for the intensification and extension of the Princes Estate / Regents Park,
we have specifically modeled what its site requirements would look like if it was
provided with a 25% and 50% increase in floor space and off street car parking in
accordance with the new parking standards to be published in Autumn 2015. The
results are as follows.
Table 9 – Hypnos land requirement

25% floorspace uplift

50% floorspace uplift

New floor space total

10,000sqm

12,000sqm

New car parking requirement

224 spaces

269 spaces

Car parking land requirement

6,200qm

7,500sqm

Total land requirement – 40%
plot ratio

2.5ha

3 ha

18

Includes Princes Estate / Regents Park; Total Carbide; Blachford and Co; Cornwall House;
Sumitomo; Bridge House and Valley Garage
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5.52 We have sought to maintain Hypnos’s currently proportion of B1, B2 and B8 floor
space when calculating the new car parking requirement which is based on a
standard car parking and servicing layout. We believe the above provides a useful
sense check for the standard 40% plot ratio which would indicate a total site area
requirement of between 2.5ha to 3ha which could comfortably accommodate
between 10,000 to12,000sqm of floor space and associated car parking and
servicing plus additional land for access roads; landscaping; utility infrastructure;
buffer areas; sustainable urban drainage etc.
Type and size of premises

5.53 Current (approx.) land use19 across the Princes Estate / Regents Park is set out in
the table below.
Table 10 – Princes Estate/Regents Park Land Use

Use class

Princes Estate (Ercol)
- sqm

Regents Park - sqm

Total (%)

B1a

2,500

2,500

23

B1c

0

1,100

5

B2

6,700

2,900

44

B8

4,700

1,400

28

Total (sqm)

13,900

7,900

100

5.54 We feel the existing Princes Estate / Regents Park (including Ercol) establishes a
clear barometer of what an extended park could deliver in terms or premises sizes
and use type. The proposed extension area, or alternatively, the existing former
HCA site could accommodate a larger business, for instance Hypnos (subject to any
restrictive covenants), with the remainder of the site accommodating smaller
premise of between 150sqm to 1,000sqm. Based on the current market the majority
of demand is likely to fall within the 150sqm to 500sqm size range with the majority
(up to 75%) for industrial / warehousing units. This reflects the fact that the existing
industrial units on the park are fully let and that industrial units are considered more
viable in the current market in Princes Risborough (discussed further in the viability
section below).
5.55 This above size of premises and focus on industrial floor space will help the
employment offer on the park to -

19

Based on relevant planning permissions and VOA data
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Differentiate itself from the office offer in the Princes Risborough town centre.
Any office accommodation in the park ,not ancillary to the industrial /
warehousing floor space, will cater for companies that require larger open floor
plates dependent on generous off street car parking for employees and
customers. This is unlikely to compete with offices in the town centre which
provide a range of local services with much smaller floor space demands where
customers generally visit the premises as part of their wider trip to the town
centre; and
Differentiate itself from the offer at other business parks in the District, for
instance within Marlow and High Wycombe, which will be catering for larger
businesses requiring primarily office floor space in excess of 2,000 to
2,500sqm.

Viability considerations

5.56 Local agents are of the view that current rent levels and the covenant strength of
current and likely future occupiers do not support speculative development in
Princes Risborough and that lease lengths are coming down from 10 years to as low
as 3 to 5 years in some instances. Even when 10 year terms are secured 5 year
break clauses are common which can increase the cost of securing finance.
5.57 Even for the best quality floor space in the local area, within the Princes Estate /
Regents Park, rental yields of 7% to 8% are considered representative in the current
market for the industrial units and likely significantly higher for office units within the
park. While recent rents achieved across both the office and industrial units are
reasonably high (£96psm and £172psqm respectively) the tenant profile on the
estate is likely to mean that capital values are too low currently in relation to site and
build costs to support speculative development.
5.58 To test these assumptions we have completed a high level appraisal for delivering
10,000sqm at current achieved values within Regents Park. Ten thousand square
metres has been chosen on the basis of it being considered an achievable quantum
to deliver across the proposed north-west extension site (2.5ha to 3ha). This
quantum of development is also possible on the vacant former HCA site (2.3ha).
The key assumptions we have used in the appraisal are:
Table 11 – Princes Risborough Viability Assumptions

Offices

Industrial

Rent (psqm)

£172

£96

Build costs (psqm)

£1,567

£695

Benchmark land value (pha)

£1 million

£1 million

External works (% of build costs)

15%

15%
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Offices

Industrial

Professional Fees (% of build costs & externals)

10%

10%

Contingency (% of total construction costs)

5%

5%

Marketing (offices & industrial)

£15,000

£15,000

Letting agents fee - % of rent

10%

10%

Letting legals - % of rent

5%

5%

Sale agents fees - % of capital value

1%

1%

Sale legal fees - % of capital value

0.75%

0.75%

Interest charges

6.5%

6.5%

Sales costs

5.59 Based on the current market industrial units are considered more viable in Princes
Risborough given their rent levels are higher with respect to build costs. This is
reflected in them having a lower yield which we feel are likely to be in the region of 7
to 8% currently. For this reason we have chosen a land use split across the
10,000sqm of floor space of 75% industrial (i.e. 7,500sqm) and 25% office (i.e.
2,500sqm). We also feel a rent free period of around 18 month to 2 years is
appropriate in the current market.
5.60 To give an idea of how viability changes with respect to rent free periods and rental
yields we have also tested at more favorable levels to our base 8% yield and 2 year
rent free assumptions. The results are below which compares the residual land
value with the benchmark land value to determine a profit level.
Table 12 - Princes Risborough viability results

6% yield

8% yield

6 months rent free

£965,661

-£3,675,456

2 years rent free

-£578,838

-£5,170,446

5.61 As can be seen a development consisting of 10,000sqm of floorspace at current rent
levels; rent free periods (of 2 years) and yields (of 8%) is currently unviable but
becomes viable using the more optimistic assumptions of a 6% yield and 6 months
rent free. All figures are based on achieving a 20% profit level on costs.
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Broad delivery strategy

5.62 A larger and more intensively developed Princes Estate / Regents Park is most
likely to include, developing the vacant former HCA site and extending the park
either to the north west or west. Access to the north western extension appears
most appropriate either from the existing access road into the office car park or from
a new access road adjacent to the train line. Using the existing access road will
likely require restricting the current on-street parking or increasing its width to be
able to accommodate both through access and off-street parking. Accessing a
western extension is possible by extending the existing access road into Ercol.
5.63 The delivery strategy for a larger Princes Estate / Regents Park needs to build on its
current strengths and weaknesses both in terms of the ‘commercial drivers
assessment’ ( Table 5); ‘locational assessment’ (Table 7); and broad viability
considerations (Table 12).
Table 13 - Princes Estate / Regents Park – commercial strengths and weakness

Strengths

Weaknesses

Existing good quality accommodation

Lack of off street car parking

Landscaped setting and attractive surroundings

Site access under multiple railway bridges

Uniform signage / business park image

Scalability and clustering

Clear estate management responsibilities

No current direct link to the railway station

Ability to masterplan the intensification /
extension of the existing park

Current viability

5.64 In addressing the above, the delivery strategy should incorporate the following
actions.
5.65 Consult with current owners of the former HCA site and the site located to the northwest of Regents Park to discuss the Council’s intention to allocate (or reallocate)
their sites (in whole or part) as employment land. This is a vital first step as any
planning inspector considering the new Local Plan will likely ask if landowners
affected by any land allocation have been consulted and are willing landowners.
5.66 Establish the exact terms of the restrictive covenant relating to the former HCA site
and identify the ‘beneficiary’ of the covenant. Seek to have the covenant removed
and/or negotiate a satisfactory compensation payment to allow Hypnos to move to
the site. Should this not be possible confirm the covenant does not affect the northwest extension site and therefore confirm this site as being appropriate for a larger
business such as Hypnos.
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5.67 Council to undertake wider public consultation on the possible extension of the
Princes Estate / Regents Park employment area designation as part of its new Local
Plan.
5.68 Depending on Local Plan consultation outcomes; Council to prepare a master plan
or site brief covering the former HCA site and possible extension area in
consultation with land owners; aimed at providing commercial confidence of the
site’s appropriateness for future employment development and to establish
acceptable standards in advance of any future planning application. The master
plan / site brief should give further guidance around –





Acceptable floor space quantum; land use mix; building heights and materials;
Acceptable buffer widths to nearby conservation areas;
Access arrangements and off-street car parking requirements;and
Signage treatments; lighting and landscaping.

5.69 Council to discuss the needs of current businesses located within the proposed
Princes Risborough expansion area to see if their site requirements can be better
met within the Princes Estate / Regents Park. The following businesses should be
prioritised as part of this process –





Hypnos whose current site is struggling to meet its operational requirements;
Total Carbide given their current site is covered by an outline planning consent
for residential development and is likely to leave the District;
Sumitomo Electric Hardmetal Ltd whose current site may be implicated by the
route of a new road through the proposed expansion area; and
Blanchford and Co who are one of the last surviving businesses on Picts Lane.

5.70 The Council should consider de-risking the extension of the Business Park and
development of the former HCA site by identifying necessary enabling infrastructure.
This step could be completed in conjunction with the site brief / masterplan and
should focus on






Providing a new access route into either the northwest or western extension
areas;
Providing a direct pedestrian and cycle link to Princes Risborough station;
Establishing if access under the existing railway bridges is sufficient for HGV
access. Given Ercol have been on the site for over 10 years and the Regents
Park businesses over 5 years access should be acceptable but certain
improvement works may be possible which improves overall access to the site,
particularly should traffic generation increase in conjunction with more
businesses moving into the park;
Site landscaping; and sustainable urban drainage; and
Key signage external to the site such as at prominent locations on the B4009 and
A4010.
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5.71 Consider funding the above enabling infrastructure via any available s106 monies
and/or CIL by including them on the Council’s Regulation 123 List (having regard to
State Aid rules).
5.72 Work with local agents to market the site masterplan and employment development
opportunities across the site.
5.73 In terms of phasing, the current issues around viability are likely to mean the site will
take some time to deliver. Given the former HCA site has recently been acquired by
a private developer it is important this site is prioritised for development first,
especially given its central location within the park. Ideally Hypnos represents a
viable candidate for the site but the existence of the current covenant restricting use
for furniture business is likely to make this difficult to deliver.
5.74 Should this be the case the delivery phase needs to concentrate on the former HCA
site and possible extension areas simultaneously - the expansion area as a possible
new home for Hypnos or another large business with good covenant strength; and
the HCA site most likely for smaller industrial type premises or a combination should
a larger pre-let be secured.

55

Wycombe Commercial Assessment February 2016

6. JUNCTION 3A OFF THE M40
Area context

6.1

The M40 provides the primary strategic motorway access through the Wycombe
District. Employment sites located with convenient access to the M40 will likely be
the most successful in attracting investor interest and the highest rents during the
planning horizon covered by Wycombe’s New Local Plan. This can be seen at
Glory Park which currently achieves the district’s headline rent at £306 psqm and at
the Knaves Beech and the Kingsmead Business Park which have both attracted a
range of regional and national occupiers.

6.2

A new 3a Junction could have a significant and positive impact on the district’s
employment offer and is likely to support the establishment of a strategic high quality
office and industrial / warehousing business park that provides a range of floor
space sizes including larger flexible floorplates to meet current regional and national
trends described in Chapter 2.

Figure 10 – Junction 3A Context Map
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Current Local Plan Proposals

6.3

We have identified below 5 broad land parcels that could constitute, either
individually or in combination, a strategic employment allocation in close proximity to
a new Junction 3a.

6.4

Sites 1, 2 and 3, south of the M40, are located within the Green Belt. Sites 4 and 5
are covered by Local Landscape Areas and the Green Belt.

6.5

Two strategic development sites being Abbey Barn South and Abbey Barn North are
located to the north west of Site 4 on the opposite side of Abbey Barn Lane. These
sites have been released for development to meet current housing needs following a
cabinet decision in November 2014. Both sites have been assessed in terms of
their development potential in Wycombe District ’Local Plan Options Consultation:
Strategic Sites Assessment Study (February 2014).’ This study concluded that
Abbey Barn North was appropriate for residential development and associated open
space while Abbey Barn South was appropriate for larger scale residential
development along with some business use.

6.6

A full list of relevant planning constraints and policy designation are available at
http://mywycombe.wycombe.gov.uk/. We have reproduced the most relevant at
Appendix Nine.

Local office and industrial market

6.7

A number of significant employment locations are situated nearby to the proposed
new Junction 3a including –






Handy Cross
Cressex Business Park;
Glory Park;
Kingsmead Business Park; and
Knaves Beech

Handy Cross

6.8

Handy Cross (Junction 4 M40/A404), is to be provided with 33,000 sqm of new
office space at the Handy Cross Hub site. Construction has commenced on the first
phase which includes a state of the art sports and leisure centre and a Waitrose
food store. Other elements of the mixed use scheme are a coach way park and ride
and a 150 bed hotel.
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Cressex Business Park

6.9

Cressex Business Park is located south of High Wycombe Town Centre and is the
largest business park in the District. Cressex contains a mix of large warehouse
units, workshops and a mix of large modern office developments and small Grade B
office units. Cressex comprises around 82,300 sqm of industrial space and 36,600
sqm of office space.

6.10 Rental values have increased in many locations throughout the park since 2011. For
example, rents in Barnes Wallis Court have increased from £94.91 psm in 2011 to
£119.80 psm in 2015. However, on average rental values have decreased by £7
psm from 2011 to 2015 across a sample of five units from around the Park.
Currently the average rental value available on the market is £119 psm.
6.11 There is currently 16,700 sqm of floor space vacant in Cressex, with capital values
producing net initial yields of between 5.6% and 8.6%. Available floor space
includes the newly refurbished M40 Industrial Centre and the new build Anglo Office
Park.
Glory Park

6.12 Located less than 5 minutes’ drive from the M40, Glory Park is the newest of three
purpose built office developments; the others being The Courtyard and Mercury
Park. Phase 1 of Glory Park is completed and comprises buildings A1, A2 and A3
which have been let and as mentioned achieve the headline rent for the district at
£306 psm owing to its high build quality and strategic location near the M40. Phase
1 provides 6,000sqm of floor space while the remaining two plots to be built have
planning permission to provide over 11,000sqm. The first phase of Glory Park has
achieved BREEAM Rating Excellent and is managed by BAM Properties.
Kingsmead Business Park

6.13 Kingsmead Business Park is located 1 mile from Junction 3 of the M40 and offers
modern office accommodation across 5 refurbished buildings. The park provides
approximately 14,000sqm of flexible floor space and has good car parking provision.
The park has been transformed during 2014, with the opening of a new central cafe
block, with a large external seating area, a remodeled entrance and landscaping
and the refurbishment of an additional 7,000 sqm of office space following a series
of key lettings. Vacancy levels have dropped significantly recently with less than
500sqm currently available. The previous highest rent of £252 psqm was eclipsed
in 2014 and now stands at £269 psqm which is among the highest office rents in the
District. The park has a good range of regional and national occupiers including
3663; Staples; Veolia; Regus; Beckman Coulter; Red Kite Community Housing and
MWH.
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Knaves Beech

6.14 Knaves Beech is one of the best located employment areas in the District being
located adjacent to Junction 3 of the M40. The areas provides a mix of office;
industrial and retail warehousing units located on both sides of Knaves Beech Way
which bisects the designated Employment Area. On the western side of the road
are the industrial uses and the retail element associated with Dreams who have their
showroom close to Knaves Beech Way, which is a relatively new development.
Prime rents for industrial buildings have increase recently to around £107 psqm
which is mid-range for the District. The eastern side of the site is the business park
known as Knaves Beech Business Centre. This comprises several modern, fit-forpurpose office blocks as well as some distribution units. An entire office building was
let in 2015 but at reasonably modest rent of £172 psqm; significantly less than the
nearby Globe Park (£306 psqm) and The Courtyard / Mercury Park (£285 sqm)
which reflects recent strong regional demand for high quality Category A office floor
space. .
Commercial drivers assessment

6.15 In order to make a broad assessment of proposed Junction 3a’s commercial
strength we have assessed (below) the area against the key commercial drivers
explained in Section 3.
Table 14 - Junction 3a commercial drivers assessment

Commercial
Drivers

Description

Motorway access

Potential employment sites in the vicinity of the proposed 3a junction will be
directly adjacent to the M40. Therefore vehicular access coming from a
westerly direction will have access from the motorway in a matter of minutes
from the proposed west facing slips. The reason the overall score has been
downgraded is that under the current proposals no east facing slips are
proposed meaning traffic coming from an easterly direction will need to use
existing junctions and the local road network as follows –
Exit at Junction 3 of the M40 via the A4094 (Knaves Beech Way); Boundary
Road; Treadaway Hill; Swains Lane; Heath End Road and Abbey Barn Road
which typically takes 7 to 9 minutes during peak times. The majority of this
journey is via single carriageway roads and includes passing by residential
properties; and
Exit at Junction 4 of the M40 via Marlow Road; Daws Hill Lane; Heath End
Road and Abbey Barn Road which typically takes 7 to 12 minutes during peak
times. Other than Marlow Road the bulk of this journey is along single
carriageway roads and includes passing under a narrow railway bridge on
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Commercial
Drivers

Description

Abbey Barn Road to access potential sites north of the M40;
Score: 3.5
Car parking

Below we compare what Wycombe’s proposed new parking standards,

provision and
public transport

described in paragraph 4.4, would require in relation to existing employment
sites close to Junction 3a vs what each site currently provides.
The two most prominent business parks located nearby are Cressex Business
Park; Kingsmead Business Park and Glory Park.
Cressex Business Park is located south of High Wycombe Town Centre and is
the largest business park in High Wycombe. It is located within Zone 1 of the
proposed parking standards Given the size of the park we have analysed a
sample of the businesses to gain and understanding of current parking
provision as follows –
Examples of Car Parking across Cressex:


Oak Bridge House (B1a) - Cressex: 1 space per 29 sqm - Shortfall



SIG Trading (B8) - Cressex: 1 space per 57 sqm - Sufficient



The Gateway Centre (B1a) - Cressex: 1 space per 40.5 sqm -



Shortfall
370 Stirling Road (B8) - Cressex: 1 space per 132 sqm - Sufficient

The above demonstrates parking provision at Cressex is mixed with the
warehousing floor space typically provided with good parking levels while the
office floor space is under provided for in comparison to emerging standards.
Glory Park is located in Zone 2 for the purposes of the proposed new parking
standards. Phase 1 of Glory Park achieved a parking rate of 1 space per 31
sqm while the remaining two plots, yet to be constructed, have planning
permission including parking provision at 1 space per 27sqm which is outside
the emerging requirements of 1 space per 21 sqm for office floor space in
Zone 2.
Kingsmead Business Park is located in Zone 1 and achieves a better parking
rate of 1 space per 23 sqm which meets emerging requirements for office floor
space.
Despite the majority of surrounding employment areas experiencing an under
provision of car parking ample land (in the vicinity of a new 3a Junction) is
available that if brought forward for employment floor space should be able to
accommodate sufficient off-street car parking in accordance with emerging
new parking standards. This will give the area a competitive advantage in
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Commercial
Drivers

Description

commercial terms.
Public transport access is currently poor. Bus access from High Wycombe
train station to Spring Lane takes approximately 30 minutes.
Score: 3
Scalability and
clustering

No large scale employment currently exists in the immediate area that any
new employment land allocation could further strengthen. Strategic sites
Abbey Barn South and Abbey Barn North are located in close proximity
however that together with a new employment allocation could warrant the
provision of supporting amenities such as cafes; shops etc to serve any new
resident population and employees. Essentially however this will be an
entirely new employment location.
Score: 2

High build quality

The closest high quality business park in close proximity to the proposed

and

Junction 3a is Glory Park in Wooburn Green, approximately 2.5 miles away

environmental
credentials

to the south east. The first 3 office buildings have been completed and
achieve BREEAM Rating Excellent and therefore set a clear marker as to
what type of development the market can support in this location.
Surrounding landscaping and green spaces are also of a high quality.
A similar standard of office accommodation is possible at Junction 3a.
Score: 4

Labour supply

Analysis of 2011 census data shows that around 580 people currently work in
the Flackwell Heath area (excluding those who work from home or have no
fixed place of work). Around 60% of these people travel less than 5km to
work, a further 22% travel between 5km and 10km and a further 11% travel
between 10km and 20km, demonstrating that the majority of the workforce is
relatively local. Workers in this area are largely reliant on road travel with
around 80% travelling by car and just 1% travelling by train and 3% by bus.
Around 12% of people travel on foot and a further 2% of people cycle to work.
Score: 3.5

Clear

Glory Park is under an arrangement whereby a single management company,

management

BAM Properties Ltd, is responsible for the management of the business park.

structure and/or

This includes the servicing of its landscaped areas and facilities management.

master planned
environment

A similar standard of development and management structures albeit on a
much larger scale should be possible at Junction 3a.
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Commercial
Drivers

Description

The size of the potential development sites would lend themselves to being
master planned. Such an approach would promote a design and landscaping
approach which best integrates with the surrounding Green Belt; AONB and
Local Landscape Areas. One of the potential employment sites (Site 3) is also
located in close proximity to Abbey Barn South and Abbey Barn North which
could be master planned as a package.
Score: 4

Management
structure /
masterplanned

Motorway access
5
4.5
4
3.5
3
2.5
2
1.5
1
0.5
0

Labour supply

Car parking provision /
public transport

Scalability / clustering

Building quality /
environmental
credentials
Figure 11 - Commercial Drivers Summary

Most commercial location for employment

6.16 Junction 3a scores well across the majority of commercial drivers and is therefore
considered suitable for a future employment designation. Based on these scores
and the potential land available we feel the area possesses the attributes to deliver
a significant quantum of employment development akin to that of a strategic
business park. Any future allocation would help to significantly strengthen
Wycombe’s employment offer in terms of competing on a regional scale within the
Thames Valley.
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6.18 From a commercial perspective none of the 5 potential employment sites (discussed
below) has a clear commercial advantage over the others based on current publicly
available details concerning the proposed new junction and local highways
mitigation measures. All sites will be provided with a similar level of access from the
new junction and are served by a similar standard of local roads. Given limited
existing business use in the immediate area none of the sites has a particular
advantage in terms of scalability and clustering with existing businesses. While Site
4 is adjacent to the Abbey Barn Business Centre it’s of only a small scale and is a
barn conversion meaning any benefits in terms of scalability and clustering is
considered negligible. Site 4 may have a slight advantage given its proximity to
strategic sites Abbey Barn South and Abbey Barn North which are having site briefs
prepared by the Council. Should Site 4 come forward for development it could
potentially integrate with and build upon potential landscape; visual and traffic and
highway considerations outlined for these strategic sites as well as benefit from any
amenities provision which is important to the success of strategic business parks.
6.19 Only Sites 2 and 4 are large enough to accommodate the potential quantum of
development we are proposing below.

Figure 12 – Junction 3A – Potential Employment Sites

20

20

Contains Ordnance Survey data © Crown copyright and database right 2016
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Suitable employment quantum

6.20 Three sites exist south of the M40 and the proposed new slip roads and north of
North End Road as shown below. The first potential employment site (Site 1) is
located west of Abbey Barn Lane and has an approximate gross site area of 3.5ha.
Site 2 is located west of Spring Lane and conservatively could generate a gross land
area of at least 15ha. Site 3 is east of Spring Lane and could conservatively offer a
gross land area of 4 ha.

Figure 13 - Site 1 south of M40 and west of Abbey Barn Lane

Figure 14 - Site 2 south of M40 and west of Spring Lane
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Figure 15 - Site 3 south of M40 and east of Spring Lane

6.21 Another two sites exist to the north of the M40 the first of which (Site 4) is bounded
by Abbey Barn Lane to the north west and Spring Lane to the east and could
generate a gross site area in excess of 30 ha. The second site (Site 5) is on the
other side (east) of Spring Lane and could provide a potential development
opportunity of around 5 ha gross. Site 5 has a steep topography which makes it
unsuitable for commercial development without substantial site preparation works.

Figure 16 - Site 4 north of M40 and west of Spring Lane
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Figure 17 - Site 5 north of M40 and east of Spring Lane

6.22 Junction 3a represents a significant catalyst for strengthening Wycombe’s
employment offer and helping it better compete with other locations in the Thames
Valley. However the proposed Junction 3a design only has western facing slips
meaning it will serve no purpose for vehicles trying to reach the potential
employment locations from the east. Traffic from the east will need to exit at either
Junction 3 or 4 and use the existing local road network to access the sites, primarily
via single carriageway roads. These journeys could take up to 9 minutes using
Junction 3 and up to 12 minutes using Junction 4 during peak times. From a
commercial perspective not having east facing slips is a missed opportunity and has
a moderately diminishing effect on the potential of the overall area as a future
employment location.
6.23 To put this in perspective motorway access / egress in both directions on the M40
would comfortably make this the most commercial employment location in Wycombe
on par with Glory Park but with opportunities for a much higher quantum of
development. While we still feel the Junction as proposed will support a strategic
business park we have felt the need to moderate the size of our recommended
employment allocation in respect of the restricted access from the east. While a full
Junction would have further commercial benefits in terms of a future employment
allocation there are much wider factors to consider in implementing a new Junction
which we have not considered here. Therefore it may not be acceptable or feasible
for a full junction to be delivered.
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6.24 Based on this restriction we feel a minimum allocation of 10 ha supporting 40,000 to
50,000 sqm of floor space is appropriate for this location and to attract market
interest. We would be more ambitious in recommending a larger minimum
quantum (circa 15 ha) should east facing slips also be provided. Only Sites 2 and 4
could accommodate 10 ha of development on their own.
6.25 While similar junction access restrictions exist at Kingsmead Business Park and
Knaves Beech has not appeared to undermine their commercial success, neither
are strategic business parks. They are smaller in scale than what is possible at
Junction 3a and given they are primarily office locations they do not generate
significant HGV movements. HGV access is more important at Junction 3a given
we feel industrial and warehousing premises are suitable in this location and which
may generate significant HGV movements.
Type and size of premises

6.26 Given the delivery timeframe for implemented a new junction is likely to be towards
the end of the plan period we feel a more flexible allocation covering offices,
industrial and warehousing uses is the most appropriate given the market may
change over time. Even in the current market the potential employment sites served
by a new junction could offer a key strategic location suitable for a mix of offices;
industrial and warehousing use.
6.27 Therefore any new floor space in the vicinity of a new Junction 3a should look to
provide a mix of large flexible Grade A office floor space to meet regional demand
across the Thames Valley as well as industrial and warehousing units for larger
companies, again demanding high quality space. This space should be flexible in
that it can be subdivided to meet different occupier needs. To compete with other
locations within the Thames Valley a healthy proportion of this floor space should be
suitable for larger businesses needing office space in excess of 2,000 / 2,500 sqm
and industrial / warehousing units in excess of 1,500sqm.
Viability considerations

6.28 For the best quality office floor space in the local area, yields of between 6% to 8%
are possible. The sale of Building A3 within the Glory Park achieved a yield of 7% in
2014 while rent levels in Glory Park are typically around the £300 psqm mark. We
feel this establishes a reasonable benchmark of what could be achieved in the
vicinity of a new Junction 3a.
6.29 For industrial floor space a clear local precedent is harder to find. From our analysis
industrial and warehousing units of less than 20,000sqm with good strategic
motorway access are likely to let for between in £110 sqm to £130 psqm. Yields of
6% to 8% are considered representative based on the quality of the space.
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6.30 To test these assumptions we have completed a high level appraisal for delivering
50,000 sqm with a 50:50 split between office (25,000sqm) and industrial /
warehousing (25,000sqm) floor space. The key assumptions we have used in the
appraisal are:
Table 15 - Junction 3a viability assumptions

Offices

Industrial

Rent (psqm)

£300

£120

Build costs (psqm)

£1,567

£695

Benchmark land value (pha)

£2.5 million

£2.5 million

External works (% of build costs)

15%

15%

Professional Fees (% of build costs & externals)

10%

10%

Contingency (% of total construction costs)

5%

5%

Marketing (offices & industrial)

£15,000

£15,000

Letting agents fee - % of rent

10%

10%

Letting legals - % of rent

5%

5%

Sale agents fees - % of capital value

1%

1%

Sale legal fees - % of capital value

0.75%

0.75%

Interest charges

6.5%

6.5%

Sales costs

6.31 To give an idea of how viability changes with respect to rent free periods and rental
yields we have tested at 6% and 8% yield and at 3 months and 12 months rent free.
The results are below which compares the residual land value with the benchmark
land value to determine a profit level.
Table 16 – Junction 3a viability results

6% yield

7% yield

8% yield

3 months rent free

£37,206,101

£12,753,900

-£5,581,727

12 months rent free

£29,831,227

£5,456,678

-£11,412,187
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6.32 As can be seen a development consisting of 25,000 sqm for office floor space and
25,000 sqm of industrial / warehousing floor space is viable based on achieving
yields of 7% and rent free periods up to 12 months. All figures are based on
achieving a 20% profit level on costs.
Broad delivery strategy

6.33 As this is a commercial assessment we have not considered visual impacts on the
surrounding area. The Council will need to consider this and other sustainability
factors as part of its decision for allocating land for employment.
6.34 Whilst an obvious point to make the single most important factor in the delivery of a
new strategic business park in this location is the delivery of a new Junction 3a.
Next is early delivery of proposed local road infrastructure improvements including
upgrades to Spring Lane. It will be vitally important that the upgrades and new road
infrastructure are suitable for HGV access which is an important requirement for
larger strategic business parks particularly those containing larger warehousing and
distributions businesses which is possible in this location alongside offices.
6.35 Abbey Barn Lane and Heath End Road should also be assessed in terms of
necessary upgrades to handle increased vehicular traffic including HGVs.
6.36 Given the potential scale of employment development possible at this location, in
conjunction with possible new development at Abbey Barn North and Abbey Barn
South, significant improvements to bus services in the area needs to be a priority.
High Wycombe train station is less than 3 miles away by road and therefore with
improved services should be able to serve any new employment land much quicker
than the current 30 minute journey.
6.37 To be successful and gain a competitive advantage a strategic business park should
ideally provide onsite a range of amenities to serve employee and visitor needs.
The market clearly understands this requirement however this could usefully be
reinforced as part of any Local Policy pertaining to any future employment
allocation. Should Site 4 come forward as a future employment allocation amenity
provision could potentially be planned together with the business uses possible on
the Abbey Barn South site. These sites could benefit from a masterplan approach
where traffic and highways impacts; visual impact; public transport provision etc
could be considered together and will help signal to the market the Council’s
commitment to bringing forward new housing and employment floor space in the
area.
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7. WESTHORPE, MARLOW
Area context

7.1

7.2

The area includes land to the south east of the A404 and A4155 Junction. The site
is located approximately 35 miles north west of Central London, 15 miles north east
of Reading and 5 miles south of High Wycombe. Other nearby centres to the
Westhorpe search area include Location

Distance

Marlow town centre

1.3 miles

Henley-on-Thames

9 miles

Beaconsfield

7 miles

Slough

14 miles

The nearest major motorways are junction 4 of the M40 at 3 miles and junction 8 of
the M4 at 8 miles. Heathrow Airport is 21 miles away to the east.
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Figure 18 – Westhorpe, Marlow Context Map

7.3

The majority of the site is historic landfill (Figure 19) which is now Scrubby
Grassland with mature vegetation along the site’s boundaries, lakes and
watercourses including the river Thames which runs along the site’s southern
boundary. The site is also home to Westhorpe House; a Grade II listed building set
within 5.4 acres of landscaped gardens; and Westhorpe Water Sports which
includes 3 lakes used for a range of water sports and fishing; a clubhouse and
caravan and camp site. The Thames River makes up the sites southern boundary.
The Crowne Plaza hotel is located broadly in the centre of the site off Fieldhouse
Lane.

Current Local Plan Proposals

7.4

In terms of Local Policy designations the site  Lies entirely within the Green Belt (Policy GB2);
 Lies entirely within the Little Marlow Gravel Pits (RT19);
 Green Infrastructure Area (DM11);
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 Area of Attractive Landscape (L2);
 Flood Risk Zones 2 or 3 (DM17); and
 Across the entire southern boundary shared with the Thames is designated The
Thames Path National Trail (RT14).
7.5

A full list of relevant planning constraints and policy designation are available at
http://mywycombe.wycombe.gov.uk/. We have reproduced the most relevant at
Appendix Nine.

Figure 19 - Westhorpe Landfill boundaries

7.6

Adjoining the site’s eastern boundary is the former Marlow Quarry and Little Marlow
Sewerage Treatment Works (Figure 19). The former Marlow Quarry is now use as
an athletics track. Beyond the western boundary on the opposite side of the A404
are two established business parks - Globe Park and Marlow International
discussed further below.
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Local office and industrial market

7.7

Globe Park is a 21ha edge of town business park which is described in the PBA
Economy Study & Employment Land Review (2014) as the best strategic office
location within Wycombe District closest to the core of the Thames Valley. We
agree with this conclusion as the park provides primarily Grade A office space which
is tenanted by a good range of large companies with good covenant strength. The
park also provides a mix of old and modern industrial units occupied mainly by local
businesses. Industrial development within Globe Park has been gradually displaced
over the long term by higher-value office uses.

7.8

Rental growth has been mixed recently across both the office and industrial
warehouse accommodation. Current vacancy is approximately 12% based on EGi
figures. Deal activity has also been quite low recently but newly refurbished office
buildings such as Medina House on Fieldhouse Lane are available to let with
quoting rents at £306 psqm. A new build opportunity is also being offered to the
market at The Halt, Station Yard, as a pre-let with quoting rents of £269 psqm for 2
units totaling just under 600sqm of office floor space.

7.9

Just to the north of Globe Park is Marlow International, a purpose-built head office
complex. Labeling itself as a ‘corporate headquarters’ it also offers modern open
plan floor space refurbished to Grade A specification and currently houses Veolia
Water (water management), Allergan (health care) and Dunn & Bradstreet (risk
management). The configuration of the complex, with a single entrance and shared
atrium, may deter some occupiers who prefer standalone buildings which allow a
clear corporate identity to be established. Current availability is 20%, comprising
three units which are being offered to the market in two different configuration
options. Current rents stand at £226 per sqm, which is reasonably high by local
standards.

7.10 In terms of assessing demand and the likely market fundamentals for bringing
employment floor space forward within the Westhorpe site, Globe Park and Marlow
International are the most relevant comparables.
Commercial drivers assessment

7.11 In order to make a broad assessment of the Westhope site and adjoining business
area’s commercial strength we have assessed (below) the area against the key
commercial drivers explained in Section 3.
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Table 17 – Little Marlow Gravel Pits commercial drivers assessment

Commercial
Drivers

Description

Motorway access

The wider Westhorpe site is situated directly adjacent to the A404 which
provides direct access to Junction 4 of the M40 and junctions 8/9 of the M4.
21
Average travel times by vehicle are –


Junction 4 of the M40 to the Westhorpe site via the A404 typically
takes 4 to 9 minutes (2.5 miles);



Junctions 8/9 of the M4 to the Westhorpe site via the A404 and A404
(M) typically takes 10 to 26 minutes (8 miles);



Junction 16 of the M25 to the Westhorpe site via the M40 typically
takes 14 to 22 minutes (13.5 miles); and



Heathrow Airport to the Westhorpe site via either the M40 and M25 or
the M40 both typically take 22 to 40 minutes (21 miles).

The wide variations in travel times indicate traffic congestion, particularly on
the A404, is an issue during peak times. For this reason, despite the A404
being a dual carriageway linking the Westhorpe site to both the M40 and M4,
the score for motorway access has been downgraded slightly.
Score: 3.5
Car parking

Local agents note that the existing Globe Park suffers from insufficient off-

provision and
public transport

street car parking which currently results in the local street networking being
inundated with parked cars. The majority of businesses are provided with
separate off-street car parks access separately from the local road network.
When these fill up employees and visitors are forced to park on-street. Major
occupiers are being deterred from taking up space due to this and other issues
such as site access; poor quality environment and absence of supporting
amenities such as cafes; hotel and conference facilities.
Off-street parking appears to be less of an issue at Marlow international which
is provided with two dedicated off-street parking areas with separate access
points. While majority occupied during Boyer’s site visit in September 2015
these parking areas appeared to be meeting the needs of the existing
businesses with little on-street parking evident on the surrounding local road
network. The building isn’t fully occupied currently as noted above.
In Table 18 we compare what Wycombe’s proposed new parking standards,
described in paragraph 4.4, would require in relation to existing employment
sites vs what each site currently provides.
This clearly demonstrates the potential impact lack of off-street parking may be
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Based on Google Maps Travel Planner arriving at 8:30am
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Commercial
Drivers

Description

having on the commercial strength of existing employment sites and Globe
Park as a whole. New development and refurbishment of existing sites
recognise the importance of car parking. For example Eclipse and Medina &
Meridian have car parking levels more in line with the proposed new standards
at 1 space per 24 sqm and 18 sqm respectively and are noting this fact in
relevant marketing material.
Marlow train station lies to the south east of the Globe Park. While it provides
convenient pedestrian access to Globe Park the Great Western rail service
does not provide direct access to major destinations such as Maidenhead;
Reading; Bracknell or London Paddington – all requiring at least 1 change.
22
Average travel times by a combination of train and bus are –


Maidenhead – typically takes 37 to 50 minutes



Reading – typically takes 71 to 103 minutes



London – typically takes 101 to 109 minutes




Bracknell – typically takes 100 to 111 minutes
High Wycombe – typically takes 33 to 41 minutes

Score: 2.5
Scalability and
clustering

Together Marlow International and Globe Park provide a good scale of
employment floor space of approximately 90,000 sqm predominately offices.
Seemingly in response to regional market demand for Grade A office space
across London and the Thames Valley a number of existing building are being
refurbished along with a new development called The Halt, at Station Yard.
Some notable refurbishments include Eclipse a high quality headquarters
office building providing over 2,000 sqm of floor space and Medina and
Meridian again providing headquarter office space refurbished to Grade A
standard providing just under 4,000 sqm of floor space. Plans are also in
place to refurbish the now vacant Volvo House which is in excess of 5,000
sqm. This process of refurbishment and new build offices will need to continue
if Globe Park is to compete with other prominent locations in the Thames
Valley such as Maidenhead and Reading.
It is important that new development and refurbishment of existing stock
continue to provide flexible larger floor plate offices to attract larger companies
wanting to locate functions outside of London which can sit alongside smaller
offices as part of providing a diverse offer.
Accessibility to a range of amenities from and within Globe Park and Marlow
International is mixed. Cooper Coffee bar and the Marlow leisure club are

22

Based on Google Maps Travel Planner arriving at 8:30am
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Commercial
Drivers

Description

located within Globe Park. Marlow Town Centre accommodates a range of
facilities relevant for local employees including a post office; local shops;
dental practice; surgery; pharmacy; optician; petrol stations; restaurants; café’s
and supermarkets including Waitrose, Sainsbury’s and Marks and Spencer.
The town centre however is located 13 minutes’ walk from Fieldhouse Lane
within Globe Park and 20 minutes’ walk from Marlow International – although
Marlow International does have a café / restaurant on site. A number of hotels
are located in the surrounding area the most prominent of which is the Crowne
Plaza which is located 10 minutes’ walk from Fieldhouse Lane in Globe Park
and 20 minutes’ walk from Marlow International. Marlow International provides
pleasant surrounding spaces for employees to relax within its site boundary.
Similar spaces to the benefit of all employees across the Globe Park site
currently do not exist which if provided would help improve the amenity of the
park.
Score: 3
High build quality

Build quality is variable across Globe Park. A number of buildings have

and

recently been or are in the process of being refurbished as mentioned above

environmental
credentials

to bring office spaces up to Grade A standard. Marketing material associated
with these investments note the environmental credentials of the buildings.
Approximately a third of Globe Park’s floor space are B1c, B2 and B8 use
classes. The majority of this space is located on Fieldhouse way and at the
southern end of Fieldhouse Lane. This more industrial type building stock is of
a lower standard and has received little recent investment but appears
reasonably well occupied.
The park would benefit from a number of initiatives to enhance its
environmental credential such as urban greening; pock parks; green walls /
roofs; photovoltaic etc to the benefit of the wider park rather than individual
sites as they come forward. A number of these initiatives are currently being
taken forward by the Globe Park BidCo (http://globebusinesspark.co.uk).
Score: 3

Labour supply

Analysis of 2011 census data shows that around 8,000 people currently work
in Marlow (excluding those who work from home or have no fixed place of
work). Around 25% of these people travel less than 5km to work, a further
29% travel between 5km and 10km, a further 20% travel between 10km and
20km and the remaining 26% travel more than 20km. This shows that Marlow
is attracting workers from a relatively wide area with 46% coming from within
Wycombe district, 12% from Windsor and Maidenhead and 5% from South
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Commercial
Drivers

Description

Oxfordshire and the remaining 38% from further afield.
Workers in this area are largely reliant on road travel with around 80%
travelling by car and just 3% travelling by train and 3% by bus. Around 10% of
people travel on foot and a further 2% of people cycle to work.
Score: 3
Clear

A BID has recently been established for Globe Park along with a new business

management

manager appointed. This is likely to assist in establishing a more consistent

structure and/or

approach to the management of the park in terms of car parking issues;

master planned
environment

access and egress; landscaping; lighting; signage and urban greening
initiatives.
While the park historically has been developed in a piecemeal fashion with
different design approaches to buildings; provision of individual parking areas
and individual site management structures, the above mentioned initiatives
could help present a coordinated image for the park in terms of attracting new
investment.
Score: 3.5

Table 18 - Off-street parking deficiency

Existing employment site

Existing provision
(approx.)

Reqired by new
23
standards

Deficit

Marlow International

854

1,018

- 168

Globe Park

2,000

2,600

- 600

24

23

To calculate the new requirement we have applied the new parking standards to existing floor
space by use class as per VOA records and planning application records
24
Our analysis of car parking provision on Globe Park based on planning permissions identified
1,766 off street car parking space based on 70,000 sqm of floor space. Given car parking data is
not available for all sites and that some site planning application data could not be found we have
added a factor of 10% to arrive at approximately 2,000 existing off-street car parking spaces
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Figure 20– Commercial drivers summary

Most commercial location for employment

7.12 Globe Park and Marlow International score soundly across the majority of key
commercial drivers. In essence we feel the commercial driver assessment indicates
potential which isn’t currently being realized to its fullest. Increasing the amount of
employment floor space in the immediate area at Westhorpe will not only provide
the opportunity to attract new investment but also enable current issues to be
addressed such as the under provision of car parking.
7.13 While Globe Park and Marlow International offer clear pointers to the type of
employment floor space that could be offered on the Westhorpe site, both business
parks have a number of issues any future employment should seek to address
including site access; lack of parking; poor quality environment; aging building stock
and absence of supporting amenities such as cafes; and conference facilities as
identified in the commercial drivers assessment. Together these issues are
inhibiting Globe Park and to a lesser extent Marlow International from reaching their
full potential. Property agents advise that major occupiers are being deterred from
taking up space due to these issues. A number of these issues were also factors in
Volvo, who after 26 years in Globe Park, recently moved to premises in
Maidenhead; namely it requiring a higher spec premises which better reflected the
design standards of its cars; a staff restaurant and display space for its new cars in the
reception area
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Locational assessment

7.14 To identify the most commercial location for a new employment location we have
divided the Westhorpe site into 3 land parcels (see Figure 21). The Council will
need to consider these results alongside other sustainability criteria such as visual
assessments; conservation and heritage impacts; flooding; transport impacts etc
when making their final employment land allocation decision.
7.15 Each site is able to accommodate employment land of at least 5ha which we feel is
the minimum quantum suitable in this location as explain further below.
7.16 The sites assessed for employment potential include:





Site 1 is located within the north section of the site with direct access possible
from the A4155 and is close to the A404 junction;
Site 2 is located to the middle of the site located primarily between the 2 largest
lakes and could accommodate development on both sides of the existing
Crowne Plaza Hotel. The sites would be accessed from Fieldhouse Lane which
is also used to reach the Crowne Plaze Hotel; and
Site 3 incorporates the expanse of land to the south of train lines and north of
the Thames. The site is accessible from Gossmore Lane.

Figure 21 - Potential Employment Locations

25

25

Contains Ordnance Survey data © Crown copyright and database right 2016
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7.17 Land between sites 1 and 2 has not been assessed for employment potential in
favour of leaving this space as a natural buffer to Westhorpe House and Westhorpe
Park Mobile Home Park and surrounding lands. Protecting the character of
Westhorpe House is considered a commercial advantage in terms of creating an
attractive setting and pleasant relaxation areas for future employees. The buffer
area will also help ensure commercial operations can occur freely without unwanted
impact on sensitive uses such as the introduction of traffic, including HGV and
delivery vans, into a currently quiet and not heavily trafficked area located a
considerable distance from both Fieldhouse Lane and the A4155.

7.18 Lack of car parking has been identified as a critical issue impacting the commercial
strength of Globe Park in particular. Wycombe District Council and the Globe Park
BidCo are taking proactive steps to try and improve this situation within the existing
confines of Globe Park. However given our approximation of car parking under
provision (Table 18) and based on limited available land we have included this in the
assessment criteria for considering each possible new site to see if they can have a
role in helping to resolve this issue. Each criterion is given a score of between 1 to
5 – the higher the score representing a more favourable assessment. As this is a
high level assessment each criteria is weighted equally.
Table 19 - Westhorpe locational criteria

Criteria

Assessment Considerations

Local road
access

Each site is assessed in terms of ease of access from A404 which provides a
direct road link to both the M40 and M4.

Public

Each site is assessed in terms of access to local bus services

transport
access
Pedestrian

Each site is assessed in terms of access to local pedestrian and cycle

and cycle

infrastructure and resultant accessibility to local amenities required by future
employees

access and
connection
with local
amenities
Provision off

Lack of off-street car parking has been identified as a major issue impacting the

additional of

commercial attractiveness of Globe Park and to a lesser extent Marlow

off-street car
parking

International. Given land availability is limited within the existing business parks
and each individual site owner will want to establish the highest value use of their
site (which is unlikely to include a car park) we have assessed each site in terms
of its ability to provide additional spill over parking to the benefit of the wider
Globe Park

Scalability and

Here each site is assessed in terms of its ability to build on the current
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Criteria

Assessment Considerations

clustering

reasonably strong score for Globe Park / Marlow International under the
‘commercial drivers assessment' in particular ‘scalability and clustering’ where we
feel there is the most scope for improvement. Here we assess whether each site
can help provide a larger and more prominent employment location within the
Thames Valley with an increased diversity of businesses and supporting
amenities to the benefit of new and existing businesses.

7.19 Using the above criteria the locational assessment indicates that from a commercial
perspective Site 1 is the preferred option. A scoring summary is below while the full
results of this assessment are detailed in Appendix 7.
Table 20 - Locational assessment scores

Criteria

Site 1

Site 2

Site 3

Local road access

5

2

1

Public transport
access

2

3

3

Pedestrian and cycle

3

4

3

4

2

1

Scalability and
clustering

3

4

1

Total

17

15

9

access and connection
with local amenities
Provision off additional
of off-street car
parking

7.20 Providing a new employment allocation within Site 1 is considered the most
commercial location for new employment floor space in Westhorpe. The major
benefits of this location over Site 2 are vehicular access which we feel compensates
for Site 1 being visually and physically separated from the existing Globe Park and
Marlow International, although pedestrian access is available between Site 1 and
Globe Park via a footbridge over the A404. It is possible a different conclusion could
be drawn should suitable measures be put in place to improve vehicular access and
current car parking constraints within Globe Park which could only be assessed after
further traffic modeling. Given the more elevated nature of Site 1 visual impact
assessments would also need to be undertaken.
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Suitable employment quantum

7.21 We agree with PBA assessment that to be successful a minimum new employment
land allocation of approximately of around 3-5 ha is appropriate. Given national
and regional trends for Grade A office floor space has strengthened recently we feel
the higher end of this range (5ha) is appropriate as a minimum requirement.
7.22 Site 1 is approximately 14 ha in size and therefore could comfortably accommodate
a minimum requirement of 5ha or 25,000 sqm of floor space. A key benefit of Site 1
is the ability to provide spill over parking to the benefit of existing businesses at
Globe Park / Marlow International which currently has a combined off-street parking
deficit of approximately 770 spaces. New car parking on Site 1 would be readily
accessible from Globe Park and Marlow International via the existing footbridge over
the A404 onto Parkway. As a single storey parking area this would require a land
area of approximately 2.1 ha. Obviously a multi-storey car park would have the
benefit of requiring less land but would be more costly to deliver and is likely to have
greater visual impact. These are detailed considerations beyond the scope of this
study.
7.23 Therefore together we feel a total minimum allocation of approximately 7-8ha is
appropriate in terms of delivering new employment floor space (approx. 5ha) and a
new shared spill over car parking area (surface level) for the benefit of existing and
new businesses.
Type and size of premises

7.24 Any new floor space should look to provide primarily large flexible office floor space
to meet regional demand across the Thames Valley for Grade A offices. This space
should be flexible in that it can be subdivided to meet different occupier needs. To
compete with other locations within the Thames Valley a healthy proportion of this
floor space should be suitable for larger businesses needing office space in excess
of 2,000 / 2,500 sqm.
Viability considerations

7.25 Most of Globe Park’s office accommodation is aging having been built
predominantly in the 1990s and 2000s. The process of refurbishing existing stock to
Category A standard has begun as noted above with quoting rents as high as £306
psqm. Until a deal is secured on this newly refurbished space a degree of judgment
is required as to what prime rents could be achieved in the area including on
Westhorpe. We have applied a 10% reduction to the highest quoting rent to arrive
at £275 psqm as asking rents are commonly negotiated downwards. This is higher
than the new build (pre-let) rents being asked at the yet to be constructed The Halt,
Station Yard plus the refurbished space at Medina & Meridian is considered to be of
new build standard and is therefore considered the most relevant comparable.
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7.26 In terms of yields we feel 6% to 8% is appropriate similar to Junction 3a and what
has been achieved at Glory Park.
7.27 To test these assumptions we have completed a high level appraisal for delivering
25,000 sqm of office floor space. The key assumptions we have used in the
appraisal are:
Table 21 – Westhorpe Viability Assumptions

Offices
Rent (psqm)

£275

Build costs (psqm)

£1,567

Benchmark land value (pha)

£2.25 million

External works (% of build costs)

15%

Professional Fees (% of build costs & externals)

10%

Contingency (% of total construction costs)

5%

Sales costs
Marketing (offices & industrial)

£15,000

Letting agents fee - % of rent

10%

Letting legals - % of rent

5%

Sale agents fees - % of capital value

1%

Sale legal fees - % of capital value

0.75%

Interest charges

6.5%

7.28 To give an idea of how viability changes with respect to rent free periods and rental
yields we have tested at 6% and 8% yield and at 3 month and 12 months rent free.
The results are below which compares the residual land value with the benchmark
land value to determine a profit level.
Table 22 – Westhorpe Viability Results
6% yield

8% yield

3 months rent free

£26,817,295

-£1,198,545

12 months rent free

£21,988,508

-£5,926,631
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7.29 As can be seen a development consisting of 25,000 sqm of office floor space a is
viable based on achieving yields of 6% and rent free periods up to 12 months. All
figures are based on achieving a 20% profit level on costs.
Broad delivery strategy

7.30 As this is a commercial assessment we have not considered visual impacts on the
surrounding area. The Council will need to consider this and other sustainability
factors as part of its decision for allocating land for employment.
7.31 Similar to Junction 3a we expect an employment allocation at Westhorpe would
attract significant market interest. Therefore we see little intervention would be
needed in terms of a delivery strategy for bringing employment floor space forward
on the preferred Westhorpe site should it come forward as a standalone
development.
7.32 Where investment support / intervention may be needed is in the provision of spill
over parking on the site for the benefit of existing businesses in Globe Park and
Marlow International. Developers of the Westhorpe site will obviously provide ample
parking for their future occupiers to be commercially successful and in accordance
with parking policy but will likely be less receptive to having to provide spillover
parking to the benefit of business not included within their development and at their
own cost.
7.33 Given the high level viability work outlined above indicates employment
development is currently broadly viable in this location a contribution could be
sought from the developers of the Westhorpe site but probably only proportionate to
the benefits any spillover parking will have on its future occupiers. Additional
funding could be sought from the existing Globe Park / Marlow International
businesses potentially through the BID and through future CIL funds should this
piece of infrastructure be deemed by the Council as being appropriate for inclusion
on its Regulation 123 List.
7.34 Site 2 has an existing access from the A4155 which will need upgrading and likely
reconfiguration to accommodate the quantum of employment development being
recommended. To account for this cost and other external works we have included
an allowance of 15% of build costs within our appraisal.
7.35 Pedestrian and cycle links between Globe Park to both Marlow Train station and the
town centre need to be improved also. Part of this will be better regulation of street
parking within Globe Park which currently restricts usage of the footpath in some
locations along with better signage to Globe Park; Marlow International and any
future business park on the Westhorpe site via the A404 footbridge.
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7.36 Bus services particularly from High Wycombe and Maidenhead need to be
enhanced which currently can take up to 41 and 50 minutes respectively during
peak periods. These services have little commercial value to Globe Park and any
new employment allocation on the Westhorpe site. The priority should be on
improving bus links to Maidenhead which is the on the Crossrail line and will provide
quick access from central London and Heathrow. Improved bus services from this
station especially during peak periods could help public transport access become a
stronger commercial driver for the area.
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8. WYCOMBE AIRPARK
Area context

8.1

Wycombe Airpark, also known as Booker Airfield, is an operational aviation
aerodrome located to the south west of High Wycombe which is approximately 3.5
miles away. The site is located approximately 35 miles north west of Central
London; 14 miles north west of Slough and 15 miles north east of Reading.

Figure 22 – Wycombe Airpark Context Map
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8.2

The Airpark has an overall site area of 93 hectares, with 4.3 ha of the site
accommodating a range of single storey aircraft hangars and supporting commercial
premises. A Council Depot and squash and racketball club are also located on the
site.

8.3

Wycombe Airpark, lies south of the M40 and the closest motorway junction (Junction
4) is 1.8 miles away to the east. There is no train station in the immediate vicinity of
the Airpark, the closest mainline train station is High Wycombe which is on the
Chiltern Line and connects with central London (London Marylebone), Birmingham
(Snow Hill) and Oxford Stations.

8.4

Wycombe Airpark opened in April 1965 and is owned by Wycombe District Council.
The Airpark is leased to Airways Aero Association (AAA) who was bought by Heli Air
in 2014. It is understood that the lease to AAA/Heli Air expired in 2014. The
Council signed a new lease in 2015, which allows it to retake control of land to the
south of the current runways.

8.5

The Airpark which operates over three runways accommodates over 90,000 flight
movements each year. The flights are private and there are no commercial or air
freight operations from the Airpark.

Planning Policy Overview

8.6

Wycombe Airpark is allocated as a Major Development Area within the Green Belt,
and is surrounded by AONB. This is highlighted within Wycombe Local Plan
Policies.

8.7

Saved Local Plan Policy GB10 specifically applies to the Airpark and restricts the
development and uses on the site to those which are aviation related or ancillary in
nature. Policy GB10 states that any development must be within the existing
developed area of the Airpark. Any development on the site needs to be closely
related to the use of the Airpark for a civil aerodrome. In the case of ancillary
businesses, they need to demonstrate that they must out of necessity be located at
the Airpark. In such cases development may also be permitted subject to a condition
restricting the use of the land or buildings to occupiers whose business requires a
location at the Airpark. Development which is proposed that does not have an
essential need to be located at the Airpark will not be permitted.

8.8

Saved Local Plan Policy GB9 relates specifically to Major Developed Sites within the
Green Belt. This policy states that planning permission will be only be granted for
development which has no greater impact on the openness and rural amenity of the
green belt than the existing development and not exceed the height of existing
buildings. Proposals for the redevelopment of major developed sites should be put
forward in the context of long-term plans for the site as a whole and both improve
the visual amenity of the site and respect its existing character.
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8.9

A full list of relevant planning constraints and policy designations are available at
http://mywycombe.wycombe.gov.uk/. We have reproduced the most relevant at
Appendix Nine.

Local office and industrial market

8.10 The local office and industrial market in proximity to the Airpark primarily comprises
two clusters located around the Sands Industrial Estate (2 miles north) and the
Cressex Business Park (1.5 miles north east). Further afield are the Lane End
Industrial Park and the High Wycombe Town Centre which accommodates a range
of self-contained office buildings.
8.11 In addition at Handy Cross (Junction 4 M40/A404), 33,000 sqm of new office space
is to be provided at the Handy Cross Hub site. Construction has commenced on the
first phase which includes a state of the art sports and leisure centre and a Waitrose
food store. Other elements of the mixed use scheme are a coach way park and ride
and a 150 bed hotel.
8.12 The local office and industrial market is predominantly made up of second hand
Grade B floor space, with very limited new build and newly refurbished space. Since
2011 local rental figures have been increasing for both office and industrial space.
8.13 From our investigations around 22,250sqm or approximately 12% of floor space is
vacant at the Sands Industrial Estate; Cressex Business Park and Lane End
Industrial Park combined. The average asking rent for available units currently
stands at around £85 psm and the average capital value of available units is
currently £448,517, producing an average yield of 6.85%.
Cressex Business Park

8.14 Cressex Business Park is located 1.5 miles from the Airpark and is the largest
business park in High Wycombe. Cressex contains a mix of large warehouse units,
workshops and a mix of large modern office developments and small Grade B office
units. Cressex comprises around 82,300 sqm of industrial space and 36,600 sqm of
office space.
8.15 Rental values have increased in many locations throughout the park since 2011. For
example, rents in Barnes Wallis Court have increased from £94.91 psm in 2011 to
£119.80 psm in 2015. However, on average rental values have decreased by £7
psm from 2011 to 2015 across a sample of five units from around the Park.
Currently the average rental value available on the market is £119 psm.
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8.16 There is currently 16,700 sqm of floor space vacant in Cressex, with capital values
producing net initial yields of between 5.6% and 8.6%. Available floor space
includes the newly refurbished M40 Industrial Centre and the new build Anglo Office
Park.
Sands Industrial Estate

8.17 Sands Industrial Estate is located 2.5 miles from the Airpark and is made up of low
rise Grade B office accommodation, older storage warehouse and industrial units
and some trade counter space. In total Sands Industrial Estate contains around
15,900 sqm of B1a office space and 46,000 sqm of B1c/B2/B8 Industrial space.
Occupiers are predominately local businesses and include a range of building
material manufactures and providers, catering businesses, vehicle parts and
electrical/electronics businesses.
8.18 Sands Industrial Estate has experienced rental growth since 2011, with average
rents increasing from £53 psm in 2011 to £81 psm in 2015. There is a total of
5,150sq.m of available vacant floor space within the estate. The capital values of
these vacant units ranges from £310,000 to £700,000, representing a net initial
yields of between 5.6% and 7.17%.
Lane End Industrial Park

8.19 Lane End Industrial Park is located to the west of Wycombe Airpark, approximately
2.25 miles away. Lane End is a small village lying south of the M40 and is broadly
equidistant between junctions 4 and 5.
8.20 Lane End Industrial Park is centrally located within Lane End accessed from the
High Street. It comprises low rise warehousing and light industrial units some with
ancillary offices and there is some shared car parking. The largest tenant is ELGA
Labwater (part of Veolia) who occupy 50% of all space here. Other tenants are
predominately local companies and include Universal Air Tools and General Lamps.
Asking rents are around £75 psm and yields are understood to be around 9 to 9.5%.
Commercial drivers assessment

8.21 In order to make a broad assessment of Wycombe Airpark’s commercial strength
we have assessed the area against the key commercial drivers explained in Section
3.
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Table 23 – Wycombe Airpark Commercial Drivers Assessment

Commercial
Drivers

Description

Motorway
access

The nearest junction to the M40 is 1.8 miles away from the Airpark. The M40
takes you directly onto the M25 13 miles to the east. Average travel times by
vehicle are –


Junction 4 of the M40 typically takes 5 minutes (1.8 miles);



Junction 16 of the M25 via the M40 typically takes 16 to 20 minutes (13



miles); and
Heathrow Airport via the M40 typically takes 24 to 35 minutes (20 miles)

Access to the motorway is reasonably good but is negatively impacted by only
single carriageway roads, including residential roads, which form the route from
the motorway junction to the site.
Score: 3
Car parking

Off-street parking will need to be sufficient in meeting the business needs of

provision and

future occupiers, particularly given the poor public transport accessibility of the
Airpark.

public
transport

Currently the Airpark has approximately 240 car parking spaces around the site.
There are also further car parking spaces that are dedicated for each office
building and hangar. Wycombe is looking to adopt new parking standards in the
autumn 2015 to ensure sufficient off street parking levels in the future as
discussed in paragraph 4.4.
Wycombe Airpark is located within Zone 2 in terms of these parking standards.
As shown in Table 26, the total car parking required by the Airpark to meet the
latest parking standards for Zone 2 is 253 spaces. The current levels of car
parking on-site would result in a marginal shortfall of 13 spaces.
Based on 2 separate site visits during business hours in August and September
2015 car parking levels are well within capacity but would be expected to move
closer to capacity during weekends when flight movements are likely to be
highest.
In terms of public transport accessibility, High Wycombe Train Station is
approximately 3 miles north-east of the Airpark and therefore does not serve the
site well. The local bus network serving the Airpark is also poor.
In terms of method of travel to work, over 70% of people who work in High
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Commercial
Drivers

Description

Wycombe drive or are a passenger in a vehicle. Only 8.8% of workers use the
train to get to work and a further 2.8% by bus which is lower than other areas in
the region - Oxford (3% train; 18% bus); Maidenhead (11% train; 2% bus) and
Reading (9% train; 11% bus).
While car parking levels at the Airpark are generally compliant with emerging
parking standards and generally better than surrounding employment areas public
transport accessibility is poor.
Score: 2
Scalability and
clustering

The majority of businesses on the Airpark are all either aviation related or have a
direct link with aviation services. Therefore an aviation cluster currently exists.
There is substantial land available at the Airpark that could allow the existing
employment floor space provision to be increased. However it is questionable
how much additional demand there would be for aviation and aviation related
businesses given the existing relatively local and domestic nature of operations
on the site. This is reflected in the low rents that are paid on the Airpark relative
to other non-aviation employment floor space located in the surrounding
employment areas of High Wycombe.
For a wider, more commercially viable, employment allocation to be successful at
Wycombe Airpark a change in the current planning policy restriction would be
required to allow non-aviation related B1, B2 and B8 uses.
There is some potential against this driver, although there would need to be a
relaxation of the current aviation related use controls and the sites Green Belt
designation which severely limits it potential for intensification. Potential safety
concerns in relation to the existing aviation operations is also a key consideration
which will constrain the heights of buildings that can be developed and will require
appropriate separation of buildings and runway aprons to meet obstacle
clearance criteria.
Score: 2

High build

The current aviation premises on the Airpark are dated and currently don’t exhibit

quality and

strong environmental credentials. The open landscape character and natural

environmental
credentials

vegetation however present a pleasant environment which could be used by
employees for relaxation and eating lunch
The Airpark also has specific operational requirements which are likely to restrict
the height of buildings and the amount of hard surfaces in case of flight
emergencies.
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Commercial
Drivers

Description

Score: 2
Labour supply

High Wycombe has low unemployment and a well educated population. The total
working population for High Wycombe is 377,704, with an unemployment rate of
just 4.5%. Out of the working population, 34% of residents are in
higher/intermediate managerial, administration and professional jobs and 17.9%
are skilled manual workers.
Due to the large amount of employment land in High Wycombe and the labour
supply catchment providing good employment opportunities, over 55% of High
Wycombe’s population live and work in the town.
Score: 3.5

Clear

Although the nearby area to the Airpark has a large amount of office and industrial

management

space, such as Cressex Business Park and Sands Industrial Estate, there are few
employment locations which fit the profile of a managed business park.

structure
and/or master
planned
environment

Management of any new employment floor space at the Airpark will be more
difficult given some of the infill sites within Option 1 for intensification are
physically separated from one another by the existing aviation businesses. Given
the aviation buildings are dated and are designed and orientated to meet the
specific requirement of their businesses (i.e. hangars), a consistent approach to
building design will be difficult to achieve. These are not insurmountable issues
but rather present challenges that will need to be overcome.
Score: 2.5
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Motorway access
5
4
Management
structure /
masterplanned

3
2

Car parking provision
/ public transport

1
0

Labour supply

Scalability / clustering

Building quality /
environmental
credentials
Figure 23 – Commercial drivers summary

Most commercial location for employment

8.22 We have been asked to consider two options in relation to the Airpark –
 Option 1 – intensification of the existing business activities, allowing for industrial
uses not related to the Airpark and reviewing the boundary of the major
developed site designation to include the Council Depot and other peripheral
sections of the site; and
 Option 2 – expansion of the employment area onto the southern part of the
airfield, whilst retaining the operational Airpark.
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Figure 24 - Site opportunities at Wycombe Airpark

26

8.23 Other than potential labour supply the Airpark does not score strongly on the
commercial drivers’ assessment and therefore we do not consider the Airpark to be
ideally placed to benefit from national and regional growth trends outlined in Section
2 of this report. Therefore any future employment allocation is more suited to
fulfilling more localised demand trends.
8.24 To achieve a better understanding of the suitability of the Airpark to accommodate
new employment floor space we have analysed below a number of other airparks
which has concluded that non-aviation uses are either well separated from the
airfield or of a low build density. Additionally we have analysed available
employment floor space in the surrounding area which demonstrates that over
20,000sqm (source EGI) of vacant floor space exists within the nearby Cressex
Business Park and Sands Industrial Estate. This represents approximately 12%
vacancy of existing floor space across these two areas. This is considered a
healthy amount of frictional capacity in the wider area to Airpark meaning we see
only modest pent up local demand for large scale employment floor space on the
Airpark currently.

26

Contains Ordnance Survey data © Crown copyright and database right 2016
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8.25 The counter balance to this is that much of the surrounding industrial / warehousing
space is aging and will need upgrading and refurbishment over the Local Plan
period. It is here where the Airpark may gain a competitive advantage in terms of
providing new quality small to mid-size industrial/warehousing units and potentially
also some office accommodation within the Option 1 intensification area in the
short/medium term to meet more localised demand trends.
8.26 For the Option 2 expansion area we feel lower density open storage and
warehousing businesses with larger space demands are appropriate in the short to
medium term. Current access within the Airpark site to the expansion site is limited.
A lower density open storage and warehousing use is likely to be able to operate
within the confines of the existing access arrangements with minimal upgrading.
The lower levels of traffic generated by a less intensive use will assist in avoiding
conflicts with existing businesses. For more intensive industrial / warehouse
development to come forward here in the longer term local take up would need to
increase and local vacancy tighten. Improved access arrangements will also be
required.
8.27 Outlined below are our commercial assessments for both options.
Option 1 commercial assessment

8.28 Under Option 1 the possible development parcels for smaller infill industrial
development as outlined in Figure 24 include  Intensification Site 1 - The Council Depot and sites directly to the east including
the squash and racketball club;
 Intensification Site 2 - Site to the north of the site access road near the Airpark
entrance; and
 Intensification Site 3 - The site to the north of the existing Airpark operations.
8.29 Intensification Site 1, including the squash and racketball club, have a combined site
area of approximately 1.7 ha which based on a standard plot ratio of 0.4 could
accommodate 7,000 sqm of floor space. If the squash and racketball club needs to
remain in situ, the site would become fragmented into smaller parcels which in our
view would create too small a development plots to attract investor / developer
interest to take forward. This is not to say the Council couldn’t bring these smaller
development opportunities forward as and when a suitable occupier could be found.
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Figure 25 – Intensification Site 1

8.30 Intensification Site 2 is approximately 0.3ha in size when respecting the existing
mature tree line and could yield around 1,200 sqm of floor space. Should some
removal of existing vegetation occur a larger site development opportunity could be
unlocked of approximately 1.4ha yielding around 5,600 sqm of floor space.
Commercially, only the enlarged site would be sufficiently attractive for an
investor/developer to take forward.

Figure 26 - Intensification Site 2 (no vegetation removed)
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Figure 27 – Intensification Site 2 (with vegetation removed)

8.31 Intensification Site 3 is approximately 1.5ha which based on a 0.4 plot ratio yields
6,000 sqm of floor space. As set out later in the report this site has potential access
restrictions through the existing Airpark businesses. This would hamper any
commercial interest in taking the site forward.

Figure 28 – Intensification Site 3

8.32 Therefore, Intensification Site 1 (including the Council Depot) and Intensification Site
2 are considered the most immediate locations which could come forward – these
sites are however covered with mature vegetation which should be part retained
especially to the Airpark boundary as a natural buffer area. The land to the north of
the existing Airpark buildings (Intensification Site 3) is also an appropriately sized
land parcel although its access is more constrained as access to this site would
need to be created through the existing Airpark businesses and for this reason it is
considered less suitable pending further consideration of likely traffic movements
and their impact on the operations of the existing Airpark businesses.
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Option 2 commercial assessment

8.33 Under Option 2 the Council can “claim back” under the terms of the Airpark lease 26
acres of land (called the expansion area). Based on an average industrial /
warehousing density the full extent of the 26 acres could accommodate over 40,000
sqm of floor space, however we do not see the commercial drivers being in place for
this to happen currently. Based on existing access arrangements we are of the view
the Airpark could support approximately 10,000 sqm of lower density opens storage
and warehouse type development. Should access be improved to the expansion
area we see the potential for 12,000 to 20,000 sqm (3 to 5ha of land) of more
intensive industrial / warehouse development in the longer term. The analysis
behind these conclusions is outlined below.
8.34 We have been provided with a copy of a report prepared for Wycombe District
Council by Alan Stratford & Associates (ASA) which reviewed the operational
impacts of redevelopment of the southern part of the Airpark for low-rise, nonaviation based development. Given the site lies directly adjacent to an airfield any
development needs to be low-rise for reasons of aviation safety as highlighted in the
ASA report. The report also identifies the need to relocate the north/south grass
runway to enable such redevelopment and provides a range of options by which this
could physically be achieved. The need to relocate this runway reduces the
available site area for development. The ASA report does not however consider the
costs of relocating / reproviding runways or acquiring additional land to the north of
the Airpark in order to facilitate such remodeling. The report concludes that:
“There appears to be sufficient space to reconfigure the runway layouts at Wycombe Air
Park to accommodate its existing users and to develop the SW corner of the airfield for nonaviation use. It is likely that some use of the land to the north of the airfield would be
necessary in order to provide full flexibility under all wind conditions.
Any new runways proposed may not necessarily require a CAA licence unless AAA choses
this option. Relocation of the gliding operation to the north of the site would require
significant procedural change for circuits, to ensure that the risk of airborne conflict is
minimised.
It is recommended that further assessment is made of the financial implications of each of
the redevelopment options and further consultation is undertaken with all users of Wycombe
Air Park in order to achieve a mutually acceptable solution.”

8.35 From an aviation safety perspective at least, the advice of ASA is that the southern
part of the airfield could be redeveloped.
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8.36 To better understand what type and location of employment could be appropriate for
the Airpark we have analysed other airfield locations to ascertain if non-aviation
employment floor space has been delivered within the confines of an existing airfield
or directly adjacent. We have considered Biggin Hill Airport, Farnborough Airport
and Blackbushe Airport.
8.37 Biggin Hill Airport (LB Bromley) south east London/Kent borders attracts high profile
business aviation for private jet owners who require easy access to London (17.5
miles away). There is no significant employment development around the airport
which is not aviation and airport operation related. Biggin Hill airport is on the edge
of Biggin Hill and approximately 6 miles from Bromley.
8.38 Farnborough Airport (Rushmoor Borough) is a business aviation airport within the
Thames Valley. North of the airport and approximately 800m from the nearest
runway is the Cody Technology Park which comprises a 103 ha business park with
a range of offices, research & development facilities, data centres and storage
facilities. Farnborough Airport is located close to Farnborough, Fleet and Aldershot
and is approximately 3 miles from Junctions 4 and 4a of the M3.
8.39 Blackbushe Airport (Surrey Heath District) within the Thames Valley is a smaller
facility more comparable to Wycombe Airpark. It is located on the edge of Yateley
and 2.5 miles from Junction 4a of the M3. Directly adjacent to the airstrip’s northern
boundary is a primarily open storage and warehousing use associated with British
Car Auctions. Located approximately 900m from the airport to the north east is the
Blackbushe Business Park, which has occupiers including Samsung and GE
Energy.
8.40 Of the three examples analysed Blackbushe Airport is considered the most
comparable example to the Airpark. The adjacent British Car Auctions site is
approximately 34ha in area. The 4 buildings used by the business onsite have a
combined area of 30,000 sqm giving a plot ration of 0.09. This analysis helps
confirm a plot ratio of around 0.10 as being a reasonable assumption for any
employment development on Airpark’s Option 2 expansion area.
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Figure 29 – Open Storage near Blackbushe Airport

8.41 Based on a 0.10 plot ratio the 26 acre expansion area under Option 2 could
generate 10,400sqm of floor space for a similar open storage type activity which we
feel the market would find an attractive opportunity in the short to medium term.
8.42 To attract wider commercial interest in the expansion area for more intensive
industrial-type development over the longer term would be dependent on increased
local take up and a fall in local vacancy levels before the market would look more
favourably at this location. The area would also face increased competition in the
future from any new employment floor space delivered at Junction 3a and
Stokenchurch which have better road access.
8.43 To help unlock this longer term potential either a new access route would be
required, or the existing access arrangements would need upgrading as discussed
in the delivery strategy below. This is necessary as the existing access
arrangements in the Airpark are not considered sufficient to accommodate any
significant increase in traffic generation through the Airpark site that would
accompany any substantial uplift in new floor space. The cost of either a new
access road or upgrading existing access arrangement could be a substantial cost
to new development. To account for these costs we have factored in an external
works costs within our high level appraisals as discussed further below. Should the
cost of delivering improved access be overcome we still feel only modest
commercial interest would come forward in the face of the competitor locations
mentioned.
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8.44 Based on the above assumptions an employment allocation of around 3 to 5 ha for
warehousing/industrial development is considered appropriate in supporting
approximately 12,000 to 20,000sqm of floor space. The southern part of the
expansion area would be the most commercially attractive as it would allow any new
floor space to be visible from Marlow Road (B482) and potentially Clay Lane; would
reduce potential conflicts with the Airpark and would reduce the amount of new road
infrastructure needing to be provided (vs an area located further into the site).
Type and size of premises

8.45 We feel the potential infill sites identified under Option 1 for intensification are
suitable in meeting local demand for primarily smaller B1c / B8 industrial and/or
warehousing units with premises sizes of 150 sqm to 1,000 sqm.
8.46 The expansion area identified under Option 2 lies directly adjacent to an airstrip and
therefore is likely to have restrictions in terms of building heights and the amount of
hard surfaces in case of flight emergencies. With this in mind we consider that a
limited number of lower rise buildings associated with open storage uses are the
most appropriate either for a single large occupier or a few large to mid-size
occupiers. Longer term a new improved access arrangements could unlock
commercial interest for up to 5ha of warehousing/industrial units at the southern part
of the expansion area. We expect unit sizes ranging from 150 sqm to 1,000 sqm to
be in the greatest demand.
Viability consideration

8.47 Industrial rents in the surrounding area range from between £75 (Lane End
Industrial Estate) to £95 psqm (Cressex Business Park). Given Airpark will be able
to provide newer units than existing locations that meet modern standards we are
using a slightly high rent level than this range to assess broad viability.
8.48 In terms of yields we feel 6% to 8% is appropriate for testing broad viability.
8.49 To test these assumptions we have completed a high level appraisal for delivering
20,000sqm of industrial / warehouse floor space based on this being the largest
quantum we are recommending on the Airpark on the Option 2 expansion site.
Given the same type of industrial / warehouse floor space is considered appropriate
on the Intensification Sites, albeit at a smaller quantum, the viability levels for a
smaller quantum of floor space will only lessen the magnitude of the profit or loss.
8.50 The key assumptions we have used in the appraisal are:
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Table 24 – Airpark Viability Assumptions

Industrial
Rent (psqm)

£100

Build costs (psqm)

£695

Benchmark land value (pha)

£1 million

External works (% of build costs)

15%

Professional Fees (% of build costs & externals)

10%

Contingency (% of total construction costs)

5%

Sales costs
Marketing (offices & industrial)

£15,000

Letting agents fee - % of rent

10%

Letting legals - % of rent

5%

Sale agents fees - % of capital value

1%

Sale legal fees - % of capital value

0.75%

Interest charges

6.5%

8.51 To give an idea of how viability changes with respect to rent free periods and rental
yields we have tested at 6% and 8% yield and at 6 month and 18 months rent free.
The results are below which compares the residual land value with the benchmark
land value to determine a profit level.
Table 25 – Airpark viability results
6% yield

8% yield

6 months rent free

£820,666

-£7,321,644

18 months rent free

-£1,011,949

-£9,103,589

8.52 As can be seen a development consisting of 20,000 sqm of industrial / warehouse
floor space is viable at 6% yield and 6 months rent free. The scheme becomes
unviable at 6% yield and an 18 month rent free period. All figures are based on
achieving a 20% profit level on costs.
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Broad delivery strategy

8.53 As this is a commercial assessment we have not considered visual impacts on the
surrounding area. The Council will need to consider this and other sustainability
factors as part of its decision for allocating land for employment.
8.54 Options 1 and 2 could come forward independently of one another.
8.55 In delivering either option the Council should consider removing the Airpark from the
Greenbelt for commercial reasons, although this report has not assessed whether
the site meets Greenbelt purposes. If the Airpark remains in the Greenbelt, then the
GB10 policy area should be extended to include the Council Depot site to facilitate
intensification of this area and the policy modified to allow non-aviation uses.
8.56 The second major policy issue to be resolved is the removal of the restriction on
only aviation related uses locating within the Airpark. The Airpark is obviously an
extremely valued and important leisure facility whose operations and activities
should be protected. Despite this, limited growth of aviation related businesses has
been experience in the park recently and environmental issues around noise are
likely to further constraint any growth in the future. Coupled with the existing
businesses paying below market rents, the most commercial approach for the
Council as the land owner is to allow other uses into the Airpark which can operate
effectively alongside the existing aviation activities.
8.57 Above we have identified the types of uses that we considered appropriate for the
intensification area under Option 1 and the expansion area under Option 2.
8.58 Focusing on the intensification sites our view is that Intensification Site 1 and 2 will
be the easier to deliver and therefore should be the initial focus. These sites are
closer to the entrance of the Airpark and therefore have better access than
Intensification Site 3 where access is required through the existing aviation
businesses. Intensification Site 1 and 2 could also be brought forward as a package
given their close proximity to one another. To maximise development potential
some mature vegetation may need to be removed primarily to the front of the
Airpark. This is particularly the case for Intensification Site 2 where a much larger
development site could be delivered should some mature boundary vegetation be
removed. The Council could potentially consider this issue along with suitable
building heights; landscaping treatments; site layouts; car parking and boundary
treatments as part of a combined site brief for Intensification Sites 1 & 2.
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8.59 Our view is that Intensification Site 3 will be harder to deliver given its access issues
through existing businesses. Given the site will not be prominent within the Airpark
it is considered less commercially attractive than Intensification Site 1 and 2. A site
specific transport assessment should be undertaken to ascertain the level of site
access possible and any impact this is likely to have on existing aviation operations.
Dependent on the results this site might best be suited to a lower value industrial
use such as open storage or small scale warehousing / light industrial which
generate only limited vehicular movements. The site will also need to be developed
so as not to restrict access to the airstrip itself. Again these and other site
development issues such as suitable building heights; landscaping treatments; site
layouts; car parking and boundary treatments could be taken forward as a site brief.
8.60 For the expansion area (Option 2) the first step for bringing this site forward is for
the Council, in consultation with the existing aviation businesses, to establish that
expanded employment use of the site will not impact safety. As presented above
our analysis of other airfields has indicated large scale employment development is
not generally located adjacent to an airstrip. At Blackbushe Airport however an
open storage industrial use in the form of British Car Auctions has been situated
adjacent to the airstrip. This use has very low building site coverage. We feel this
helps establish a precedent for what could be possible and commercially viable on
the expansion area, either for one or a few large open storage occupiers.
8.61 Any longer term, more intensive development, of the expansion area is only possible
in our view following either a detailed transport assessment being undertaken which
demonstrates the existing access arrangements can be upgraded to support our
recommended quantum of development; or a new access route is provided, ideally
from the B482.
8.62 While this will not overcome wider strategic motorway access issues it will provide
improved access to this part of the site free of any conflict with the existing airpark
businesses. The big issue will be whether or not the quantum of development we
anticipate the market bringing forward warrants the cost of providing a new access
route. For this to be assessed meaningfully the cost of a new access route needs to
be determined. In the absence of accurate cost data we have included an additional
allowance of 15% of build costs within our appraisal to account for the costs of either
upgrading existing access arrangements or providing a new access route from the
B482.
Table 26 - VOA Floorspace sizes and New Standard Car Parking Requirement

Building

Size (sq. m)

Use Class

New Standard
Parking Requirement

Hangars 1 and 2

52.60

B1a

2.5
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32.20

B2

0.7

1185.94

B8

9.8

Building 23

336.80

B1a

16

Building 27

75.38

B1a

3.5

Building 28

40.78

B8

0.3

Building 29

1612.42

B2

39.3

490.96

B1a

23.4

Fox Bros Hangar

134.50

B8

1.1

North Side Hangars 2 and 4

321.20

B8

2.7

Hangar 3b

657.44

B8

5.5

Viscount House

65.30

B1a

3.1

260.33

B8

2.2

Blister Hangar

335.70

B8

2.8

Building 5

259.15

B1a

12.3

79.43

B8

0.7

G Stinnes Building

166.40

B8

1.4

Part Hangar 1

66.50

B1a

3.2

Part Hangar 2

50.00

B1a

2.4

766.86

B8

6.4

439.7

B2

10.7

105.26

B8

0.9

112.48

B1a

5.4

1046.27

B8

8.7

164.58

B1a

7.8

311.02

B2

7.6

287.89

B1a

13.7

132.70

B8

1.1

Part Hangar 3b

Part Hangar 3c

Serco Ltd Building
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WDC Booker Building

Total

1378.13

B2

33.6

271.78

B8

2.3

457.59

B1a

21.79

11,697.29

-

252.89

Current parking provision across the Airpark

240

Difference between current parking and new standards

(13)

*All floor sizes are gathered from the VOA ratings list. This may not include every building on site.
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9. STOKENCHURCH
Area context

9.1

Stokenchurch is a large village with a population of around 4,800 (Stokenchurch
Parish 2011) and is defined in the Core Strategy as a rural settlement. It is around 6
miles north-west of High Wycombe, 20 miles south-east of Oxford and around 28
miles north-west of Heathrow Airport.

9.2

The rural village is within the Chilterns Area of Outstanding Natural Beauty (AONB)
and the eastern side of Stokenchurch is bounded by Green Belt.

9.3

A full list of relevant planning constraints and policy designations are available at
http://mywycombe.wycombe.gov.uk/. We have reproduced the most relevant at
Appendix Nine.

9.4

Stokenchurch has very good strategic road access, being located immediately
adjacent to junction 5 of the M40 providing good accessibility to High Wycombe,
Oxford and London. However, it does not have a train station, with the nearest main
station being High Wycombe along with smaller stations at Saunderton and Princes
Risborough.
 High Wycombe to Stokenchurch – approx. 12 to 20 minutes by road and approx.
37 minutes by public transport
 Oxford to Stokenchurch – approx. 14 to 20 minutes by road and approx. 44
minutes by public transport
 Aylesbury to Stokenchurch – approx. 30 to 45 minutes by road and
approximately 1 hour 56 minutes by public transport

9.5

Stokenchurch has a number of existing employment sites of varying age and quality,
the majority of which are industrial. The village’s key sites are the Stokenchurch
Business Park which provides office units and the Heights (former Stockwell’s
Timber Yard) which has planning permission for light industrial/warehouse use.

9.6

The area of search for investigating the long term economic potential of employment
locations covers the whole village.

Local office and industrial market

9.7

This section of the report is informed by market analysis, site visits conducted by
Boyer and from discussions with local agents.

9.8

The local office and industrial markets consists mainly of –
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 Stokenchurch Business Park – a relatively new development with good-quality
two-storey office blocks and landscaped grounds.
 The Heights – immediately adjacent to Stokenchurch Business Park, it is a 1.72
ha site with planning granted for B1c/B8. It will consist of 5 separate buildings
with flexible office areas at first floor, service yard areas and 121 car parking
spaces. According to local agents, all of the units have been sold off-plan.
 Other small industrial estates – Bates Industrial Estate, Independent Business
Park, Chiltern Vale Farm and sites on Wycombe Road provide additional
industrial space in the village of varying age and quality.
 Stokenchurch House and Dione House (also known as Axis 40) – outside of
Stokenchurch Business Park these sites provide the only other notable office
floor space. Both are large office buildings located on the A40 in the north west
of the village.

Figure 30 – Existing employment sites in Stokenchurch

27

27

Contains Ordnance Survey data © Crown copyright and database right 2016
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Table 27 – Stokenchurch existing employment sites

Site

Name

1

Stokenchurch Business Park

2

The Heights (under construction)

3

D J Giles Bricks and Tiles

4

Dione House (Axis 40 Building)

5

Stokenchurch House

6

Bates Industrial Estate

7

Wycombe Road Industrial (1)

8

Wycombe Road Industrial (2)

9

Independent Business Park

10

Chiltern Vale Farm

Stokenchurch Business Park

9.9

Stokenchurch Business Park is a fairly new office development which benefits from
being almost immediately adjacent to Junction 5 of the M40. There are eight office
units plus Beacon House at Stokenchurch Business Park, which together provide
around 4,800sqm of B1a office floorspace.

9.10 The Business Park is successful and vacancy levels are low. At present, there is
one unit currently on the market, which represents around 5% of the total floor
space on the site.
9.11 Recent rents have been around £18.50 to £19 per sq ft (£198 to £204 psqm).
Current occupiers include Buckinghamshire Housing Association, Clarenco LLP
(event management), Grunenthat Ltd (pharmaceutical supplier), Aitchison Raffety
Ltd (property/planning - accounts department), Peers Hardy Group
(watch/clock/jewelry manufacturer - sales and marketing department) and Coms Plc
(communications).
9.12 These occupiers represent a range of different business types, some of which are
small standalone businesses and others which are branch/satellite offices for larger
companies.
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The Heights

28

9.13 The Heights is located immediately adjacent to Stokenchurch Business Park and
also benefits from its proximity to Junction 5 of the M40. It is a 1.72 ha site which
was formerly Stockwell’s Timber Yard and was allocated in the Local Plan for
employment redevelopment. It has planning permission for 5 separate B1c/B8
buildings of between 9,000 and 25,000 sq ft (840 to 2,300 sqm) with flexible office
areas at first floor, service yard areas and 121 car parking spaces.
9.14 According to local agents, the development has been reasonably popular and all 5
units have now been sold off-plan for between £600,000 and £2,550,000 per unit
and construction has now commenced. Also according to the marketing agents, the
units have been purchased by small local companies who are already based or
have a connection in the area.

Figure 31 – The Heights proposed plan

28

29

http://www.anglestokenchurch.co.uk/downloads/the_heights_stokenchurch_brochure.pdf

29

Source: http://www.anglestokenchurch.co.uk/index.html
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Independent Business Park

9.15 Independent Business Park is a small industrial estate also located close to Junction
5 of the M40. However, unlike Stokenchurch Business Park and the Heights, it is
not easily accessible from Ibstone Road (off the M40) as its entrance is located off
Mill Road which is a small residential road. It is bounded by residential uses on
three sides
9.16 In May 2015, all 3 units were purchased for around £975,000 and the intentions of
the new owner are not yet known.
Bates Industrial Estate

9.17 Bates Industrial Estate is a small industrial estate of around 16 B2/B8 units (with
ancillary office space) located off the A40 Wycombe Road in the centre of the
village. It is also bounded by residential.
9.18 Current occupiers include Spamco Limited (waste storage container manufacturer),
N F W Inspection Co Ltd, G M S Espresso (coffee machine manufacturer), Sensing
Precision Ltd (air measurement specialists) and Geographic Manufacturing Ltd
(office machinery and equipment).
Chiltern Vale Farm

9.19 Chiltern Vale Farm located off Coopers Court Road is a small poorer quality
industrial type estate comprising of agricultural buildings used for storage/
warehousing.. Despite being immediately adjacent to the M40, access is poor as it
is only accessible via residential roads and a small rural road which runs beneath
the M40.
9.20 Unit 3 was leased in March 2015 for £8,500 per annum to an unknown occupier.
Unit 4 is currently being advertised for £10,000 per annum.
Wycombe Road Industrial Sites

9.21 There are 2 other small industrial locations further east into the village on the A40
(Wycombe Road), both of which are surrounded by residential properties. One of
the sites contains a builder’s merchants and workplace clothing manufacturer. The
other contains the former Teal furniture site which is currently being advertised to
let.
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Dione House and Stokenchurch House

9.22 Dione House (also known as Axis 40) and Stokenchurch House are 2 large office
buildings on opposite sides of the A40 (Wycombe Road) to the north west of the
village. Stokenchurch House is occupied by Electricity Alliance (National Grid) and
Dione House is currently advertised to let from £10 per sq ft (£108 sqm)
(http://assets.egi.co.uk/PDFs/2012-12-12/317052364.pdf) and is specified as flexible
serviced office accommodation. Both offices are approximately 0.2miles from
junction 5 of the M40.
Commercial drivers assessment

9.23 In order to make a broad assessment of Stokenchurch’s commercial strength we
have assessed (below) the area against the key commercial drivers explained in
Section 3.
Table 28 – Stokenchurch Commercial Drivers Assessment

Commercial
Drivers

Description

Motorway access

The village is located immediately adjacent to Junction 5 of the M40, providing
entrance and exits in both directions. From the M40, the A40 runs through the
village providing good access to the motorway to most of the existing
employment sites.
One of the existing employment sites (Chiltern Vale Farm) is located in a less
accessible location which involves passing through a residential area and
under the M40.
However, in general access to the motorway is considered to be very good.
Score: 4.5

Car parking

Stokenchurch’s position close to the M40, the lack of a train station and

provision and
public transport

relatively poor bus links mean that it is heavily reliant on car travel and as such
parking is a key factor for any commercial assessment.
Our parking analysis shows that there seems to be a good level of parking at
most of the employment sites, although there are parking issues at
Stokenchurch Business Park where some on-street parking is occurring.
Wycombe is looking to adopt new parking standards in the autumn 2015 to
ensure sufficient off street parking levels in the future.
In Table 29 we compare what the above standards would require in relation to
existing employment sites vs what each site currently provides. This
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Commercial
Drivers

Description

comparison shows that parking levels will generally exceed the standards, with
the exception of Stokenchurch Business Park. The Heights has provision for
121 car parking spaces and until the exact mix of B1c/B8 is known, it is not
known whether this will represent a surplus or deficit based on the new
standards.
In terms of method of travel to work, over 85% of people who work in
Stokenchurch (and the surrounding rural area) drive or are a passenger in a
vehicle, with a further 9% travelling on foot.
Score: 2.5
Scalability and
clustering

For an employment allocation to be successful at Stokenchurch it will require
critical mass.
The employment sites in Stokenchurch are small and are currently spread
throughout the village although once the Heights development is completed
(adjacent to the existing Stokenchurch Business Park); there will be a cluster
of employment land in this area.
In terms of the type of businesses currently present in Stokenchurch, there is
no evidence of any clustering of sectors, although the new occupiers of the
Heights are not yet known.
In terms of scale, the existing quantum of employment floor space
across these sites is –

30

(approx.)



Stokenchurch Business Park – 4,800 sqm



The Heights (with planning permission and under construction) –
5,600 sqm;



Bates Industrial Estate – 2,800 sqm



Independent Business Park – 1,500 sqm;



Chiltern Vale Farm – 1,166 sqm



Dione House – 1,995 sqm



Stokenchurch House – 3,500 sqm (utilities building not listed on VOA



so estimation made based on mapping)
Wycombe Road Industrial sites – 3,000 sqm

The total scale of employment floor space across employment sites in
Stokenchurch is around 24,000sqm and is considered reasonably healthy as a
headline figure for a village location.
The main issue is that each site is fragmented from one another and does not
30

VOA data
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Commercial
Drivers

Description

currently operate as a cluster therefore there are few supporting services and
amenities for workers such as cafes and shops.
The current fragmented nature of existing employment sites means there is
not a critical mass to justify the provision of onsite amenities in terms of cafes;
pocket parks and leisure facilities and Stokenchurch itself offers very few of
these supporting amenities.
Further development of employment land in the vicinity of Stokenchurch
Business Park/The Heights on Ibstone Road may provide the critical mass
required to justify the provision of onsite amenities on a small scale.
Score: 2
High build quality

The Stokenchurch Business Park provides the highest quality office premises

and

in Stokenchurch and the Heights will provide high quality industrial premises.

environmental
credentials

Both of which are/will be set within an attractive landscape setting and
surrounding character.
As individual employment areas, their current size and financial viability are
unlikely to enable significant energy and environmental enhancements such as
CHP but smaller initiatives such as photovoltaic could be explored further.
Score: 2.5

Labour supply

Stokenchurch (ward) has a good economic activity rate, low unemployment
and a relatively well educated population.
However, Stokenchurch is a village and as such has a limited labour supply.
Analysis of 2011 census data shows that only around 9% of the population of
Stokenchurch live and work within the village, with a further 45% commuting to
other parts of Wycombe (likely to be High Wycombe) and 7% to South
Oxfordshire. This level of self-containment is significantly less than nearby
towns however, it is not unusual for a village location, particularly one with
good road links to other larger urban centres.
On the other hand the area does attract some commuters from beyond the
immediate vicinity. Analysis of 2011 census data shows that around 1,250
people work in the Stokenchurch area (excluding those who work at home or
have no fixed place of work). Further analysis shows that 25% of those people
travel less than 5km to work, a further 15% travel 5km to 10km and a further
25% travel 10km to 20km to work. The remaining 35% travel 20km or more,
showing that whilst the main labour supply is fairly local some commuter do
travel in from further afield. This can be attributed to Stokenchurch having a
good position on the M40 putting a larger labour supply within commuting
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Commercial
Drivers

Description

distance. However there is currently a greater level of out-commuting than incommuting.
The level of new housing growth planned for Stokenchurch will impact this
score once known.
Score: 2
Clear

The only existing employment locations which fit the profile of a managed

management

business park are Stokenchurch Business Park and Bates Industrial Estate.

structure and/or

For Stokenchurch Business Park, it is not clear whether an estate

master planned
environment

management company is in place however it does have a positive appearance
and landscaped areas. The park also benefits from consistent signage;
lighting and a uniform design approach to the buildings. This is also likely to
be the case at the Heights once completed.
The other sites appear to be under individual ownership. Even where a
number of sites are clustered together, there is no evidence of a collaborative
management arrangement in place. Each site appears to operate
independently from one another with no consistent approach to access;
lighting; landscaping; signage; car parking and servicing and estate
management.
Score: 3

Table 29 – Off-street Parking Analysis and Consideration of New Parking Standards

Existing employment site

Deficit

Existing provision
(approx.)

Reqired by

Stokenchurch Business Park

59

142

-83

The Heights

130

47 to 266*

-136 to +83

Independent Industrial Estate

20

12

+8

Bates Industrial Estate

70

68

+2

Dione House

120

95

+25

Stokenchurch House

144

132

+12

31

new
31
standards

To calculate the new requirement we have applied the new parking standards to existing floor
space by use class as per VOA records
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Wycombe Road Industrial Areas

Unknown

Unknown

Unknown

* Depending on eventual B1c/B8 split

Motorway access
5
4
Management
structure /
masterplanned

3

Car parking provision /
public transport

2
1
0

Labour supply

Scalability / clustering

Building quality /
environmental
credentials
Figure 32 - Commercial drivers summary

Most commercial location for employment

9.24 Stokenchurch currently scores highly for motorway access but does not score
strongly on any of the other key commercial drivers. It has reasonable parking
provision in most locations however has poor public transport access and a small
labour supply. It is also lacking in the supporting services and facilities such as
shops/cafes. Therefore, unless there is significant housing planned for the town,
any further employment land is likely to increase in-commuting by road.
9.25 In this regard Stokenchurch is not ideally placed to benefit from national and
regional growth trends for large flexible floor plates outlined in Section 2 of this
report. However, its strategic location on Junction 5 of the M40 does benefit the
existing employment areas, as is evident from the low vacancy rates on sites such
as Stokenchurch Business Park and the recent sale of all units at the Heights.
9.26 Therefore any future employment allocation is more suited to fulfilling more localised
demand trends and providing better quality floor space and parking provision for
existing local businesses and spill over demand from other areas within the District
whose needs will not be met by the business parks in and around High Wycombe
and Marlow.
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Locational assessment

9.27 We have reviewed the potential for new/expanded employment sites across the
whole village and believe that commercially, the best area for a new site/expansion
of an existing site is to the west of the village, close to the motorway as shown on
the map below. However, the entire village is within the Chilterns AONB
designation and therefore any future designations outside of existing employment
locations would need careful consideration.

32

Figure 33 – Stokenchurch Employment (existing and potential new locations)
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Contains Ordnance Survey data © Crown copyright and database right 2016
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Centre/East of Stokenchurch

9.28 The eastern side of the village is further from the motorway junction, is largely
residential and is tightly constrained by the greenbelt. Therefore it is considered that
any employment development would be unsuitable in planning terms and not
commercially attractive to potential occupiers.
9.29 The existing employment sites along Wycombe Road to the east of the village are
surrounded by residential uses and are therefore unlikely to be suitable for any
further redevelopment/intensification.
9.30 Bates Industrial Estate is clearly a popular industrial location however is tightly
constrained by residential properties with little opportunity for further development.
9.31 Chiltern Vale Farm is not considered suitable for any expansion/redevelopment due
to its isolated location and poor accessibility through residential and rural roads.
West of Stokenchurch

9.32 The western side of the village, closer to the M40, is a more attractive location for
any potential employment development. It is not within the Greenbelt, is closer to
the M40 junction although is still within the AONB designation which will need
consideration.
9.33 We have reviewed this part of the village for any opportunities for further
employment development and have highlighted the three areas shown in Figure 33
as being the most suitable and commercially attractive. Other areas were either
close to residential properties which could give rise to potential amenity issues,
remote from the village and/or had poorer access to the M40 through
residential/rural areas.
9.34 We have applied the same criteria used to assess potential sites in Princes
Risborough (see Table 7) to score each of the 3 locations relative to each other.
Each criterion is given a score of between 1 to 5 - the higher the score representing
a more favourable assessment. As this is a high level assessment each criteria is
weighted equally. A scoring summary is below while the full results of this
assessment are detailed in Appendix 8.
Table 30 - Locational assessment scores

Criteria
Local road access
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Site 1

Site 2

Site 3

5

5

5
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Criteria

Site 1

Site 2

Site 3

Public transport access

2

1

1

Pedestrian and cycle access

2

2

2

Scalability and clustering

2

5

3

Total

10

12

10

9.35 Site 2 scores the highest as it could provide an extension to the Stokenchurch
Business Park/Heights employment areas and would give greater scalability and
clustering. All sites score highly for local road access as all are located on the either
the A40 or Ibstone Road which both directly link to the M40. All sites score poorly
for public transport and pedestrian/cycling access.
9.36 The benefits of site 2 include:
 It helps promote a greater scale of business activity in close proximity to
Stokenchurch Business Park and the Heights;
 It is tucked behind the existing employment sites and the M40 and therefore
could be less visually intrusive than sites 1 and 3 which would be more prominent
from the village;
 Replicate the high spec look and feel of the business park in terms of building
design; landscaping; signage and lighting and develop a clear brand image which
can be supported by relevant marketing material; and
 Could help to alleviate the parking issues at Stokenchurch Business Park by
providing more off-street parking to the benefit of any new businesses as well as
existing businesses.
Suitable employment quantum

9.37 Site 2 could physically provide up to 2.63ha of additional employment land. Based
on a plot ratio of 0.4, this could yield approximately 10,000sqm of employment floor
space. Given Stokenchurch Business Park and the Heights together only total this
much floor space, development of all of Site 2 would effectively double the amount
of employment in this location.
9.38 While we feel this is ambitious the Site 2 land parcel represents a natural extension
to the existing business parks. In saying this we are concerned that this potential
allocation will struggle to be brought forward by the market if it has to compete with
any new potential employment land allocations in Marlow and in the vicinity of
Junction 3 of the M40 which based on their respective commercial drivers
assessment are better locations.
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9.39 This view has been confirmed by local agents who cite one reason for the relative
success of Stokenchurch Business Park and the Heights being that limited available
floor space exists closer to London on the M40.
9.40 Based on these better located competitor locations an employment land allocation of
up to 1.5ha is considered more appropriate should no new residential development
come forward in the local area. This would generate up to 6,000 sqm based on a
plot ratio of 0.4. Only Should significant new housing come forward in the local
area do we see the opportunity for the whole of Site 2 being developed equating to
2.63ha of land with the potential to generate 10,000 sqm of floor space. We also
see little point in part allocating Site 2 for employment as no other uses would likely
come forward in any case.
9.41 Therefore taking a longer term commercial view, we feel the best approach would
be to allocate the entire Site 2 where further local employment demand could be
supported by new housing growth should it come forward at Stokenchurch.
Type and size of premises

9.42 Given both the B1a (office) floor space at Stokenchurch Business Park and the B1c
/ B8 (light industrial / warehousing) floor space at the Heights are nearly fully
occupied (or will be), we feel a more flexible employment designation is appropriate
at Site 2 – ie B1 / B8.
9.43 Site 2’s good location on the M40 means it is likely to appeal to a wider spectrum of
businesses than say Princes Risborough where the majority of floor space is likely
to be for smaller businesses requiring less than 500 sqm of mainly B1c/B8 floor
space.
9.44 At Stokenchurch we feel that the market over the next 10 years could deliver a
scheme which fulfills a demand for units and uses broadly similar to what currently
exists on Stokenchurch Business Park and what is being built at the Heights as
follows –
 B1a – 150 sqm to 500 sqm with maybe some larger units; and
 B1c / B8 – 800 sqm to 2,500 sqm
Viability

9.45 Stokenchurch Business Park and The Heights represent good comparators of what
could possibly be delivered on Site 2 across both office and industrial floor space.
9.46 In terms of yields we feel 6% to 8% is appropriate for testing broad viability.
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9.47 To test these assumptions we have completed a high level appraisal for delivering
10,000sqm of floor space (based on the longer term view) split 50:50 between office
and industrial. The key assumptions we have used in the appraisal are:
Table 31 – Stokenchurch Viability Assumptions

Offices

Industrial

Rent (psqm)

£205

£110

Build costs (psqm)

£1,567

£695

Benchmark land value (pha)

£1.5 million

£1.5 million

External works (% of build costs)

15%

15%

Professional Fees (% of build costs & externals)

10%

10%

Contingency (% of total construction costs)

5%

5%

Marketing (offices & industrial)

£15,000

£15,000

Letting agents fee - % of rent

10%

10%

Letting legals - % of rent

5%

5%

Sale agents fees - % of capital value

1%

1%

Sale legal fees - % of capital value

0.75%

0.75%

Interest charges

6.5%

6.5%

Sales costs

9.48 To give an idea of how viability changes with respect to rent free periods and rental
yields we have tested at 6% and 8% yield and at 6 month and 18 months rent free.
The results are below which compares the residual land value with the benchmark
land value to determine a profit level.
Table 32 – Stokenchurch viability results
6% yield

8% yield

6 months rent free

£232,667

-£6,179,401

18 months rent free

-£1,210,517

-£7,582,683
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9.49 As can be seen a development consisting of 5,000 sqm of office floor space and
5,000 sqm of industrial floor space is viable at 6% yield and 6 months rent free. The
scheme becomes unviable at 6% yield and an 18 month rent free period. All figures
are based on achieving a 20% profit level on costs.
Broad delivery strategy

9.50 Recent employment development has been brought forward in Stokenchurch which
is an indicator of reasonable market conditions for the area. Looking forward the
major issue for delivering new employment floor space in this location is competition
from better located employment areas within the district namely the Westhorpe site
in Marlow and sites within the vicinity of a proposed new Junction 3a on the M40.
9.51 With this in mind we see at least a first phased of Site 2 up to 6,000 sqm as a
shorter term opportunity to be brought forward earlier in the plan period catering for
more localised demand, most likely for smaller premises as outlined above. Should
the full potential Site 2 allocation of up to 10,000 sqm not come forward together this
remaining allocation may take longer to deliver as better locations such as
Westhorpe and Junction 3a come on stream. It is likely then the remaining
allocation will become a phase 2 and will likely depend on new local demand for
employment floor space borne out from new housing in the area.
9.52 A key issue to resolve for bringing forward Site 2 is getting suitable access to the
site. The most logical route is to extend the current access route to Stokenchuch
Business Park. Again this could potentially be brought forward as a site brief
dealing with other site development issues such as suitable building heights;
landscaping treatments; site layouts; car parking and boundary treatments. We
have included an allowance of 15% of build costs within our appraisal to account for
the potential cost of seeking current landowner agreement in achieving access to
the site and its construction along with other possible external works.
9.53 As identified Stokenchurch Business Park currently has a significant deficiency of
off-street parking spaces versus new standards currently being brought forward by
the Council. This deficiency was confirmed by the reasonably high level of on-street
parking recorded during Boyer’s site visit. Part of Site 2 could be safeguarded for
additional spill over car parking but is unlikely to be delivered by the market as part
of redeveloping Site 2 given this land will not be revenue generating. Given the
modest size of the potential allocation we wouldn’t recommend Council intervention
here given The Heights and Stokenchurch Business Park are fully let but the
Council could consider a design and management arrangement for Site 2 which
enables parking areas to be shared across the 3 sites.
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10. SAUNDERTON
Area context

10.1 Saunderton is a rural village in the Misbourne Valley in the Chiltern Hills and is
located approximately 6km northwest of High Wycombe and about 7km south of
Princes Risborough. It is located on the A4010 and is served by Saunderton railway
station which is on the same line as Princes Risborough and High Wycombe.
10.2 Saunderton is in the civil parish of Bledlow-cum-Saunderton. Wycombe District
Council is working with Bledlow-cum-Saunderton Parish Council to enable local
people to create a neighbourhood plan for the parish. On 13 October 2015, the
Council designated a neighbourhood area in Bledlow-cum-Saunderton parish. This
area follows the parish boundaries, and is the same area as that applied for by
Bledlow-cum-Saunderton Parish Council. A map of the neighbourhood area is
available at
http://www.wycombe.gov.uk/Core/DownloadDoc.aspx?documentID=9198.
10.3 A significant amount of employment floor space has been lost from the area, the
most notable examples being the former Molins site and the West Yard.
10.4 The former Molins site (10ha) was vacated over 10 years ago with the business
relocating to Regents Park in Princes Risborough. The former Molins site consists
of two small office buildings remaining at the front of a much larger site which has
largely been cleared. Planning permission was granted for a Data Centre in 2008
but was never implemented. This site is a designated ‘Major Developed Site in the
Green Belt’ which means any new development cannot be bigger than the current
development. St Congar Land have submitted an outline planning application in
January 2015 for demolition of all existing buildings and erection of 212 dwellings
with vehicle and pedestrian access from Haw Lane. This application is currently
being appealed by the applicant for non-determination.
10.5 The West Yard currently lies derelict and has been granted planning permission for
redevelopment of the site comprising demolition of existing buildings and erection of
42 dwellings with vehicular and pedestrian access onto Slough Lane. The site is
located within an AONB and the Green Belt.
Local office and industrial market

10.6 The loss of the above sites has removed the majority of the existing employment
floor space from the area. The two most notable remaining employment locations in
Saunderton are –



Ministry Wharf; and
The Clare Foundation.
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10.7 Ministry Wharf is a mixed B1/B2/B8 development. The most recent deal was for
Unit 6 at a rent of £108 psqm in 2014. The development appears to be fully let.
10.8 The Clare Foundation provides flexible, serviced charity office space at subsidised
rates for charities, and professional meeting and event facilities for tenant and nontenant charities, as well as community orientated businesses. The Foundation’s
website states that their office accommodation is over 80% occupied with 23
charities and not for profit organisations. Tenants include the National Trust, Child
Bereavement UK, Mencap, MapAction and Kids in Sport amongst others.
Commercial drivers assessment

10.9 In order to make a broad assessment of Saunderton’s commercial strength we have
assessed (below) the area against the key commercial drivers explained in Section
3.
Table 33 - Saunderton Commercial Drivers Assessment

Commercial
Drivers

Description

Motorway access

Strategic motorway access to Saunderton is considered poor. The nearest
junctions to the M40 and M25 are a considerable distance away and are
accessed primarily by single carriageway roads.
Score: 2

Car parking

The remaining employment sites in Saunderton appear to have ample parking

provision and
public transport

based on Boyer’s site visit in September 2015. Ministry Wharf appears to be
well used with the off street car parking area approximately 75% full.
Parking at the Clare Foundation appears to meet the facility’s needs with
usage comfortably within the level of off street parking provided.
The former Molins site is a large regular shaped site that is likely to be able to
accommodate off street parking in accordance with policy requirements if it
came forward for employment development. The site gains its access off Haw
Lane which is a rural laneway and requires access under a narrow railway
bridge which is not appropriate for commercial vehicles particularly HGVs.
Saunderton is serviced by a railway station which provides one stop access to
Princes Risborough and High Wycombe. The quickest service to London
Marylebone takes 46 minutes and is either a direct service or requires 1
change at High Wycombe.
Score: 2

Scalability and

Little critical mass of existing employment floor place exists at Saunderton.
The most notable employment areas including Ministry Wharf and the Clare
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Commercial
Drivers

Description

clustering

Foundation are completely different facilities in terms of the markets they serve
and are physically separated. The former Molins site has not be used for
employment for over 10 years and the West Yard site now lies vacant and
derelict and is subject to planning permission for residential development.
Score: 0.5

High build quality

Ministry Wharf and the Clare Foundation provide suitable accommodation in

and

serving their target markets. However neither development exhibit

environmental
credentials

environmental credentials of note. Outside of these sites no new employment
development has come forward in Saunderton in recent times.
Score: 1.5

Labour supply

Saunderton is a rural village with a small local labour supply. Given its small
population it is grouped within too large a geographic area for effective labour
supply and travel to work pattern analysis to be useful based on 2011 Census
data.
Reasonable rail connection however mean people from larger urban and
village areas such as Aylesbury; Princes Risborough and High Wycome could
access Saunderton quite easily.
Once plans on future housing numbers are established some small scale local
floor space need will be generated. We feel this local demand would be better
accommodated in more established employment locations for meeting local
demand trends such as Princes Risborough and Stokenchurch where stronger
existing employment clusters exist.
Score: 1.5

Clear

The Clare Foundation is a well-managed facility serving a niche market being

management

charities. The management of Ministry Wharf is unclear but the premises are

structure and/or

of a reasonable standard and provide lower cost accommodation for a range
of businesses.

master planned
environment

The former Molins site is a large site which would lend itself to being master
planned to help create an attractive business park. The issue lies more in their
being limited demonstrated demand for an employment development of this
size in this location along with severe access issues off a rural laneway and
passage under a narrow railway bridge.
Score: 1

125

Wycombe Commercial Assessment February 2016

Management
structure /
masterplanned

Motorway access
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0

Labour supply

Car parking provision
/ public transport

Scalability / clustering

Building quality /
environmental
credentials
Figure 34 – Commercial drivers summary

Most commercial location for employment

10.10 Based on the above commercial drivers assessment we see limited opportunity for a
meaningful employment land allocation in Saunderton. In fact any employment
allocation here would likely compete with Princes Risborough and Stokenchurch
which score more highly on the commercial driver assessment and therefore have
more scope to build upon their existing scale of employment floor space.
10.11 While any new housing development in Saunderton would help create local
employment floor space demand, as we have demonstrated for Princes Risborough,
we again feel this local demand from new residents would be better accommodated
in Princes Risborough and Stokenchurch. Both are located nearby and the potential
new employment allocations we have identified for both have a better chance in
being brought forward by the market within the Local Plan period.
Suitable employment quantum

10.12 We see limited opportunity for a new employment land allocation in Saunderton as
outlined above.

126

Wycombe Commercial Assessment February 2016

Type and size of premises

10.13 We feel smaller scale industrial and office premises serving local demand are better
accommodated in Princes Risborough and Stokenchurch which are better
recognised employment locations and already have a reasonable scale of existing
employment floor space. Both locations also have adjoining sites to existing
business parks which are considered more suitable for increasing existing provision.
Viability considerations

10.14 Given the site has scored so poorly on the commercial drivers assessment we have
not undertaken any high level viability testing.
Broad delivery strategy

10.15 N/a
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APPENDIX TWO – PRINCES RISBOROUGH LOCATIONAL ASSESSMENT
Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 1 - Existing

Direct access is currently

No direct bus access is

An existing footway is

Whilst a large employment

Longwick Road
Employment Area

provided from Longwick
Road.

provided to the site. Two

located on the opposite

area itself (within a local

bus stops are located along

side of Longwick Road

context) it is isolated from

Wellington Avenue

leading into the town

other notable employment

approximately 300 metres

centre. A shared

locations such as the

south of the site. These

pedestrian cycle path starts

Princes Estate / Regents

stops provide access to the

at Brooke Road

Park. The site currently

Risborough Area

approximately 300m away

exhibits no definable

Community Bus service

from the designated

cluster of related

which has a local service in

Employment Area and

businesses or business

and around Princes

finishes at the north of

sectors for that matter. The

Risborough and Monks

Duke Street where cycle

site is also truncated by a

Risborough. Further bus

provision moves on road

stops are provided at

and the footway continues

residential property fronting
Longwick Road.

Aylesbury Road which

into the town centre.

provide access to high

Potential to link to Wades

frequency services to

Park under the railway as

Aylesbury. While new bus

part of wider

provision associated with

redevelopment of
neighbouring site.

Site is likely to have only
slightly less accessibility
than any sites located on
the new road as vehicles
accessing the existing
employment sites will be
able to avoid the more
congested A4010 and the
A4010 New Road /
Longwick Road / Aylesbury
Road junction by travelling
north along Longwick Road
and pick up the new road
to travel south.

the Local Plan proposals
are yet to be determined it
is possible enhanced public
transport services could
connect with the site
directly along Longwick
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

4

1

Road. Given no such plans
are confirmed our
assessment doesn’t
incorporate this possibility.
While frequent train
services operate from
Princes Risborough and
Monks Risborough train
stations no direct bus
access is provided from the
site to either station. For
Princes Risborough you
either have to walk (approx.
25 mins) or a combination
of walk and bus (approx. 18
mins) while for Monk
Risborough the quickest
way is to walk approx. 17
mins).
Site 1 assessment

3

3
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 2 - Land north and

Site 2 has similar local

Site 2 has similar public

Site 2 has similar

Allocating Site 2 for

east of Longwick Road
Employment Area

access arrangements as
Site 1.

transport access
arrangements as Site 1.

pedestrian & cycle access
arrangements as Site 1

employment has no
demonstrated benefit for
improving this important
commercial driver. The site
also has no existing
employment functions.

Site 2 assessment

3

3

4

0

Site 3 - Land north of

Site 3 is crossed by

While any new public

Based on the current Local

Allocating Site 3 for

Longwick Bog and
Kingsmead Meadow

Longwick Road and Mill

transport infrastructure as

Plan proposals it likely the

employment has no

Lane as well as the
proposed new road.

part of the Local Plan

new road will provide

demonstrated benefit for

proposals is yet to be

access from Site 3 to

improving this important

determined it is likely a new

Princes Risborough

commercial driver as it is

bus route will provide direct

Station. The new road will

access to Princes

also enable pedestrians

removed from existing
employment locations.

Risborough Station via the

travelling from Site 3 to link

new road. A new service

up with existing and

or enhancement of existing

proposed new pedestrian

services will provide access
to the town centre

routes within Site 5 to
access Princes Risborough
Station, the Wellington
House Practice /
Risborough Springs and
the town centre. Given this
site is the most removed
from existing amenities
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

walk and cycle times will be
longer.
Site 3 assessment

4

4

3

0

Site 4 - Land north of
Park Mill Farm

Site 4 will be divided in a

While any new public

Based on the current Local

Allocating Site 4 for

north / south direction by

transport infrastructure as

Plan proposals it is likely

employment has no

the proposed new road

part of the Local Plan

the new road will provide

demonstrated benefit for

which in turn will provide

proposals is yet to be

access from Site 4 to

improving this important

direct road access to any

determined it is likely a new

Princes Risborough

commercial driver as it is

future employment

bus route will provide direct

Station. The new road will

development. While the

access to Princes

also enable pedestrians to

removed from existing
employment locations.

exact design of the road is

Risborough Station via the

link up with existing and

yet to be determined it will

new road. A new service

proposed new pedestrian

enable vehicular access to

or enhancement of existing

routes within Site 5 to

the site without the need to

services will provide access
to the town centre.

access Princes Risborough

travel through the town
centre and the congested

House Practice /

A4010 New Road /

Risborough Springs and
the town centre.

Longwick Road / Aylesbury
Rd junction.
Site 4 assessment

Station, the Wellington

4

4

4
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 5 - Park Mill Farm,

The site will be divided in a

While any new public

The current Local Plan

An employment land

sewerage works and
builders yard

north / south direction by

transport infrastructure as

proposals indicate a

allocation at Site 5 would

the proposed new road

part of the Local Plan

number of key pedestrian

help create a broad

which in turn would provide

proposals is yet to be

routes will provide access

concentration of

direct road access to

determined it is likely a new

from Site 5 to Princes

employment within the one

potential future

bus route will provide direct

Risborough Station, the

location. While new

employment sites. While

access to Princes

Wellington House Practice /

employment would be

the exact design of the

Risborough Station via the

Risborough Springs and

located close to the existing

road is yet to be

new road. A new service

the town centre. Access

Princes Estate / Regents

determined it will enable

or enhancement of existing
services will provide access

will also likely be provided
along the new road.

Park it would not be within

vehicular access to the site
without the need to travel

to the town centre. The

visually separated. Estate

through the town centre

site is also located close by

management issues and a

and the congested A4010

to existing community bus

coordinated approach to

New Road / Longwick

routes serving the existing
residential areas.

signage; landscaping,

Road / Aylesbury Rd
junction.

the same site and would be

lighting; environmental
initiatives and building
design would be less
effective.

Site 5 assessment

5

5

5
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 6 – Princes Estate /
Regents Park

While Site 6 would not

While any new public

The Local Plan proposal

Consolidating employment

benefit from direct access

transport infrastructure as

show key pedestrian links

on the existing vacant land

from the new road it would

part of the Local Plan

from the expansion area

within the Princes Estate /

be located only a very short

proposals is yet to be

Regents Park along with a

distance away. Site 6 does

determined it is likely a new

and to Princes Risborough
station.

have local access issues

bus route will provide direct

the most commercially

with regards to the railway

access to Princes

minded option for creating

bridges on Summerleys

Risborough Station via the

Road While we

new road. A new service

a strengthen local
employment cluster.

understand the height

or enhancement of existing

clearance is 4.5m two large

services will provide access
to the town centre.

vehicles could not pass

modest extension would be

side by side without
encroachment onto the
footway. A traffic impact
assessment will need to
consider possible solutions
should Site 6 be allocated
for additional employment.
Site 6 assessment

3

5

5
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APPENDIX THREE – PRINCES RISBOROUGH
ECONOMIC PROFILE
Economic Activity
Princes Risborough has a comparable economic activity rate (80.4%) to Wycombe (80.5%) which
is higher than the regional average (80.0%) and the national average of 76.8%. Unemployment in
Princes Risborough is below average at 4.6% compared to 5.6% in Wycombe and 7.6% in England
and Wales.
Princes Risborough has a higher than average retired population at 5.7% compared to Wycombe
(4.1%) and in England and Wales (4.9%) and a lower than average number of students, suggesting
an older than average population profile.
100%
90%
% Working Age Population

80%
70%

Other

60%

Long-Term Sick Or Disabled

50%

Looking After Home Or Family

40%

Student
Retired

30%

Unemployed

20%

In Employment

10%
0%
The
Risboroughs
(ward)

Wycombe

South East England And
Wales

Figure 3A – Economic Activity Summary
Occupation Types and Skills
The residents of Princes Risborough are generally well qualified and are employed in highly skilled
occupations, with nearly 38% of the population achieving Level 4 or above (degree level)
qualifications compared to 36% in Wycombe and 30% in England and Wales. Around 11% of the
population in Princes Risborough have no qualifications, which is equal to the Wycombe average
and lower than the England and Wales average at 15%.
There are a high proportion of managers and senior official and professional occupations in Princes
Risborough (35% combined) which is slightly higher than the Wycombe average (34%) and the
South East average (33%).
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100%
Level 4 Qualifications And Above

90%
80%

Level 3 Qualifications

70%
60%

Level 2 Qualifications

50%
40%

Level 1 Qualifications

30%
20%

Apprenticeships And Other
Qualifications

10%

No Qualifications

0%
The Risboroughs (ward)Wycombe England And Wales

Figure 3B – Qualification Levels

1 Managers And
Senior Officials
25
9 Elementary
Occupations

2 Professional

20
15

Wycombe

10

8 Process Plant
And Machine
Operatives

3 Associate
Professional &
Technical

5
0

7 Sales And
Customer
Services

4 Administrative
& Secretarial
6 Personal
Services

The
Risboroughs
(ward)

South East

England And
Wales

5 Skilled Trades

Figure 3C - Occupation Types
Commuting Patterns - Resident Analysis
The table below shows the existing commuter patterns of the residents of Princes Risborough. We
have used 2011 census data at output area level to provide a fine grain analysis of Princes
Risborough. The table shows where the residents of Princes Risborough worked at the time of the
census (not including those who worked from home/had no fixed place of work/worked abroad etc).
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Table 3A - Princes Risborough Commuting Patterns (Residents of Princes Risborough)
District of work

Sub district/Town

Workers

% of Total

1,256

46%

Princes Risborough (town)

506

18%

High Wycombe (town)

368

13%

Marlow (town)

48

2%

Wycombe other areas

334

12%

397

14%

Inner London

274

10%

Outer London

123

4%

386

14%

Aylesbury (town)

213

8%

Aylesbury Vale other areas

173

6%

South Oxfordshire

154

6%

Chiltern

106

4%

South Bucks

60

2%

Oxford

44

2%

Dacorum

40

1%

Slough

40

1%

Windsor and Maidenhead

40

1%

Other Areas

236

9%

Total

2,759

100%

Wycombe

London (Greater)

Aylesbury Vale

The analysis shows that 18% of people lived and also worked in Princes Risborough. Around 14%
of the population commute to London to work, a further 14% to Aylesbury Vale and 13% to High
Wycombe. This analysis is used again in paragraphs 1.39 to 1.54 to help determine the potential
employment demand arising from new residential development in Princes Risborough if existing
commuting patterns remain.
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Figure 3D shows the method of travel to selected destinations from Princes Risborough. As might
be expected, there are higher levels of walking and cycling from those working within Wycombe
district as they have less distance to travel. The majority of London commuters travel by train at
62%, which rises to 85% for those travelling to inner London and drops to 10% for those travelling
to outer London. The majority of people travelling to other areas drive or are a passenger in a car
or van, showing the reliance on road travel in this area. Planned improvements the rail system
such as the East West Rail Scheme may impact these patterns.

Figure 3D - Method of travel to selected destinations (residents of Princes Risborough)

Commuting Patterns - Workplace Analysis
We have also analysed people who work in Princes Risborough to find out where they travel from.
Our analysis shows that around 21% of workers live in Princes Risborough, 25% in Aylesbury Vale,
10% in High Wycombe and 9% from South Oxfordshire.
Table 3B - Princes Risborough Commuting Patterns (Workers in Princes Risborough)
District of residence

Sub district/Town

Commuters

% of Total

1,127

48%

Princes Risborough

499*

21%

High Wycombe (town)

241

10%

Marlow (town)

28

1%

Wycombe
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District of residence

Sub district/Town

Commuters

% of Total

Wycombe other

359

15%

579

25%

Aylesbury (town)

331

14%

Aylesbury Vale other

248

11%

South Oxfordshire

217

9%

Chiltern

99

4%

Cherwell

27

1%

Dacorum

22

1%

Oxford

16

1%

Milton Keynes

15

1%

South Bucks

15

1%

Central Bedfordshire

14

1%

Windsor and Maidenhead

12

1%

Other Areas

204

9%

Total

2,347

100%

Aylesbury Vale

* Figure does not exactly equal Princes Risborough figures shown in Table 3A – possibly due to
ONS disclosure controls which affect counts at very small geographies

Figure 3E shows the method of travel for selected areas of origin to Princes Risborough and shows
that the majority of workers are reliant on road transport to get to work. Across all areas, only 1%
of workers use the train to get to work and a further 2% by bus. Around 80% of people drive or are
a passenger in a car or van. Planned improvements to the rail system such as the East West Rail
Scheme may impact these patterns.
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Figure 3E - Method of travel from selected destinations (workers in Princes Risborough)
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APPENDIX FOUR – EMPLOYMENT NEED FROM
2,500 NEW HOMES IN PRINCES RISBOROUGH
The PBA Wycombe Economy Study & Employment Land Review (2014) and the draft
Buckinghamshire Housing and Economic Development Needs Assessment (currently in progress)
make estimates of employment floorspace requirements at district level.
As part of our detailed analysis of Princes Risborough, Boyer have calculated the potential impact
that new residential development is likely to have on the need for employment floorspace in
Princes Risborough itself. This level of detailed analysis helps us to understand whether any of the
overall need identified in Wycombe will be required within Princes Risborough.
We have used the methodology outlined in the flowchart below which involves estimating the
potential increase in labour supply arising from the new development. It then uses the findings
from the draft Buckinghamshire Housing and Economic Development Needs Assessment at a
district level to translate this into a B use class floorspace requirements. It takes into account a
range of factors including the projected economic activity rates by age and sex and current
commuting patterns.

Methodology Flow Chart
Calculate Expected
Population from
development

Estimate Age
Structure of new
Population

Estimate Potential
Working Age
Population

Apply Economic
Activity Rates by age
and sex

= Total Potential
Labour Force

Estimate (and
minus) outcommuters

Estimate (and
minus) those who
work from
home/other

Estimate (and
minus) those who
will work in non-B
class jobs

= Total Labour Force
(B uses)

Split types of B uses
required (B1a/b,
B1c/B2 and B8)

Apply density rates
(floorpsace per
worker)

= Total B use class
floorspace required

Key Assumptions/Findings
We have assumed there will be 2,500 new homes with an average household size of 2.3 people
per home. This results in an estimated population increase of approximately 5,750. This estimate
may need to be revised as further details on the number of dwellings and the mix of size/types
emerge.
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Based on the existing age/sex profile of Wycombe (district) and economic activity rates
age/sex, we calculate that the resulting labour supply would be around 3,100 people.

33

by

According to 2011 census data, around 29% of people who live in Princes Risborough work
at/mainly from home or are within the ‘other’ category (meaning that they work outside the UK,
work on an offshore installation or work with no fixed place of work). A reduction of 29% has
therefore been made assuming that this trend is to continue, which results in a labour supply of
2,200 people.
Current commuting patterns show that around 18% of those living in Princes Risborough also
worked within Princes Risborough (not including those who work at home). If the same rate
commuting pattern is assumed to continue, this would result in 404 additional people working within
Princes Risborough.
We then use the assumptions made in the draft Buckinghamshire Housing and Economic
Development Needs Assessment
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to break this down into B use and non-B use jobs and then

further into types of B use (B1a/b, B1c/B2 and B8). On this basis, there is a requirement for 404
new jobs, of which 50% (202 jobs) would be non B class. That leaves 202 B-class jobs, of which
174 would be B1a/b and 28 would be B8. The draft Buckinghamshire Housing and Economic
Development Needs Assessment (Oxford Economics Scenario) projects a decline in B1c/B2 jobs;
therefore we have assumed no increase in jobs in this sector arising from the new development.
Using the same densities as the Buckinghamshire Housing and Economic Development Needs
Assessment for each use class, this would result in a potential requirement for around 2,080sqm of
B1a/b floorspace and 1,980sqm of B8 floorspace. See table below for calculations.

Table 4A - Jobs to Floorspace Calculation Summary

Potential B Use

Jobs

Floorspace Density
(sqm per worker)

Number of new jobs in Princes
Risborough

404

n/a

n/a

Number of new jobs in B uses

202 (50%)

n/a

n/a

Number of new B1a/b jobs

174

12

2,080

Number of B1c/B2 jobs

0

40

0

Number of B8 jobs

28

70

1,980

33
34

Floorspace
Required (sqm)

As used in the Wycombe SHMA 2013
Based on Oxford Economics projections by sector (WDC’s preferred scenario)
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Floorspace Density
(sqm per worker)

Jobs

Total

Potential B Use
Floorspace
Required (sqm)
4,060

It is important to note here, that the calculations above are indicative and should not be seen as the
accurate employment floor space requirements for Princes Risborough. These figures are based
on the potential increase in labour supply arising from the new residential development and the
assumption that current trends (such as commuting patterns) will continue. This does not
necessarily mean that there is the market/financial viability to support such development, which
discussed separately.
As a final step we have converted the floorspace requirements into a land requirement using plot
ratios. We have used the plot ratios from both the 2015 HEDNA report by Atkins (still in draft) and
the 2014 Employment land review by PBA for comparison, as shown in Error! Reference source
not found.. Despite the use of slightly different plot ratios, the total employment land required in
both is estimated to be around 0.8 hectares. Plot ratios should be seen as indicative as they can
vary greatly depending on location, particularly for office use. Also, as noted in the 2014
Employment Land Review, plot ratios and sites areas do not work for mixed-use development,
which may account for a significant share of future office development. For these reasons, in
relation to offices especially it is preferable to base demand-supply calculations on floor space
rather than site areas.
Table 4B - Conversion to land need (hectares)

Plot Ratios
Floorspa
ce (sqm)

(from Atkins

B1a/b

2,080

B1c/B2
B8
Total

Plot Ratios
Area
(hectares)

(from PBA

50% (0.5)

0.4

60% (0.6)

0.3

0

40% (0.4)

0

40% (0.4)

0

1,980

50% (0.5)

0.4

40% (0.4)

0.5

Bucks HEDNA
2015)

0.8
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Wycombe ELR
2014)

Area (hectares)

0.8
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APPENDIX FIVE – POTENTIAL TRANSPORT
MITIGATION MEASURES
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APPENDIX SIX – PRINCES RISBOROUGH
EXPANSION AREA
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APPENDIX SEVEN – WESTHORPE LOCATIONAL ASSESSMENT
Site

Local road
access

Public transport
access

Pedestrian and cycle access and
connection with local amenities

Provision off additional of
off-street car parking

Scalability & clustering

Site 1

Site 1 is

While Site 1 is the

A footpath along the A4155 exists to

Ample land exists to

An employment land

accessed

only one of the three

the site’s northern boundary. No

provide sufficient new off

allocation at Site 1

directly from

sites served by

formalised pedestrian and cycle

street parking for a new

would help create a

the A4155

existing bus routes

routes exist within the site.

business park. However

broad concentration of

50m from the

these services (155

Development of the site for a

any spill over parking to

employment within the

junction

and 160) to

business park could accommodate

serve the needs of the

one location. While

roundabout

Westhorpe Park are

formalised pedestrian / cycle routes

existing Globe Park would

new employment would

onto the
A404.

extremely infrequent

with pedestrian routes linking up with

be separated by the A404

be located close to

and would not be

the existing footbridge over the A404.

and would only be

Globe Park / Marlow

adequate in serving
a new business park.

Based on current pedestrian / cycle

accessible by the

International it would

infrastructure walking distances to
nearby amenities are –

footbridge. Any spill over

not be within the same

parking should be located

site and would be

as close as possible to

visually and physically

the footbridge to minimise

separated by A404.

walking times to the

Estate management

existing Globe Park
businesses

issues and a

The nearest bus
stops for more



Crowne Plaza Hotel – 25

regular bus services

mins via the footbridge and

are located on

Parkway;

Wiltshire Road and



Marlow Town Centre – 25

further west along

mins via the footbridge and

the A4155 some 15
minutes’ walk away.

Station Road; and

Site 1 is located
approximately 22



Marlow Leisure Centre /
Cooper Coffee Bar - via the
footbridge and Parkway

coordinated approach
to signage;
landscaping, lighting;
environmental
initiatives and building
design would be more
difficult to achieve but

minutes’ walk from
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Site

Local road
access

Public transport
access

Pedestrian and cycle access and
connection with local amenities

Provision off additional of
off-street car parking

Marlow train station.

Scalability & clustering

still possible.

Site 1
assessment

5

2

3

4

3

Site 2

Access to

No existing bus

An existing footpath serves the site

Ample land exists to

An employment land

Site 2 from

services run along

along Fieldhouse Lane. Based on

provide sufficient new off

allocation at Site 2

the A404 is

Fieldhouse Lane.

current pedestrian / cycle

street parking for a new

would help create a

possible from

The nearest bus

concentration of

route is the 155

infrastructure walking distances to
nearby amenities are –

business park. Spill over

either

parking could also be

employment within the

Parkway or

along the A404

provided in close

one location without a

less

which does not stop

proximity to the existing

physical seperations

appropriately

in the vicinity of Site

Globe Park businesses if

such as the A404. An

from the

2. The most

located off Fieldhouse

enlarged business park

Bisham

convenient services

Lane west of the Crowne

could better integrate

Roundabout

to the site are

Plaza hotel. This would

with the Crowne Plaza

passing

located on the A4155

not benefit Marlow

hotel and the wider

through

and the High St

International however.

facilities it offers.

residential

approximately 20
minutes’ walk away.

While spill over parking in

Estate management

this location could provide

issues and a

additional parking for

coordinated approach

existing businesses the

to signage;

extra traffic generation is

landscaping, lighting;

a serious concern on the

environmental

areas via
Bisham Rd
and
Debmere Rd.
While A404
access from



Crowne Plaza Hotel – a few
minutes as the site is
adjacent to the hotel;



Marlow Town Centre – 10
mins via Riverpark Drive;
and



Marlow Leisure Centre /
Cooper Coffee Bar – less
than 5 minutes from the
majority of the site

Site 2 is located
approximately 12
minutes’ walk from
Marlow train station.

Parkway and potentially

initiatives and building

Parkway is

surrounding residential

design could be more

only 4

streets. In the absence of
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Site

Provision off additional of
off-street car parking

Scalability & clustering

minutes’

any traffic modelling only

easily implemented.

drive the

a cautious assessment is

current traffic

possible at this stage

issues

pending further traffic
modelling.

Local road
access

Public transport
access

Pedestrian and cycle access and
connection with local amenities

necessitate a
cautious
assessment
at this stage
pending
further traffic
modelling.
Site 2
assessment

2

3

4

2

4

Site 3

Current

The nearest bus

An existing footpath is located along

The existing residential

The site contains low

access to the

services are located

Gossmore Lane. Based on current

area and the Marlow

density large plot

site is

on the High Street

pedestrian / cycle infrastructure

Rugby Club means only

residential housing and

provided by

approximately 20

the land south west of

the Marlow Rugby club.

Riverwoods

minutes’ walk away

walking distances to nearby
amenities are –

Riverwoods Dr could be

Both uses are

Dr, a

while the Marlow

developed for

considered extremely

residential

train station is 12

employment floorspace.

sensitive to new

street.

minutes away but

This leaves a triangular

employment floor

Access to

would require cross

land parcel which along

space. Clustering and

here from the

the train line. This

with the site being

scalability benefits are

A404 is via

increases to 14

separated from Globe

also significantly

residential

minutes if crossing

Park by the rail line and

diminished through



Crowne Plaza Hotel – 10
mins crossing the rail line
increasing to 29 mins not
crossing the train line;



Marlow Town Centre – 17
mins via Riverpark Drive and
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Site

Local road
access

Public transport
access

streets such

the train line is
avoided

as Gossmore

Site 3
assessment

Pedestrian and cycle access and
connection with local amenities

Provision off additional of
off-street car parking

Scalability & clustering

Station Rd; and

A404 makes the provision

physical separation by

Marlow Leisure Centre /

of convenient spill over
parking difficult to achieve

both the train line and
A404.

1

1



Ln and is not

Cooper Coffee Bar – 2

considered

minutes when crossing the

appropriate

train line increasing to 12

for business
park traffic.

minutes not crossing the
train line

1

3

3
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APPENDIX EIGHT – STOKENCHURCH LOCATIONAL ASSESSMENT
Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 1

The site is immediately

Public transport access is

There is no pedestrian and

The site is fairly close to

adjacent to the A40 which

considered to be poor in

cycle access currently

Stokenchurch House and

leads directly onto the M40,

Stokenchurch generally;

however provision could be

Dione House however

providing excellent

however buses (routes 40,

made onto existing footpath

strategic access without the

28 and 275 to High

need to pass through
residential/rural roads.

Wycombe) do serve the
area.

along the A40 (Oxford
Road).

remote from other
employment locations.

Site 1 assessment

5

2

2

2

Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 2

The site is located off

Public transport access is

There is no pedestrian and

The site is immediately

Ibstone Road (if access

considered to be poor in

cycle access currently

adjacent to Stokenchurch

could be gained

Stokenchurch generally;

however provision could be

Business Park and the

through/around

however buses (route 28

made through

Heights and would

Stokenchurch Business

short walk to for routes 40

therefore create a cluster of

Park/The Heights) which

and 275)) do serve the
area.

Stokenchurch Business
Park/The Heights.

leads directly onto the M40,
providing excellent
strategic access without the
need to pass through
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Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

residential/rural roads.

Site 2 assessment

5

1

2

5

Site

Local road access

Public transport access

Pedestrian & cycle access

Scalability & clustering

Site 3

The site is located off

Public transport access is

There is no pedestrian and

The site is close to the

Ibstone Road which leads

considered to be poor in

cycle access currently

Heights and Stokenchurch

directly onto the M40,

Stokenchurch generally;

Business Park however

providing excellent

however buses (route 28

however provision could be
made.

strategic access without the

short walk to for routes 40

need to pass through

and 275)) do serve the
area.

2

3

residential/rural roads.

would be separated by the
new care home.

However, it is further down
Ibstone Road than the
other sites.
Site 3 assessment

5

1
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APPENDIX NINE – PLANNING CONSTRAINTS/POLICIES MAP EXTRACTS
Princes Risborough – Planning Constraints Assessment
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Princes Risborough – Planning Policy Assessment
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Junction 3A – Planning Constraints Assessment
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Junction 3A – Planning Policy Assessment
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Westhorpe, Marlow – Planning Constraints Assessment
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Westhorpe, Marlow – Planning Policy Assessment
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Wycombe Airpark – Planning Constraints Assessment
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Wycombe Airpark – Planning Policy Assessment
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Wycombe Commercial Assessment February 2016

Stokenchurch – Planning Constraints Assessment
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Wycombe Commercial Assessment February 2016

Stokenchurch – Planning Policy Assessment
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Wycombe Commercial Assessment February 2016

Saunderton – Planning Constraints Assessment
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Wycombe Commercial Assessment February 2016

Saunderton – Planning Policy Assessment
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