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Your Views
Key Questions
1
We want to hear your views on the suggestions in
this document and for you to help us improve it.You may
comment on any aspect of this document, but we would
be particularly interested in your views on the following
questions:
Have we got the overall principles correct? Is it
right to concentrate on balancing jobs and
workforce, and on improving the quality of
employment areas in Wycombe? Should we be
trying to encourage more growth in the Wycombe
economy?
Have we got the policies right? Should we aim to
protect our best quality business sites whilst
allowing the redevelopment of sites less suited to
employment? How should we decide which sites
should be ‘lost’ to employment uses?
Have we categorised the sites in the employment
land hierarchy correctly? Are our suggestions for
the mix of uses on redevelopment sites correct?
Should we identify more or less new land for
employment development?
How to Respond
2 Please let us know your thoughts on these questions,
and anything else you think about the suggestions in this
paper. Your comments should be returned to the
address
b e l o w,
or
emailed
to
th
planning_policy@wycombe.gov.uk by 4 November
2005. Please use the form provided which is available
o n
o u r
w e b s i t e
a t
www.wycombe.gov.uk/imaginethefuture, in the Imagine
the Future pack, or from Beth Wiseman at:
3 Beth Wiseman
Wycombe District Council
Freepost HY120
Planning and Major Projects WDC63
Queen Victoria Road
High Wycombe
Buckinghamshire
HP11 1BB

3
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1 Introduction
What is this background paper and why is
it being produced?
1.1

This background paper does two things:
It presents a revised planning policy framework for
employment land in Wycombe,
It analyses the economy in Wycombe in order to
explain the policy approach.

1.2
The Paper is therefore reviewing the existing
employment strategy as set out in the Adopted Local
Plan, and suggesting an altered policy approach.
1.3 This review is necessary because of the recent
revision to PPG3 (Planning Policy Guidance Note 3:
Housing). The revised PPG encourages local authorities
to examine employment land to find out whether any
sites have potential for housing development. It is
therefore crucial for the Council to have an understanding
of the quality of existing business premises and
employment land in the district, and of the needs of
business in Wycombe.
1.4 In addition, employment land policy must be in line
with policy and proposals for growth in the emerging
South East Plan. Appendix A sets out the employment
policies contained in the South East Plan, but it is also
important to understand the proposals for housing growth
in Wycombe, and what these may mean for future
population and workforce growth. Some of these
considerations are set out in Appendix B.

Where has our information come from?
1.5 This paper draws on the findings of a number of
studies:
Wycombe Economy Study 2004
Buckinghamshire Economic Prospects Study 2003
A Knowledge Economy Audit for Wycombe 2005
1.6 The paper has also been drawn up within the
context set by:
The Community Plan
The draft South East Plan and Regional Economic
Strategy
The Economic Regeneration Strategy

The draft Buckinghamshire Structure Plan 2016
The feedback from the Imagine the Future Parts 1
and 2 consultations
1.7 Each of these studies and strategies is summarised
in Appendix A.

What happens next?
1.8 Once the paper has been amended in the light of
comments received during the Imagine the Future 3
consultation exercise, it may be adopted as interim
planning policy. Eventually the policies will form part of
the Wycombe Development Framework.
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What is our approach? The Five Principles 2
2.1 These principles are suggested as Wycombe’s
‘Smart’ growth, and they have emerged in response to
the vision set out in the South East Plan. They aim to
achieve economic growth in the district through growth
in output and productivity rather than absolute numbers
of jobs. They also reflect the vision of a prosperous
economy, set out in the Core Strategy:
A Prosperous Economy
Jobs, Labour and Housing broadly balanced
Local skills and labour harnessed
‘Smart’ economic growth encouraged
Deprivation in Urban & Rural areas reduced
Congestion minimized and transport improvements
secured
2.2
The principles are set out below, with a brief
commentary about how they relate to some of the
challenges faced in Wycombe over the life of the
Wycombe Development Framework.
Much more
information on these issues can be found in Appendix B
to this paper.
2.3

The 5 Principles are:
Balance - maintaining a broad balance of jobs and
labour and good linkage between jobs provided
locally and local labour supply so the District neither
becomes a dormitory area nor overheats, leading
to excessive in-commuting. Whilst the District is
currently broadly in balance, projections indicate
at current housing levels there will be a reduction
in the labour force resulting in net out-commuting.
Thus there may be a need to release some
employment land where it does not meet the
economic objectives.
Sector led/targeted growth – Sustainable
economic growth which is non-land/non-labour
hungry and thus focuses on higher value business
activities to sustain steady economic growth.
Sector led growth reduces vulnerability against
other centres. However, there is a need to provide
the right range of sites. Research has shown the
District has sufficient quantity of employment land
but is deficient in the quality of sites available.
Substantial improvement to the qualitative supply
can be achieved through regenerating sites and
limited new brownfield employment sites.
Diverse economy – a diverse economy requires
a varied supply of employment sites in terms of
size, quality and location to provide incubator,
move-on,
expansion
and
investment
accommodation. It must also recognise the

contribution of other sectors to employment and
provide opportunities (flexibility) for employment
generating non-industrial or office uses.
A thriving business start up environment –
Research has shown there is a lack of small,
flexible affordable business units, particularly
startup/incubator units. There is a need for
investment in managed workspace which may be
secured through planning agreements but should
also be complemented by provision of small/move
on units for indigenous businesses.
Thriving and diversified rural economy focussing on rural enterprise through the Chilterns
Enterprise Gateway, farm diversification and
tourism, recognising that there are high levels of
home working and self employment in rural areas.

5
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3 How will this be achieved? The Policy Approach.
3.1 There are two broad areas of policy needed to
achieve the aims set out in the 5 principles:
Policies to deal with proposals for change on
existing employment sites,
Suggestions for new employment sites which could
be developed during the lifetime of the Wycombe
Development Framework.

Existing Employment Sites
3.2 It is suggested that existing employment sites are
treated in a similar way to that set out in the adopted
Local Plan - ie the best sites are protected from the
development of non-business uses, or from uses which
would not complement the role of the employment site.
3.3 Therefore, existing employment sites have been
placed into an employment land hierarchy, based on the
quality of the site and buildings, and suitability for
business use. The table below sets out the employment
land hierarchy along with a brief description of the types
of sites found in each category, the policy approach and
examples of some sites included in each category.
3.4

General Business Areas - these areas are
primarily for employment uses but may not be
of such high quality as the prime areas.
Small and scattered employment sites smaller sites perhaps accommodating only
one or two users, or larger sites in the open
countryside away from the main population
centres.
Mixed Use Sites - existing employment sites
which are suitable for redevelopment. Each
site has its own set of issues and
opportunities, as set out in the next section.
Any redevelopment will, however, be lead by
employment uses.

3.5 Some sites have been identified as possibly being
less suitable for business uses. There is some
opportunity, in the light of the Atkins Economy Study
review of existing employment land and other studies,
to re-designate some primarily smaller sites to other uses
where their economic role is limited. These sites are
shown on the maps in Appendix 3.

In brief, the policy approach is:

Site
Category

Prime Business Areas - these areas will be
protected from development of any
non-employment uses.
Uses which
complement the employment uses, such as
a crech or catering facilities, may be allowed.

Policy Principles

Examples (include)

Prime
Business
Areas

High quality business use ('B' uses only)
Complementary uses will only be allowed where it can be
demonstrated that they improve or support the business
function of the prime business area subject to tests including:
where necessary because of absence of such facilities;
where of a scale appropriate/ ancillary to prime business
area and does not attract trade from the wider community.
Such uses may include for example: catering facilities,
childcare facilities, leisure facilities, meeting facilities.

Cressex Business Park
Globe Park, Marlow
International
Dunn and Bradstreet/
Johnson and Johnson,
Cressex
Peregrine & Kingsmead
Business Park
Knaves Beech Way/J3
M40
Glory Mill
Mercury Park

General
Business
Areas

Areas primarily for employment generating uses but not
exclusively 'B' uses. Other uses as sports halls, leisure
facilities, educational/ training facilities, other complementary
uses and community uses may be allowed. Proposals must

Verco, Chapel Lane/Mill
End Road Emp Area
HW
Hillbottom Road, Sands
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How will this be achieved? The Policy Approach. 3
Site
Category

Policy Principles
be compatible with other policies (with particular reference
to town centre policies and sequential test)
Allows for provision of uses which have previously been hard
to locate and recognises contribution to non-B uses to
employment

Examples (include)
Desborough Park Road
Emp Area, HW
Princes Estate, PR
Victoria St HW

Small/
Scattered
Business

The policy approach seeks to resist the loss of employment Numerous and Scattered generating uses from small business sites.
See maps
Sites include employment generating uses rather than just
‘B’ uses and there is flexibility to include community uses but
not residential uses (as in general business areas)
Small employment sites play an important role in providing
affordable premises for existing, new and expanding small
businesses and start ups. Thus in many cases they provide
local employment for local people creating sustainable
working patterns.
A selection of small business sites have been identified as
being suitable for alternative uses following a review of a
large number of employment sites (Employment Land
Review).
Where sites have not been subject to an employment land
review they are protected from employment use unless it
can be demonstrated the site is no longer viable for
employment generating uses according to a set of clearly
defined criteria which may include:
Strategic accessibility
Transport/Highways Capacity
Compatibility with surrounding uses
Occupier environment
Marketability/Affordability
This approach accords with the revisions to PPG3
Clear definition of the criteria will reduce some of the
uncertainty and arguments over the interpretation

Mixed Use
Sites

Several mixed use sites have been identified which offer
particular opportunities to improve the local environment and
provide community benefits.
Each site has specific land use requirements which are
broadly set out in the key sites schedule but will be set out
as development principles which may be detailed in a
development brief or Masterplan.
Employment uses on sites must be secured using planning
agreements so that residential development does not proceed
on its own.
The Council may also wish to purchase the employment land
components of mixed use sites to facilitate delivery.

Leigh Street HW
Grafton Street HW
Baker Street HW
De La Rue, HW
Easton St, HW Station
Stockwells,
Stokenchurch
Molins, Saunderton
Picts Lane, PR
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3 How will this be achieved? The Policy Approach.
3.6 All the sites which have been identified in the
hierarchy are shown on the maps in Appendix C of this
paper.
3.7 There are several points to bear in mind when
considering the employment land hierarchy:
Employment uses do not always mean ‘B’ uses as
defined in the planning Use Classes Order. (As is
indicated by the policy principles above) These ‘B’
uses are straightforward industrial and business
uses, but do not include uses such as community
facilities, hotels or educational establishments
which clearly also employ people. The employment
land hierarchy attempts to explain how these other
employment uses could be dealt with.

Clearly there is a fine distinction between
‘alternative use’ sites and the ‘small/scattered’
sites. Both of these categories contain small,
maybe single user sites of varying quality. Have
we placed the right sites in the right categories?
Should we draw a distinction between these sites
or should we pull all the small scattered sites and
alternative sites into one category and use a criteria
based approach to decide which of them are
suitable for redevelopment?
3.8 The following table sets out the key sites which
are currently in employment use but which could be
redeveloped for a mix of uses - the mixed use sites
referred to above.

Table 3.1 High Wycombe Sites

Site Name

Site Principles

Baker Street
Employment Area
(5.8ha)

Mixed use site taking advantage of proximity to the Eden development – and may
include offices, start up units, residential (affordable housing), leisure, educational
and healthcare facilities and new Multi Storey Car Park and Fire Station
Retain approx 2ha of employment land.
Open up River Wye and develop pedestrian/cycle links to Eden
A comprehensive approach to include sites 113 Vernon Building, Site 185 Bridge
Street Saw Mill and former Carousel Bus depot. Likely to be incremental - Masterplan
to guide, some change likely 2011-2016
For more information see the Masterplan background paper – Re-Shaping High
Wycombe.

Marlborough
Street/ Victoria
Street (2.9ha)

General business area providing accommodation for a range of small and medium
sized businesses, traditional industries and local entrepreneurs. Employment
premises for local businesses and part of Desborough ‘seed-bed’ economy providing
affordable units
Upgrade functionality through accommodating complementary and ancillary uses
(e.g. community/leisure uses).
Incremental redevelopment to open up river corridor and improve pedestrian/cycle
links
Site not considered suitable for employment led mixed use approach as multiple
ownership constraints and high occupancy indicating continuing employment role
Masterplan background paper – Re-shaping High Wycombe has more detail and
suggests substantial areas of open space.

Grafton Street
Employment Area
(2.9ha)

Mixed use site providing higher quality accommodation for small and medium sized
businesses complementary to Desborough ‘seed bed’ economy
Retain employment uses South of Grafton Street providing affordable SME units.
Mixed use approach North of Grafton Street (Bartlet’s site 1.75ha) providing small
and medium sized units for offices and light industrial, residential or Live work
units. Retain approx 1ha (50%) of this site in employment use and remainder
(0.75ha) residential.
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How will this be achieved? The Policy Approach. 3
Site Name

Site Principles
Improve access to Desborough Park, open up river environment, improve pedestrian
and cycle access
Require affordable housing contributions and transport contributions. Training/skills
contributions to benefit nearby more deprived communities may be required.
Masterplan background paper, Re-shaping High Wycombe contains more information
on sites in Desborough.

Leigh Street
Employment Area
(2.7ha)

Mixed use redevelopment. Focus on conservation of industrial heritage and
conversion of existing buildings where appropriate and also redevelopment to
provide significant environmental enhancements, improved access arrangements
and achieve a new open space.
Retain an employment component of at least 0.75ha. Suitable for small business
start up accommodation, Live Work Units.
Other uses to include residential including an element of affordable housing, and
may include community uses and leisure uses
Training and skills contributions to benefit nearby more deprived communities
Masterplan background paper – Re-shaping High Wycombe, contains more
information on changes in Desborough.
Incremental development maybe guided by development brief – Comprehensive
scheme likely to come forward 2011-16

Ebor Works,
Chapel Lane
(0.4ha)

General business area
Small employment site currently constrained by access arrangements but potential
to make better use of the site by incorporating with the redevelopment of the
adjoining Verco site (see below) and potential to come forward pre 2011.

Verco, Chapel
Lane (6.1ha)

General business area
Redevelopment of vacant part of site for employment use and to open up the river
environment, potential to extend East-West cycle route and facilitate comprehensive
redevelopment of Ebor Works site.
Potential to come forward pre 2011.

De La Rue (3.1ha
including car park)

Mixed use development (pre 2011)
Significant employment component (at least 1.8ha - 60% of land area) retaining an
element of employment land/employment provision north of HW. Employment land
component to provide for Enterprise Hub and ancillary facilities
(conference/meeting/catering facilities approx 0.5ha in total) and high quality
business start up and expansion space (1.3ha).
A training facility or contribution will also be sought.
The site will also accommodate a new road line for which contributions will be
required and residential development of 1ha unless a convincing case is made that
more residential development is required to enable Masterplan objectives.
Maintain and enhance N-S pedestrian access
Redevelopment should contribute to the aim of opening up a green corridor along
the Hughenden Stream. See the Masterplan background paper – Re-shaping High
Wycombe, for more information.

9
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3 How will this be achieved? The Policy Approach.
Site Name

Site Principles

Compair (7ha)

Comprehensive mixed use site retaining an employment component on the north
side of High Wycombe and providing high quality SME/business expansion
accommodation, complemented by provision of Enterprise Hub (on De La Rue or
potential to be on this site). Retain 3.7ha of employment land B1 use.
3 ha of residential development, provision of new road line and improved N-S
pedestrian access
Redevelopment should contribute to the aim of opening up a green corridor along
the Hughenden Stream. See the Masterplan background paper – Re-shaping High
Wycombe, for more information.

Easton Street
(2.4ha)

Mixed use site the majority retained in employment/office use, with a focus on office
development.
Small proportion (0.5ha) residential and possibly leisure uses as part of a high
density scheme benefiting from proximity to the station whilst being sympathetic to
ancient monument.
Focus on public transport use and enhance pedestrian links to station
Comprehensive redevelopment a long term vision, likely post 2016, to be guided
by design appraisal
See the Masterplan background paper – Re-shaping High Wycombe, for more
information.

HW Railway
Station (2ha)

Mixed use development comprising transport hub, station car parking, retail and
office uses.
Office component (approx 0.6ha) to take advantage of proximity to station, be of
relatively high density and focus on sustainable transport/reduced parking provision.
See the Masterplan background paper – Re-shaping High Wycombe, for more
information.

Table 3.2 North of High Wycombe and Princes Risborough

Site Principles

Site Name

Picts Lane, PR
(5.7ha)

Comprehensive mixed use redevelopment
Retain 3ha of employment land for small office courtyard, light industrial
units and relocation of builders yard (if required)
Other uses include residential (approx. 2ha), small open space, small retail
outlets, station car parking, and transport interchange (turning area). Also
potential for some tourism uses related to the Chinnor Railway.
Site option to be considered complementary package to making full use of
Princes Estate for employment purposes.
Potential to bring forward up to 2016

Princes Estate, PR
(10.4ha, currently 4.3ha
vacant and yet to be
developed)

General business area establishing a furniture manufacturing and design
hub, incorporating existing Ercol factory, Chilterns Gateway hub and
providing start up/move on small business accommodation (also potential
for Hypnos to move onto this site).
Functionality of the hub enhanced with ancillary facilities such as a showroom
for locally produced furniture
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How will this be achieved? The Policy Approach. 3
Site Principles

Site Name
Provide pedestrian bridge over railway to link to the station
Potential to ring forward pre-2011

Aston and Full, Mill Lane
PR (0.7ha)

Residential redevelopment –not deemed desirable for commercial
redevelopment due to peripheral location.
Must be delivered comprehensively with adjoining plot (Elmbrook) and must
deliver affordable housing.

Molins, Saunderton (Total
site area 10ha developable
area/area occupied by
buildings approx 5ha)

Mixed use redevelopment – residential and employment
Redevelopment needs to have a reduced impact on green belt and AONB,
replacement like for like employment space unlikely to be required by market
and likely to generate greater traffic impacts than residential.
Redevelopment to provide substantial landscape buffers and improve the
visual amenity of the site and its integration into the Green Belt and AONB
Retain 2ha of SME office/light industrial units or live work units and 3ha of
residential development.
Must improve links to Saunderton railway station

Stockwells Timber Yard,
Stokenchurch (2.5ha)

Mixed use development incorporating SME office/light industrial units (0.7ha
of the site). Current policy considered too restrictive and over providing for
SME space in this area. Large distribution sheds inappropriate in AONB.
Small hotel may be acceptable.
Remainder of the site residential (1ha) potentially incorporating sheltered
housing/nursing home.
Edge of settlement site, redevelopment will need to limit impacts on adjacent
countryside and will require landscape buffers
Transport contributions or Green travel plan will be required

West’s Yard, Saunderton
(1.6ha)

Site constrained by greenbelt restricting redevelopment
Options being considered are:
Residential, if small industrial units could be accommodated through the
redevelopment of Molins site. This site is closer to the station.
Alternatively the site could be redeveloped to provide modern industrial
units. and improved environmental amenity

New Sites
3.9 There are several significant sites which could be
released for employment development, or a mix of uses
including employment. The Wycombe Marsh site is an
allocation in the existing Local Plan. The remaining sites
are suggested in the M40 Gateway background paper.

At the present time it seems unlikely that there will be a
need to release these Gateway sites in the short term
(before 2011). There are, however a range of options
for development on these sites, which are set out in more
detail in the M40 Gateway background paper and
summarised in the table below.
3.10

These sites are set out in the following table:

Table 3.3 North of High Wycombe and Princes Risborough

Site Name
Wycombe Marsh (2ha
allocation)

Site Principles
New prime business area adjoining Wye Industrial Estate, providing high quality
business expansion space for local SMEs – particularly if freehold

11
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3 How will this be achieved? The Policy Approach.
Site Name

Site Principles
Attractive and sustainable business environment/ image created through Wycombe
Marsh redevelopment: proximity to A40 public transport corridor and public
transport improvements from the Wycombe Marsh development, valley floor
cycling and walking corridor, adjoining retail and local amenities/ food outlets,
accessible to residential area including less prosperous or deprived areas.
Potential for a comprehensive redevelopment of adjoining Wye Industrial estate
enhancing the strategic location and prominence of this area as an employment
location.

Abbey Barn South
(30ha approx or but
developable apea
approx 18ha)

Unlikely to need this site in the short to medium term due to preference for urban
sites and wider strategic reasons (the need to balance jobs and workforce – see
the 5 Principles.) Depending on the outcome of the South East Plan housing
debate, if the site is required to meet housing requirement could seek a mixed
use approach likely to include a small employment component.
This sites remains an option for employment development in the longer term.
If required would need link road to the M40, improved public transport links,
transport contributions (subsidised bus)
There are a range of options available for development of this site – see the M40
Gateway background paper for more information.

Sports Centre Site
(9ha)

Mixed use site–residential (4.5ha), employment (4.5ha) – new prime business
area
Employment component to provide a ‘Green’ business park (B1) of larger (HQ
type) units for knowledge intensive industries
Constrained parking approach and maximise public transport links (P&R and HW
Station)
Transport contribution and skills/training contribution
Potential to bring forward 2011-2016
There are a range of options available for development of this site – see the M40
Gateway background paper for more information.

Buckmaster Road,
HW (2ha)

Potential to extend business park providing 2ha of additional high quality business
park land
Currently green-space so package which retains some open space for local use
and replaces playing fields elsewhere would be a pre-requisite.
At the moment development of the site is an option, but brownfield sites are
preferable. There are a range of options available for development of this site –
see the M40 Gateway background paper for more information.
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Bringing It All Together 4
4.1 The principles and policies in this background
paper are intended to create ‘Smart’ growth in Wycombe.
The following table brings together the themes set out

in the 5 principles and the policies to show how the needs
of business in the district are being met, and how
individual sites help to meet these needs.

Table 4.1 Business Needs

Summary Table Business
Needs V2

Major New or
Redevelopment
Opportunities
Sub/Regionally important
development opportunities
for modern commercial
and/or knowledge-based
inward investment

Preferred Location

Typically urban or edge
of urban areas.

Scale , nature and
approximate land
requirements

Large format
single/small number
occupier buildings with
Good infrastructure links high quality landscape
or accessibility & visibility setting & community
such as in town centre,
benefit incorporated.
motorway junctions &
‘gateway’ access points. Minimum 2-5ha / 10,000
plus sq m

Suitable sites to meet the
need including both new,
mixed use &
regeneration of existing
employment sites
Sports Centre site, HW
Easton Street, HW
Railway Station, HW
Princes Estate, PR
Hypnos / Railway, PR
Marlow International
(Globe Park)
Compair
Stokenchurch
Abbey Barn South (See
M40 Gateway background
paper for options)
RAF Dawes Hill (See M40
Background paper for
options)

Investment by Indigenous
Business

Within urban areas,
although a particular
focus on the northern part
Sustainable economic
of High Wycombe, ‘prime’
growth by indigenous firms & general business
re-investing on existing sites locations.
or within the District.
High public & private
Freehold plots.
transport accessibility with
a fairly high degree of
visibility & attractive
environment.

New office
Wycombe Marsh
developments in
Beacon Heights
courtyard style &
sympathetic extensions
Compair (move up?)
to existing.
Between 5,000 -10,000 Glory Mill
sq m floorspace
De La Rue
On sites of a min 1-2ha
Verco
in size
Cressex BP, HW
Air Park, Booker, HW

13
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4 Bringing It All Together
Summary Table Business
Needs V2

New Business (General
Needs)

Preferred Location

Scale , nature and
approximate land
requirements

More flexible in terms of
both urban & rural
locations.

Courtyard style /
high-spec design
commercial / industrial
business areas – up to
5,000 sq m

Supporting the growth &
expansion of SME’s through Good transport
the provision of flexible (in
accessibility
size) start-up & follow-on
units
Particularly freehold plots.

Suitable sites to meet the
need including both new,
mixed use &
regeneration of existing
employment sites
Leigh Street, HW
Baker Street, HW
Grafton Street HW
De La Rue, HW
Verco, HW
Molins
Stockwells, STK
Picts Lane, PR

New Start-up Business &
Social Enterprises (Local
Needs)
Supporting business
start-ups & social
enterprises by providing
‘managed work-space’ &
innovation centre style
premises.

Urban areas & within/near
to the District’s target
areas of defined (by SOA
criteria) need.
High public transport
accessibility within easy
access to local
community services .

Tenancies will normally be
provided on flexible terms
in units of mixed size.

Next Steps
4.2
This paper sets out a suggested approach to
employment policy in Wycombe, and options for change
on various sites. As part of the Imagine the Future
consultation we are seeking your views on our
suggestions. Your comments will be invaluable as we
work up the suggestions in this paper into interim policy.
Please let us know if we have got it right.

Approximately 0.5ha
De La Rue, HW
(floor-space) with
shared ancillary facilities Compair, HW
(such meeting rooms,
catering facility, creche) Leigh Street, HW
provided on-site.
Princes Estate, PR
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Appendix A 5
The Context for the Employment and
Economy Background Paper
5.1 This section looks briefly at the strategic context
for the Employment and Economy background paper,
including the South East Plan, the Buckinghamshire
County Structure Plan, the Economic Regeneration
Strategy and the responses to Imagine the Future Parts
1 and 2. The Community Plan is included in the Imagine
the Future 3 information pack.

The South East Plan - Key Points (January
2005 Draft)
5.2 The vitality of the South East economy is identified
in the South East plan as a measure and driver of the
Plan vision – to sustain improvement in quality of life to
2026. The key economic aspects of this vision include:
steady and sustainable levels of economic growth,
capitalising on the region’s strengths and the
opportunities to increase productivity
providing for, and retaining, a broader educational
& skills base across the whole population.
5.3 The plan looks to provide for a programme of
economic growth to give a dynamic and robust economy
and an economy which is a pillar of the UK economy.
The key economic aspects across the region and plan
period include:
economic growth of 3% GVA pa assumed and
planned for
to accommodate the growth technology and new
working practices will be encouraged to foster
productivity increases and relieve development and
resource need
adequate land and property for business, housing
and other services will nevertheless be required
5.4 However, the strategic options in terms of the scale
(expressed as housing numbers) & distribution of growth
will have a distinct impact on the scale of economic
growth achievable.
5.5 POLICY RE1 provides the key framework - Local
Development Frameworks to allocate employment land
to provide a range of sites and premises to meet needs
of start-ups, growing businesses and inward investors.

5.6 The focus of the plan is to address the underlying
drivers of sustainable economic development - exploiting
untapped potential, addressing deprivation as well as
maximising the potential of successful areas, establishing
a better understanding of the economic drivers affecting
the District and seeking to respond positively to these in
our policy response. The plan also notes that attention
should also be given developing and sustaining a vibrant
and diverse range of economic activities that help meet
local employment and service needs.
5.7 POLICY RE4 - sufficient employment land should
be made available, efficiently used and encompassing
a range of sites and premises to meet local business
needs and the future requirements of the workforce (in
terms of quantity and quality).
5.8 The Regional Economic Strategy (RES), which
must sit within the spatial planning framework provided
by the SE Plan highlights that economic growth must be
of a form that assists the region to achieve the objectives
of sustainable development and that in some parts of
the region employment led growth is not an option.
Smart growth, output or productivity growth rather than
employment growth is the cornerstone of the RES and
asserts that by investing in the drivers of productivity
(skills, investment, innovation, enterprise and
competition) economic growth can be achieved without
a necessary increase in employment levels.
5.9 The current RES is under review during autumn
2005. It is envisaged that a revised RES will be launched
in the spring of 2006 with the Strategy running for the
period 2006-2016.
5.10 Smart growth has the following objectives:
·
competitive businesses (esp. knowledge based
economy)
·
successful people (skilled, motivated and highly
productive)
· vibrant communities (inclusive, access to high quality
jobs, education, etc)
·
effective infrastructure (that supports/enables
economic growth)
·
sustainable use of natural resources
(environmentally efficient businesses)
5.11 The Southern part of Wycombe District falls within
the Western Corridor & Blackwater Valley Sub region.
This is one of the most economically successful and
dynamic parts of the South East. The key issue facing
the sub-region is how the factors influencing and
contributing to the economic buoyancy of the area & its
quality of life may be maintained having regard to the
growth already planned at Heathrow, the very tight labour
& housing markets, growing levels of in-commuting and
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pressures on water, transport and community
infrastructure. The concept of smart growth is then
particularly applicable to the sub-region, as is shown by
Policy WCBV2 – The Economy and Smart Growth:
The local authorities in the sub region working with the
Government, the Regional Assembly, the Regional
Development Agency, and other agencies as appropriate
will develop a strategy to encourage forms of economic
growth in the sub-region which minimise the demand for
additional labour and the release of additional land for
employment purposes.
5.12 Part of this wider assessment will require further
analysis and work in understanding the economic
dynamics of the District’s economy and businesses. In
doing so both land use as well as economic policies can
be developed to ensure we are planning for economic
development through, for example establishing a
criteria-based approach for site development, offering a
portfolio of initiatives for developer contributions,
supporting corporate social responsibility & community
engagement by business, increasing social enterprise
start-ups and establishing long term strategies to support
learning and development – all of which foster a healthy,
prosperous local economy.

affordable housing, community facilities or provision of
new incubator space. Further Policy 17 encourages the
increased provision of incubator space particularly in
redevelopment proposals and farm based diversification
schemes (see Policy 17 Small Businesses).

The Economic Regeneration Strategy
5.17 The Economic Regeneration Strategy (ERS) will
clearly have a wider remit than only addressing the
economy & employment land use aspects of the WDF.
As a supporting policy document the ERS will seek to
bring together the socio-economic & land-use planning
aspects of the local economy to provide a rounded
economic vision for the District.
5.18 It is proposed that five core principles will define
the structure of the ERS in respect of both policy
development and project implementation. This will be
achieved through:
Defining the role of Wycombe as a centre for
economic growth & regeneration.
Maximising the economic potential of the District.

Buckinghamshire Structure Plan

Realising the economic potential of the District.

5.13 The Adopted Structure Plan is now somewhat
dated. However its overall approach is to ensure that
there is no net gain in employment land in the District,
and that most new development be focused on the High
Wycombe area.

Planning for economic development.

5.14 The Draft Structure Plan 2001-2016 continues
this approach in Policy 14 overall employment strategy.
The plan also introduces a targeted increase in
knowledge based businesses encouraging low impact,
high value added businesses (akin to ‘Smart’ growth) to
achieve a level of output (productivity) growth which is
above the regional average.
5.15 The plan gives priority to the regeneration of
existing employment sites and buildings but does not
preclude the provision for a new high quality business
park on previously developed land within the High
Wycombe Urban area.
5.16
Policy 16 The future use of existing employment
sites also highlighted the need to review employment
land at a local level providing a framework to establish
which sites could be released to other uses. The policy
also advocates a flexible approach to the future use of
employment sites using mechanisms of the planning
system (mainly planning agreements) to achieve other
local planning objectives including enhanced levels of

Responding to our stakeholders.
5.19 The supporting role of the ERS will be to provide
the framework to research and ‘test’ the policies being
developed through the WDF, including for example
developing criteria-based and safeguarding employment
land policies, supporting learning & development
initiatives; developing appropriate business support and
networking groups (such as at Cressex); secure targeted
inward investment & support indigenous business growth;
foster rural diversification & support the rural economy;
engage with the business community to ensure we both
plan for economic development and respond positively
to business needs.

Imagine the Future Part 1
5.20 This consultation exercise included a broadsheet
and general household survey questionnaire:
More agreed than disagreed that Wycombe District
should expand its role in the region by encouraging
a significant growth in jobs
More disagreed that Wycombe District should limit
the growth in jobs and restrict its economic role in
the region.
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Responses suggested a broad range of skilled and
non-skilled jobs, local jobs for local people and
encouraging the following sectors: manufacturing/
high technology/ small and medium local
businesses/ furniture businesses/ family
businesses.
Responses suggested no more business
development needed and the focus for new
business development should be on brownfield /
old factory sites/ vacant premises (including former
agricultural premises) smaller business
opportunities and in rural areas.

Response to Imagine the Future Part 2
5.21 In October 2004 the imagine the Future – Part 2
consultation was launched to initiate debate with
stakeholders and the wider community over the review
of the Community Plan and the ‘emerging options’ for
the Wycombe Development Framework. This section
presents the key points raised by the consultation
received in relation to the economic and employment
land options presented. More detail is presented in the
full
summary
available
online
at
www.wycombe.gov.uk/imaginethefuture.
5.22
There was general agreement with the
Community Plan theme ‘A Prosperous District’ but some
thought that reference should be made to identifying
suitable sites to accommodate the changing needs of
the economy and help create a more flexible and diverse
economy
5.23

Comments on the Emerging Principles included:
that a ‘Brownfield Plan’ relies on the reuse of
employment sites of which there is an identified
shortage
that a ‘Brownfield Plan’ would lead to the economy
becoming moribund with unsustainable patterns of
growth
that there needs to be a focus on the rural economy
as part of a ‘Prosperous Economy’
Reference should be made to raising educational
standards as an underlying theme of core strategy
The economic viability of Marlow has declined
significantly. A principle must be to understand
why.
Support for ‘Balancing Jobs Labour and Housing’

The IF2 consultation presented a number of options
for an employment land strategy which improves
the amount of good quality employment sites to
meet the needs of modern business.
Substantial support was received for relying on the
regeneration of brownfield sites but comments also
emphasised need to retain most suitable
manufacturing sites
Substantial support was also received for allocating
a business park post 2011 but with some comments
suggesting the proposal should be brought forward
More support than objections were received for
identifying a reserve site for a business park.
More support received than objections for allocating
a small site for development pre-2011.
5.24 Key policy issues to be addressed were presented
along with emerging options for change:
Economy strategy: maintain a diversified
economy and focus on a range of growth
sectors to secure low to medium economic/
employment growth – the majority of comments
support this as the basis for a strategy but also that
market forces should not be ignored and the
strategy should also address rural communities.
Protecting employment sites in amore flexible
policy framework - the majority of comments to
this option were supportive of protecting
employment sites and the continued loss of
employment land would be challenged. Expressed
need for clarity and detail on what uses complement
business uses.
Employment led mixed use – more support than
objections but objections to the proposal being
ill-defined and to residential uses unless more
limited and for key worker housing
Release certain sites to alternative uses – more
supportive comments to releasing certain sites but
comments stress need to further testing and
development of criteria to assess the suitability of
sites
Greater use of planning agreements/ developer
contributions to secure community and
economic benefits – many supportive comments
but that they should not render development
unviable. Scope of contributions should be widened
(e.g. to skills development/ training schemes etc)
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Information Sources
5.25 The District has historically maintained a balanced
& broad based economy and is generally prosperous
achieving almost full employment. In 2002 Wycombe’s
average earnings & Gross Value Added Value (GVA),
measured at £21,410 per head of population are well
above the SE region average (£18,387) but still below
some of the core areas of the Thames Valley. Over the
last two decades significant change has occurred in the
local economy, such that the service sectors, particularly
pharmaceuticals, R&D and other high technology,
knowledge based business sectors are well represented,
although not at the same high levels as Berkshire.
Reflecting our historical base, particularly furniture
industries based in High Wycombe, manufacturing retains
a higher than average representation in Wycombe,
although restructuring continues to see its continued
decline in relative importance.
5.26 The unemployment rate as at April 2005 was
1.7% (3.7% in April 1996) compared to 1.4% for the
South East (4.5%/1996). There are pockets of high
unemployment & high levels of long term unemployment,
notably in particular sectors of the community &
geographical locations across the District. High house
prices often place homes beyond the reach of residents
and key workers and skills shortages which are persistent
Strengths

challenges to be addressed even within a relatively
prosperous District (More indicators on the District’s
economy are available in Fact File 8 Economywww.wycombe.gov.uk/factfiles).
5.27 A number of studies have been conducted into
the District’s economy and its prospects the most recent
of which include Wycombe Economy Study, the
Employment Land Review 2004, the Buckinghamshire
Economic Prospects Study 2003 and A Knowledge
Economy Audit for Wycombe 2005.

Wycombe Economy Study - Atkins 2004
5.28 In 2004 Atkins in association with ANCER SPA
and Lambert Smith Hampton were commissioned to
provide strategic advice on the future of the local
economy and to assess the quality and amount of
employment land and allocations in the District. The
review responded to the requirements of PPG3 and
Policy 16 of the Draft Buckinghamshire Structure Plan
to 2016 in assessing the quantity and quality of
employment land.
5.29 Following a review of the current strategic position
of the District’s economy the study highlighted a number
of strengths and weaknesses.
The table below
summarises these.

Weaknesses

Strategic location in the Thames Valley with good Congestion / perception of congestion.
connections to London, M4 Corridor, M25, Oxford,
High house prices & shortage of affordable homes.
B’ham & Heathrow/ Luton airports.
Second largest employment centre in the Western Under-represented in growth sectors & over-represented
in declining industries.
Corridor after Reading.
Large stock of VAT registered businesses and new Significant pockets of deprivation.
(gross) VAT registrations.
Lack of modern affordable workspace for start-ups &
established SMEs (incl. ‘Innovation’ style and high-spec
Diverse industrial base which has provided
protection from fallout of Thames Valley technology business premises).
/ IT recession.
Shortage of good quality expansion space for indigenous
investors and strategic opportunities for inward invest.
Highly skilled & well educated workforce.
A reasonable degree of self-containment.
Strong ethnic business culture.

Lack of quality start-up and follow-on premises
(particularly freehold / B1- B8) for small & medium sized
enterprises.

Strong base of businesses in the knowledge-related Lower rates of employment growth & start-up rates
economy sectors
compared to the sub-region over the past 5 years.
A perception issue & lack of institutional investment in
Wycombe.
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Bucks Economic Prospects Study 2003
5.30 The Bucks Economic Prospects Study (BEP),
conducted by Roger Tym and Partners (RTP), provided
an assessment of the quantitative need for employment
land in Buckinghamshire & Districts. More recent
research conducted for ODPM has high-lighted that
quantitative forecasts of employment land need are
notoriously difficult & often misleading. Nevertheless the
BEP study provided a basis for the Draft Structure Plan
2001-2016.
5.31
The study concluded that under a housing
constrained scenario (current Structure Plan housing
requirements) Wycombe could afford to lose ‘significant
amounts of land to other uses’ & in pure quantitative
terms a potential oversupply of industrial floorspace of
161,000sqm. For offices the report states that the
existing vacant floorspace & planning permissions will
provide ‘easily enough space to meet the modest
demand for additional office space’.
5.32 However, the study also recommended that whilst
there is no case for a quantitative increase in employment
floorspace in the District, there is a qualitative case for
additional floorspace. To meet this need a large new
business park was suggested to renew the office stock
providing a high quality development and providing a
site with a critical mass and coherence. The right
location was advised to be a brownfield site close to the
M40. In parallel RTP recommended releasing more
employment sites which may be suited to housing. The
study also considered current policies put too much
emphasis on safe-guarding employment sites with the
risk that historical land use patterns may be frozen & no
longer fit changing occupier requirements (a lack of
flexibility).
5.33 In response to these conclusions the Council has
sought to establish a better understanding (see
paragraph 3.14) of the economic drivers influencing the
future of the District which in turn can help in assessing
future land use patterns ensuring they are business
friendly and responsive to business needs.

A Knowledge Economy Audit for Wycombe
2005
5.34 The District Council commissioned Local Futures
Group (LFG) to undertaken an appraisal of the strength
of the knowledge economy (KE) and identify policy issues
relevant to supporting sustained economic prosperity.
The first phase of the LFG report highlighted some
interesting facts outlined below.

5.35 The report concluded that Wycombe’s policies
aim to foster the KE in a sustainable way that respects
social inclusion and the environment, both of which are
increasingly coming under pressure as a result of the
‘side effects’ of a successful KE. The key to maintaining
this ‘prosperity’ is to preserve the social profile by
addressing some of the key opportunities and challenges
in a sensitive way. Policies, LFG concluded, need to
anticipate and address the negative aspects of rapid
economic growth (e.g. social inequality or polarisation),
especially where they impact on disadvantaged
neighbourhoods.
5.36 Strategies for economic regeneration function
best when they are embedded in local indigenous
strengths - competitiveness assets or building blocks for
supporting the knowledge economy, as well as the
liabilities as they have arisen in this analysis.
Competitiveness Assets:
Knowledge-driven businesses and employment –
similarly to most areas in the South East,
Wycombe’s private sector is the major driver of the
knowledge economy.
Human capital – higher than national average skill
levels influence the locational choice of most
companies as ‘human capital’ is a major asset for
the local economy, helping to attract new
knowledge-driven businesses and expand our
competitive position.
Innovation and business support infrastructure is
a unique strength. With a high density of business
support providers, innovative businesses and
renowned Universities in close proximity,
Wycombe’s innovative and business support assets
are a major economic driver.
Connectivity – close proximity to London and a
dense network of roads, motorways and airports
place Wycombe within the top fifth of districts in
the country for its overall connectivity. This is a
crucial asset for both residents and businesses to
locate here.
High standard of living – high average earnings
and low overall deprivation rates in an accessible
rural setting with a range of quality of life assets
contribute to Wycombe’s high living standard.
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5.37 Although these are definite assets that attract
knowledge-workers and life-style businesses to the
District, the LFG report did highlight some areas for

concern, which need to be monitored and policies
developed to improve matters in the future.

Picture 5.1 Wycombe’s Competitiveness Assets

5.38

Unaffordable homes - similarly to other parts of the
SE with extremely high house prices, housing is
relatively unaffordable in Wycombe, threatening
the sustainability of the place-based attractiveness
driver.

Liabilities or ‘Weaknesses’:
Relative to the UK the public sector in Wycombe
doesn’t contribute significantly to generating
knowledge-driven employment.

Pockets of deprivation – despite below average
deprivation rates, ward level analysis has shown
pockets with relatively high deprivation in the
District. If deprivation is not addressed sufficiently,
inequality and exclusion will increase and threaten
the District’s wealth and prosperity.

Decline in knowledge-driven sector employment without the continuing interest and investment,
Wycombe could become a dormitory where the
local economy fails to provide intervening job
opportunities for out-commuters leaving to work in
growth areas elsewhere, and no quality job
opportunities at all for those whose skills base does
not allow them to find jobs in the area.
Social polarisation – despite a strong skills base,
there is also a considerable proportion of residents
who are qualified below NVQ level 2. a trend in the
workforce that has increased between 2001 and
2002. The strong skills base however could be
utilised to move less skilled individuals up the skills
ladder either through workplace training or FE
courses to reduce the proportion of residents with
very weak educational attainment.

Congestion - growing pressures on the District’s
environment and transport system arising from
increased levels of commuting (both in and out of
the District) are a threat to attracting both residents
and businesses and our retaining current quality
of life levels.
5.39

Key Issues to Consider

5.40
Continued economic success cannot be taken
for granted. The ability of an area to remain competitive
has significant implications for the future of local
economic develop-ment, as well as social outcomes.
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There is a general consensus that the local economy is
strong but as a result is generating increasing pressures
on society and the environment.

A criteria based approach should be used to review
employment sites for their suitability for ongoing
employment use

There is a distinct lack of a public sector driver to
‘protect’ the local economy from negative effects
of globalisation and fast changing international
markets. A stronger public sector could also provide
a wider range of intermediate and low-skill jobs for
residents with lower qualifications.

With Aylesbury as a sub-regional growth centre
and Wycombe constrained the Study recommended
that a focus for Wycombe could be ‘aftercare’
services and support.

The limited growth in overall enterprise coupled
with declining employment in knowledge-driven
sectors and over 50% of all jobs in lower
knowledge-based sectors
point towards the
possibility of a slowdown of the local ‘knowledge’
economy.
Wycombe is facing the risk of increasing social
polarisation through a high proportion of low-skilled
residents as well as many highly qualified residents
at the same time. A continuation of this trend could
increase local levels of deprivation as well as key
worker shortages.
Out-migration of younger people and families
already indicates a lack of local employment
opportunities for certain groups as well as
unaffordable homes.
Environmental pressures on Wycombe are
increasing through growing demands for housing,
transport infrastructure, business premises and
tourist initiatives.
5.41 The issues listed above show that even in a
high-performing knowledge economy like Wycombe,
there clearly are limits to continuing growth. Increasing
pressures on the economic, social and environmental
systems are clearly evident in Wycombe. At the moment,
these results are warning signs, rather than threats to
the future development of the District. By targeting job
creation, training, business support and environmental
prot-ection, the Community Plan takes those warning
signs into account. Sustainable growth clearly has to
continue to be a major part of future local economic
development policy.
5.42 The next steps to implementing the findings of
the LFG report are incorporated in both this core strategy
and the forthcoming economic regeneration strategy
which will also act as a supporting statement to the WDF.
5.43

Other Recommendations From The Study –
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Wycombe's 'Smart Growth'

6.2
The following information explains how these
principles have been developed.

6.1 Wycombe’s Smart Growth focuses on the following
5 principles:

Balance

Balance
Sector led/targeted growth
Maintain a diverse economy
A thriving business start up environment
Skills and Training
Thriving and diversified rural economy

6.3
Maintaining a broad balance of jobs and
labour and good linkage between jobs provided
locally and local labour supply so the District neither
becomes a dormitory area nor overheats, leading to
excessive in-commuting. Whilst the District is
currently broadly in balance, projections indicate at
current housing levels there will be a reduction in
the labour force resulting in net in-commuting. This
means there may be a need to release some
employment land where it does not meet the
economic objectives.

6.4
Fig 2. Percentage of Residents Who Live and Work in the District

6.5 At present jobs and labour are broadly in balance
(see Fig. 2)and the District has a relatively high level of
self containment with 63% of residents both living and
working in the District (Census 2001 see Commuting
(i)
Fact File 44 ). However, whilst there is a small net
outflow of workers (c. 3000) from the District, gross daily
commuting flows in and out of the District are also
(ii)
relatively large .
6.6 Maintaining this balance between the size and
skills of the labour force and the numbers and types of
jobs is a desirable objective for a sustainable economy,
helping to reduce and gross commuting flows which are
likely to detract from the quality of life available to
residents in the District.
i
ii
iii

6.7
Recent demographic data and population
(iii)
projections , based on current levels of housing
provision, indicate that the District has a declining and
ageing population resulting in a declining labour force.
To some extent this decline is tempered by rising
economic activity rates as the labour market becomes
squeezed. The economic activity rate for the District is
already high and unemployment levels are generally low
indicating there is limited scope to maintain the current
labour supply without an increase in housing provision.
Thus whilst there is a constrained housing provision there
must be managed constraint on the provision of new
employment land to limit the degree of imbalance.

C. 30,000, Census 2001 see Commuting Fact File 44
Buckinghamshire Population Projections 2004, updated using Census 2001

Economy and Land for Business Background Paper - IF3 September 2005

Appendix B 6
6.8
Despite a declining labour force employment
(iv)
growth is projected to continue (Fig. 3) such that in
2016 there may be a slight imbalance between jobs and
labour. This projection is based on the assumption that
there is no net addition to the stock of employment land
6.9

but includes provision of new employment land, upgraded
and regenerated employment land and takes into account
growth in employment in other sectors (such a growth
in the retail and leisure sectors resulting from the ‘Eden
project’).

Fig. 3 Past and Future Job and Labour Force Estimates

6.10
Significant releases of additional employment
land and significant employment growth will increase this
imbalance. The excessive provision of jobs in relation
to labour is unlikely to increase self-containment and is
(v)
more likely to increase gross commuting flows .
6.11 There is therefore no requirement to increase the
stock of employment land or designate a large business
park. Instead there is a need to manage the provision of
employment land to facilitate regeneration within the
current stock. To achieve this new high quality
employment land will be required (7ha identified) but this
is balanced by the loss of employment land on sites
which no longer have an economic role (identified loss
of 30ha, including from mixed use sites) resulting in a
potential net loss of 23ha employment land. However,
this managed release of employment land coupled with
the growth of other business sectors produces an
estimated employment growth of about 5,500 jobs to
2016 (which corresponds with Atkins projections in Figure
3 above but includes reduced assumptions for
regeneration employment land and implies vacant stock
is filled).
6.12 Balance will be maintained and commuting levels
reduced through:

Constrained but targeted approach to the provision
of new land for business, and the selective release
of employment land which no longer has an
employment role, resulting in a net loss of
approximately 23ha of land for business.
Maintaining a balance between type of jobs and
skills of the labour force, through maintaining
diversity, skills and training to maximise self
containment and minimise gross commuting flows.

Sector led/ targeted growth
6.13
Sustainable economic growth which is
non-land/non-labour hungry and thus focuses on
higher value business activities to sustain steady
economic growth.This means an emphasis on output
(competitiveness) rather than employment growth
(other than when focussed on relatively high
unemployment and social exclusion). However, need
to provide the right range and location of sites is
imperative. Traditionally based research has shown
the District has sufficient quantity of employment
land but is deficient in the quality of sites available
and that the quality of sites available is more critical
to economic prosperity than the absolute quantity.

Table 1: Quality of Life Indicators
iv
v

Labour force: Census based figure used for 1981and 1991, Atkins figures used for 2001, 2016, Jobs: ABI figure
used for 1981and 1991, Atkins figures used for 2001 and 2016.
Census 2001, See Commuting Fact File 44
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6.14 Economic growth is necessary to maintain and
improve the quality of life (see Table 1) for the District’s
residents, but uncontrolled employment growth may be
a contributory factor affecting quality of life through
increasing imbalance and commuting levels. The
managed release of employment land and the managed
constraint on new employment land implies constrained
job growth but does not imply constrained economic
growth.
6.15 Between 1998-2003 there was a loss of 50ha of
employment land but the number of jobs in the District
has remained relatively stable. Between 1991 and 2002
there has been significant growth in business services,
education, wholesale and RandD and the greatest falls
(vi)
are mostly in manufacturing sectors . This illustrates a
process of restructuring within the District’s economy
whereby land hungry employment uses (such as
manufacturing) are being replaced by more intensive
employment uses. Manufacturing industries are still
over-represented in the District, reflecting Wycombe’s
historical role, and also indicates further scope for
vi
vii
viii

ongoing economic restructuring. Despite this Wycombe
is well represented by a number of high technology
sectors and productivity/growth in productivity is well
(vii)
above regional averages . The Buckinghamshire
Economic Prospects Study forecasted that whilst total
output was lower in a housing constrained scenario,
output per head (productivity) was the same. One reason
for this was that lower value activities become replaced
by higher value activities and thus the quality of life of
the District’s residents is maintained. Prosperity does
not necessarily relate to the size of the work force.
6.16 These recent trends and forecasts indicate that
Wycombe District’s economy is well placed to continue
to experience steady and sustainable growth, driven by
output growth (productivity) rather than employment
growth. However, recent fluctuations in employment
have been greater than for Wycombe than for
(viii)
Buckinghamshire and the wider sub region indicating
the need for a strategic and proactive approach to
shaping local economic prospects, reflecting the
globalisation of the local economy. The economic
strategy will focus on targeted / sector led growth

Wycombe Economy Study and Employment Land Review, Atkins 2004
Economic Trends, Development Trends in Wycombe District 2004
Wycombe Economy Study and Employment Land Review
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focusing on higher value activities. Many of these higher
value sectors produce or provide specialised products,
and as such increases the competitiveness and reduces
the vulnerability of the District’s economy avoiding the
boom and bust of market led growth. Particular sectors
where there is a significant opportunities for strong
investment include: Research and Development, Life
Sciences, High Value Furniture and Wood Products /
Designer Making, Creative and cultural industries,
Pharmaceuticals, IT/Finance and other high value
business service, Sales and Adminisitrative (HQ’s),
Environmental (Science) services and High Value
production and lean manufacturing.
6.17 However, research has indicated that the District
is deficient in terms of the quality of employment land
stock, particularly strategic opportunities for meeting
modern requirements of inward investors, good quality
expansion space for indigenous firms and investors,
good quality small business follow-on accommodation,
flexible and affordable business start up accommodation
to support strong small business and community
enterprise e.g. managed workspace.
6.18 The mechanisms to address these have been
identified as:
the provision of limited new employment land
the regeneration of the existing employment stock,
identified prime business areas protected for
employment uses but with sufficient flexibility to
allow complementary uses to improve their
functionality and attractiveness to expanding
indigenous business and inward investors.
increased flexibility on general business areas to
facilitate regeneration, recognising the contribution
of non-B uses employment and to the functioning
of business parks and areas.
Regeneration of the District Prime Business Parks
that provide a sub-regional functions, such as
Cressex Business Park.
Retaining as an option the provision of a new
business park in the District and / or increased
business provision for large single occupiers along
the M40 corridor, in the longer term. The M40
Gateway background paper deals with this issue
in more detail.

ix

6.19 However, the District still has a constrained land
supply to be used in the most efficient way and as such
there is a presumption against low value/ land hungry
development (such as large scale distribution sheds) on
land allocated for business.

Maintain a Diverse Economy
6.20
A diverse economy requires a varied supply
of employment sites in terms of size, quality and
location to provide incubator, follow-on, expansion
and investment accommodation. The contribution
of non-business use sectors to employment is
recognised and there are increased opportunities
(flexibility) for traditional non-business (B-uses) to
be provided on the largest business parks, such as
Cressex, that are complimentary to the overall
function of business, the estate and immediate
community. Examples include crèche and other
community facilities or a small hotel.
6.21
Whilst productivity growth within Wycombe is
targeted at higher value sectors and activities, there are
benefits to maintaining diversity within the Wycombe
economy. This reduces vulnerability to market
fluctuations by nature of the wide mix of businesses and
business requirements for land, capital and labour. One
of the potential drawbacks of uncontrolled targeting of
knowledge-based, high value business is the growth in
social polarisation.
6.22 There is a continued need to provide for a diverse
range of employment opportunities particularly close to
areas of greatest need. To support this focus, provision
of employment land should seek to focus on the needs
of less prosperous areas matching skills to employment
opportunities, in or near to locations such as Lane End,
Castlefield, the Desborough Road/Green Street area
and Micklefield.
6.23 Maintaining diversity within the economy also
recognises the growth of the contribution of non-B use
sectors, which it is estimated provide approximately 40%
(ix)
of jobs in the District . It is also reasonable to expect a
significant proportion of employment growth will not be
in B Use classes, in related service industries that are
not traditional B-uses, but this does reduce the
importance of meeting the requirements of modern office
and industrial occupiers.
6.24

Diversity will be maintained through:

Wycombe Economy Study and Employment Land Review, Atkins, 2004
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Recognising the contribution of non-B use business
activities to employment and introducing a varying
degree of flexibility on land allocated for business
to cater for this;
The protection of a wide range of areas for business
in terms of their location, size, and quality to
facilitate a diverse and affordable range of business
accommodation;
The protection and where appropriate wider
provision of land for business in and close to less
prosperous area and targeted promotion of these
areas to facilitate their regeneration and increase
their employment potential.

seek to address some of the structural issues of
deprivation that do exist in every community. The
Council’s involvement in pre-NVQ training courses, the
Sure Start Wycombe project and the promotion of social
enterprise set-up’s are 3 examples of work in progress.
6.27 Maintaining a diverse supply of labour is equally
important, particularly in respect of key sectors or skills
identifying as missing or under-resourced in the
workplace. These include basic trades, administrative
services, management and leadership, childcare and in
retailing.
6.28

Fig. 4 Skills Profile

Skills Development and Training
6.25
Securing a stable and diverse employment
base is vital for sustaining long term economic
growth in the District. An approach needs to address
not only work-based training needs, but the needs
and potential of the young, those currently excluded
from the workplace and those unable to access then
labour market due to other issues, such as childcare.
This will be achieved by both up-skilling and
expanding the local supply, via training, promoting
flexible working practices, promoting the growth in
higher education, raising NVQ standards and
addressing the skills needs of less prosperous areas
to meet the needs of a diverse knowledge-based
economy.
6.26 Addressing both short term and long term skills
development and training needs are also fundamental
to ensuring long term prosperity and full employment.
In addition identifying the needs of particular communities
at greatest risk of exclusion early on in their lives will also
6.30

6.29 Wycombe’s qualification profile (against skills and
learning indictors) shows a high proportion of residents
with graduate level qualifications as well as people
qualified below NVQ2 (52%) – a substantial asset to the
District (See Fig 4). However, with Over 60% of residents
in either the highest or lowest category of educational
attainment, Wycombe residential skills profile appears
rather polarised. In addition, whilst out performing the
majority of other districts across the country, Wycombe
ranks in the bottom half to the rest of the sub-region.

Table 2: Wycombe's Place in the Sub-Region
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6.31 Whilst current residents create substantial human
capital assets and are important drivers of the economy,
the District is failing to attract new residents of the young
and middle age groups (20-44 year olds). There is also
an emerging trend of out-migration of younger residents
and families.

6.33

6.32 The high house prices, for example, may restrict
key workers from moving into the District, whilst closing
off opportunities for local people to move into their first
homes. These trends create another contributory factor
towards increasing commuting levels. Thus there is a
need for increased affordable housing provision to
maintain a supply of key workers and local residents
(See Map 1).

Map 1: Housing Affordability
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6.34 Increased affordable housing contributions will
be sought on where employment sites are released for
residential development to help achieve balance and
retain key workers.
6.35 The increased provision of training opportunities
are also required to reduce unemployment, prevent social
polarisation, and maintain employment levels amongst
a period of economic structuring and output driven
growth. Whilst unemployment rates are slightly higher

than the regional average, long term unemployment is
significantly higher for Wycombe District than the regional
or national average (See Figure 5, at May 2005, long
term unemployment rate was 21% for Wycombe District,
(x)
12% for the South East Region and 14% for the UK ).
Training opportunities are required to retrain people
skilled in declining industries and to facilitate the
diversification of the economy and raise economic activity
rates to offset the imbalance created by employment
growth.

6.36
Figure 5 Long Term Unemployment Rates

6.37 Skills development and training will be improved
through:
Training contributions from redevelopment of
employment sites or new high value employment
related development – such as a training and
enterprise fund;
Delivery of targeted short and long term support
programmes;
Developing appropriate links with key partners,
such as the Housing Associations, to support
programmes;
Promoting appropriate work-based learning and
upskilling programmes;
Higher levels of affordable housing on sites
released from employment use

x
xi

Thriving and Diversified Rural Economy
6.38
Thriving and diversified rural economy
focussing on rural enterprise through the Chilterns
Enterprise Gateway, farm diversification and tourism,
recognising that there are high levels of home
working and self employment in rural areas.
6.39 Wycombe District’s rural areas are areas of high
quality, a large part (71%) of which is covered by the
Chilterns Area of Outstanding Natural Beauty. They are
also prosperous areas, economic activity rates are
slightly higher than for the District’s urban areas and
(xi)
unemployment slightly lower .
6.40 Agriculture is no longer the significant economic
activity in the Districts rural area (See Fig 6). Policies
and practices need to focus on supporting the
management of the rural area and its landscape as the
traditional farmer is replaced by the land manager or
‘hobby farmer’. This has result in a decline in
employment in agriculture but increasing numbers of
farms put to other uses indicating increasing levels of

Source NOMIS JSA Claimant Counts, ONS Crown Copyright
Wycombe District Rural Health check November 2003 – produced using Census 2001 data and definitions
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(xii)

farm diversification and potential. Farm diversification
aims to add value to the existing farm business and if
successful can ensure the viability of existing farm
businesses and village facilities. As such the Council
6.41

Fig. 6 Jobs and Industry in Wycombe District

6.42 Farm diversification is in itself a form of rural
enterprise and supports the diversification of the rural
economy and employment base but must be seen as
part of a wider restructuring of the rural economy,
facilitated by the spread of modern telecommunications.
(The District Council is committed to supporting the
introduction of broadband across the District). The
District Council, working in partnership with the likes of
Bucks County Council, must and will take a more
proactive stance in supporting farm diversification
proposals, as well as initiatives that develop the growth
of social rural enterprises. For example, a community
led social enterprise running the village shop, public
house or post office may help to redress the loss of such
facilities in the rural areas and foster examples of best
practice so that others can follow and ensure that life is
returned to an important social as well as economic asset
to our villages (see Great Kingshill village shop example).
6.44

xii

will continue to proactively support farm diversification
although it may not be suitable for every farm to pursue
(more advice is available in the Farm Diversification
Advice Note)

6.43 An economic strategy for rural areas must seek
to continue to support the diverse and broad based
supply of jobs in rural areas, which can further help to
support rural services and the management of the
landscape. However, this must focus on promoting small
business activities and rural enterprise whose impact
does not detract from rural amenity and quality of life of
rural areas, e.g. knowledge-based enterprises. The high
quality landscape also presents opportunities for tourism
related activities. We should also commit to securing
rural diversification in sectors that the rural District is
particularly strong and may be well positioned in rural
areas. In particular employment in creative industries
(including printing and publishing, media, advertising,
design, etc) - which are considered knowledge intensive
due to their reliance on human capital in the form of skills
and talent, is above the national, regional and
sub-regional averages in Wycombe (See Table 3).

Table 3 Indices of Employment by Sector

Wycombe District Rural Health check November 2003 – Data from the DEFRA Agricultural Census
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6.45 There is evidence that enterprise in rural areas,
in the form of home working for example, is thriving
although further research is required to better
understanding the support that can be provided to these
particular businesses. In the 2001 Census more people
worked from home and more people were self employed
in rural areas than urban areas. However, there is a
need to provide suitable accommodation for small rural
businesses and the Council will continue to support the
conversion of redundant agricultural buildings to small
business premises.
6.46
The continuing vitality of the Districts market
towns (Bourne End, Marlow and Princes Risborough) is
an important part of the rural economy providing
important facilities, accommodation for rural enterprise
and hinterland focal point will continue to play be
significant role as local employment centres. To ensure
their vitality the employment land and buildings for small
businesses, which are scattered throughout market towns
and the rural areas, will be protected and their
regeneration facilitated by allowing an increased flexibility
employment generating activities and community based
activities which do not fall within the B use class. The
Council’s lead in developing market town health checks
will also provide a focus for community-led strategies in
supporting wider revitalisation programmes for these
towns
encompassing
community,
economic,
transportation and environmental objectives.
6.47 An example of this proactive approach is provided
in Princes Risborough where the furniture industry based
Chilterns Enterprise Gateway will be established.
Proposals include the provision of serviced flexible

business space, along with training, showroom,
marketing and promotional and shared workshop
facilities.
6.48 A thriving and diversified rural economy will be
created by:
Actively supporting farm diversification (see the
Farm Diversification Advice Note) and
Giving preference to the conversion of redundant
farm buildings to small business premises, where
they do detract from the rural amenity and character
of the area.
Protecting small business premises scattered
throughout rural areas and market towns but
facilitating their regeneration and continued use
through a more flexible definition of employment
generating uses which includes non-B uses.
Targeted interventions (such as training and
development, helping to prevent the closure of rural
facilities) and support to creative industries.
Promoting the benefits of social enterprise.
Supporting live-home working schemes in the rural
areas.
Planned regeneration of the Picts Lane area of
Princes Risborough to improve the supply of good
quality small business premises.
Planned provision of flexible business start-up
accommodation at the Chilterns Enterprise
Gateway.

Economy and Land for Business Background Paper - IF3 September 2005

Appendix B 6
A Thriving Business Start Up Environment
6.49
There is a lack of good quality small, flexible
affordable business units, particularly start-ups /
incubator units served by good telecommunications
infrastructure. Need for investment in managed
workspace which may be secured through planning
agreements but should also be complemented by
provision of small and follow-on units for indigenous
businesses.
6.50 New business formation rates in Wycombe District
have, over the last 5 yrs, been above the regional
averages but lower than many Thames Valley
‘competitors’ (See Map 2). However the LFG research
indicated that this trend has started to change. New and
growing indigenous businesses are important for the

competitiveness of the local economy, often bringing
new innovation and entrepreneurial skills into the market
place. The incubation of new businesses requires high
specification, flexible and affordable premises & once
established these small businesses need premises to
move on to which are also affordable & relatively flexible.
(xiii)
Research has indicated that there is significant demand
for smart, modern and affordable premises with flexible
lease arrangements for small business and start-ups; Of
a type, the Cressex Enterprise Centre is an example.
However, there provision by the market is limited by the
uncertainty of rental return associated with flexibility, thus
intervention & provision of high quality incubator or
incubation centre (such as Bedford’s I-Lab) & start-up
units, such as the proposed Chilterns Enterprise Gateway
& High Wycombe Enterprise Hub are required.

Map 2 Percentage Change in VAT Registered Businesses

xiii

Wycombe Economy Study, Atkins 2004
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6.51
To support enterprise and the provision of
incubator units the Council will require a contribution
from employment generating development or on mixed
use sites where employment land is being lost to address
community needs.
6.52
Demographic trends for the District and in
particular High Wycombe indicate a growing percentage
of the population from an ethnic background. One
traditional or favoured route into employment for many
ethnic minorities is self employment or into small, often
family run businesses. Policies need to reflect this
position, particularly in providing for start-up premises
and other (e.g. retail) units in proximity to the community
centres, such as at Green Street / Desborough Road
and Castlefield. However the strength of any business
or business sector is in its ability to open up new markets
and operate beyond traditional boundaries. Where ever
appropriate, government agency support should therefore
be directed at encouraging this approach to maximise
the potential of local business, foster competitiveness
and innovation and develop entrepreneurship (see ERS).
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