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EXECUTIVE SUMMARY

OBJECTIVES OF THE STUDY
Atkins Consultants Ltd in association with Ancer Spa and Lambert Smith Hampton
were commissioned by Wycombe District Council in January 2004 to undertake the
Economy Study. Phase 1 was conducted between January and June 2004 which
aimed to provide:
•

a robust basis for a sustainable economic vision to 2026 and an economic
strategy to 2016 including actions to 2011;

•

specific recommendations for key areas of potential change, particularly in
respect of the employment land policy approach most appropriate for the Local
Development Framework (LDF);

•

criteria to appraise existing employment land designations; and

•

recommendations for developing mechanisms to achieve the vision and the
strategy.

Phase 2 was carried out between May and August 2004 which aimed to assess the
quality and amount of employment land and allocations in the District.
Options Reviewed
Three strategic economic strategy scenarios were assessed and were developed
and tested through the consultation process. The options set out alternative
strategic paths which Wycombe DC and its partners may take in terms of future
economic development and planning policies. The options considered were:
•

Market-led Development;

•

Integrated Sector-Led Development; and
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•

Discouragement of Growth.

Scenario No. 1: Market Led Development
Under this scenario, local authority policy would be orientated towards active
encouragement of business and employment growth in all its forms and in
accommodating this wherever practically possible. All forms of inward investment
and indigenous expansions would be encouraged and facilitated. The local authority
would remain proactive in attracting investment, but would apply limited up front
intervention in development terms, taking a somewhat reactive stance to
development pressures as they arise. This scenario equates to a high growth
scenario with limited policy intervention. It reflects a policy approach similar to that
adopted by many parts of the South East during the 1980s.
Scenario No. 2: Integrated Sector Led Development
Under this scenario, the local authority and its partners would take a pro-active
approach to the development of selected sector growth opportunities, the
exploitation of related synergies between them and to the selective optimisation of
key site development opportunities. Development approaches would be driven by
comprehensive development frameworks focusing on key locations and maximising
opportunities for sustainable solutions including high density, mixed use schemes. A
concerted approach would be taken to attract a series of key sectors focused on
taking the local economy up the value chain. This scenario reflects the approach
and philosophy of the Regional Economic Strategy in terms of high productivity / high
value growth, and optimum use of land in terms of getting more jobs out of scarce
resources (‘SMART growth’).
Scenario No. 3: Discouragement of Growth
Under this scenario, growth pressures would be strongly resisted in order to
preserve the local environment and balance of housing and infrastructure with
employment growth. Planning policies would heavily restrain or prevent further
economic development. Low rates of new development of employment land and
housing would be approved and intensification of development would be
discouraged to avoid excessive impact on existing infrastructure and the
environment. There would be more emphasis on responding to change in Aylesbury
Vale and the Thames Valley rather than a proactive strategy-led approach. This
scenario reflects a relatively conservative approach to managing the economic
development of the district, and the policies of surrounding sub-regions such as the
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Thames Valley and Surrey, where economic and development pressures have been
significant, and there has been a need to curb levels of development in order to
protect the environment, limit congestion and preserve quality of life.
Of the three scenarios, this one is closest to the recent and existing policy context in
Wycombe, particularly in terms of employment and housing land policies.
Scenario Evaluation
Each scenario was evaluated against a range of strategic economic and planning
related objectives. In was concluded that:
•

Scenario 1 (Market-Led Development) had a low to moderate impact in meeting
the desired strategic objectives;

•

Scenario 3 (Discouragement of Growth) had a low to moderate impact in meeting
the desired strategic objectives; and

•

Scenario 2 (Integrated Sector Led Development) had a moderate to high impact
in terms of meeting the desired strategic objectives.

Whilst Scenario 2 provided the most promising basis for developing the preferred
economic strategy for Wycombe, subsequent consultations indicated that the
Scenario would require a number of important refinements (coming from both the
market-led and policy constrained scenarios). The key refinements are summarised
below:
•

Although Wycombe should perform an outward looking and complementary role
in the Thames Valley sub-regional economy, it is also important for the strategy
to encourage local economic diversity;

•

The preferred scenario should facilitate the creation of the most appropriate
conditions to nurture sustainable economic growth. In particular, this should
ensure that the District’s housing and transport infrastructure capacity is sufficient
to meet the needs of a sustainable economy. This may mean that past rates of
employment growth cannot be sustained.
However, it also means that
appropriate measures should be taken to deliver high quality jobs and skills;

•

Maintaining and enhancing the District’s quality of life and environment should be
reflected in the economic strategy; and
vi
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•

The strategy should have regard to the emerging strategic policy context,
particularly the development of the Regional Spatial Strategy and the Aylesbury /
Milton Keynes growth proposals.

The refinements to the preferred strategy were reflected in a Strategic Economic
Framework and Strategy set out in the main report and appendices.
Sustainability Testing
An indicative initial appraisal of sustainability impacts was undertaken. This included
an evaluation of options / scenarios according to key sustainability criteria. It was
concluded that:
•

Scenario 1 was considered to have the most detrimental impact on the
environment and quality of life of local residents. It also threatened to exacerbate
the house price: wages ratio and increase economic and social polarisation.

•

Scenario 2 was assessed to provide the greatest benefits and least disbenefits
for sustainability. This included a high positive impact in terms of quality of life
and efficient use of brownfield land (including mixed use development). This
Scenario was considered to provide the most benefits in terms of social inclusion.

•

Scenario 3 provided sustainability benefits in terms of reducing demand on
greenfield land. However, these benefits were outweighed by a low impact on
community and economic regeneration and quality of life.

Consultation
The process of developing and refining the strategic economic options was informed
by a comprehensive programme of consultation with key stakeholders:
•

Early Phase 1 - Face to face interviews with local and regional stakeholders (e.g.
WDC officers; SEEDA, Buckinghamshire Economic Partnership, Thames Valley
Economic Partnership, Learning & Skills Council, local property agents, Ethnic
Chambers of Commerce, Buckinghamshire County Council, local business
representatives).

•

Early Phase 1 – Members Workshop to consider initial strategy options.
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•

Mid Phase 1 – Community and Stakeholder Workshop to consider strategy
options.

•

Mid Phase 1 – Workshop with Business representatives to consider strategy
options.

•

End Phase 1 – Workshops with Business representatives to feedback on draft
strategy / preferred option.

Key Issues Raised by Consultation
The consultations focused on testing the three strategy scenarios / options reviewed
as part of the Economy Study (see 10 below). In summary, the key findings of the
consultations were as follows:
(i)

There is a need for the economic strategy to give consideration to the issue of
balance between future levels of employment in the District and the resident
workforce. This raises major implications in terms of transport demand
(commuting in and out of the District) and housing need and demand. The
issue of balance at the District level should have regard to the wider subregional context, but particularly the Western Corridor and the Aylesbury /
Milton Keynes / South Midlands growth area.

(ii)

In planning for economic development in Wycombe District, it is important to
take steps to create the right conditions for sustainable economic growth and
development. Policy interventions should aim to harness and steer market
forces to achieve local and sub-regional priorities.

(iii)

Many consultees raised concerns that traffic congestion in the District and
surrounding area may deter future investment from taking place. Some
others concerned with congestion felt that future economic development in the
District should be limited in order to minimise additional traffic demand.

(iv)

There was general consensus that the qualitative supply of employment land
in the District should be improved. Consultees were split between those who
felt new employment land should be provided to meet the qualitative shortfall
and those who considered that there was sufficient vacant floorspace in the
District to accommodate future needs.

viii
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(v)

Representatives of local land owners of some existing employment sites are
seeking planning permission for change of use to residential.

(vi)

It was felt appropriate for Wycombe to take an approach which balanced
promotion and support initiatives which targeted key sectors and activities
with those aimed at encouraging the diversification of the local economy.

(vii)

It is important for the local economic strategy to identify opportunities and
priorities for reducing social and economic exclusion, particularly amongst key
communities living in the most deprived parts of the District. These should
build on the work initiated by the Council.

(viii)

There was general support for a more proactive approach to economic and
land-use planning in the District. In the past, the Council has developed a
reputation for being rather reactive in its approach. The LDF provides an
important opportunity to take a fresh approach. Integrating land use, transport
and economic planning is equally important.

(ix)

Supporting the establishment and expansion of local small and medium sized
companies should be a key element for future economic policies in the
District.

(x)

Protection and enhancement of the natural and built environment should not
be compromised by the economic strategy. Indeed, the strategy should
highlight the importance of the environment in supporting sustainable
economic growth. This includes the growing opportunities for high value
tourism in the District.

(xi)

The High Wycombe town centre regeneration proposals (including the
potential University project) provides a major opportunity to increase the
profile and economic role of Wycombe. These proposals should form an
integral part of the economic strategy.

Key Recommendations
Economic Development Policy to 2011
The report sets out an action framework for the period up to 2011 and Appendix C
sets out the key priorities for economic development policy in Wycombe. The key
elements of the framework are as follows:
ix
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•

Building on existing networks, develop a multi-agency partnership to oversee and
formulate integrated programmes related to the economic development and
planning of Wycombe within a sub-regional context;

•

Establish sector development sub-strategies for priority activities (R&D and Life
Sciences; High Value Furniture and Wood Products Designer Making; ICT and
Software Engineering; Creative and Cultural Industries; High Value Production
and Lean Manufacturing; Headquarters Operations; High Value Business
Services; Sales Representatives and Light Distribution; Speciality Retailing;
Tourism, Sport and Leisure: Rural Industries; Environmental Industries);

•

Establish a sector diversification strategy focusing on enterprise support and the
growth of high productivity / high value businesses;

•

Establish appropriate business retention and investor promotion mechansims in
partnership with Bucks Economic Partnership and Thames Valley Economic
Partnership;

•

Establish a corporate marketing and promotion strategy for Wycombe in
partnership with BEP and TVEP;

•

Create practical and innovative initiatives to engage local employers;

•

Establish local initiatives to raise economic activity rates;

•

Prepare local employment and training action plans for the District’s most
deprived communities;

•

Develop a skills strategy which is consistent with the sector and diversification
strategy;

•

Define a framework for delivering increased affordable housing through
developer contributions and other mechanisms;

•

Reduce social exclusion through the promotion and support of community
enterprise initiatives, building on the success of existing initiatives;

•

Promote a vibrant mix of residential, employment, cultural, leisure and retail
services in High Wycombe town centre;
x
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•

Encourage a greater choice in term of public transport to key employment
locations including High Wycombe and other town centres.

The study has shown that over the last decade, Wycombe District has lacked a clear
economic role and image. It is important to develop and promote the key strengths
and opportunities offered by Wycombe.
Driven by economic development
objectives, Wycombe should develop a corporate marketing strategy for the District.
Such an initiative should be clearly targeted and developed in partnership with the
private sector. It should focus on the District’s existing and potential unique selling
points including:
•

Wycombe’s strategic location between Thames Valley and the Chilterns / South
Midlands (which will be reinforced by Terminal 5);

•

A necklace of prestige economic locations along the M40 between Junction 3 and
Junction 5;

•

A high quality and comprehensive portfolio of sport, leisure and tourism
opportunities;

•

A sub-regional retail centre with a unique collection of cultural, creative and
related activities;

•

A regional centre for industrial design and driver for new product and process
innovation; and

•

A regional leader in social and community enterprise.

It will be particularly important for Wycombe to take further steps in aligning
economic development priorities with land use and planning priorities. Policies
should be mutually supportive, particularly with regard to ensuring a sufficient supply
of good quality employment sites for a diverse range of activities. This should
include planning and development measures to achieve an appropriate balance
between a thriving SME sector and a suitable proportion of high profile, high value
knowledge intensive inward investment activities (see employment land policy
below). Key business support and investment promotion activities will be required to
complement the land and premises supply component of the economic strategy.
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Employment Land Policy to 2011
In terms of employment land policy, the key recommendations are as follows:
•

Significantly increase the supply of good quality employment sites in order to
meet the requirements of the preferred economic strategy for Wycombe. This is
essential to facilitate the diversification and sustainable economic growth of the
District. Increasing the quality of supply will involve a concerted effort to facilitate
substantial regeneration of existing employment sites. In the longer term, this
may also require the allocation of some new employment land (see below).

•

Future employment land policies should be more flexible in terms of allowing B
use class activities to be accompanied by an appropriate scale and type of other
employment generating activities (e.g. leisure, crèches, catering, training, small
retail etc). However, these uses should be ancillary to the main activities on-site
and will aim to improve the functionality of a site as an employment location.

•

Specific policies and initiatives are required to meet a wide range of need from
small businesses in the District, including the provision of managed workspace
facilities.

•

A significant proportion of existing employment land will require redevelopment
and/or upgrading in order to accommodate changing demand requirements and
to facilitate diversification of the local economy.

•

A proportion of existing employment land in the District is no longer suitable for its
current use. These sites should be considered for transfer to alternatives uses.
(see below).

•

Planning agreements provide the opportunity to assist in meeting regeneration
priorities. It may be appropriate for the LDF to identify funds which are ring
fenced for specific regeneration purposes. These may include: enterprise and
small business units / workshops; affordable / key worker housing; community
training and enterprise; and public transport. Policies must be based on a fair
assessment of viability and include the scope for review in light of changing
market conditions.

•

The LDF should incorporate a typology or hierarchy of employment sites
reflecting their economic role and size:
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− Prime business locations - providing the focus for inward investment and
strategic expansion of existing firms. This includes many existing business
parks and the establishment of plans for the development of new business
locations. These sites should target key sectors in the knowledge economy;
− Key employment locations – large industrial and commercial sites serving
local and sub-regional activities. Protected by planning policy, these sites
may incorporate ancillary employment generating non B uses which
complement the economic role of the sites;
− Other employment locations – smaller sites with a mix of business and
industrial uses, often located close to other uses including residential areas.
These sites should be protected particularly for use by SMEs including startup and expanding businesses. However, criteria-based policies should
provide sufficient flexibility in defining circumstances where transfer of small
‘other employment sites’ to other uses may be considered appropriate.
Planning agreements may be necessary to ensure that employment and
regeneration benefits are realised from the potential loss of existing
employment sites;
− Employment led mixed-use sites – identified sites which are likely to require
some form of enabling mixed use development to secure continued use of
part of the site for employment purposes. These sites should be identified
according to their potential to drive the economic, social and physical
regeneration process.
Planning obligations should be used to assist
1
implement this policy .
•

A bespoke monitoring framework will need to be put in place to measure the
effectiveness of policies in the short-term and to inform the review of policies in
the medium term. Moreover, the monitoring system will be important to
understanding, anticipating and responding to changes (e.g. in occupier needs
and market context).

1

Our analysis has indicated that current and projected land values provide the potential for the
redevelopment of key sites for mixed use to yield significant benefits that can be delivered through the
use of planning obligations.
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Recommendations For Period Up To 2016
In the medium term, the LDF policies will be implemented. It will be particularly
important to review the economic vision every five years and to monitor progress in
achieving the objectives.
It is likely that the recommendation for the period to 2011 will be equally pertinent
during the period up to 2016. However, it is likely that after 2011, significant
progress should be made in improving the qualitative offer of the District’s
employment land portfolio. During the period 2011-16, the amount of readily
available land and premises suitable for high quality / prestige users (knowledge
based activities) should have increased significantly
Measures should be well
established to ensure that a high proportion of this land has been made available
through the regeneration and improvement of existing employment land in the
District.
To parallel the impact of policies aimed at protecting the supply of sufficient amount
of land and premises meeting qualitative criteria, it is anticipated that some existing
employment sites will be transferred to other uses. This process will be carefully
managed partly through the use of a bespoke monitoring framework. Sites
transferred will be guided using criteria based policies and regular reviews of LDF
allocations. Whilst employment land needs in the period up to 2016 will focus on
increasing the supply of higher quality sites and premises through the process of
improvement, regeneration and intensification, it will be important to monitor the
requirement for identifying fresh land. This may be needed to achieve the economic
strategy in the medium to long term. However, this should not require a net addition
to the stock of land recorded in 2004.
Measures should be in place to stabilise and potentially increase the supply of local
labour and to reduce the pressure of deterioration in the balance between jobs and
the labour market. This should be considered in light of research being undertaken
by SEERA in respect of the Western Corridor.
A significant proportion of future employment growth (approximately 40%) will be in
activities which are not currently classified as ‘employment uses’ (B use class
activities).

xiv
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Recommendations For Period Up To 2026
In the long term, Wycombe will need to ensure that a diverse economy has been
established. It should aim to have a balance between high profile employers and a
strong small business and community enterprise culture. This will be important in
achieving sustainable economy which is well protected from external shocks.
Employment growth will continue at a low and steady rate with a strong focus on
high productivity activities. On-going economic change will require regular review of
employment land allocations and mixed use policies.

xv
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1.

INTRODUCTION

REASONS FOR THE STUDY
1.1

In January 2004, Atkins in association with ANCER SPA and Lambert Smith
Hampton were commissioned by Wycombe District Council to undertake
Phase 1 of an economic study of the District. Central to Phase 1 was the
provision of strategic advice on the future of the local economy in the period
up to 2016 and beyond. There are a number of important reasons for the
study, which include:
•

The need for a coherent set of long term economic and regeneration
objectives which are integrated with wider planning, transport,
environmental and community objectives;

•

The need to provide a major input to the preparation of the District’s Local
Development Framework, the Community Plan and other strategies for the
area;

•

The need to integrate local economic objectives and actions with the
priorities of wider sub-regional and regional strategies including Regional
Planning Guidance, the existing and draft Structure Plan, the economy
strategy of Bucks Economic Partnership and the Regional Economic
Strategy;

•

The need to shape and influence emerging strategic policies including the
Regional (and sub-regional) Spatial Strategy, the future strategies of
Bucks Economic Partnership and SEEDA, and the proposed Milton
Keynes-South Midland growth policies; and

•

The need to provide a strategic action-based framework for implementing
economic and planning objectives for Wycombe and meeting the varied
business needs of the District (including potential public sector
interventions required to deliver the vision).
1-1
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CONSULTATION AND INTEGRATION
1.2

1.3

Supported by a comprehensive strategy review and analysis of local, subregional and regional economic drivers, Phase 1 of the study involved the
preparation of three strategic economic options for Wycombe. These options
/ scenarios have been subject to consultation with local community
representatives and key stakeholders in the area. The consultation process
included face-to-face interviews with individual stakeholders and a series of
workshops and public consultation events:
•

Members workshop;

•

Community representatives workshop; and

•

Business representatives workshops.

In addition, Wycombe District Council and the Local Strategic Partnership are
using the outputs of the economic visioning study as part of wider consultation
programmes including the Community Plan, the LDF and a general household
survey.
PARALLEL STUDIES

1.4

The economy study has been conducted in parallel with a number of other
important studies informing the future planning context for the District. Of
particular relevance to the economic study are the Town Centre Masterplan
and the Retail and Town Centre Uses Study. Both clients and consultant
teams have worked closely together to ensure that the three studies are well
integrated and co-ordinated. This included a series of joint consultants / client
workshops and the sharing of information and findings at key stages in the
research.
EMPLOYMENT LAND REVIEW

1.5

The economic framework established by Phase 1 of the economy study
provides a strategic context for assessing the District’s portfolio of
employment sites, employment allocations and other potential development
opportunities. This review of employment sites formed Phase 2 of the
1-2
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economy study and was commissioned on completion of Phase 1.
The
review responds to paragraph 42 of PPG3 and Policy 16 of the Deposit
Buckinghamshire Structure Plan to 2016.
1.6

The objective of Phase 2 was to assess the quality and amount of
employment land and allocations in the District, having particular regard to
the:
•

appropriateness for continued economic use;

•

potential future (long-term) economic role; and

•

scope/appropriateness for alternatives uses.

1.7

Whilst the review of employment sites was conducted within the context of the
strategic economic framework established during Phase 1 of the study, the
findings of Phase 2 were an important consideration when drawing
conclusions and recommendations in respect of future employment land and
related policies for the Districts. This includes highlighting the implications of
the strategic economic framework in terms of quantity, quality, type and
location of Wycombe’s future employment land portfolio. Moreover, given the
need for coherence and integration, the study has highlighted the implications
of the economic framework with other key policies areas, particularly in terms
of housing and transport.

1.8

The collective objective of Phases 1 and 2 of study was to:
“Provide a robust basis for a sustainable economic vision to 2026 and an
economic strategy to 2016 including actions to 2011, with specific
recommendations for key areas of potential change. In addition, to provide
criteria to appraise existing designations and also develop mechanisms to
achieve the vision and the strategy” (para 7.1 study brief).

1.9

In addressing the timeframes set out by the study brief, the strategic
economic framework set out in Section 8 provides the basis for developing the
long term economic vision for Wycombe (to 2026). The key components of
an economic development strategy for the District to 2016 are set out in
Appendix C. Section 9 (Economic Action Framework) sets out the actions for
the period up to 2011.

1-3
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STRUCTURE OF REPORT
1.10

This report is structured as follows:
•

Section 2 summarises the existing and emerging strategic and local policy
context;

•

Section 3 provides a review of the local, sub-regional and regional
economic and labour market context;

•

Section 4 discusses some of the key features of the commercial and
industrial property market and employment land context;

•

Section 5 presents a SWOT analysis of the Wycombe economy;

•

Section 6 describes the three economic scenarios for Wycombe which
were devised for consultation with community representatives and key
stakeholders;

•

Section 7 sets out the evaluation of the scenarios and includes
recommendations for the preferred economic vision building on the
consultations;

•

Section 8 provides the Strategic Economic Development Framework and
the key objectives for the District’s economic strategy;

•

Section 9 sets out the key actions to deliver the Economic Vision for the
period up to 2016;

•

Section 10 summarises the detailed employment land review process and
results;

•

Section 11 draws together the findings of Phases 1 and 2 to provide
options and recommendations for future employment land and related
policies.

1-4
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APPENDICES
1.11

A number of important appendices are provided as integral elements of the
study:
•

A – Strategy & Policy Review;

•

B – Economic and Labour Market Scenarios;

•

C – Key Components of an Economic Development Strategy for
Wycombe;

•

D - Employment Land Review Site Proforma & Guidance Notes;

•

E – Key Features of Employment Land Change Sites;

•

F – Review of Key Sites.

1-5
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2.

POLICY CONTEXT

INTRODUCTION
2.1

This Section summarises the key issues arising from the existing and
emerging policy context. Appendix A provides a detailed review of the
strategies and plans most relevant to this study. Regard is given to both local
and strategic policies which are of particular importance to the development of
an economic vision and strategy for Wycombe.
PURPOSE

2.2

Establishing the policy context is particularly important to:
•

highlighting local and strategic objectives which the Economic Vision /
Strategy must play a part in implementing;

•

identifying potential aspects of existing and emerging policy which should
be challenged, revised or shaped; and

•

targeting policy areas where the Economic Vision / Strategy can provide a
framework for addressing and adding value to common cross-cutting
themes and objectives.

KEY ISSUES
2.3

A number of important observations are apparent from our review of the
strategic and local policy context:
(i)

The reform of the planning system, particularly the introduction of Local
Development Frameworks and the preparation of Regional Spatial
Strategies, provides an important opportunity for Wycombe District
Council to define a clear economic role for the District. However, an
Economic Vision for the District must be complemented by realistic and
2-1
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appropriate policies for housing, transport, the community and the
environment.
(ii)

The Economic Vision should look beyond the limits of WDC boundaries
and should define the District’s relationship with the rest of
Buckinghamshire, the Thames Valley, the M40 Corridor, London and
the South East.

(iii)

The Milton Keynes – South Midlands sub-regional strategy plans for
significant housing and employment growth during the period up to
2016 and beyond. These strategic plans need to be taken into
consideration in developing and implementing the economic strategy
for Wycombe.

(iv)

It is particularly important for the Economic Vision to shape the
development of sub-regional policies which will form the Regional
Spatial Strategy. This is likely to be reinforced if the Structure Plan is
not progressed beyond the deposit stage.

(v)

In developing the Economic Vision, it should be clear how Wycombe
fits in the Western Policy Area. Whilst the District shares many
characteristics with authorities in Berkshire, Hampshire and Surrey, it is
also unique in a number of ways (including its industrial heritage and its
geographical position).

(vi)

There are a number of common themes which run through existing
strategic economic strategies. Many of these are likely to feature in
emerging and future policies including:
o promotion of business clusters and targeting of key competitive
sectors;
o focus on high value, knowledge-based economic activities and the
development of a highly skilled, well educated workforce;
o raising economic value through increases in productivity (output per
worker);
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o nurturing innovation and developing links between business and
research and educational institutions;
o making effective and efficient use of employment land including the
development of more sophisticated and flexible employment land
policies (including the use of criteria to evaluate existing and
allocated employment sites for the suitability for that use). There is
increasing pressure from the Government and the market for some
employment sites to be transferred to other uses, particularly
residential. This is a critical issue for Wycombe; and
o encouraging economic diversity the development of a strong and
well supported local SME base.
(vi)

The Regional Economic Strategy has identified a number of existing
business clusters in Buckinghamshire including rural industries and
tourism, motor sport and automotive and advanced engineering. The
Thames Valley Economic Partnership is actively promoting: ICT; life
sciences / biotechnology / pharmaceuticals / automotive / advanced
engineering, and environmental technology. Section 5 of this reports
identifies a number of initial clusters which may be evaluated in terms
of playing a potential role in the District’s Economic Vision.

(vii)

Regional, sub-regional and local economic policies which impact on
Wycombe stress the need to address the issue of imbalance between
future labour supply (housing provision) and labour demand. Indeed,
SEERA has indicated that a significant reduction in the imbalance in
the Western Policy Area would require a substantial increase in
planned and actual house building rates. It may be necessary to adopt
an approach whereby a degree of imbalance is accepted whilst policy
focuses on mitigating and controlling the problems which arise from the
imbalance.

(viii)

The supply of labour in Wycombe District may be significantly restricted
by current rates of planned housing growth, an ageing population, an
existing high economic activity rate and low unemployment.

(ix)

Cressex Business Park is identified in strategic strategies as the most
important industrial location in Buckinghamshire. However, it is
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highlighted that the area suffers from significant access constraints and
many building are of a poor quality.
(x)

The Regional Economic Strategy encourages Buckinghamshire to
engage in inward investment promotion activities and highlights that
the County is weakened by the lack of the full range of University
facilities.
Buckinghamshire Economic Partnership is taking an
increasing role in the promotion of inward investment and strategic
business retention.

(xi)

The Buckinghamshire Deposit Structure Plan identifies the urban area
Wycombe as a location where a new high quality brownfield business
park may be required (although no net additions such be made to the
employment land supply in the District). This proposal was not
supported by the Inspector to the Local Plan Inquiry: he was of the
view that there already was a substantial supply of employment land in
the District and that such a development would exacerbate problems of
overheating. Consequently, the concept was not identified as part of
the Local Plan strategy (Adopted January 2004).

(xii)

The recently Adopted Local Plan seeks to protect employment land
from transfer to other uses. However, transfer may be considered
appropriate for some Scattered Employment Sites in specified
circumstances. The Employment Land policies (e.g. E4) do not contain
clearly defined criteria in order to distinguish sites attractive to the
office and industrial market from those which may be considered for
transfer to other uses.

(xiii)

The extent to which Wycombe District can be regarded as a ‘hot spot’
as defined by RPG9 is an important factor which will underlie
employment land policies in the forthcoming LDF.

(xiv)

The Western Corridor Sub-Regional Study highlights that the conflict
between local and national/regional traffic is a factor that contributes to
local road congestion. Therefore reducing through traffic should be an
important consideration in seeking to reduce congestion in the
Wycombe area. This factor should be planned for and managed as
demand for transport increased with the development of Aylesbury as a
sub-regional growth area. The Thames Valley Multi-Modal Study
establishes a number of priority corridors for easing congestion in
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Wycombe. These include the A404 between High Wycombe and the
M4. The Section of the M40 that passes High Wycombe is designated
for improved management. New public transport options are proposed
by the Study to improve accessibility to and from areas to the South of
Wycombe (using inter-urban bus links).
(xv)

Significant improvements to the Handy Cross Junction and
Roundabout are essential to raising the business profile of Wycombe
and improving the economic functionality of the District. This should
include measures to manage local traffic demand for the route between
Marlow and High Wycombe.

(xvi)

The Wycombe Local Plan emphasises the need to develop initiatives
based on traffic demand management in partly addressing congestion
problems.
It also highlights the need for Green Travel Plans,
particularly relating to proposed major developments in locations that
are not well served by public transport.

2-5
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study

2-6
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study

3.

ECONOMIC CONTEXT

INTRODUCTION
3.1

This Section provides a review of key economic, labour market and
demographic data and information. The purpose of this Section is to inform
our understanding of the Wycombe economy and its relationship to the wider
sub-region.

3.2

The first part of the Section summaries the key messages arising from
existing economic research carried out for Wycombe District Council and
other bodies. The remainder of the Section provides specific analyses with
regard to the assessment of:
•

Employment and business structure;

•

Occupational structure and skills;

•

The contribution of tourism to the local economy;

•

The potential impact of Bucks Chilterns University College;

•

Commuting patterns and self-containment;

•

Economic and labour market balance.

KEY FEATURES OF THE WYCOMBE ECONOMY AND LABOUR MARKET
3.3

Wycombe lies to the north of the Thames Valley sub-region and is close to the
intersection between the M4 and M40 Corridors. It also demonstrates strong
links with London, particularly in terms of providing an attractive residential
location for workers to commute to the capital. Furthermore, economic
linkages are also significant between Wycombe and the rest of
Buckinghamshire. For example, many workers resident in Aylesbury travel to
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Wycombe for employment or travel through the District for employment in the
Thames Valley.
3.4

The complexity of the linkages between High Wycombe and the surrounding
sub-regional economies is an important defining feature of the District’s
economy. The Economic Vision for the District should have regard to the role
of Wycombe in relation to the surrounding sub-regions both in terms of
maximising its inherent strengths and minimising potential threats. A clear
understanding of the local strengths, weaknesses, opportunities and threats
will be essential in the development of the Vision.

3.5

Our review of recent research highlights a range of key features of the
Wycombe economy. These are summarised below:
a)

Perceived advantage of proximity to the M40 with good access to
London, Heathrow, Oxford and the West Midlands;

b)

Wycombe’s average weekly earnings and GDP per head are both well
above the national and regional averages but below the core areas of
the Thames Valley;

c)

Evidence of knowledge-based production activities in the area include:
aerospace, electrical machinery and optical equipment, printing2,
publishing and recorded media, chemicals and energy (reported by
Prism Research);

d)

Evidence of knowledge-based service activities in the area include:
telecommunications, computer and related services, R&D, finance and
business services, air transport services, recreational and cultural
services (reported by Prism Research);

e)

Prism Research indicates that Wycombe has 34% of employment in
knowledge driven sectors compared to 37% in Reading and 28% in the
South East;

f)

New business formation rates in Wycombe are higher than the regional
and national averages but lower than many of its local competitors

2

Since Prism report was published (June 2000), De La Rue operation in High Wycombe closed – this
reduced the significance of the printing industry in the District.
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(1994-2001: 9.8% compared to 7% in the South East, 30% in Milton
Keynes, 19% in Wokingham and 11% in Oxford). It is important for the
business support infrastructure in the District to foster healthy survival
rates to ensure the longer term stability of the local SME base;
g)

Wycombe performs relatively well in terms of workforce skills and
qualifications. However, basic skills could be improved in target
communities;

h)

Wycombe has a low unemployment rate and generally a low incidence
of deprivation. However, this hides pockets of relatively high levels of
unemployment (particularly long-term unemployment) and deprivation
in locations such as Castlefield, Booker, Oakridge, Micklefield, Lane
End and Tinkers Wood. Moreover, the District ranks 13th highest in the
South East in terms of the ODPM’s ‘unequal index’;

i)

Wycombe’s occupational structure reflects the continued importance of
traditional (manufacturing) industries to the local economy. However,
this increasingly is broadening to include business and high-technology
activities reflected by the growth in professional and technical
occupations in Wycombe and other employment centres;

j)

Over 75% of Wycombe households are owner occupiers compared to
69% in England. The average household size dropped from 2.64 in
1991 to 2.51 in 2001 (compared to 2.36 in England);

k)

The Wycombe housing need survey indicated that there is a need for
an additional 1,248 affordable houses per annum over the next 5
years. Those in housing need have an average annual income of
£10,862: 22% of affordable housing need is in rural areas;

l)

Wycombe’s rural settlements are characterised by higher rates of
home working and self-employment compared to the main urban
areas. Despite this, access to Broadband technology is lower;

m)

Wycombe’s transport system is well integrated with that of the Thames
Valley. It is also well linked to London by both road and rail. Serious
congestion is evident at peak period including: A40 West Wycombe
Road; Amersham Hill, Marlow Hill; London Road and Handycross
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Roundabout. In contrast to east-west links to and from the District,
north-south links are relatively poor including connection between High
Wycombe and Milton Keynes (by public transport and road);
n)

Economic activity rates are high amongst High Wycombe residents,
although there is scope to raise rates amongst females (male rates are
expected to decline as the population gets older). Recent estimates
produced by WDC indicate that there are approximately 88,800
economically active residents – 72% of people living in Wycombe of
working age;

o)

The town suffers from congestion which limits access both from a local
and strategic dimension;

p)

There are concerns that retaining and attracting workers is becoming
increasingly difficult as housing costs continue to rise;

q)

Similar to the County, the District has lost a number of major employers
over recent years. This has generated a new focus on the need for a
more proactive approach to promoting inward investment;

r)

The decline in high tech industries in the Thames Valley during the
recent recession has generated an excess supply of premises in High
Wycombe and increasing competition for occupiers from locations
along the M4 and M3 Corridors. High Wycombe is perceived by the
market to be cheaper than most other parts of the Thames Valley
although less attractive as a location for high tech industries;

s)

Wycombe has a reasonably rich culture of SMEs and does attract a
degree of inward investment. However, occupiers are predominantly
indigenous;

t)

After Reading, Wycombe is the second largest employment District in
the Western Corridor (88,600 employees –just under 9% of total
employment in the Corridor);

u)

Wycombe has the largest stock of VAT registered businesses of any
district in the Western Corridor (7,560) – 10% of total VAT registered
businesses in the Corridor;
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v)

3.6

The Thames Valley is ranked the top area for knowledge economy
activities in the South East – Buckinghamshire ranked 3rd (Global Index
of Regional Knowledge Economies SEEDA, 2003).

The remainder of this Section gives specific attention to the analysis of a
number of important economic factors in Wycombe, namely:
•

Employment and business structure;

•

Occupational structure and skills;

•

Commuting patterns;

•

Contribution of Tourism to the local economy; and

•

Economic and labour market forecasts.

EMPLOYMENT STRUCTURE
3.7

Table 3.1 sets out employment change between 1991 and 2002 by broad
industrial sector. It can be seen that employment in Wycombe over the
eleven year period employment increased by around 15,800 (excluding selfemployment). This represents a rate of employment growth of nearly 24%.

3.8

In absolute terms, it can be seen that the largest increases took place in
Banking and Finance, Distribution & Hotels and public administration. Large
proportional increases were also evident in these sectors but also took place
in Other Services, Construction, Public Sector and Transport &
Communications. Net losses were concentrated in the manufacturing sector
which shrunk by nearly 6,000 jobs between 1991 and 2002 (-36%).

3.9

Importantly, Table 3.1 also highlights that the Annual Business Inquiry
recorded a decline in employment between 2001 and 2002. Indeed, the ABI
indicated that employment fell by around 6,000 (-7%). Figure 3.1 illustrates
the pattern of total employment change between 1991 and 2002. Whilst it
should not be assumed that the short term downward trend in employment is
an indication of longer term reduced local competitiveness, the recent decline
demonstrates the danger of complacency in terms of the District’s future
economic prospects.
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Table 3.1 - Employment Change In Wycombe 1991-2002 By Sector
Standard Industrial Classification
Agriculture & Fishing
Energy & Water
Manufacturing
Construction
Distribution, Hotels & Restaurants
Transport & Communications
Banking, Finance & Insurance
Public Admin, Education, Health
Other Services
Total

1991

1996

2001

2002

41
358
16,650
2,637
15,297
2,391
14,805
11,966
2,687
66,831

170
175
16,021
2,237
17,838
2,592
18,899
14,150
3,334
75,414

415
137
12,244
2,801
24,363
3,437
24,777
15,333
5,335
88,843

342
119
10,657
3,440
22,773
3,137
25,010
13,337
3,781
82,594

Source: Annual Business Inquiry 2002

Figure 3.1 - Total Employees in Wycombe 1991-2002
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3.10

Table 3.2 compares the rate of employment growth in Wycombe to
Buckinghamshire, the Western Sub-Region3 and the South East between
1996 and 2002. Overall, it can be seen that whilst the District enjoyed a rate
of growth marginally above the County average (24%), this was significantly
lower than the sub-region and the region. This highlights the potential
vulnerability of the Wycombe economy, particularly in relation to the rest of
the sub-region.

Table 3.2 - Employment Change By Sector 1996-2002 (%): Wycombe And
Comparators
Standard Industrial
Classification

Wycombe

Bucks

SubRegion

South
East

UK

734
-97
-36
30
49

59
-54
-26
42
44

139
-41
-14
25
39

-20
-43
-13
18
44

-23
-47
-18
15
33

31
69
11

53
47
6

38
68
13

23
66
14

15
48
18

41
24

86
23

81
30

68
28

52
18

Agriculture & Fishing
Energy & Water
Manufacturing
Construction
Distribution, Hotels &
Restaurants
Transport & Communications
Banking, Finance & Insurance
Public Admin, Education,
Health
Other Services
Total
Source: Annual Business Inquiry 2002

3.11

Table 3.2 also compares employment change between 1996 and 2002 by
broad industrial sector. It can be seen that:
•

The proportional fall in manufacturing employment was more severe in
Wycombe compared to the comparator areas (particularly the subregion and region). Whilst falling employment in this sector is a
national trend, the significance of the drop in Wycombe reflects the
area’s legacy as a manufacturing district. Indeed, the scale of the
decrease reflects the vulnerability of Wycombe in terms of the ongoing
need for economic restructuring. By 2002, the manufacturing sector in

3

For the purposes of this analysis, the Western Sub-Region is defined as the combined counties of
Buckinghamshire, Berkshire (Unitary Authorities), Surrey, Hampshire and Oxfordshire.

3-7
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study
Wycombe accounted for 13% of total employment compared to 13% in
the UK and 11% in the sub-region.

3.12

•

The banking and finance sector enjoyed substantial growth at a rate
comparable to the sub-region and the South East.

•

Employment in distribution, hotels and restaurants increased at a rate
greater than all the comparator areas.

•

The District largely was out-performed by the comparator areas in
Transport and Communications, Public Administration and Other
Services.

To reinforce the message provided by Table 3.2, Table 3.3 compares the fall
recorded for Wycombe between 2001 and 2002 with that recorded for
Buckinghamshire, the Western sub-region and the South East. At -7%, the
rate of decrease was significantly greater than the comparator areas. This
highlights the need for Wycombe to take a more strategic approach to
defining the economic role of the District within the sub-region and a more
proactive approach to shaping local economic prospects.
Table 3.3 - Employment Change by Sector 2001-2002

Standard Industrial
Classification

Wycombe

Bucks

Sub-Region

South East

UK

-18
-13
-13
23
-7

3
3
-7
15
-7

-7
-12
-7
-6
1

-2
-4
-4
-7
3

-5
-8
-5
0
2

-9

4

5

5

0

1

-1

-2

0

0

-13

-3

-1

0

3

-29
-7

-5
-3

0
-1

-2
0

1
0

Agriculture & Fishing
Energy & Water
Manufacturing
Construction
Distribution, Hotels &
Restaurants
Transport &
Communications
Banking, Finance &
Insurance
Public Admin, Education,
Health
Other Services
Total

Source: Annual Business Inquiry 2004
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Non B-Use Class Employment
3.13

The planning system categories ‘employment uses’ largely within the B Use
Class. Consequently, the economic content of local land-use plans and
strategies tend to focus on the provision and use of land which is classified
within the B Class. However, in formulating economic and employment
strategies and plans, it is important that policies have regard to all types of
employment. Of the 82,000 jobs identified in Wycombe by the Annual
Business Inquiry, approximately 40% (33,000) do not require B type
accommodation4. Many of these jobs are found in the retail, leisure,
educational and health sectors. These jobs represent a significant element of
the local economy. Clearly, it is essential that the local economic strategy for
Wycombe is inclusive of all types of employment activity.
Sectoral Analysis

3.14

4

In developing a better understanding of the structure of the local economy, it
is helpful to examine change at a more detailed level of industrial
classification (SIC 2-digit). The most dominant sectors in Wycombe in 2002
are listed below (employees in brackets):
•

Other business services (e.g. accounting and professional services)
(16,000);

•

Retail (9,864);

•

Wholesale trade / commission trade (7,020);

•

Education (6,318);

•

Health and social work (4,807);

•

Computing and related activities (4,613);

•

Hotels and restaurants (3,850);

•

Construction (3,440);

Atkins Economics.
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•

Sale and repair of motor vehicles (2,038);

•

Public administration and defence (2,212);

•

Recreation, culture and sport (1,984);

•

Manufacture of machinery and equipment (1,808);

•

Post and telecommunications (1,685);

•

Publishing, printing, repro, recorded media (1,470);

•

Manufacture of furniture (1,596 – drop from 2,176 in 2001);

•

Research and development (1,015 – drop from 2,126 in 2001).

3.15

Examining the change in the detailed sectors between 1991 and 2002 reveals
a number of important trends. The most significant growth in employment
took place in other business services (+9,122), retail (+4,082), education
(+2,000), wholesale (+2,431) and R&D (+559). The majority of employment
growth in these sectors took place during the second half of the period (19962002).

3.16

In terms of decline in employment, the greatest falls took place in:
manufacture of furniture (-1,838); manufacture of machinery and equipment (1,840); manufacture of chemicals and chemical products (-961); health and
social work (-480); manufacture of medical and precision instruments (-454);
and financial intermediation (-427). Most of the decline took place at the
same time when well performing sectors were experiencing significant growth
(during the period 1996-2001). Indeed, many of the declining sectors noted
above actually experienced an increase in employment during the period
1991-1996.

3.17

In analysing the structure of the local economy, it is particularly important to
identify those sectors for which the District is particularly reliant and those
which are especially absent. Location quotients are used to measure the
representation of industrial sectors compared to an ‘expected’ level. We have

3-10
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study
measured the representation of detailed sectors against the ‘expected’
averages of Buckinghamshire, the sub-region, the South East and the UK5.
3.18

3.19

For the purposes of this report, we have highlighted the structure of the local
economy compared to the Western Area sub-region. The following sectors
are over-represented in Wycombe when measured against the sub-regional
averages (location quotients provided in brackets):
•

Manufacture of furniture (338) – a high concentration, but declining
from over 800 in 1991;

•

Manufacture of medical and precision instruments (214);

•

Manufacture of pulp, paper and paper products (199);

•

Manufacture of machinery and equipment (178);

•

Manufacture of radio, TV and communications equipment (170);

•

Other service activities (172);

•

Manufacture of fabricated metal products (160);

•

Manufacture of textiles (151);

•

Wholesale (146);

•

Other business services (142);

•

Publishing, printing, repro recorded media (133).

•

Computing and related activities (120).

Important sectors which are under-represented in Wycombe compared to the
Western sub-region are listed below:

5

Where the Location Quotient = 100, the sector is equally representative in employment proportions
as the benchmark area. Where the LQ is greater than 100, the sector is considered over-represented
in employment terms (less than 100, the sector is under-represented).
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3.20

•

Insurance and pension funding (15);

•

Manufacture of food products and beverages (27);

•

Manufacture of chemicals and chemical products (31);

•

Real estate activities (59);

•

Manufacture of electrical machinery and apparatus (63);

•

Health and social work (66);

•

Public administration (69);

•

Financial intermediation (73).

It is of significance that the sectors in which Wycombe is over-represented
largely are in manufacturing industries. This reflects Wycombe’s historical
role as an industrial town and the scope and need for on-going economic
restructuring. Indeed, most of these sectors are decline steadily (in terms of
employment) which demonstrates the vulnerability of over-reliance on
manufacturing activities.
Despite this, Wycombe is well represented in a
number of important high technology sectors including R&D, computing and
the manufacture of medical and precision instruments. It is also characterised
by location quotients close to 100 for key sectors including other business
activities (115), post and telecommunications (99), hotels and restaurants
(96), and retail (95).
Self-Employment

3.21

Results from the 2001 Census show that there are approximately 12,200 selfemployed residents in Wycombe. Self-employment represents 15.4% of all
Wycombe residents in employment: a rate marginally lower than
Buckinghamshire (16.5%) but similar to that for the South East as a whole
(14.7%).
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Unemployment
3.22

Similar to most districts in the Western Corridor, Table 3.4 shows that
Wycombe has a low rate of unemployment although it increased marginally
between 2001 and 2004. The table also shows that Wycombe has a rate of
unemployment which is higher than the regional average. The proportional
fall in Wycombe’s unemployment rate since 1996 was less significant than
that experienced by surrounding Districts. Whilst the significance of these
differential should not be overstated, it does provide an indication of a higher
level of deprivation in specific locations within the District. It may also point to
sectors in the local economy which are vulnerable to economic restructuring.

Table 3.4 - Unemployment Rates in Wycombe and Surrounding Districts 96-04
District

Wycombe

S.Bucks

A. Vale

Chilt

Reading

Bas & D

Slough

W&M

Wok’ham

SE

1996

3.1

2.5

2.9

2.4

4.7

2.7

5.7

2.7

1.8

4.1

1997

1.9

1.5

1.7

1.1

2.8

1.7

3.6

1.7

0.8

2.7

1998

1.5

1.2

1.4

0.9

2.1

1.2

3.1

1.3

0.7

2.1

1999

1.6

1.2

1.2

0.9

2.0

1.1

2.7

1.3

0.7

1.9

2000

1.3

0.9

0.9

0.8

1.8

0.8

2.5

1.1

0.6

1.6

2001

1.3

0.8

0.8

0.7

1.5

0.7

2.3

1.0

0.5

1.3

2002

1.5

0.9

0.9

1.0

1.9

1.0

2.6

1.3

0.9

1.4

2003

1.9

1.2

1.0

1.2

2.2

1.0

2.9

1.5

1.0

1.5

2004

1.9

1.1

1.1

1.2

2.2

1.1

2.7

1.5

0.9

1.6

Source: NOMIS, 2004

OCCUPATIONAL STRUCTURE AND SKILLS
3.23

Figure 3.2 and Table 3.5 demonstrate that the qualifications profile for
Wycombe is similar to the Western Corridor as a whole although the District
has a slighter higher rate of people with no qualifications (22% compared to
21%). Wycombe residents also compare well with the South East region and
demonstrates a higher rate of those with qualifications at Levels 4 and 5 (first
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degree, higher degree, NVQ Levels 4 and 5). Whilst the analysis indicates
that the District’s residents are well qualified comparison with neighbouring
areas such as Maidenhead and Wokingham show that there is potential for
further improvement particularly in terms of increasing the proportion qualified
to Levels 4 and 5.

Figure 3.2 - Qualifications of Wycombe Residents and Comparator Areas

% Residents Aged 16-74

35
30
25
20
15
10
5
0
Slough

Windsor and
Maidenhead

Wokingham

No Qualifications

Level 1

Wycombe

Level 2

Western
Corridor
Level 3

South East

Level 4/5
Source: Census 2001

Table 3.5 - Skills Performance in Wycombe and Comparator Areas
% working Pop
below NVQ2
%
Pop
with
NVQ2
%
Pop
with
NVQ3
Prop with NVQ4
% Total with poor
numeracy
%
with
poor
literacy
% 15 yr olds with
5 or more GCSEs

Wycombe
25.2

Wokingham
19.9

Slough
33.8

SE
26

GB
29.9

22.1

16.9

19.4

20.2

19.6

22

23.9

19.8

23.3

23.7

30.7
19.3

39.2
15.7

26.9
27.2

30.5
21

26.8
24.7

20.5

17.6

27

21.7

24.4

51.5

62.6

50.5

52.8

50.2

SOURCE: PRISM RESEARCH
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3.24

Figure 3.3 shows that a high proportion of Wycombe residents work in
managerial and professional occupations, especially when compared to the
South East. Overall, the occupational profile of the District is similar to that of
the Western Corridor. The occupational profile reflects the relatively high
standards of qualifications in the District.

Figure 3.3 Occupational Profile of Wycombe Population
and Comparators
Managers and Senior Officials
Admin and Secretarial
Sales and Customer Service

Professional Occupations
Skilled Trades
Process, Plant and Machine Ops

Associate Professional and Tech
Personal Service Occupations
Elementary Occupations
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Wycombe
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South East

CONTRIBUTION OF TOURISM TO THE LOCAL ECONOMY
3.25

Tourism is an important contributor to the economy of Wycombe. Indeed,
research carried out on behalf of the Council by Tourism South East indicates
that:
•

Day visitors to Wycombe increased from 3.24 million in 2000 to 3.89
million in 2002 (increase of 20%);

•

Day visitors expenditure increased by 21% from £87.6 million in 2000
to £110.8 million in 2002;

•

Overnight visitors increased from 295,100 in 2000 to 423,000 in 2002
(increase of 43%); and
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•

Expenditure of overnight visitors increased by 73% in the two year
period from £33million to £57.3 million.

3.26

The significant growth in expenditure from staying visitors is particularly
important given the growing demand for short-stay tourism and the potential
of Wycombe in this market segment. Quality is an important feature of the
short stay market in terms of attractions, accommodation and supporting
services and infrastructure. Whilst there are concerns that the tourism sector
is characterised by low wages and job insecurity, the focus on year-round
quality is an important factor in raising the value of the sector as a source for
local employment opportunities in rural and urban areas.

3.27

Table 3.6 illustrates the significance of the tourism sector to job creation in the
District. Indeed, direct employment in the tourism sector accounts for more
jobs in Wycombe than the manufacture of furniture and is of equal significant
to the local construction sector (in terms of employment).
Table 3.6 - Total Employment Related to Tourism in Wycombe 2002
Jobs
Direct
Indirect
Induced
Total

Staying Tourists

Day Visitors

Total

1,264
247
161
1,671

1,690
243
43
1,977

2,954
490
204
3,648

Source: Tourism South East / Wycombe District Council, 2004

3.28

Closely associated with the economic potential presented by tourism activities
in Wycombe is the leisure sector. Indeed, Wycombe is an important and
growing centre for sport which includes Wycombe Wanderers FC and London
Wasps RFC. There is significant demand from commercial leisure operators
to provide facilities for the local and visitor population in Wycombe. This
sector not only provides an important source of employment but has the
potential to raise the business profile of the area.
POTENTIAL IMPACT OF BUCKS CHILTERNS UNIVERSITY COLLEGE

3.29

Buckinghamshire Chilterns University College (BCUC) makes an increasingly
important contribution to the local and sub-regional economies. Under
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government plans the College is likely to be awarded with full University
status later in 2004. The role of BCUC will be central to:
•

raising the profile of Wycombe and Buckinghamshire as a location for
inward investment;

•

maintaining high standards of vocational qualifications amongst local
residents and workers;

•

meeting a major component of the training and skills requirements of
existing and future employers in the sub-region; and

•

increasing the research and development capabilities of the subregion, particularly related to knowledge intensive industries and
services.

3.30

The College aims to develop its portfolio of courses and increase student
numbers from approximately 10,000 to 15,000 by 2010. Students are
attracted from all parts of the UK and overseas. As part of BCUC’s
diversification and expansion plans, the College has secured an interest in the
6.5 hectare CompAir site on Hughenden Road for a new consolidated
campus. Securing this development will in part be dependent on the delivery
of the redevelopment of BCUC’s Queen Alexandra Campus led by Tesco
Stores. It will also require planning permission for change of use at the
CompAir site which is allocated as employment land in the Local Plan.

3.31

On behalf of BCUC, information provided by NAI Fuller Peiser on the potential
economic impact of the proposed University project highlights that:
•

the majority of existing students live in the Wycombe Central area
(50% for the current Queen Alexandra Campus and 70% for the
Wellesbourne Campus);

•

BCUC currently employs approximately 1,500 staff, of which
approximately 75% live in the High Wycombe area;

•

Gross indirect and induced employment amounting to approximately
1,200 additional jobs are generated in the wider economy through the
operation of BCUC;
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•

BCUC has extensive links with industry including SMEs and many
graduates work in local businesses;

•

BCUC in partnership with SEEDA are developing the concept of
creating a local enterprise hub which may include the development of
starter units. The College has a particular contribution to make in
terms of its existing research, design and development strengths.

3.32

Expansion and diversification of BCUC (including achieving full University
status) is an important opportunity for Wycombe District and the surrounding
sub-region. As indicated above, the College will be instrumental in delivering
high level training and skills to the local and wider workforce and raising local
productivity. In developing an economic vision and strategy for Wycombe, it
is essential that the Council continues to develop a strong working partnership
with the College in aligning the delivery local skills with the needs of existing
and future employers in the District. In obtaining full University status and
increasing its research capabilities, BCUC will also be instrumental in
attracting target sectors and activities to Wycombe and Buckinghamshire.
Overall, BCUC provides the opportunity for making an important contribution
to the implementation of SEEDA’s concept of ‘Smart Growth’ in Wycombe and
the sub-region.

3.33

Complementing the expansion plans of BCUC, Amersham and Wycombe
College are also seeking to relocate to High Wycombe town centre and have
submitted a planning application to redevelop their existing site.
COMMUTING PATTERNS AND SELF- CONTAINMENT
Economic Strategy and Commuting in Wycombe

3.34

6

Commuting is an issue of particular concern in the South East. This
especially is the case given that a high proportion of people travel to work by
car and create problems of congestion on the local and strategic road
networks (approximately 70% of Wycombe residents travelled to work in a car
or van in 20016). These problems are accentuated by high levels of demand
at peak times by other road users including those taking children to school.

Source: ONS Census 2001 (includes commuters travelling as a car or van passenger).
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3.35

Congestion is recognised as a persistent problem in Wycombe: although a
number of important reduction initiatives are to be implemented, WDC is
aware that future high levels of congestion may act as a constraint to
economic growth and diversification and may impact negatively on the quality
of life for residents. Consequently, it is important that the Economic Vision
and Strategy for Wycombe takes a balanced approach to ensuring that
economic objectives can be achieved without creating unsustainable
demands on the local and road network. Moreover, the strategy must also
provide a framework for integration with related transport and development
strategies: these may define the scope for mitigation measures aimed
increasing more sustainable forms of travel, managing transport demand and
increasing local and strategic transport capacity.

3.36

Local economic and transport objectives must be established within the
context that increased demand for commuting, particularly over longer
distances is a growing national trend. Local employment markets are
becoming increasingly open (less self-contained) as earnings increase and
employer catchment areas extend wider in order to access a more highly
skilled workforce. Therefore, whilst aiming to reduce the need to travel is an
essential component of a sustainable economic strategy, a realistic strategy
must also be based on:
•

sound measures for mitigating negative transport impacts;

•

maximising the potential of existing and planned infrastructure
(including ICT for facilitating e-working and e-learning); and

•

innovative land-use and development solutions (including high density,
mixed use development).

Economic Self-Containment
3.37

An indication of the degree of economic self-containment can be obtained by
analysing gross and net commuting flows. Net commuting flows demonstrate
the balance between in-commuting and out-commuting. According to the
Census, net commuting in Wycombe District in 2001 was approximately 3,000: in other words gross out-commuting outweighed gross in-commuting
by around 3,000. This represents a small fall in the net outflow of workers
from around -3,700 in 1991. The net outflow of workers expressed as a
proportion of total employed residents in the District was less than 4% in
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2001. In statistical terms this compares favourably with many other parts of
the Western Corridor. For example Wokingham has a net outflow of -15,900
(20% of residents in employment) whilst Reading has a net inflow of +20,205
(27% of residents in employment).
3.38

Another indicator of self-containment is the proportion of local jobs taken by
local residents. Results from the 2001 Census indicate that approximately
63% of jobs in the District are taken by local residents. Table 3.7 shows that
on the basis of this measure, Wycombe is one of the most self-contained
District in the Western Corridor. performs relatively well compared to other
parts of the Western Corridor.
Table 3.7 - Degree of Self-Containment: Wycombe & Comparators 2001
District

% Living and Working in District*

Wycombe

63%

Wokingham

44%

Windsor & Maidenhead

51%

Reading

63%

Basingstoke & Dean

67%

Slough

55%

Bracknell Forest

51%

South Bucks

36%

Source: ONS, 2001 Census / Wycombe District Council 2004 (*expressed as
% of total ‘workplace population’ as recorded by the Census)

3.39

Despite demonstrating a relatively high level of self-containment using the
indicators described above, it is important to highlight that these conceal
significant gross commuting flows. Indeed, in 2001 over 30,000 Wycombe
residents commuted to work outside the District whilst 27,400 travelled into
the District for employment. Results from the 2001 Census indicate that
Wycombe is an ‘open’ economy in terms of out-commuting. Diversifying the
job offer in the District, particularly in respect of knowledge-based occupations
increases the prospect for reducing gross flows of commuters out of the area.
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3.40

Figure 3.4 compares the occupational profile of Wycombe residents with that
of the District’s workforce (including in-commuters). The illustrates that there
is a high degree of symmetry between the two which demonstrates that the
qualifications and experience of the District’s resident workforce is well
matched to the local job market. In other words, the District is not dependent
on a disproportionate number of in-commuters to provide the skills to meet the
needs of local employers. However, reflecting a relatively small net-outflow of
workers from the District to other employment centres (e.g. London and
Reading), the chart demonstrates that most of ‘export’ labour is accounted for
in managerial, professional and associate professional occupations.
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Figure 3.4 - Resident and Worker Occupational Profiles
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16000
14000
12000
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In order to promote a greater degree of self-containment in the District, there
may be scope for the economic strategy to aim to ‘clawback’ some of its
highly skilled out-commuters. A policy of greater self-containment would
require a reduction in the District’s dormitory function and greater emphasis
on facilitating a more diversified and knowledge-intensive employment base.
Future Commuting Patterns

3.42

As indicated above, national and global labour market trends indicate that the
demand for commuting (including longer distance commuting) is likely to
increase into the future. To a large degree, local economic competitiveness
will depend on the extent to which employment demand can be satisfied by
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the availability of suitably qualified labour (whether resident locally or not).
Whilst a degree of self-containment is desirable from a quality of life,
economic and sustainability perspective, policies aimed at significantly
restricting the supply of labour will impact on the long term strength of a local
economy. Therefore, it is important for the economic strategy to take a
balanced approach to meeting economic and business objectives whilst
mitigating the potential for a substantial increase in commuting over the next
20 years.
3.43

It was highlighted above that the Census indicated that Wycombe in 2001 was
characterised by a continuing trend (from 1991) of having a net out-flow of
commuters. This contrasts with earlier estimates by Roger Tym & Partners
(RTP) who concluded that the District displayed a significant net inflow of
commuters in 2001. Indeed, this net inflow was predicted to increase by 2016
(see Table 3.8 for the two scenarios considered by RTP).
Table 3.8 - Net Commuting Flow Estimates 2001 & 2016
Source

2016

2001
Market-Led

HousingConstrained

ONS Census

-3,000

-

-

RTP/BSL

+9,000

+12,000

+7,000

Source: Roger Tym & Partners & Business Strategies Ltd, 2003 for Bucks CC / ONS 2001

3.44

Although the Census is the most commonly referenced source for commuting
data, the discrepancy with RTP’s results may be accounted for a significant
difference in estimates of workplace employment within the District. For
example, RTP estimated that workplace employment in the District in 2001
amounted to 94-97,000 (depending on whether or not allowance is made for
‘double jobbers’). This compares reasonably favourably with Annual Business
Inquiry data which indicates that workplace employment amounted to around
100,000 in 2001 (88,000 employees + 12,000 self-employed7). However, the
workplace data provided by the Census produces a significantly lower
estimate of 79,000 (aged 16-74).

7

ABI provides estimates of employees in employment only. Self-employment figures are taken from
2001.
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3.45

ONS partially explains this variance by differences in survey methodology and
definition. For example, the ABI has a greater potential to double count those
with more than one job. In some local authority areas, it also has the
particular potential of counting jobs which are actually located outside the
district (resulting from surveys of HQs / profit centres based in one district but
with significant numbers of employees elsewhere). It may be appropriate for
Wycombe DC to explore with ONS the main reasons for discrepancy between
the two data sets. Providing a robust estimate of workplace employment /
jobs in the District is an important issue for Wycombe particularly in respect of
providing an informed policy response to the issue of labour market balance8.

3.46

Overall it can be concluded that:
•

Wycombe displays a greater degree of self-containment than most
other Districts in the Western Corridor.

•

The current inflow and outflow of commuters to and from Wycombe
District are broadly similar.

•

Despite a relatively high degree of self-containment, Wycombe is
subject to high gross commuting flows comparable to other
employment centres in the Western Corridor.

•

Future levels of self-containment and the balance of in and out
commuting will depend on a number of factors including: the scale and
types of additional jobs to be created; the availability and cost of public
and private transport infrastructure; and the success of measures
aimed at reducing the need to travel to work (including working at
home or remotely).

8

For the purpose of informing the debate on labour market balance (see Appendix B), we have
provided an estimate of people working in Wycombe which is closer to the Census workplace results
than the ABI results presented in the employment analysis above (ABI remains main source for
structural analysis and assessment of change between Census years). Although it should be
stressed that relative change in labour demand and supply is the critical consideration in analysis of
labour market balance, the ‘working in Wycombe’ estimates have been used because: it is a more
appropriate measure than jobs when exploring the labour market balance issue; and the Census is a
100% sample of households and should provide a more accurate estimate of the workplace
population in Wycombe.
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ECONOMIC AND LABOUR MARKET BALANCE
3.47

An important issue for planning authorities throughout the South East is the
issue of the existing and projected balance between labour supply and
employment demand at the District and County levels. In many districts,
particularly those within the Western Corridor, employment levels and the
rates of employment increase have outweighed the availability of labour to fill
the jobs. This imbalance is in many cases statistically aggravated by a
relatively large supply of allocated employment generating land which
originates from planning policies formulated during the 1980s. Consequently,
the imbalance creates significant demand for commuting which places
pressure on local and strategic transport infrastructure. Moreover, the
imbalance also adds to demand for additional housing at a time when local
authorities in the South East are increasing compelled by government to raise
housing allocations to meet demand created by the formation of smaller
households as well as existing un-met housing need.

3.48

With specific regard to Wycombe, the Government’s Communities Plan seeks
to stimulate a substantial increase in housing provision in the Aylesbury area
(part of Milton Keynes and South Midlands (MKSM) growth area). Details of
the scale of the proposed growth are provided in Appendix A. Wycombe
Council is concerned that the growth in labour supply in Aylesbury and the
knock-on effect on commuting, may exacerbate existing problems on the road
network within and around Wycombe District. However, it is important to
highlight that the MKSM growth proposals also include significant employment
growth in Aylesbury, Milton Keynes and Northamptonshire to balance the
housing expansion programme.

3.49

Whilst gross commuting flows into and out of Wycombe are significant,
research presented earlier demonstrated that the District is relatively selfcontained compared to many other parts of the Western Corridor. However,
Table 3.9 shows that estimates vary as to the existing relationship between
labour supply and employment demand. Nevertheless, from the information
available it can be concluded that Wycombe is not subject to a substantial
degree of imbalance.
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Table 3.9 - Comparative Labour Market Estimates and Forecasts 2001-2016
Source

2001

2016

Change 01-16

Total Population

165,400

184,700

+19,300

Working Age Population

105,000

114,500

+9,500

Labour Force

87,700

98,400

+10,700

Employment

98,000

113,400

+15,400

Total Population

162,000

164,500

+2,500

Working Age Population

102,000

99,000

-3,000

Labour Force

87,000

91,000

+4,000

Employment

97,000

102,000

+5,000

Labour Force (hsg constrained)

86,400

84,200
(2011)

-2,200
(2001-2011)

Employment (non constrained)

86,400

108,400

+22,000 (e)

79,000

-

-

Total Population

162,100

159,800

-2,300

Working Age Population

107,000

99,900

-7,100

Labour Force

88,000

84,000

-4,000

Employment / ‘working in Wycombe’

85,000

See Appendix B for Scenarios

RTP Market-Led (1)

RTP Housing-Constrained (2)

Prism (3)

ONS Census 2001 (4)
Employment (workplace)
BCC / Atkins (2004) (5)

(6)
Sources: (1) & (2) Roger Tym and Partners and Business Strategies Ltd, 2003 for Bucks Economic Partnership; (3) Prism
Research, 2000 for Wycombe District Council; (4) ONS Census of Population 2001 Workplace Statistics; (5) Buckinghamshire
County Council Housing Constrained Population Projections / Aktins 2004: Working age population and labour force estimates
derived from BCC revised population projections and housing strategy (2004). (6) Estimate of workplace population in
Wycombe – see Appendix B for details.

3.50

In January 2002, Buckinghamshire County Council revised its population
projections for the County and the constituent Districts. These reflect the
housing strategy set out in the Deposit Structure Plan (revisions reflect up-to3-25
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date information being provided by the results of the 2001 Census). It can be
seen from Table 3.9 that the most recent population projections for Wycombe
have been revised downwards. To a large degree, this downward revision
explains the lower labour force estimates put forward by Atkins in the table
compared to the RTP housing-constrained estimates. Indeed, as opposed to
a small increase in labour supply as predicted by RTP, we anticipate that the
current housing policy will result in a small decrease in the Wycombe labour
force.
3.51

3.52

All other things being equal, the decline in working age population is likely to
constrain long term demand for employment in the Wycombe economy.
However, the extent to which this actually happens will depend on a number
of factors including:
•

the degree to which the County’s housing strategy is endorsed by the
emerging District housing allocations in the South East Plan. Should
the South East Plan significantly increase housing allocations, this will
have a positive impact on working age population and workplace
employment levels;

•

the approach to housing growth taken by Wycombe District Council
and surrounding districts (providing an increased labour supply to
satisfy potential demand);

•

potential for greater short and long distance in-commuting to Wycombe
(partly tied to housing growth policies in neighbouring districts);

•

potential policies pursued by Wycombe District Council in respect of
encouraging employment growth and/or sustainable economic change;

•

potential investment in integrated transport solutions which may
facilitate greater levels of in-commuting in a sustainable manner.

An important consideration for the South East Plan is the issue of balance
between employment demand and labour supply. Indeed, it is possible that
the Plan will revise existing Structure Plan allocations for additional housing
provision in order to reduce the imbalance and its effect on transport
infrastructure. Efforts to redress the imbalance may include a significant
increase in housebuilding rates in many parts of the Western Corridor.
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3.53

Appendix B sets out a range of strategic employment and labour market
scenarios. These have been produced to inform the debate on the ‘balance’
issue.
The Need for Jobs

3.54

The scenarios described in Appendix B indicate that a high level of
employment growth is likely to exacerbate imbalance in the District by
generating significantly increase demand for in-commuting and/or new
housing development. However, a policy of active economic restraint may
also have an adverse impact by encouraging greater levels out-commuting
and undermining the economic role of the District.

3.55

In developing an economic strategy for Wycombe, it is important to highlight
that a high net increase in total employment is not required to ensure that the
economy remains competitive. A large component of future demand will be in
the form of ‘replacement demand’ which can dwarf expansion demand.
Replacement demand will be high for specific sectors (e.g. corporate
managers) and is caused by natural turnover in the labour market (e.g.
retirements and migration).
Similarly, as sectors subject to ongoing
economic restructuring continue to decline in scale (e.g. manufacturing), jobs
lost in the labour market are replaced by demand for new, serviced based
activities.

3.56

Whilst the Wycombe economy can improve its competitiveness and become
increasingly diversified without a substantial increase in employment, this will
require a robust and well targeted economic strategy. Without well planned
forms of policy intervention, market forces would create a high level of
demand for employment growth in jobs which may undermine the longer tem
sustainability objectives of WDC and the LSP. The need for a robust
economic policy framework in Wycombe is essential to ensure that the
conditions for SMART growth are well established in the District.

3.57

Although replacement demand will comprise a significant component of job
change in the future, a competitive strategy will require that a significant net
increase takes place in key service sectors which are the building blocks of a
modern and diversified local economy (including retail, leisure, education as
well as specific high value sub-sectors). For example, the growth in retail and
service jobs will be essential to ensure that the High Wycombe Town Centre
Redevelopment scheme is successful in raising the regional profile of the
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District. Consequently, a focus on replacement demand (including the
replacement of obsolete skills with modern skills) coupled with a modest net
increase in employment are essential components for a competitive and
balanced economic policy framework for Wycombe.
3.58

3.59

Central to a balanced strategy will be the need to ensure that economic
diversity is coupled with a targeted programme for key sector development.
This should include measures that will promote a realistic degree of ‘selfcontainment’ and initiatives to mitigate negative impacts of demand for long
distance commuting. For example:
•

Retaining and diversifying the local business base, particularly SMEs
(e.g. ethnic business clusters);

•

Implementing SEEDA’s SMART growth approach by targeting key
knowledge based sectors with high productivity / high value functions9;

•

Initiating a range of sustainable transport solutions to reduce the
impact of demand for commuting;

•

Ensuring a high quality business environment including the provision of
good public transport options, provision of affordable housing for key
workers, maintaining and enhancing the quality of the environment,
and providing a high quality range of leisure, entertainment and service
activities.

A modest increase in housing provision may also assist in ensuring a close
balance between local employment and labour supply. In creating the right
conditions for a diversified and competitive economy, it is likely that a
significant proportion of additional housing supply over and above existing
provision figures would be required to meet affordable housing need.
STRATEGIC TRANSPORT ISSUES

3.60

Diversifying and ensuring the sustainability of Wycombe’s economy is
dependent on the efficient mobility of goods and services, as well as the
workforce itself. Wycombe District is well served by the national motorway

9

See paragraphs A14 & A15 in Appendix A for further details regarding SEEDA’s concept of SMART
growth.
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and trunk road network. In particular, the M40 runs on a east-west axis to the
south of High Wycombe and connects directly with the M25. The south of the
District also benefits from good access to the M4 via the A404. In addition,
High Wycombe is served by the main line rail network as is Princes
Risborough. Some rural towns such as Marlow and Bourne End can also be
accessed by train.
3.61

Despite the relatively good provision of strategic transport infrastructure,
certain parts of the District’s road network are significantly congested during
peak periods. This congestion can impact on the competitiveness of local
businesses, particularly those that require good access to operate effectively.
Moreover, road traffic congestion also has a negative impact regarding the
overall marketability and perception of the area to potential investors.

3.62

In order to improve the overall accessibility and marketability of the District to
both existing and potential investors, a number of improvements to the
District’s transport infrastructure are needed. Complemented by land-use
initiatives, these may include:
•

Improvement of M40 Junction 4 / Handy Cross Roundabout (planned);

•

Improvement of north-south strategic public transport routes;

•

Improved public transport options to serve Wycombe Town Centre with
surrounding residential communities;

•

Proactive traffic management initiatives including control of conflict
between local and regional/national traffic on key routes including A404
between Marlow and High Wycombe;

•

Use of Green Travel Plans;

•

Provision of public transport options for major employment locations
(existing and future);

Heathrow Terminal 5
3.63

The expansion of Heathrow through the development of Terminal 5 and
associated infrastructure provides an opportunity to raise the profile of High
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Wycombe as a business location. Of particular importance will be the
construction of the new M25 Spur Road from Terminal 5. This will increase
drive time between High Wycombe and the airport. Consequently, the
attractiveness of the District as a business investment location will be
improved, particularly to the institutional market.
KEY ISSUES
3.64

From our initial review of economic, labour market and demographic trends,
the following key issues have so far been identified:
•

Given the industrial legacy of the Wycombe economic base and the
continued but declining importance of manufacturing, the local
economy continues to undergo structural economic adjustment.
Unemployment is higher in Wycombe than the South East average and
most of its neighbouring Districts.

•

Whilst the service sector and knowledge based sector is not as well
developed as many other parts of the Thames Valley, the economy
generally has out-performed the South East and national averages on
many indicators. The District demonstrates significant potential in a
range of knowledge intensive industrial and service based activities.
For example, there is evidence to suggest that Wycombe has potential
to build on success in attracting key activities including: R&D;
pharmaceuticals / life sciences; precision instruments and advanced
engineering.

•

Although the District has lost a number of important businesses in the
financial services sector over recent years, Wycombe has a reasonably
diverse economic base.

•

Despite the relative prosperity of Wycombe compared to the regional
and national averages, economic data indicates that the local economy
has underperformed relative to the Western Corridor sub-region.
Moreover, the economy is vulnerable to on-going change and external
threats to business competitiveness. There is a need for the economic
strategy to build on the opportunities presented by existing and
emerging knowledge intensive sectors and by the diversity offered by
the local economic base.
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•

Recent employment data indicates that total employment declined by
7% between 2001 and 2002. Whilst a decline was also recorded for
the sub-region and the region, the rate was significantly higher in
Wycombe. This indicates the importance of not being complacent
regarding the future extent and nature of economic prosperity. It also
reinforces the need for a clear and targeted strategy which defines the
role of the Wycombe economy within the wider sub-region.

•

The complexity of economic linkages between High Wycombe and the
surrounding sub-regions is an important defining feature of the local
economy. The District is located in a strategic position to the north of
the Thames Valley with existing and potential opportunities for strong
linkages with the rest of Buckinghamshire, the M4 and M40 Corridors,
London and the Midlands.

•

The Wycombe economy benefits from its strategic location relative to
the M40, M4 and Heathrow. It also has a reasonably well skilled
workforce and a good schooling infrastructure. Commercial land and
rental values are also more competitive than most other parts of the
Thames Valley, despite the current oversupply of property along the
M4 Corridor.

•

The occupational profile of Wycombe is broadly comparable to that of
the sub-region and the region. However, this hides the need to
improve basic and vocational skills amongst key groups, particularly
those concentrated in more deprived parts of the District.

•

Implementation of the Town Centre Regeneration Scheme and other
strategic improvements to High Wycombe Town Centre will be
important is raising the profile of Wycombe District and may improve
prospects for encouraging inward investment in service-based
activities.

•

The expansion and diversification plans of BCUC should be supported
as a major economic opportunity for the District. The University should
be central to delivering a targeted local and sub-regional vocational
skills agenda and providing a catalyst for the transfer of knowledge to
local businesses. The University will be important to raising the
investment profile of Wycombe.
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•

Although Wycombe has attracted a degree of inward investment in the
past, businesses are predominantly indigenous in nature. Future
policies should aim to maintain and enhance the competitiveness of
existing businesses in parallel to a carefully targeted programme of
inward investment.

•

The tourism sector makes an important contribution to the Wycombe
economy and offers significant potential for growth, particularly in the
higher value short-break market. The economic potential of this sector
could be linked to the development a strong sport and leisure offer from
the District.

•

Despite enjoying low rates of unemployment, relatively high GDP per
head and above average wages (above the regional and national
levels), there are significant pockets of deprivation (e.g. Castlefield,
Booker, Oakridge, Micklefield, Lane End and Tinkers Wood).
Moreover, there is an acute shortage of affordable housing. This
problem has been accentuated by a strong and rising housing market.
Over 20% of affordable housing need is in rural areas. The lack of
affordable housing opportunities will make it difficult for Wycombe to
retain and attract key workers.

•

Serious congestion on the local and strategic road network serving
Wycombe is of major concern to local businesses and residents. This
is perceived to be a growing constraint to the competitiveness of local
businesses and may deter inward investors from locating in Wycombe
unless significant improvements can be made (improvements to
Handycross are particularly important). However, congestion is a
problem which is not unique to Wycombe and national/global trends
dictate that demand for an increasingly skilled workforce requires a
wider labour market search. Whilst aiming to reduce the need to travel
is an essential component of a sustainable economic strategy, a
realistic strategy must also be based on:

o sound measures for mitigating negative transport impacts;
o maximising the potential of existing and planned infrastructure (including
ICT for facilitating e-working and e-learning); and
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o innovative land-use and development solutions (including high density,
mixed use development).
•

Results from the 2001 Census indicate that Wycombe remains a small
net exporter of labour although the imbalance is small compared to
most other parts of the region. Indeed, despite gross commuting flows
into and out of Wycombe being significant, the District has a relatively
high degree of economic self-containment compared to other parts of
the Western Corridor.

•

Future levels of self-containment and the balance of in and out
commuting will depend on a number of factors including: provision of
additional housing to accommodate a local workforce; the scale and
types of additional jobs to be created; the availability and cost of public
and private transport infrastructure; and the success of measures
aimed at reducing the need to travel to work (including working at
home or remotely).

•

From the data available, Wycombe is not characterised by a relatively
high degree of imbalance between employment demand and the
supply of labour. The future degree of balance will depend on the
nature of both economic and housing policies pursued by the Council
and the Regional Assembly. Indeed, it is possible that the South East
Plan may include significantly higher housing provision figures than
those set out in existing Structure Plans in order to redress the
imbalance in Districts throughout the Western Corridor.

•

Recent population forecasts for Wycombe have been revised
downwards. These suggest that the District’s population will decrease
marginally in the period to 2016 compared to a small increase
predicted by the last set of projections. This impacts on the projected
size of the working age population and resident labour force. Indeed,
the constrained growth policy may have the effect of marginally
exacerbating the imbalance between employment and labour supply.
A degree of controlled employment growth and a small increase in
housing provision may provide a better opportunity for minimising the
imbalance factor.
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•

In pursuing the economic strategy for Wycombe, it is important to
highlight that even policies aimed at minimal net employment growth
will require targeted intervention to encourage the creation of new jobs.
Replacement demand will comprise a significant component of job
change in the future. In addition, key sectors and core service
activities should be supported in absorbing net employment growth to
compensate for losses in restructuring sectors and in creating the
conditions for long term economic prosperity. The strategy must also
provide a focus for the replacement of obsolete skills with those
required by modern businesses.

•

Expansion of Heathrow Terminal 5 and the associated construction of
the M25 spur road improves the economic prospects of Wycombe,
particularly for the institutional property market and knowledge based
occupiers.
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4.

PROPERTY MARKET AND EMPLOYMENT LAND ISSUES

INTRODUCTION
4.1

This Section provides a review of the key features of the Wycombe
commercial and industrial property market. Particular emphasis is given to
the debate surrounding future employment land policy issues. This was the
major issue considered by Roger Tym and Partners in the Bucks Economic
Prospects Study. The review included consultation with local and national
property agents and consultants.
PROPERTY MARKET FEATURES
Demand

4.2

The Bucks Economic Prospects Study indicated that of total employment
growth that occurred in Wycombe between 1991 and 2001, only a proportion
was accommodated on office and industrial floorspace. This demonstrated
that demand from employment growth for non-B Use Class accommodation is
significant.
Moreover, an element of employment growth can be
accommodated without requiring additional floorspace (for example, through
intensification of use). Therefore, in considering the future employment needs
of the District, it is important for the Economic Strategy / Vision to have regard
to the various ways in which employment change can physically be
accommodated. This also applies to the accommodation of ‘jobless growth’
whereby economic restructuring generates greater demand for high valueadded activities which replace more labour intensive activities.

4.3

In accommodating modern occupier requirements, particularly for knowledge
intensive activities it is critical that the land and property response meets key
qualitative criteria (including location, local and strategic access, visibility /
profile, building specification, car parking, public transport options). Moreover,
employment land policies should be sufficiently sophisticated to allow for a
variety of demand circumstances arising from diverse occupier and investor
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markets. The importance of addressing site quality issues was emphasised
by the Bucks Economic Prospects Study.
4.4

4.5

Existing research material indicates that demand for commercial and
industrial premises is characterised by the following features:
•

Historically, the sub-regional market has perceived Wycombe to the
poor cousin of the Thames Valley in terms of being a location for high
technology, knowledge-based industry. However, property agents
consider that the District has significant potential to attract an
increasing proportion of knowledge intensive demand for both offices
and industrial premises, particularly in the medium to long term. This
reflects the District’s competitive land and property costs, high quality
of life and environment, strategic location, and access to a highly
qualified workforce.

•

Property professionals report that there is significant demand for
modern, good quality business units of varying sizes, particularly those
in the 300-1,000 sqm. size range. Premises need to be flexible, clean,
well presented with good access to the road network and have
reasonable levels of car parking. There is also evident demand for
large bay warehouses at 5,000 sqm. or more. Such occupiers require
good access to the motorway network.

•

Provision of good quality incubator workspace have been successful
and quickly taken up (e.g. Wycombe Enterprise Centre, Cressex).

Section 10 (Employment Land Review) and Appendix D provides additional
contextual information relating to local property market conditions.
Supply

4.6

Existing research material indicates that the supply of commercial and
industrial land and premises is characterised by the following features:
•

Key business parks in Wycombe District include: Cressex Business
Park, High Wycombe; Kingsmead Business Park, High Wycombe;
Peregrine Business Park, High Wycombe; J&J, Holmers Farm Way,
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High Wycombe; Marlow International / Globe Park, Marlow; and
Beacon Heights10, Stockenchurch (only the latter is undeveloped);

10

•

The lack of high quality employment land supply has inhibited High
Wycombe’s growth and has led to the refurbishment of old space
rather than the building of new floorspace;

•

Research carried out by Carter Jonas indicated that few employment
areas in Wycombe are of sufficient size to be called business or
industrial parks. Cressex Park is considered to be the most important
of these. It provides a wide range of space from small workshop units
to larger industrial HQ style buildings. These are interspersed with
pockets of courtyard style office developments. Older industrial units
on Cressex Park are mostly less than 1,000 sqm. and the overall
quality of premises varies significantly. Whilst located in close
proximity to the M40 and M4, Cressex Park is constrained in terms of
access.

•

Globe Park (and Marlow International) is the only business park in
Buckinghamshire with almost direct motorway access via the A404.
However, the location is constrained in terms of congestion on the local
road network. Both Globe Park and Marlow International currently
have significant vacancies following the fall-out from the hightechnology led recession. Most vacant floorspace is available in a
small number of large buildings which are suitable for HQ-type
occupiers. Therefore, the buildings are not attractive to smaller
occupiers, particularly those which are not easily sub-divided. Despite
current vacancy levels, these business parks have attracted many blue
chip occupiers such as BT Cellnet, Volvo, Altana and Icon Clinical
Research Ltd.

•

The Compair and De La Rue sites are considered by some local
property professionals to be on the ‘wrong side’ of High Wycombe for
large commercial and industrial occupiers. However, it is reported that
these sites may provide opportunities for meeting demand for small
and medium sized business units, particularly for indigenous firms.

One of the three permitted buildings at Beacon Heights has been constructed.
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•

Significant losses of employment land to other uses (particularly
residential) have taken place over recent years despite high levels of
employment growth. Sites which have been transferred other uses
include Bellfield Rd; G-Plan, Glory Mill, Richard Graefe, Wycombe
Marsh Paper Mill, AXA Equity and Law. This reflects a growing trend
particularly in the South East.

Demand-Supply Balance
4.7

Existing research suggests that a number of gaps exist in the supply-demand
balance. These include:
•

Strategic opportunities for meeting modern requirements of inward
investors;

•

Freehold plots available for bespoke owner occupiers, particularly
indigenous SMEs (including enterprises established by Wycombe’s
ethnic community;

•

Small, flexible and affordable business units, particularly for start-ups.
There is a notable lack of incubator space (viability is undermined by
rental levels);

•

Shortage of good quality expansion space for indigenous firms and
inward investors;

•

Large scale distribution space in and around Wycombe, close to the
M40.

FUTURE EMPLOYMENT LAND NEEDS
Bucks Economic Prospects Study
4.8

As previously highlighted, The Roger Tym (RTP) report considered two
scenarios for employment growth and the associated implications on
quantitative employment land need for the period 2001-2016. Table 4.1
summarises the conclusions of the employment land need assessment.
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Table 4.1 - Summary of RTP Employment Land Needs Assessment 2001-16
Market-Led
Scenario

Housing-Constrained
Scenario

Net change in industrial jobs

-1,200

-4,000

Net change in office jobs

+7,500

+3,700

Total net job change

+6,300

-300

Net Change industrial floorspace

-42,060 sqm.

-141,405 sqm.

Industrial supply

19,571 sqm.

19,571 sqm.

Industrial ‘oversupply’

61,631 sqm.

160,976 sqm.

Net Change office floorspace

+134,329 sqm.

+65,855 sqm.

Office supply

112,652 sqm.

112,652 sqm.

Balance without windfall (1)

-21,677 sqm.

+46,797 sqm.

+39,958

+207,777

13-19

26-62

Balance with windfall (1)
Years supply offices

Source: Roger Tym & Partners, 2003. (1) Windfall – redevelopment of ‘surplus’ industrial land for offices.

4.9

RTP concluded that under the housing-constrained scenario, Wycombe could
afford to lose ‘significant amounts of land to other uses’. Indeed, as the table
shows it was concluded in pure quantitative terms, that there is a potential
oversupply of industrial floorspace of 161,000 sqm. in Wycombe (housing
constrained scenario). For offices, the report states that the existing vacant
floorspace and planning permissions will provide ‘easily enough space to
meet the modest demand for additional office space’.

4.10

On the other hand RTP conclude that, under the market-led scenario where
occupier demand is to be met, losses of industrial land need to be firmly
controlled to ensure that they are not excessive. In this case, the ‘oversupply’
for the period 2001-2016 is estimated to be approximately 40,000 sqm.
Research carried out by Prism went further to suggest that if employment
demand forecasts were to be met, there would be a shortfall in most kinds of
accommodation in the District unless additional supply was forthcoming.
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4.11

Overall, RTP recommended that there is no case for a quantitative increase in
employment floorspace. However, it was concluded that there is a qualitative
case for additional floorspace. A study by Carter Jonas indicated that 52% of
Wycombe’s occupied employment sites performed strongly in terms of
qualitative characteristics. However, 24% were classified as poor, not good or
neutral. Roger Tym and Partners recommendeded that:
•

Quantitative guidelines for employment land provision be provided by
the Structure Plan (by Use Class and using floorspace rather than site
areas);

•

A large, new business park be provided to renew the office stock
providing a high quality development and delivering a site which
provides critical mass and coherence (including space for large
employers). The right location was advised to be south of the Town
Centre on a brownfield site close to the M40. Such a business park
should form part of an improved effort in Bucks to actively promote
inward investment and raise the profile of the County as a business
location;

•

In parallel, it was recommended that a new business park would make
it possible to release more of the existing employment sites which may
be better suited for housing. The Roger Tym study considered that
current policies put too much reliance on safeguarding employment
sites with the risk that historical land-use patterns may be frozen and
no longer fit changing occupier requirements.
However, it was
highlighted that not all sites that have qualitative deficiencies should be
transferred to other uses. A criteria based approach should be used to
review employment sites for their suitability for on-going employment
use. This assessment should consider the inherent strengths and
weaknesses of the site having regard to the potential for
redevelopment, improvement and/or intensification; and

•

With Aylesbury being promoted as the sub-regional growth centre and
Wycombe being significantly constrained in terms of land and labour
market capacity, it was recommended that an important focus for
economic development initiatives in Wycombe should be in providing
sufficient ‘aftercare’ services and support. It was stated that this
includes helping businesses to create added value within the existing
availability of employment and space resources.
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Formulating Future Employment Land Policies
4.12

Included in the preparation of an Economic Strategy for Wycombe is the need
to provide an independent assessment of future employment land need for
the District.

4.13

The RTP report undertakes a logical exercise in estimating quantitative
changes in employment demand. However, we consider that:
•

Market led demand potentially would result in a greater net increase in
employment (up to approximately 20,000 net additional jobs).
Therefore, under this scenario, the quantitative supply of employment
land would be tight relative to demand;

•

Housing-constrained demand would result in a greater decrease in net
jobs as a result of the revised population projections provided by Bucks
CC (2004). Consequently, the theoretical surplus of employment land
would be even greater than that indicated by the report.

4.14

Importantly, RTP emphasis that despite a quantitative surplus of employment
land over and above demand under the housing constrained scenario, the
supply is deficient in qualitative terms.

4.15

Whilst we concur with RTP that the quantitative supply of employment land is
theoretically sufficient to meet the needs of a housing-constrained policy, the
critical factor in determining future employment land needs relates to the issue
of quality. Meeting market demand would require employment land provision
at least commensurate with the level of supply identified by RTP. Having
regard to local economic aspirations and needs, our employment land review
(Sections 10 and 11) provides recommendations in respect of:
•

The need, or otherwise, for additional allocations of employment for
different types of occupiers and investors;

•

The need, or otherwise, for a new urban business park in High
Wycombe;

•

The scope for transferring some employment sites to other uses; and
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•

4.16

4.17

The scope for harnessing any potential uplift in market value from the
transfer of employment sites to other to support wider planning and
regeneration objectives (such as the provision of more affordable
housing or the creation of new incubator workspace).

We concur with RTP that a more sophisticated approach is taken to
employment land policies in the forthcoming Wycombe Development
Framework:
•

Policies must allow for the diversity of demand and need for different
types of employment land created by both occupier and investor
markets.

•

A robust and clearly defined criteria approach should be taken to guide
circumstances which will be considered by the Council for the transfer
of employment land to other uses.

•

Policies must identify clearly categories of sites and locations which will
be strongly safeguarded for employment uses and distinguished from
those that may be considered for mixed use development and/or
transfer.

•

Where appropriate, flexibility should be built into policies to enable
employment generating uses in non-B Use Class categories to be
considered as part of office and industrial schemes.

•

Employment land policies must be well integrated with town centre
regeneration policies and strategic housing and transport policies.

In defining the quantity and quality of future employment land need, careful
attention must be given to the role of employment land supply in delivering the
Economic Vision. Whilst indicative quantitative guidelines may be helpful to a
degree, it is important that excessive emphasis on the quantitative supplydemand balance is not allowed to compromise the Council’s role in facilitating
the supply of the right type of sites and premises to the market. It is important
for policies to reflect diverse nature of investor and occupier markets (e.g.
institutional investor requirements will differ significantly from those of
indigenous SMEs): the employment land needs of business increasingly will
vary from user to user in terms of size, location, type, tenure and cost.
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KEY ISSUES
4.18

From our initial review of property market and the employment land context, a
number of key issues can be identified:
•

It is reasonable to expect that a significant proportion of employment
growth will not be accommodated in B Use Class premises. Therefore,
it is important for an economic strategy for the District to take into
consideration employment change in all sectors irrespective of their
land-use classification.
Nevertheless, this does not reduce the
importance of meeting the requirements of modern office and industrial
occupiers with a choice of appropriate premises in appropriate
locations.

•

Although players in the regional property market may historically have
perceived Wycombe to be on the fringe of the Thames Valley, the
District offers a number of inherent strategic advantages which may
assist in defining its future role in the sub-regional economy. This
includes opportunities presented by both the industrial and office
markets.

•

The diverse nature of Wycombe’s industrial base will require a diverse
response in terms of future land and property requirements. To ensure
that diversity remains a feature of the local economy, maintaining the
competitiveness of basic industries and core services must
complement any strategy to target high value / wealth generating
activities. Providing the right quality and mix of employment land and
premises is fundamental to ensuring that the Economic Strategy
facilitates the creation of the conditions for sustainable growth.

•

Property agents report that there is a gap in the supply of small to
medium size owner-occupier sites and premises (particularly B1 and
B8). This is particularly important in the indigenous SME market
including local ethnic businesses.

•

Local property agents and local businesses report that there is
significant demand for smart, modern and affordable premises with
flexible lease arrangements for SMEs and start-ups. This is evidenced
by examples such as Wycombe Enterprise Centre in Cressex.
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•

Previous research has indicated that there is an oversupply of
industrial land in purely quantitative terms although a potential shortage
of high quality sites. Having regard to economic development and
wider planning objectives, the Economic Vision / Strategy must provide
a clear direction for future employment land policies following the
completion of the employment sites review.

•

Following the recent ‘high tech recession’, the core Thames Valley
areas currently display high property vacancy rates (e.g. Green Park –
Reading). Whilst the structure of Wycombe’s economy cushioned the
District from the worst of the fall in demand, there are a number of
notable vacant premises (e.g. Globe Park and Marlow International).
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5.

SWOT ANALYSIS

5.1

Drawing on the analysis presented in Sections 2-4, Table 5.1 summarises the
key findings in a SWOT analysis.
Table 5.1 - Wycombe Economy SWOT Analysis

STRENGTHS

WEAKNESSES

Located on the fringe of the Thames Valley Corridor with
excellent access to Heathrow and the strategic
transportation network.
Strategic location with good connections to London, M4
Corridor, M25, Oxford and Heathrow.
2nd largest employment centre in the Western Corridor after
Reading:
88,600 employees in 2002 (9% of total
employment in the Corridor).
Largest stock of VAT registered businesses of all Districts in
the Western Corridor at end of 2002 / Largest number of
new (gross) VAT registrations in 2002
Diverse industrial base – protection from major fallout from
Thames Valley technology / I.T. recession.

Congestion and perception of congestion.
Lack of full range of University facilities.
High house prices and acute shortage of affordable housing
– pushing key workers away and reinforcing local patterns of
social exclusion and deprivation.
Despite being the County’s most significant business park,
Cressex suffers from access constraints and inconsistency in
the quality of accommodation.
Wycombe is under-represented in a range of growth sectors
and over-represented in some industries vulnerable to
decline.
Current vacancy levels are
Wycombe’s business parks.

significant

on

some

of

Skilled and well educated workforce.
High levels of spending power amongst the resident
population
Bucks 3rd in national rankings of Knowledge Economy Index
2003
Wycombe on par with Western Corridor average in terms of
workforce with qualifications at Levels 1 to 5.
Resident and workplace occupational structure similar to
average for Western Corridor.
Compared to the key employment centres in the Western
Corridor, Wycombe has a reasonable degree of ‘theoretical
self-containment’ (as measured by net commuting flows
2001: -2,960).
Wycombe is home to the County’s most strategic business /
industrial park (Cressex Business Park).
Strong ethnic business culture which is well established in
Wycombe.
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Despite relatively high GDP per head and above average
wages, Wycombe has significant pockets of deprivation
(including Castlefield, Booker, Oakridge and Tinkers Wood).
Deprivation is not limited to the urban area.
Lack of modern, affordable workspace for small companies
including start-ups and established SMEs.
Lack of small to medium sized sites / premises for owner
occupation. This is particularly important for the indigenous
SME market (including ethnic businesses).
Lower rates of employment growth compared to the subregion over the last 5 years.
Underperformance in economic terms compared to the subregion.
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OPPORTUNITIES

THREATS

Providing an economic vision for Wycombe will be important
to ensuring a proactive approach is taken in shaping the
sub-regional component of the new regional spatial strategy
(‘The South East Plans’). Consequently, it is important that
the Vision / Economic Strategy looks beyond its own
boundaries and defines the District’s relationship with the
rest of Bucks, the Thames Valley, the M40 Corridor and
London.

On-going structural change and vulnerability of key sectors.

Enterprise Hub and Enterprise Gateway.

On-going structural adjustment in some sectors.

High levels of spending power amongst the resident
population.

Largest number of VAT de-registrations of all districts in the
Western Corridor in 2002.

Developing and refining employment land policies and
allocations. Using well defined criteria which seek to ensure
sites required to meet local need and the inward investment
market are secured by the LDF. Managed transfer of
uncompetitive sites to alternative uses may be harnessed to
ensure a significant contribution is made to local social and
economic needs (e.g. provision of affordable housing and
start-up units).

Net outflow of workers from the District despite high level of
employment growth during 1990s. High levels of gross out
and in-commuting.
Structure Plan housing strategy and an ageing population
imply a fall in working age population and at best minimal
increase in labour force – threat to economic capacity and
ability to respond to latent demand.

On the basis of robust evidence of need, the Economic
Vision / Strategy can establish the case for future
employment land requirements relative to the existing
supply of sites.

Meeting latent demand for employment would require a
substantial increase in housing supply over planned provision
should achieving balance in the labour supply / demand
equation be considered desirable.

Commercial and industrial land and rental values are more
competitive than most other parts of the Thames Valley,
despite the current oversupply of property along the M4
Corridor.

The diverse nature of Wycombe’s economy requires a
diverse response in terms of future land and property
requirements.

Wycombe has potential to build on success in key high
value clusters including R&D, pharmaceuticals / life
sciences, precision instruments and advanced engineering.
Implementation of Town Centre Redevelopment and other
strategic improvements to the Town Centre will be important
in raising the profile of Wycombe and may improve
prospects for encouraging inward investment in service
based activities.

Undefined economic role within the sub-region and region.
Ongoing congestion / perception of congestion threatens to
undermine business confidence in the area and resident’s
quality of life.
Loss / closure of large employers.

Over emphasis on the quantitative supply of employment
land may detract from the importance of ensuring that the
qualitative and diverse requirements of businesses are met.
Continued leakage of expenditure out of the District to
detriment of local services and external image of High
Wycombe Town Centre. In the absence of a well planned
town centre renewal strategy, signficiant economic and social
opportunities for the future of Wycombe may be missed.
Significant pockets
Castlefield).

of

deprivation

(e.g.

Booker

and

Fall in employment between 1991-2001 at a rate significantly
higher than the sub-region and the region – warning against
complacency.
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6.

ECONOMIC SCENARIOS

INTRODUCTION
6.1

This Section describes three economic scenarios for Wycombe in the period
up to 2016 and beyond. These have been developed and tested through the
consultation process described in Section 1. The scenarios / options set out
alternative strategic paths which Wycombe District Council and its partners
may take in terms of future economic development and planning policies:
(i)

Market-Led Development;

(ii)

Integrated Sector-Led Development;

(iii)

Discouragement of Growth.

Strategic Issues
6.2

There is the need to define the identity and economic role of the District within
a regional and sub-regional context. For example, should Wycombe become
a dormitory area dictated to by outside influences, or grasp its opportunities
and take control of its future? There is a threat of the area becoming
increasingly isolated in relation to the rest of the Thames Valley and being
overshadowed by the South Midlands. It is unlikely that the area cannot
compete with and complement these surrounding sub-regions without a
coherent and sustainable economic strategy. This must be based on a clear
analysis of what can be done and a definition of the role of the local authority
and its partners.

6.3

Whilst many expect that Wycombe can achieve comparatively strong growth
(as indicated by past rates of employment growth), local stakeholders and
community representatives do not which to pursue growth at all costs.
Maintaining and building on existing strengths, including the area’s economic
diversity, and exploiting opportunities for SMART growth in key sectors is
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central to achieving a competitive and sustainable economy. Moreover,
economic and development initiatives must focus on the principles of quality
in design, innovation and partnership to establish the building blocks for
sustainable economic growth.
Basis of Scenarios
6.4

Three alternative scenarios have been defined, and are set out in the
remainder of this Section.
Scenario No. 1: Market Led Development

6.5

Under this scenario, local authority policy would be orientated towards active
encouragement of business and employment growth in all its forms and in
accommodating this wherever practically possible. All forms of inward
investment and indigenous expansions would be encouraged and facilitated.
The local authority would remain proactive in attracting investment, but would
apply limited up front intervention in development terms, taking a somewhat
reactive stance to development pressures as they arise.

6.6

The reason for selecting this scenario is that it equates to a high growth
scenario with limited policy intervention. It reflects a policy approach similar to
that adopted by many parts of the South East during the 1980s.
Scenario No. 2: Integrated Sector Led Development

6.7

Under this scenario, the local authority and its partners would take a proactive approach to the development of selected sector growth opportunities,
the exploitation of related synergies between them and to the selective
optimisation of key site development opportunities. Development approaches
would be driven by comprehensive development frameworks focusing on key
locations and maximising opportunities for sustainable solutions including high
density, mixed use schemes. A concerted approach would be taken to attract
a series of key sectors focused on taking the local economy up the value
chain.

6.8

The reason for selecting this scenario is that it closely reflects the approach
and philosophy of the Regional Economic Strategy in terms of SMART
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growth, and optimum use of land in terms of getting more jobs out of scarce
resources.
Scenario No. 3: Discouragement of Growth
6.9

Under this scenario, growth pressures would be strongly resisted in order to
preserve the local environment and balance of housing and infrastructure with
employment growth. Planning policies would heavily restrain or prevent
further economic development. Low rates of new development of employment
land and housing would be approved and intensification of development
would be discouraged to avoid excessive impact on existing infrastructure and
the environment. There would be more emphasis on responding to change in
Aylesbury Vale and the Thames Valley rather than a proactive strategy-led
approach.

6.10

The reason for selecting this scenario is that it reflects a relatively
conservative approach to managing the economic development of the district,
and the policies of surrounding sub-regions such as the Thames Valley and
Surrey, where economic and development pressures have been significant,
and there has been a need to curb levels of development in order to protect
the environment, limit congestion and preserve quality of life.

6.11

Of the three scenarios, this one is closest to the recent and existing policy
context in Wycombe, particularly in terms of employment and housing land
policies.

6.12

Each Scenario is now explored in terms of its:
•

Key drivers and features;

•

Consequences (economic development,
infrastructure and environment); and

•

Potential implications for economic development and planning policy.
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SCENARIO 1 – MARKET LED DEVELOPMENT
KEY DRIVERS
AND FEATURES
Basic Notion

Intervention Style

Scenario
Characteristics

Local authority policy would be orientated towards active
encouragement of business and employment growth in all its
forms and in accommodating this wherever practically possible.
All forms of inward investment and indigenous expansions
would be encouraged and facilitated.
Proactive in attracting all forms of expansion and investment,
but limited intervention with regard to development, business
development, and skills; reactive to development pressures and
demand as they arise.
This scenario equates most closely to unconstrained or
unmanaged growth. Wycombe would receive investment from
the more prominent demand sectors made up largely of large
and small scale distribution and logistics operations, piecemeal
office relocations and a regular flow of light industrial demand.
There would be continued inward investment from high value
sectors such as life sciences, small European sales
representative offices and distribution, but on a limited and ad
hoc basis.
Progress would be made in setting up the Enterprise Hub and
Enterprise Gateway focussing on the furniture and more general
design industries which would give rise to a degree of new
business development based on innovation. Business retention
and aftercare initiatives would be limited.
There would be no concerted effort to marshal the demand for
freehold commercial property for the SME market and
development would be driven by institutional investors.
Site development would be largely left to the market, with limited
use of the masterplanning and development framework
approach to secure pre-determined development outcomes.

CONSEQUENCES
Growth Profile

Economic
Development
Outcomes and
Impacts

This scenario will be likely to result in unconstrained growth,
leading to a relatively high rate of increase in employment,
population and commuting levels, but exhaustion of further
development capacity in the medium term.
The economic profile of Wycombe would become increasingly
polarised towards high demand sectors and activities which
could respond quickly to the available development
opportunities. These activities would not necessarily optimise
the area’s wealth and employment generating potential and
capacity.
It would reduce the prospects for a diversified economy by
squeezing out start-up and lower value activities. There would
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be limited focus on emerging and some high value knowledge
based sectors which require bespoke support infrastructure and
nurturing. The exception to this would be the furniture and
design industries encouraged with the set up of the Enterprise
Hub and Enterprise Gateway.
There will be limited sector development coordination so
opportunities would not be optimised in terms of business
growth, innovation and skills development other than in the
specialist areas covered by the Enterprise Hub and Gateway.
This lack of sector strength and focus could leave the area
vulnerable to competition from emerging growth areas such as
Aylesbury Vale, Milton Keynes and other parts of the Thames
Valley due to lack of prominence in specialist niche sectors.
There would be a gradual erosion of the base of large
employers within the district.
The scenario would result in the local economy being
particularly vulnerable cyclical changes in the regional, national
and global economies. Consequently, recessions could be
particularly pronounced in the area.

Development
Outcomes and
Impacts

Unconstrained growth would bring about additional congestion
leading to the eventual outward relocation of some key
employers.
The reactive intervention stance would leave the area more
vulnerable to housing development on employment land. This
would result from a weak and unclear policy stance and
development patterns controlled mainly by differentials in land
values.
Since there would be limited targeting of specialist “niche”
economic activities, inward investment and local expansions
would take place on a piecemeal basis. Large operations such
as distribution would take up significant acreages on the
available large development sites, excluding the opportunity for
more higher added activities. Some distribution activities may
not be located in the most appropriate sites, potentially
exacerbating congestion.
Whilst key brownfield opportunities would be redeveloped,
regeneration would take place on an ad hoc and disjointed
manner. Given that demand would be heavily skewed towards
out-of-town locations, this Scenario would significantly hinder
the vitality and viability of High Wycombe Town Centre.
Underutilised industrial areas unattractive to the residential
market would become increasing vacant and subject to further
decay.
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There would be limited scope for the cross funding of affordable
housing and the overall shortage of affordable housing would
become increasing acute. Economic polarisation would
exacerbate the divide between wealthy and deprived areas.

Infrastructure
Impacts

Excessive pressures for development of housing on
employment land would erode the choice of locations for
business. Commercial and housing developments would take
place at moderate densities given that policies would not make
high density development a requirement in specific locations.
This scenario would worsen the imbalance between
employment demand and labour supply. Moreover, gross
commuting levels would increase both into and out of the
District.
A market-led approach would not emphasise the importance of
providing high density, mixed use developments close to nodes
public transport, particularly given the opportunities for out-oftown development under this scenario.

Environmental
Impacts

PLANNING AND
ECONOMIC
DEVELOPMENT
POLICY AND
DELIVERY
IMPLICATIONS

Dispersed and piecemeal development would generate
increasingly complex patterns of transport which may
undermine the scope for delivering viable public transport
solutions.
Due to a loosely coordinated approach to business growth and
relocation, there would be more limited scope for the upgrading
of the town centre and older industrial estates.
Congestion within the area would increase.
Economic development activity would in general encourage and
facilitate all business growth opportunities.
There would be a relatively reactive stance to development
pressures with less emphasis on providing a strategic approach
to limited high quality development opportunities.
Development gains would tend to be brought about through
Section 106 agreements leading to opportunistic and relatively
localised side benefits.
In the case of controversial
development proposals, the ultimate recourse for control would
lie with the planning appeal system.
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SCENARIO 2 - INTEGRATED SECTOR LED DEVELOPMENT
KEY DRIVERS
AND FEATURES
Basic Notion

Intervention Style

Scenario
Characteristics

Under this scenario the local authority and its partners would
take a pro-active approach to the development of selected
sector growth opportunities, the exploitation of related synergies
between them and to the selective development of key site
development opportunities within a strategic economic
framework.
Proactive and comprehensive approach to sector development
Development approaches driven by strategic economic and
development frameworks. Promoting mixed-use development in
key locations and identification of sites and premises most
suited to the range of target uses.
Important role of robust employment land policies to ensure the
delivery of the strategy
A concerted approach would be taken to attract a series of key
sectors focused on taking the local economy up the value chain.
These would include:
§
§

§

§
§

§

Life sciences sectors, capitalising on the large scientifically
qualified labour market domiciled between London and
Oxford, and proximity to Heathrow.
ICT and software engineering, subject to recovery from the
current recession in the sector, servicing key markets in
the Thames Valley, Milton Keynes, London and
internationally.
Furniture; here the emphasis would be on encouraging the
cluster of designer makers and encouraging the link to
localised short batch high value manufacturing which
would remain viable within the UK, facilitated through the
Enterprise Hub.
Industrial and other value added design and the
maximisation of its impact on key sectors such as
precision engineering and other high value manufacturing.
Encouraging a cluster of creative and cultural industries
focusing on high value activities such as digital arts and
media, film and TV production services, related links to the
above design activities, in addition to the more traditional
artistic creation activities.
European headquarters and sales representatives offices.

A further area of proactive effort would be the identification and
marshalling of demand for business units for the small business
and SME sector orientated towards creating high quality
clusters of incubators, and coordinated development of freehold
office and light industrial units.
A key underlying philosophy in this scenario would be in
exploiting the economic linkages associated with these
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opportunities. Examples would include:
§
§

§

Grouping life sciences, ICT and headquarters demand to
create a prestigious core of activities to stimulate
development of flagship business park sites.
Developing a creative quarter in the town centre, focussing
the hatchery/incubator elements of the enterprise hub
close to the university and cultural hub of the town centre,
and encouraging scale up activities at locations such as
the ERCOL site.
High value distribution activities would concentrate on
representative offices and European headquarters
activities with a limited amount of physical distribution.
Selected opportunities for logistics would be channelled
into creating a stimulus for industrial estate revitalisation.

CONSEQUENCES
Growth Profile

Economic
Development
Outcomes and
Impacts

Development
Outcomes and
Impacts

This scenario would lead to low to medium growth in
employment and population, but high growth in wealth creation
per capita. It would reserve capacity for sustainable growth in
the long term.
The outcome would be the development of a series of important
sector and activity niches for Wycombe, creating a stronger
identity for the area and adding to the range of significant
growth industries within the Buckinghamshire and Thames
Valley sub regions.
Through a more specialised niche
approach the area would not be vulnerable to competition from
Aylesbury Vale and Milton Keynes and the rest of Thames
Valley.
Because there would be limited emphasis on attraction of land
hungry operations such as distribution with low employment
impact, land use resources would be optimised. The dynamism
associated with the strong entrepreneurial culture of the area, in
particular through the local BME population, would be fostered
to its full potential. The creation of a creative and cultural
quarter for the district would significantly increase the vitality
and viability of High Wycombe town centre. This quarter would
strongly complement the Town Centre Redevelopment scheme
and encourage the clawback of retail expenditure.
A sector-led approach will require development to be driven by
a comprehensive strategic development framework.
The
economic objectives associated with the sector activities would
be tied with wider local regeneration goals essential to creating
the right conditions for sustainable economic growth. For
example, the scenario would include the establishment of
strategic priorities include the provision of more affordable
housing, enhancing the environment and creation of incubator
units for business start-ups. Planning gain would be delivered
within this framework.
The sector-led approach would be accompanied by robust
employment land policies which seek to protect and deliver sites
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of the right type, location and quality to match the requirements
of the target sectors.
This would aim to maximise the
redevelopment opportunities of existing employment sites but
may also require selected new employment allocations.
The transfer of obsolete employment sites to other uses would
be also be controlled by a robust employment policy context.
Sites transferred to other uses would take place only when a
range of well defined policy criteria were met by the proposal.
Moreover, the policy context would provide the justification for
the use of planning obligations to achieve agreed strategic
regeneration goals (affordable housing, environmental
improvement, public transport investment, incubation units etc).

Infrastructure
Impacts

Environmental
Impacts

PLANNING AND
ECONOMIC
DEVELOPMENT
POLICY AND
DELIVERY
IMPLICATIONS

The focus of the sector approach on SMART growth (lowmedium employment growth + high wealth/output generation)
accompanied by a managed transfer of obsolete employment to
residential use would promote a good balance between
employment demand and labour supply.
There will also be greater scope for mixed use development and
for achieving higher densities adjacent to key public transport
nodes. This would increase the viability of public transport
initiatives and the clustering of leisure, retail and social support
activities in sustainable locations.
The focus on SMART growth / managed transfer of employment
land will reduce pressure on demand for commuting. The
scenario would also include a targeted skills and business
support framework aimed at maximising the capacity of the local
labour market. This would be coupled with measures to
maximise the existing entrepreneurial base in the District
including the expansion and diversification of local ethnic
businesses.
The sector led approach emphasises the importance of high
density mixed use development (especially around public
transport nodes) and promotes a good balance between
employment demand and labour supply.
Consequently,
impacts on congestion would be minimised.
Emphasis on high quality design is also an essential component
of this scenario.
This scenario implies a targeted and co-ordinated approach to
sector development. It integrates a policy of selective inward
investment with the development of the existing business base,
particularly the area’s most competitive economic activities. It
places a premium on supporting local entrepreneurial culture,
delivering innovative and high quality design and co-ordinates
business and site development strategies with a local and subregional skills strategy.
A robust employment land policy would be required and key site
development opportunities must be supported by a strategic
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development framework.
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SCENARIO 3 - DISCOURAGEMENT OF GROWTH
KEY DRIVERS
AND FEATURES
Basic Notion
Intervention Style

Scenario
Characteristics

Growth pressures strongly resisted in order to preserve the local
environment and existing balance of housing and infrastructure
with employment growth.
Planning policies which heavily restrain or prevent further
development. Low rates of new development of employment
land and housing would be approved and intensification of
development would be discouraged to avoid excessive impact
on existing infrastructure and the environment. More emphasis
on responding to growth patterns in Aylesbury Vale and the
Thames Valley rather than taking a proactive approach.
Similar to recent and existing policy in Wycombe, particularly
with regard to employment and housing land policies.
This scenario reflects a relatively conservative approach to
managing the economic development of the district. It would
not actively promote innovative redevelopment solutions for
existing employment sites. New employment allocations would
be strongly opposed.
Low rates of housing development would be implemented
based on constrained housing allocation policies. Most new
housing development would accommodate demand created by
the decline in average household size rather than additional
economically active workers.
The lack of a proactive economic policy context would limit
opportunities for harnessing value from the transfer of
employment sites.
Similarly, justification and scope for
increased private sector contributions to public transport
investment would be significantly low.
The competitiveness of the local economy would be restricted in
many sectors and the District’s labour force would increasingly
look to find career opportunities in other employment centres.
This would have the effect of potentially increasing outcommuting and generating higher levels of congestion without
the opportunity for investment in mitigation measures.
Wycombe would play an increasingly dormitory role in the subregional and regional economies and its own employment base
would function as a local service centre. This would limit the
variety and quality of jobs in the District and in the long term,
economic diversity would be reduced.
High growth and
emerging activities would be attracted to develop and expand in
locations where their land and labour requirements can be met
more readily.
The role of High Wycombe town centre would be limited to
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supporting a static or shrinking business base with limited
aspirations for change and the encouragement of diversity and
vitality.
Initiatives such as the Enterprise Hub and Enterprise Gateway
would continue to be encouraged, though there could be
restrictions on large, high profile developments in the longer
term.
High value activities would be encouraged to a limited degree
but would develop in an ad hoc rather than co-ordinated
manner. The competitive offer of other locations along the M4
and M40 Corridors as well as growth locations such as
Aylesbury and the Thames Gateway may be preferred to
Wycombe by investors.

CONSEQUENCES
Growth Profile

Economic
Development
Outcomes and
Impacts

Development
Outcomes and
Impacts

Low or negative employment growth, particularly in the mediumlong term. This would result from a declining labour force
following restrictive housing allocations. Reduced development
opportunities would also reduce demand for employment
creation. Demand (including replacement demand) may be
transferred to other locations and the quality and diversity of job
opportunities would be reduced.
This approach could leave the area vulnerable to competition
from Aylesbury Vale, Milton Keynes and other locations in the
Thames Valley. Some key employers may be induced to leave
the area in favour of developing areas and more competitive
locations. Pressures on the employment – labour supply
balance would me reduced in the short term. Employment
growth would be highly constrained and there would be limited
impetus to pursue an integrated local business development
and skills initiative. With a reduced job market, local education
and skills programmes would fuel out-commuting and the role of
Wycombe as a dormitory location.
There would be a gradual loss of employment as businesses
are constrained in their ability to diversify and expand. Some
firms would relocate to areas where expansion options are
wider. New business formation rates may be reduced.
The lack of economic diversity and restrictions on innovative
development solutions would potentially limit the aspirations for
a more vibrant town centre in High Wycombe.
There would be high pressure for the transfer of viable
employment sites to housing. Given that policies would seek to
constrain economic growth, the protection of employment sites
could not be generally supported.

Infrastructure

Pressures on transport infrastructure and key support services
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Impacts

Environmental
Impacts

PLANNING AND
ECONOMIC
DEVELOPMENT
POLICY AND
DELIVERY
IMPLICATIONS

may be reduced in the short to medium term. However, in the
longer term pressures for out-commuting would increase and
there would be limited motivation in the private sector to assist
in the funding of public transport investments.
Because development pressures would be tightly controlled,
there would be lower risk of damage to environmentally
sensitive areas and more generally an improvement in the
lifestyle quality to the benefit of local residents (although many
may have to travel further to work).
The local authority would adopt relatively restrictive planning
policies and at the same time intensify measures to protect the
environment. Transport policies would develop only marginally
and on a tactical basis to improve public transport access and
traffic management.
There would be better scope for maintaining a balance between
housing and employment in the short to medium term.
However, under this scenario there is a greater risk that some
employers may leave, creating a higher ratio of housing to
employment (out-commuting). This could be accentuated by
large scale transfer of employment land to residential uses.

6.13

The next Section provides an evaluation of the three scenarios in light of the
consultation process.
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7.

EVALUATION OF SCENARIOS

7.1

This Section provides an evaluation of the three scenarios giving particular
consideration to the results of the consultation and workshop exercises.
ISSUES IDENTIFIED FROM CONSULTATION ACTIVITY

7.2

To review and explore the issues associated with each of these scenarios, a
consultation development workshop was held on 24th February 2004, made
up of a wide range of community stakeholders in order to assess the
desirability of each of these scenarios. A second event was held in March
specifically for representatives from local businesses. At the latter event, a
series of general views were expressed. These tended not to be specific to
any one scenario but were more focussed on the criteria / conditions that
would need to be met in defining a preferred scenario.

7.3

Key findings and issues raised from these discussions, in respect of the three
scenarios were as follows.
Scenario No. 1: Market Led Development

7.4

This scenario provides limited scope for focussing on the labour market
balance issue, in terms of inward and outward commuting of labour, as there
would be a limited basis for coordination.

7.5

However, there was some support for recognising the role of the market in
determining the economic future of Wycombe. Indeed, market forces are a
fundamental mechanism that shape the pattern of investment and relocation.
In particular, they react to the type of business environment created.
Consequently, it is important for the economic strategy to shape the
conditions for business growth and development in the District. In this way,
policy interventions can best harness and steer market forces to achieve local
and sub-regional priorities.
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7.6

It was also highlighted that the provision of appropriate transport and ICT
infrastructure in an important condition for encouraging sustainable economic
growth. There is a danger that increased congestion in the District and the
surrounding area may deter future investment from taking place in Wycombe.

7.7

Despite the availability of vacant floorspace and a large theoretical stock of
employment land, there are limited opportunities to market good quality sites.
For example, Cressex is highly congested. Intervention may be required to
facilitate a longer term supply of quality sites to meet market demand.

7.8

It may be appropriate to encourage a market led economy in certain sectors
which do have highly specified site requirements. A sector-led approach may
be appropriate for key sectors which require a clear site strategy.
Scenario No. 2: Integrated Sector Led Development

7.9

This scenario received more support than any of the other two scenarios.
However, a range of consultees felt that the scenario was not appropriate
unless refinements were made.

7.10

Reasons given for supporting this scenario included the following issues;
•

The economy and market will change over time, so diversity in the
economy is needed.

•

If growth is not supported there is a risk that that business may be
driven away.

•

There is a need to ensure the most effective use of land relative to
economic demand, and leave a significant long term legacy. This
approach provides the best opportunity for a robust and well balanced
employment land policy.

•

A key aim should be to get more jobs per acre. Overall, quality rather
than quantity should guide the choice of preferred scenario.

•

There is a need to Increase opportunities for local employment. Many
of high achievers from local schools don’t work locally and the strategy
should try to re-balance this. A sector led approach is the most
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appropriate for establishing education and business engagement and
skills development linkages.
•

There is a need for a proactive approach to economic development in
order to link the future vision of Wycombe to the regional planning and
development process, both informing and being informed by this.
Wycombe lies between the planned approach for growth in Aylesbury
Vale and Milton Keynes, and the market led approach characterized by
the Thames Valley.

•

Attention also needs to be focused on the indigenous needs in less
prosperous areas such as Desborough.

•

Rural as well as urban communities must be considered. This ties in
with the sector development approach.

•

A key imperative is to invest in infrastructure to avoid congestion, and
avoid improved access creating a demand for more accessibility. This
has a major bearing on the need for a proactive approach to
development, particularly where such development can help build the
case of infrastructure investment.

7.11

Some stakeholders felt that the sector approach was overly selective and may
result in a focus on specific industries to the expense of others. In particular,
it is important to encourage diversity in the local economy. Whilst this
scenario emphasises the importance of targeting a range of sectors and
functions, development of the economy should not be exclusive to those
activities. The scenario should be refined to reflect a balanced approach
which actively encourages a wide range of key sectors whilst also promoting
the ongoing diversification of the local economic base. This should include
the strengthening of the local SME base including ethnic businesses.

7.12

A small number of stakeholders felt that Scenario 2 was still too focused on
encouraging development, particularly at the expense of local transport
capacity (congestion) and the District’s quality of life. These representatives
were more in favour of Scenario 3.
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Scenario No. 3: Discouragement of Growth
7.13

There was a wide range of views in respect of Scenario 3. This included
those who considered that such an approach should be discounted as it may
lead to the District performing solely a dormitory function. High Wycombe
would become a ghost town. On the other hand, a number of representatives
considered that this approach was most appropriate as it was perceived to be
the most beneficial in terms of reducing the potential for employment-labour
market imbalance, minimising pressure for greenfield development, and
limiting the effect of economic development on the local transport network
(congestion). Indeed, it was highlighted by some that unless transport
infrastructure is improved the approach proposed under Scenario 3 may well
need to prevail.

7.14

There are severe restrictions on land supply due to hills, motorways, AONB
and green belt areas.

7.15

Some of those who opposed this Scenario considered that it would worsen
the existing situation where there is very little good quality business and
industrial development opportunities (which are required by expanding local
businesses and inward investors). These stakeholders called for a review of
planning policies to allow selective development to take place within a
framework of long-term managed growth. It was also recognised that the
redevelopment of existing viable employment sites should also be strongly
encouraged where appropriate.

7.16

This scenario is likely to be popular with the district’s communities, as there
would be concerns about excessive additional development and its effects on
the environment, quality of life and congestion.
EVALUATION FRAMEWORK

7.17

A further aspect of the consultation process was to test the relevance and
acceptability of a number of strategic outcomes set out under a range of
thematic headings, which would govern the choice of the preferred scenario
and subsequent formulation of the economic development strategy. The
outcomes considered by stakeholders were as follows.
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Economy and Employment
•

The creation and preservation of an economic base which is suitably
competitive and diverse to contribute to the development and
investment needs of the surrounding sub-region and wider region
whilst delivering prosperity and job opportunities to local residents at all
skill levels.

Labour Market
•

The maximisation of the skills and potential of all local residents to take
up jobs both in Wycombe and elsewhere in the short and long term.

Environmental Quality
•

The protection and enhancement of important environmental assets
and resources and the quality of life of local residents.

Transportation
•

The sustainable maximisation of the accessibility of local businesses
and labour catchments to key markets, employment centres and
international gateways locally and in surrounding sub- regions, leisure
and community support activities in Wycombe, especially by public
transport.

•

Ensuring that Wycombe remains accessible to the appropriate external
labour catchments.

Development
•

Ensuring that new development maximises the potential of available
land resources to attract high quality employment creating investment,
including that which can complement the economic growth patterns of
the surrounding sub-region.
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Housing
•

Within the context of local transport and environmental capacity,
matching the need for all forms of housing to meet the needs of
existing and future population levels.

Community Support and Development

7.18

•

The sustainable reduction of unemployment and deprivation to a low
level and removal of local barriers to self advancement.

•

The delivery of a high quality of life, education and social support to the
Wycombe and surrounding communities.

This framework of thematic outcomes has been used to provide a more
detailed evaluation of the three alternative scenarios, and their relative
impacts, as set out in the table which follows.
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Table 7.1 – Evaluation of Alternative Scenarios
IMPACTS ON DESIRED STRATEGIC OUTCOMES

Thematic Outcomes

Economy and Employment
The creation and preservation
of an economic base which is
suitably competitive and diverse
which contributes to the
development and investment
needs of the surrounding subregion and wider region whilst
delivering prosperity and job
opportunities to local residents
at all skill levels.

Scenario No. 1

Scenario No. 2

Scenario No. 3

Market Led
Development

Integrated Sector
Led Development

Discouragement of
Growth

Moderate impact:

Moderate to High impact:

Low impact:

High level of employment
growth but does not maximise
economic competitiveness and
wealth creation due to lack of
coordination and focus on
future potential.

Creates a competitive
economy in strong sectors
with identified growth
potential within the area.
Cushions local economy
from competition and
recessionary cycles.

Reduces the image and
identity of the area as an
investment location, leaving
it vulnerable to competition
to surrounding areas.

In the long-term, creates an
increasingly polarised
economy with specific forms of
economic need being
squeezed out of the District.
Does not create a distinct
image for Wycombe leaving
the area vulnerable to
competition to surrounding
areas and the effects of
economic cycles.
Growth would feed
congestion, leading to loss of
major employers in the long
term.

Provides basis for close
coordination of sector
development linked to the
skills, business support and
employment land strategies.

Limited effort applied to
developing competitive
distinct, vibrant business
sectors.
Major constraints on
employment growth and
entrepreneurial activity.

Creates a series of sector
niche activities which
strongly defines the identity
and complements key
initiatives such as TCR.
Whilst encourages diversity
in terms of a wide range of
sector and emerging
sectors, may need to be
refined to ensure the
strategy in not exclusive to
the detriment of other
economic activities.

Labour Market

Low impact:

High impact:

Moderate impact:

The maximisation of the skills
and potential of all local
residents to take up jobs both in
Wycombe and elsewhere in the
short and long term.

Provides reduced opportunity
to align economic growth
activities to a tailored skills
development programme
given the lack of economic
planning.

Provides strong focus for
coordinating economic
development activities with
skills initiatives on a long
term and viable basis.

Skills development initiatives
would be developed and
would contribute to creation
of well skilled workforce.
However, the skills strategy
would be aligned to the
employment
needs
of
stronger
employment
centres
(where
job
opportunities were greater).

Provides poor scope for
implementing measures to
create a balance in the local
labour market.

Provides good scope for
implementing measures to
create a balance in the local
labour market, particularly if
co-ordinated with housing
policies (a small increase in
housing provision may be
required).

Development

Low impact:

Moderate- High impact:

Moderate impact:

Ensuring that new development
maximises the potential of
available land resources to
attract high quality employment

Due to limited intervention and
clear
economic
strategy,
limited scope for protecting

Creates
justification
for
robust employment land
policies strongly integrated

Shortage in the supply of
quality sites encourages
best use of scarce land
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Provides strong scope for
implementing measures to
create a balance in the local
labour market. However, in
the
longer
term,
outcommuting may increase
significantly.
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IMPACTS ON DESIRED STRATEGIC OUTCOMES

Thematic Outcomes

creating investment, including
that which can complement the
economic growth patterns of the
surrounding sub-region.

Scenario No. 1

Scenario No. 2

Scenario No. 3

Market Led
Development

Integrated Sector
Led Development

Discouragement of
Growth

employment sites. Results in
increasingly uncontrolled loss
of employment sites to
housing and other uses.

with economic development
priorities.

Use of employment land
dictated by short term market
requirements which may not
reflect the long term economic
and regeneration priorities for
Wycombe.
Lack of intervention prevents
ability to plan for and reserve
potential employment land and
major mixed use sites for
development in the long term.

Optimises the selection of
viable sites for retention for
employment
use
and
creates a framework for the
managed
transfer
of
unviable sites to other uses.
Optimises the quality and
quantity of development
taking place on scarce land.

resources.
However, economic
potential is not maximised
as the area becoming
increasingly less attractive to
ambitious businesses.
Consequently, less valued
jobs and activities may be
accommodated on sites
compared to a situation
where a positive and
proactive approach is taken
to economic development.

Creates potential for need
for additional employment
development in the long
term (ie. creating pressure
for additional allocations).
Promotion of high quality
mixed-use development,

Environment
The
protection
and
enhancement
of
important
environmental
assets
and
resources and the quality of life
of local residents.

Low impact:
Environmental quality could be
threatened due to inadequate
control and coordination of
growth pressures.

Moderate-High impact:

Moderate-High impact:

Robust employment land
and
mixed-use
policies
minimise
environmental
impacts. May create need
for additional land resources
although
will
utilise
brownfield sites. Impacts of
using
additional
land
resources
would
be
mitigated / managed by use
of strategic development
framework and development
briefs.

Avoids further deterioration
of environmental and
lifestyle quality, but does
little to improve it.
Diversity and vibrancy of
built environment will be
restricted as market
opportunities will be
constrained.

High impact in terms of
quality
of
the
built
environment, given that the
scenario provides the best
opportunity for balancing
financial viability with the
achievement
of
local
economic and regeneration
goals.

Housing
Within the context of local
transport and environmental
capacity, matching the need for
all forms of housing to meet the
needs of existing and future
population levels

Moderate impact:

Moderate impact:

Low impact:

Provides best scope for
increasing housing supply to
meet market / private sector
demand.
However, lack of
intervention would undermine
opportunities to meet need for
affordable housing.

May require a small to
moderate
increase
in
housebuilding
rates
but
targeted
employment
strategy
would
improve
potential
to
avoid
deterioration in employmentlabour supply balance.

Minimises the supply of
available housing to meet
market demand. Lack of
justifiable policy framework
minimises
innovative
development solutions to
provide additional affordable
housing.

High levels of loss of
employment
sites
and
increased house building rates

Skills
and
employment
strategy maximises potential

Deterioration
employment-labour
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IMPACTS ON DESIRED STRATEGIC OUTCOMES

Thematic Outcomes

Scenario No. 1

Scenario No. 2

Scenario No. 3

Market Led
Development

Integrated Sector
Led Development

Discouragement of
Growth

would worsen employmentlabour market balance.

to match job opportunities to
the
locally
available
workforce.

balance in long-run as outcommuting
trends
are
reinforced.

Maximises potential to
harness value from
transferred employment
sites to facilitate provision of
affordable housing through
strong and justifiable policy
framework.
Transportation

Low impact:

Moderate impact:

Moderate impact:

The sustainable maximisation of
the
accessibility
of
local
businesses
and
labour
catchments to key markets,
employment
centres
and
international gateways locally
and in surrounding sub- regions,
leisure and community support
activities
in
Wycombe,
especially by public transport.

Investment
in
transport
infrastructure would be limited
without strong intervention
policies.

Strong policy framework
maximises
scope
for
delivering
viable
and
innovative
development
solutions that minimise the
need to travel and subsidise
the cost of sustainable
transport investments.

Lack of policy justification to
plan
for
necessary
investment in the local and
strategic transport network.

Ensuring
that
Wycombe
remains accessible to the
appropriate external labour
catchments.

Lack
of
strong
policy
framework would undermine
opportunities
to
provide
innovative
mixed-use
development schemes aimed
at minimising the need to
travel.

Scenario
would
require
complementary and coordinated investment to
ensure transport constraints
do not undermine long term
investment perceptions and
local quality of life. Without
such investment, congestion
in the District may worsen.

Moderate impact:

High impact:

Low impact:

Proactive approaches to
regeneration operating
within a strong policy
framework maximises
opportunities to divert
private sector resources to
meet local need in deprived
wards.

Limited impact on physical
regeneration in deprived
wards. Lack of opportunities
and policy justification to
divert
private
sector
resources to the most
deprived wards.

Community Support and
Development
The sustainable reduction of
unemployment and deprivation
to a low level and removal of
local
barriers
to
self
advancement.
The delivery of a high quality of
life, education and social
support to the Wycombe and
surrounding communities.

Scenario would exacerbate
congestion problems in the
District and undermine the
long term investment potential
of the area.

Employment growth would
ensure there are a sufficient
number of jobs for all
residents.
However,
a
significant proportion of jobs
would be relatively poorly paid:
the house price:wages ratio
would deteriorate as economic
polarisation worsens.
This
scenario
reduces
the
mechanisms
available
to
improve
the
skills
and
employability
of
those
excluded from employment.
Lack of intervention
opportunities to redirect
private sector resources to
meeting community needs in
the most deprived wards in the
District.
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Viable
and
innovative
development solutions will
contribute to improving the
quality of the environment
and the quality of life for all
residents.

Gradual
reduction
in
demand from in-commuters
but increased demand from
out-commuters in the longrun.

Private sector incentive to
invest
in
leisure
and
commuting facilities will be
restricted as a result of
lacking
commercial
development opportunities.
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BASIS OF PREFERRED SCENARIO
7.19

Overall, the results of the evaluation indicates that:
•

Scenario No. 1, Market Led Development, has a low to moderate
impact in meeting the desired strategic outcomes.

•

Scenario No. 3, Discouragement of Growth, has a low to moderate
impact in meeting the desired strategic outcomes.

•

Scenario No. 2: Integrated Sector Led Development has a moderate to
high impact in meeting the desired strategic outcomes.

7.20

On this basis, Scenario No. 2 provides the most promising basis for
developing the preferred vision and associated strategic framework. However,
consultations and the subsequent evaluation process indicated that Scenario
No. 2 would require a number of important refinements before it could be
considered to represent the preferred scenario of the majority of stakeholders.
Indeed, the refinements emerge largely from elements of both the market-led
and policy constrained scenarios. Whilst the core principles of Scenario No.
2 would underpin the preferred scenario, the final scenario to a degree may
be regarded as a hybrid of the three original options.

7.21

Following the consultations and the evaluation exercise, the key refinements
for the preferred scenario are summarised below:

•

Whilst it is recognised that Wycombe should perform a well-defined
and complementary role in the Thames Valley sub-regional economy, it
is important that the strategy encourages local economic diversity.
This approach should ensure that a sufficiently varied range of sectors
are targeted for inward investment and strategic expansion in parallel
with measures to support diversity within the indigenous economic
base, particularly amongst the District’s SMEs. In strengthening the
local economy against future external economic shocks and cyclical
recession, it is important to ensure that the strategy does not
encourage the development of a highly specialised local economy (e.g.
overly reliant on ICT).

7-10
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study
•

The preferred scenario should facilitate the creation of the most
appropriate environment to nurture sustainable economic growth. In
particular this should ensure that the District’s housing and transport
infrastructure capacity is sufficient to meet the needs of a sustainable
Wycombe economy. This may require that past rates of high
employment growth cannot be supported and that a moderate rate of
increase should be planned for. Furthermore, the sustainability of
Wycombe’s labour market must be enhanced through the delivery of a
strategic skills and training framework which aims to maximise the
potential for matching local job opportunities with the availability of
skills and expertise amongst existing and future residents. Also of
particular importance to creating the right conditions for sustainable
growth is the need to mitigate problems of transport congestion and to
increase the provision of affordable housing.

•

Maintaining and enhancing the District’s quality of life and environment
should be reflected in the strategy.

•

It is important for the strategy to be able to respond to the currently
uncertain policy context. In particular, it will be essential that the
strategy is sufficiently flexible to allow for a variety of policy scenarios
generated by the emerging South East Plan (Regional Spatial
Strategy). Similarly, the strategy should be sufficiently robust to shape
the emerging sub-regional policies of the South East Plan.

7.22

Taking on board the necessary refinements identified above, the preferred
strategy should reflect the key principles of ‘SMART growth’ and economic
diversification. The SMART concept is identified by SEEDA in the Regional
Economic Strategy: it focuses on the promotion of high productivity activities
where wealth creation and added-value is generated from a strong knowledge
base. Such a strategy aims to maximise the economic output from limited
labour and land resources. The strategy requires that labour and land factors
of production are of a high quality.

7.23

The following section of this report sets out the strategic economic
development framework for the preferred scenario.
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8.

STRATEGIC ECONOMIC FRAMEWORK

INTRODUCTION
8.1

Building on the outcome of the evaluation analysis and preferred approach set
out in Section 7, this Section sets out a framework of strategic economic
objectives for Wycombe. Related to a refined set of desired thematic
outcomes, Table 8.1 provides the building blocks for the District’s long term
economic and planning policies. This framework should be reviewed
periodically and assessed in accordance with the ongoing development of the
Local Development Framework and Best Value Review process.

8.2

The economic development framework described below is complemented by
Appendix B, which sets out the key components of an economic development
strategy for the District. Appendix B also highlights the emerging economic
vision for Wycombe and the District’s unique selling points (USPs).
Table 8.1 – Strategic Economic Development Framework
STRATEGIC ECONOMIC DEVELOPMENT FRAMEWORK
Strategic Aims and
Outcomes

Strategic Objectives

Economy and
Employment
The
creation
and
preservation
of
an
economic base which is
suitably competitive and
diverse to meet local
labour market needs and
contributes
to
the
development
and
investment needs of the
surrounding sub-region
Delivering prosperity and
job opportunities to local
residents at all skill levels
throughout the District.

1.

To proactively pursue value added sector development opportunities
to enhance the long term competitiveness of the Wycombe economy.
This sector strategy will be central to defining the future role of
Wycombe within the Thames Valley sub-region.

2.

To facilitate the creation of the right conditions for supporting
sustainable economic growth in Wycombe.
This will include:
protection of the natural environment; enhancement of the built
environment; mitigation measures against local congestion;
investment in sustainable transport solutions; measures for increasing
housing affordability the physical provision of affordable housing; and
the creation of a strategic framework for the delivery of integrated
training and business support services.

3.

To facilitate the creation of a competitive and diverse local economic
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STRATEGIC ECONOMIC DEVELOPMENT FRAMEWORK
Strategic Aims and
Outcomes

Strategic Objectives
base and to nurture a sustainable level of economic growth. Guided
by SEEDA’s concept of SMART growth, this will require a balanced
strategy in which inward investment, re-investment and sector
promotion activities are conducted in parallel with measure to
strengthen the local services and industries. Particular emphasis
should be given to increasing the competitiveness and growth
potential of local SMEs which are strongly dependent on a local
supply of labour (e.g. Asian businesses). These measures must be
integrated with policies and initiatives to deliver appropriate skills to
the workforce and provide the right type and quality of sites and
premises required by a diverse economy.
4.

To create Wycombe as one of the most renowned locations for high
quality leisure and sporting facilities and enjoyment in the South East.

5.

In achieving a sustainable level of economic growth, ensure that the
imbalance between employment demand and labour supply in
Wycombe District does not deteriorate. This will require a balanced
strategy which allows for a moderate degree of employment growth,
the creation of ‘SMART jobs’ and investment in sustainable mitigation
measures (including traffic demand management, public transport
initiatives, increased provision of affordable housing and e-working /
e-learning).

6.

To maximise the offer and profile of High Wycombe town centre in
terms of traditional and speciality retail, culture, leisure and
entertainment. A more vibrant and viable town centre should be
created to clawback significant local and sub-regional retail
expenditure. In partnership with other stakeholders, BCUC should
play an increasingly role in promoting the external investment image
of Wycombe.

7.

To facilitate a significant increase in the contribution of high value
short-break tourism and high quality leisure services to the local
economy. In doing so, the role of the main urban areas (particularly
High Wycombe) should be defined in order to ensure that tourism
activities do not generate unacceptable impacts on the rural
environment (e.g. in the provision of tourism infrastructure and
services).

To maximise the quality
and range of training and
education available to the
local labour force in order
to maximise opportunities
for matching workforce
skills with existing and
potential employment d
demand.

1.

To equip the local workforce with the appropriate skills to meet the
existing and future requirements of large and small employers in
Wycombe. A workforce strategy and delivery framework must be
strongly integrated with the sector development, diversification and
business support strategy.

2.

To maximise the potential for existing and future local residents to
access a wide range of job opportunities created and maintained in
the Wycombe economy.

To ensure that access to
employment and training
opportunities
are
maximised for Wycombe’s
most
deprived

3.

To significantly increase the role of BCUC in increasing knowledge
and technology transfer to local businesses and delivering high quality
vocational skills to the local and sub-regional workforce. The strategic
partnership arrangement will be important in establishing the
mechanisms for this to happen effectively.

Labour Market
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STRATEGIC ECONOMIC DEVELOPMENT FRAMEWORK
Strategic Aims and
Outcomes
communities and those
excluded from the labour
market.

Strategic Objectives

4.

To maximise access to skills training for those excluded from
employment and those resident in the District’s most deprived wards.

5.

To improve the earning potential of those currently on low incomes
through appropriate skills and training measures. This is particularly
important in improving housing affordability and quality of life amongst
the most deprived communities.

Environmental Quality
The
protection
and
enhancement of important
environmental assets and
resources and the quality
of life of local residents.

1.

To protect the quality of the natural environment of Wycombe and to
highlight the District’s quality of life in attracting high quality, high
value investment.

2.

To achieve high standards of innovation, quality and design in High
Wycombe town centre and the District’s other urban areas. This
should include the promotion of viable mixed-use development in
appropriate locations.

3.

Protecting the enhancing the heritage of Wycombe’s built
environment.

Transportation
To ensure that existing
and future businesses can
readily access suitably
skilled
workforce,
particularly from within the
District and surrounding
area.
To reduce congestion on
the local road network.
To facilitate investment in
sustainable
transport
solutions
required
to
support a modest increase
in employment within the
District and the creation of
a
diversified
and
competitive business base.

1.

To reduce the negative external perception created by an image of
congestion in Wycombe and the surrounding area.

2.

To ensure that any net increase in workplace employment is
accompanied by investment in appropriate mitigation measures
including public transport initiatives, traffic demand management,
flexible working etc.

3.

To minimise the need to travel long distances to work by tailoring
training and skills development programmes to match the
requirements of existing and future local employers. Similarly, job
creation should be promoted in activities with skill requirements that
match the profile of existing and future residents of Wycombe and the
surrounding area.

4.

In line with sector development and diversification objectives,
maximise the potential for high density, mixed-use development
schemes with good access to public transport nodes.

5.

To ensure that future employment development sites are sufficiently
served by a range of transport modes, particularly public transport.
However, the provision of appropriate car parking will be an important
consideration for some occupiers and such development locations
should be assessed accordingly.

1.

To ensure employment land policies are sufficient robust to facilitate a
sufficient supply of sites and premises required to meet the sector
development and diversification objectives of the economic strategy.

Development
Ensuring
that
new
development
maximises
the potential of available
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STRATEGIC ECONOMIC DEVELOPMENT FRAMEWORK
Strategic Aims and
Outcomes
land resources to attract
high quality employment
and appropriate inward
investment/re-investment,
and
to
ensure
that
Wycombe economy is one
of the most diversified
economies
within
the
Thames Valley.

Strategic Objectives
This will include policies which clearly identify well defined criteria for
protecting sites for immediate, medium and long term employment
use.
2.

To ensure that the supply of employment land and site premises is
sufficiently diverse in terms of location, quality and tenure to meet the
needs of a targeted inward investment market increase and the local
SME base. This strategy should reflect the differing requirements of
local and external occupier and investor markets.

3.

To pursue specific measures to ensure a sufficient supply of small to
medium workspace units including opportunities for affordable /
managed and owner-occupier premises. Consideration should be
given as to the most appropriate location of these premises in order to
meet the requirements of existing and emerging SMEs.

4.

Where appropriate, to optimise the use of existing employment land
through redevelopment and/or intensification of sites for on-going
employment use. Using clearly defined criteria, redevelopment and
intensification of employment sites may include a range of mixed
uses, including employment uses which fall outside the B Use Class
category (e.g. small scale leisure, nurseries etc).

5.

To support the creation of retail, culture, leisure and entertainment
related job opportunities in High Wycombe town centre and the
District’s other main centres. These jobs should be acknowledged
within the economic strategy as an essential component of a diverse
and balanced local economy.

6.

To maximise the contribution made by development schemes to the
provision of an increased level of affordable housing without
undermining financial viability.
These contributions should be
appropriate to the scale of development and in particular, the
differential in development value created by the transfer of allocated
employment sites to alternative uses. Employment policies should set
out a clear set of criteria which define the circumstances where
transfer may be considered. These policies must also identify the
requirement for developer contributions to the provision of affordable
housing in Wycombe.

Within the context of local
environmental
and
transport capacity, meeting
the housing needs of the
existing and future local
labour force. Increasing
the supply of affordable
housing for key workers
and
those
on
low
incomes.

1.

To examine the potential for accommodating a small to moderate
increase in the provision of additional housing in the District,
particularly in the medium to long term. This should take place only if
accompanied by the delivery of a targeted and integrated
employment, training and business support strategy which maximises
the potential for SMART growth and matching the skills of the local
workforce to future employment demand. The objective should also be
complemented by appropriate investment in appropriate transport
demand mitigation measures and policies to ensure environmental
quality is maintained.

To deliver an housing and
economic strategy which
prevents the deterioration

2.

To increase the provision of affordable housing to meet
accommodation needs of key workers, residents of Wycombe’s most
deprived wards, those excluded from employment and people on low

To ensure that innovative
development solutions can
be delivered to minimise
the need to travel.

Housing
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STRATEGIC ECONOMIC DEVELOPMENT FRAMEWORK
Strategic Aims and
Outcomes
in the imbalance between
employment demand and
labour supply.

Strategic Objectives
incomes.
3.

To pursue a targeted skills and employment strategy for targeted
groups which significantly increases their earning potential relative to
the cost of housing in the District.

4.

To encourage greater levels of residential activity in High Wycombe
town centre in order to boost vibrancy and viability.

1.

To ensure that appropriate community support and training measures
are provided in the District’s most deprived wards, particularly with a
view to improving employability, increasing access to services and
raising earning potential. Target areas include: Desborough;
Castlefield; Booker; Oakridge; Tinkers Wood; Micklefield; and Lane
End. Employability initiatives in the District’s most deprived wards
should be linked with local job creation and skill projects.

2.

To create Wycombe as a regional leader in the fostering and
development of social enterprise activity. Skills should be harnessed
to provide local job opportunities which provide local social benefits
(e.g. childcare schemes).

3.

To maximise job opportunities and associated training initiatives
arising from the High Wycombe Town Centre Redevelopment
particularly for those living in the District’s most deprived areas and
those excluded from employment potentially achievable from the
redevelopment of the town centre.

4.

WDC in collaboration with local, sub-regional and regional partners to
engage positively with young people in the District, particularly in
raising awareness of the benefits of good health and vocational and
academic education.

Community Support and
Development
To significantly reduce
deprivation in Wycombe’s
urban
and
rural
communities
and
to
minimise barriers to self
advancement.
The delivery of a high
quality of life, education
and social support to the
Wycombe and surrounding
communities
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9.

ECONOMIC ACTION FRAMEWORK

INTRODUCTION
9.1

This Section sets out the delivery framework and key actions required to
implement the preferred scenario defined in Sections 7 and 8. The action
framework provides the basis for developing key economic development and
planning initiatives in the period up to 2011.

9.2

Importantly, a range of actions included in Table 9.1 have already been
initiated by WDC. These actions have been identified in the Economic
Development Best Value Review.

9.3

To take the strategic framework forward for implementation, it will be
necessary to define an integrated set of economic development, planning,
transportation and environmental programmes. This approach is highlighted
by the Government’s proposed changes to the planning system, particularly in
respect of the integrated role of LDFs and Regional Spatial Strategies.

9.4

Building on existing networks, a common delivery framework must also be
developed and supported by Wycombe District Council and key local and subregional partners. Closely tied to the assembly of the delivery framework and
the associated actions will be the identification and commitment of resources
required to ensure the actions can be achieved.
PARTNERSHIP FRAMEWORK

9.5

The delivery of the preferred scenario will depend on the ability to actively
engage a wide range of stakeholders. Building on existing networks, a multiagency partnership will be required to address the complex relationship
between economic development, transport, housing and other planning and
regeneration interests. Importantly, the concept of a partnership approach
has been established by the Council’s Best Value Review of Economic
Development service activities. Such a partnership must be effective in
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providing a strong focus for engagement between public sector bodies, local
employers, training providers, research organisations, inward investors and
the voluntary sectors.
9.6

Core to this partnership grouping would be the following organisations:
•

Wycombe District Council – including key departmental specialists covering
property, planning and development, business and economic development
and regeneration.

•

Buckinghamshire Economic Partnership

•

Thames Valley Economic Partnership

•

BCUC

•

The Learning and Skills Council

•

Business Link

•

The Enterprise Gateway

•

The Enterprise Hub

•

Buckinghamshire County Council

•

SEEDA BOM Area Directorship

9.7

Other key bodies, such as business support and education and training
providers, transport operators, and local private sector interests should also
be aligned with the partnership structure.

9.8

Under direction and coordination of the core members of the partnership, a
range of integrated programmes will need to be formulated. These will
include:
•

Defining the focus and approach for nurturing SMART growth,
promoting sector development and encouraging local economic
diversity;
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•

Promoting measures to create a clear identity for the role of Wycombe
District within the Thames Valley sub-regional the South East region.
This will be particularly important for the element of the strategy aimed
at improving competitiveness, attracting inward inward investment and
retaing key employers;

•

Formulating a range of sub-strategies set out in the action plan (below)
for supporting the competitiveness and expansion of local SMEs;

•

Providing the support structures for learning and effective workforce
development which meet the requirements of bespoke SMART growth
objectives for Wycombe;

•

Formulating measures to ensure the District’s most deprived
communities improve access to appropriate training, enter employment
or start up businesses, and to support longer term self-advancement;

•

Defining the employment land strategy and policies be contained in
the Wycombe Development Framework;

•

Orchestrating innovative development programmes which can
contribute significantly to increasing the supply of affordable workspace
accommodation, affordable housing and appropriate transport
infrastructure in order to create the conditions for sustainable economic
growth;

•

Securing the cooperation of transport authorities and operators in
delivering investment programmes supported by financial contributions
achieved through lobbying initiatives and the planning and
development process;

•

Setting out an appropriate framework to ensure that the contributions of
all partner agencies are co-ordinated and delivered in line with
commonly agreed strategic objectives;

•

Providing a common voice for dialogue with surrounding sub-regions,
regional and central Government on matters requiring wider
coordination and lobbying.
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9.9

Table 9.1 sets out an action plan for delivering the strategic economic
development framework the period up to 2011. The action framework
provides the foundations for the development of a detailed economic
development strategy for Wycombe. The framework highlights the need for
the Council and its partners to pursue a range of co-ordinated ‘sub-strategies’.
The rationale and key components of these sub-strategies are described in
Appendix C. These have been developed in light of the Council’s draft
economic vision which has emerged from the review of the District’s
Community Plan:
“Wycombe District will be the gateway to the Chilterns and the
transport, enterprise, and retail hub between the Thames Valley
and South Midlands. A place of choice for countryside trips and
rural holidays in the South East of England”.
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Table 9.1 - Wycombe Economic Action Plan 2004-2011
ECONOMY AND EMPLOYMENT

Short Term (2004-2007)

Medium to Long Term (2007-2011)

Sector Development Sub-Strategies

Prioritise sectors for co-ordinated support and development.

Allocation of sites and buildings for development
of key business accommodation e.g. creative
quarter; other affordable workspace, and move
on-accommodation, expansion sites, inward
investment sites and employment-led mixed use
sites.

Define strategic SMART growth strategy for Wycombe
including job creation for replacement demand (moderate
employment growth and high productivity gains / output per
worker).
Define USPs and image to attract target investment.
Define sub-strategies for each main sector with potential for
development in terms of:
§
§
§
§
§
§
§
§
§
§
§

Establishing robust employment land policies to
ensure supply of incubation, expansion and moveon accommodation
Location investment offer for each sector
Business support needs
Role of Enterprise Hub and Gateway activities
Scope for development of local and sub-regional
networks
Approach to Inward investment targeting and
investor development support
Sector specific skills development opportunities
Funding for supporting key development initiatives
Key catalysts and investment magnets to stimulate
sector growth (including role of BCUC)
Identification of sector champions and case study
exemplars
Formalise sector links with BEP, TVP and SEEDA.

Developing sub-regional sector networks, where
suitable.
Identifying and implementing key skills
development to match needs of priority growth
sectors.
Develop workforce strategy in partnership with
BCUC, LSC and training providers aimed at
matching jobs to skills of local residents.
Review site development strategy in line with
evolving market patterns.
Promote
and
develop
key
areas
of
complementary support to enable businesses
considering outward relocation to continue to
operate and develop within Wycombe on a fully
competitive basis

Development of key channels for promoting Wycombe.
Diversification Strategy

Define local SMART growth strategy for Wycombe including
job creation for replacement demand (moderate
employment growth and high productivity gains / output per
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worker).
Establish robust employment land policies to ensure supply
and protection of sites and premises required for a diverse
Wycombe economy. Includes:
§
Range of sites by size, quality and location;
§
Managed and affordable workspace;
§
Facilitation of small and medium sized sites for
owner occupation;
§
Incubation, expansion and move-on
accommodation
Assess gaps in business support provision and formulate
partnership of providers and development programme.

Integration of bespoke training and business
support services with physical focus on network
of managed workspace facilities (including
Enterprise Hub and Gateway).
Review site development strategy in line with
evolving market patterns.
Promote
and
develop
key
areas
of
complementary support to enable businesses
considering outward relocation to continue to
operate and develop within Wycombe on a fully
competitive basis

Identification and clarification of Enterprise Hub focus and
measures to maximise the impact of the facility and the
Enterprise Gateway on local wealth creation and job
creation for deprived communities.
Support for development of Wycombe Ethnic Chamber in
partnership with Wycombe Chamber of Commerce and
other representatives of SMEs. Preparation of joint working
group to pursue issues of common interest including
training, property issues, local services, joint marketing.
Prepare local services strategy in line with TCR programme
– including training and employment programme to
maximise new retail, leisure and creative employment
opportunities for residents of the most deprived areas and
those excluded from the labour market.
Business Retention and
Development Mechanism

Town

Centre

Investor

Development

(High

Maintain current resources for investor development
support and business retention in partnership with BEP and
SEEDA.

Develop retention and expansion framework to
support sector development and diversification
programmes.

Identify town centre site development opportunities to

Facilitate
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Wycombe)

match business growth needs for key sectors, local
services and SMEs.

delivering viable and high quality mixed-use and
flagship schemes.

Define a clear role for the town centre in terms of the
cultural, tourism and leisure offer of the wider district and its
impact on the area identity.
Clarify the role of the university in the revitalisation of the
town centre and mechanisms through which this can be
best achieved.
Identify residential opportunities in High Wycombe Town
Centre.
Identify opportunities for SME development in small towns
and villages, particularly in relation to provision of local
services, tourism, leisure and rural enterprise.

Rural Economy Strategy

Wider development of the wood industries,
selected environmental industries and home
based working.

rural

Development of the move-on business
accommodation complex at Princes Risborough
to provide greater balance of employment
between the north and south of the District.

Create private sector forum to support employers in
addressing skills shortages and in promoting learning
opportunities for SMART growth.

Implementation of support measures to deliver
strategic and local recruitment and learning
needs.

Development of knowledge transfer role by BCUC.

Ongoing
awareness
campaign
amongst
employers to invest in in-house training (raising
productivity and increasing scope for increased
wages)

Create mechanism / partnership for identifying short and
long term training needs of local SMEs and potential inward
investors.

Increasing awareness amongst the local
workforce for new employment opportunities
arising from inward investments, growth sectors,
local businesses and new services.

Assess the opportunities for further rural enterprise
emerging from the work of the Chiltern Enterprise Gateway.
Define site requirements
diversification.

and

constraints

for

Labour Market
Employer Engagement Initiatives

Local Employment
Action Plans

and

Training

Develop targeted programmes to address key skills
shortages.
Develop targeted programmes to provide training and
employability initiatives for the most deprived communities
and those excluded from the labour market – building on
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Employment and training programme for
maximising access to new job opportunities by
residents of the most deprived communities
arising from the High Wycombe Town Centre
Regeneration Scheme.
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existing successful projects such as SKIDZ.
Feasibility assessments of providing bespoke training
facilities for provision of high demand skills (e.g. tourism,
retail, leisure, construction), particularly in locations with
good access to the most deprived wards.
Feasibility assessments and development programme for
local learning centres in town centre, Desborough and
possible rural locations, including support to information,
advice and guidance.

Ongoing programme upgrading of workforce
skills.
Roll out of development programme
community based learning centres.

of

Promote measures to upgrade basic skills levels
across the workforce.

Provide necessary forms of information, advice and
guidance to assist locally unemployed and remove barriers
to their self advancement.

Provision of new training facilities and network of
managed workspace.

Sector Skills Development Strategy

Formulate sector networks through which to define sector
skills development needs where appropriate.

Partnership programmes with FE and HE
providers to deliver accredited skills and
continuing professional development where the
need can be clearly articulated.

ENVIRONMENTAL QUALITY

Provision of high quality and innovative design principles for
development proposals.
Preparation of strategic development framework integrated
with strategic economic framework.

TRANSPORTATION

Define mechanisms for reducing perceptions of traffic
congestion in Wycombe.
Define measures and justification for investment in
transport demand mitigation measures (to be provided).
Promote high quality mixed use developments to minimise
need to travel.
Define framework for developer contributions to assist
funding employment related development schemes.
Identify priorities and funding mechanisms for investment in
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Secure cooperation of transport operators and
authorities in aligning appropriate transport
infrastructure investment with economic and
development strategy.
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public transport relative to planned employment and
housing growth (including sensitivity to external strategic
policies which may have the effect of reducing or increasing
growth rates).

Development
Site Development Strategy

Devise site investment strategy in accordance with
employment land strategy. To Include:
§
§
§

Site Development Framework

Support to the development of priority sectors
Freehold office and industrial units
Starter units and incubators for office, studio and
industrial users
§
Move on accommodation for knowledge based
businesses and local SMEs
§
Tourism activities: accommodation; river; rural; link to
sports and leisure.
§
Opportunities for business start up, growth and
development with good access to deprived areas
§
Opportunities for development above/around rail
stations and other key public transport nodes
§
Opportunities for improving the utilisation of estates
with fragmented uses
Define type, quality and location of site types to meet wide
range of business and industrial activities (including priority
sectors, SMES and local services).
Identify sites for retention and investment.
Define integration between site development framework
and transport investment strategy.
Prepare development briefs and market / economic role for
key sites in development framework.
Identify employment sites for redevelopment
improvement for on-going employment use.

and/or

Identify employment sites for employment-led mixed use
(including non B-use class activities).
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Provide for long term supply and phased release
of office, high-tech, industrial, incubator and
move-on accommodation to match defined
needs of:
§
Inward investors and key clusters;
§
Local SMEs;
§
Niche industries;
§
Local services.
Promote
development
opportunities
to
developers and secure development agreements
with private sector partners and investors where
appropriate.
Secure developer contributions to funding of key
transport and affordable housing initiatives.
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Identify employment sites for transfer to other uses
(including mixed-use)
Define framework and mechanisms for securing developer
contributions to increase supply of affordable housing and
assist funding of key transport improvements. Framework
should allow for variety in circumstances and scale.

HOUSING
Housing Strategy

Define framework for delivering increased affordable
housing through S106 agreements on employment sites
transferred to housing use (see above).

Promote the development opportunities to
developers and secure development agreements
with private sector partners and investors where
appropriate.

Ensure flexibility for small to moderate increase in provision
of additional housing for period to 2016 (up to 2,000
additional provision). Ensure integration with economic and
labour market strategy to prevent deterioration of imbalance
between employment demand and labour supply.
Identify opportunities and prepare development briefs for
high quality mixed use schemes (including employment).
Maximise use of planning powers to increase provision of
affordable housing and key worker housing. Working in
partnership with RSLs, English Partnerships and ODPM.

COMMUNITY DEVELOPMENT
Social Inclusion

Ensure integration between employment and labour market
initiatives for unlocking the potential of the economically
inactive and socially excluded (see local employment and
training).
Build on existing successful social enterprise initiatives (e.g.
HOW2) – roll out to whole District.
Review Council Services that may be contracted out to
local community enterprise organisations.
Engage local businesses and communities regarding social
enterprise opportunities amongst the ethnic populations.
Focus on financial viability, self-help and commercial
awareness as the principles for social enterprise activity

9-10
Wycombe Economy Study Final Report_041004.doc

Identify and lobby for additional resource to
target deprivation and social exclusion in
Wycombe.
Provide exemplar projects in social enterprise to
demonstrate Wycombe as a regional leader in
best practice.
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(move away from culture of grant dependency).

Town Centre Development

Promote vibrant mix of residential, employment, culture,
leisure, retail and other key services in High Wycombe
Town Centre to contribute to a high quality of life.
Identify priorities for improving balance of uses and services
in the District’s other town centres to improve the
sustainability of these settlements.
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Creation of new quarters of town centre activities
in High Wycombe.
On-going support for maintaining and improving
the sustainability of settlements in the District.
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10.

EMPLOYMENT LAND REVIEW

INTRODUCTION
10.1

10.2

The Council commissioned Atkins at the end of April 2004 to undertake a full
review of employment land within the wider strategic context identified during
Stage 1 of the study. The purpose of the review was to identify the quality
and amount of employment land, review existing employment land allocations
and to make recommendations regarding:
•

The appropriateness of sites for continued/future economic use;

•

What economic role they could fulfil (including taking the long term
view); and

•

The scope/appropriateness for alternative uses.

The outputs of the study are intended to inform the wider economic study and
to meet the requirements of the Buckinghamshire structure plan review which
identifies the need for all districts within the county to undertake such a
review. The review also meets the requirements of current national planning
guidance including PPG 3 (Housing) and policy advice arising from ODPM
research to inform PPS 4 (Industrial and Commercial Development and Small
Firms): these highlight the need for local authorities to consider local
employment land requirements and undertake a review of all land currently
allocated for industrial or commercial use.
METHODOLOGY

10.3

The review of employment land has followed 4 main stages:

10-1
Wycombe Economy Study Final Report_041004.doc

Wycombe District Council Economy Study
1. Site identification
10.4

10.5

Some 188 sites were initially identified by the Council for inclusion in the
review. The size thresholds for the inclusion of sites in the review were 0.1ha
in urban areas and 1.0ha in rural areas. The list was comprised from a list of
sites subject to employment related designations within the adopted
Wycombe Local Plan including:
•

Sites allocated for new employment use or mixed use including an
element of employment development;

•

Business parks (designated under Policy E2);

•

Designated employment areas (Policy E3);

•

Scattered employment sites (Policy E4);

•

Badly Sited Users (Policy E5);

•

Major Developed Sites in the Countryside (Policy C12); and

•

Major Developed Sites in the Green Belt (Policy GB9).

Further sites were identified from a review of previous employment land
monitoring work undertaken by the Council. The boundaries of each site were
plotted, in some cases adjoining sites were grouped for assessment
purposes. During the site assessment process 5 of the larger sites were
subdivided to reflect areas with similar characteristics. In total 208 land
parcels were assessed at 191 sites.
2. Site Assessment criteria

10.6

An on site appraisal was undertaken for each parcel of employment land
identified. The purpose of the appraisals were to identify the key issues and
characteristics relating to each site including:
•

Existing use and property appraisal (including premises type, age and
condition);
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•

Access and transport issues;

•

Environmental issues (including amenity
problems, image and attractiveness); and

•

Identification of existing employment role and potential for change.

issues,

environmental

10.7

In order to ensure a common basis of assessment a site appraisal pro-forma
was developed which included 34 questions including a mix of closed multicriteria questions and open ended descriptive questions.

10.8

A guide to the questionnaire was also prepared which identified how each of
the different questions should be completed. Specific guidelines were
developed to enable the criteria based questions to be answered consistently
across different sites. A copy of the site survey pro-forma and survey guide
used is included within Appendix D.

10.9

The site surveys were undertaken by a multidisciplinary team of town
planners and chartered surveyors and were completed during May and June
2004. In addition to completing the pro-forma a photographic record was also
captured of each site.
3. Data entry, checking and verification

10.10 Following the completion of the site appraisals the information collected was
entered into an access database. The information was then checked for data
entry errors and verified, information from a series of Local Plan layers was
also added to the database at this stage.
4. Analysis and prioritisation of sites
10.11 The database was used to analyse and cross tabulate information from a
range of fields. The identification of the potential scope for change in both the
employment role and use of the site was a key focus for the analysis. Several
indicators were used to identify potential for change including the quantity of
vacant land, vacancy levels, and other strategic change factors which are
likely to influence the attractiveness of the site for prospective firms seeking to
locate within the district including:
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•

Existing economic role;

•

Highways and access;

•

Public transport accessibility;

•

Environmental and amenity issues;

•

Quality of the existing occupier environment; and

•

Strategic marketability.

10.12 Several plans were prepared to accompany the analysis using the GIS
boundaries provided by the Council linked to the sites database and
accompanying spreadsheets these are included in Appendix E.
KEY FINDINGS
10.13 Several summary tables have been prepared to summarise the findings
relating to existing employment land and premises.
Distribution of employment land
10.14 Table 10.1 shows that employment land is concentrated within certain
locations in the district. Half of all employment land is located within the High
Wycombe urban area, further significant concentrations are located in
Bourne End/Cores End/Wooburn Town (9.4%) of land, Princes Risborough
(5.9%) and Marlow (4.5%). In addition around 18% of employment land is
either located within the Metropolitan Green Belt or within Major Developed
Sites in the Countryside.
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Table 10.1 - Distribution of employment sites
Area of Site
Bourne End/Cores End/Wooburn Town
Built-Up Areas within the Green Belt (GB4)
Flackwell Heath
Green Belt
High Wycombe Urban Area
Lane End
Major Developed sites in the Countryside
Major Developed Sites within the Green Belt
(GB9)
Marlow
Naphill/Walters Ash
Princes Risborough
Stokenchurch
Total

No. of
Sites
18
2
2
10
118
3
4

% Of Total
Sites
8.7
1.0
1.0
4.8
56.7
1.4
1.9

Total
Area (ha)
38.89
11.44
0.42
26.45
204.98
4.08
62.22

% Total
Area
9.4
2.8
0.1
6.4
49.6
1.0
15.1

3
21
3
13
11
208

1.4
10.1
1.4
6.3
5.3
100

11.24
18.4
0.79
24.24
9.93
413.08

2.7
4.5
0.2
5.9
2.4
100.0

10.15 Table 10.2 identifies the type of employment land by Local Plan designation.
Around half of all employment land is situated within areas designated
specifically for employment development either within designated employment
areas or existing business parks. However a significant proportion (40%) of
the existing employment land stock comprises of scattered employment sites
which in urban areas are mixed in with other land uses. In rural areas
scattered sites tend to be relatively isolated parcels of land which have little
relationship with neighbouring uses or nearby settlements.
10.16 The fragmented pattern of employment related development particularly within
High Wycombe is primarily a function of the development of the settlement
and the core industries which led to its growth and expansion. Whilst small
scattered sites may be suitable for certain types of occupier, many businesses
require an environment which has been planned specifically for employment
related development and has a critical mass of businesses which enables a
positive site identity/image to be established.
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Table 10.2 - Employment land by Local plan designation
Site Type

Total Size (Hectares)

% Of Total

Existing Business Parks (Policy E2)

30.5

7.4

Designated Employment Areas (Policy E3)

178.8

43.3

Scattered Employment Site (Policy E4)

166.6

40.3

Badly Sited Users (Policy E5)

1.9

0.5

Other

35.3

8.5

Total

413.1

100.0

Range of site sizes
10.17 Table 10.3 identifies the range of site sizes within the district. Sites of less
than 1 ha in size represent two thirds of all sites in the district. However in
terms of area they represent some 34ha (8.2% of employment land). There
are 50 sites between 1 and 5 ha in size which comprise 33% of all
employment land. There are only 10 sites between 6 and 10 ha in size
however these represent around a further 16% of employment land. There are
eight sites which are greater than 10 ha in size most notably Cressex
Business Park which is over 60ha in size.
10.18 Table 10.3 shows that whilst there are relatively high numbers of small sites,
there are few sites which are large enough to cater for businesses requiring a
large land take.
Table 10.3 – Employment sites by size range
Site size (Ha)
<1
1 to 5
6 to 10
11 to 14
15+
Total

No. Sites
123
50
10
5
3
191

Area (ha)
34.0
136.3
67.5
39.6
135.7
413.1

% Area
8.2
33.0
16.3
9.6
32.9
100.0

N.B Total of 191 sites comprises of 208 individual land parcels

Site Status
10.19 The site appraisals identified the current status of employment sites, more
than one status category could be selected for each sites refer to Table 10.4.
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Some 90% of sites included businesses in operation. However, around a
third of sites included one or more premises which were unoccupied or
vacant. There were relatively few sites which comprised wholly of derelict
land or land not developed for employment use.
Table 10.4 - Status of employment sites
Status

Number of
Sites

Operational
Vacant/Unoccupied
Derelict
Not Developed for Employment Use (Brownfield)

188
67
2
3

% of
Employment
sites
90.4
32.2
0.9
1.4

Not Developed for Employment Use (Greenfield)

1

0.5

Based on assessment of 208 sites
N.B. Sites could be classified within more than 1 category

Use class
10.20 A provisional assessment of predominant planning use classes represented
within the site was also made (refer to Table 10.5). More than one use class
could be selected for each site. Many sites included a mix of B-use class
categories and/or sui generis uses. Over half of all sites included office
development and a third included light industrial uses. Other use classes
were represented at a smaller proportion of sites.
Table 10.5 - Use classes represented at Employment sites
Use Class
B1(a) Offices
B1(b) R&D
B1(c) Light Industry
B2
B8
Sui Generis
Mixed Use
Total Employment sites

Number of sites
119
4
67
29
41
37
23
208

N.B. Sites could be classified within more than 1 category
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Property appraisal
10.21 The site assessment included an appraisal of existing premises in terms of
their type, age and condition. This information is summarised in Tables 10.610.8 below.
10.22 Table 10.6 identifies the range of premise types represented at employment
sites. More than one type of premises could be selected for each site.
Overall office accommodation was the most common type of premises it was
found at more than half of all sites, warehousing and light industrial units were
found at around 30% of sites. Other factory and workshop accommodation
was found at a smaller proportion of sites.
Table 10.6 - Summary of employment land property portfolio
Premises Type
Warehousing/Storage/Depot
Factory
Light Industrial Unit
Workshop
Office Use
Managed Workspace
Other
Total Sites

No. of
sites
69
26
59
44
118
1
25
208

% of
Sites
33.2
12.5
28.3
21.1
56.7
0.5
12.0

N.B. Sites could include more than 1 type of premises

10.23 It should be recognized that the type of premises cannot be considered in
isolation without considering its age, condition and likely suitability for
accommodating potential occupiers should it become vacant.
10.24 For each site the broad percentage of premises in each condition category
was identified using the descriptive criteria identified in the site survey guide
(see Appendix 2). Table 10.7 summarises the average score across all sites
for each condition category. It should be recognised that these percentages
relate to sites and not directly to the overall number of premises therefore the
results may be skewed by sites which have a relatively small number of
premises. Although some 80% of premises were identified as either “very
good” or “good” it should be recognised that the assessment considered
whether premises were fit for purpose and adequately maintained for existing
users. Therefore the existing building stock is a reflection of the existing
economic structure and occupier requirements within the local economy. To
accommodate economic change prospective occupiers are likely to require
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new, higher quality premises possibly in a different location to the existing
industrial/employment building stock.
Table 10.7 - Premises condition by site
Condition of Premises

Average site %

Very Good

47.9

Good

34.7

Fair

13.0

Poor

2.5

Very Poor

2.0

Total

100

10.25 The age of premises for each site was assessed in the same way as
condition, for each site the percentage of premises within each age category
was identified. Across all sites within the district an average of less than 40%
of premises have been developed in the last 20 years. There is a relatively
high proportion of premises which are more than 50 years old reflecting
Wycombe’s older industrial legacy.
This is a relatively distinctive
characteristic within the South East England where most towns have a stock
of premises developed almost entirely since the post war period.
Table 10.8 - Age of premises
Age of Premises

Average site %

Last 5 Years

7.6

5 - 20 Years Old

31.6

20 - 50 Years Old

33.7

More than 50 Years Old

27.1

Total

100.0

Vacancy levels
10.26 Overall there are some 1500 employment premises located within the district
located within the 208 land parcels included within the assessment. Table
10.9 identifies the site vacancy rates for each site. It also includes sites which
have been identified as vacant land (i.e. within the >50% category). Overall
three quarters of sites have less than 10 % of premises currently vacant.
However over 40 sites have up to 50% vacancy levels.
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10.27 However these levels of vacancy are not unusual. Where premises are in
good condition in attractive locations they are likely to be taken up when
market conditions improve. However some vacancy within the district is likely
to apply to premises which are commercially obsolete. This is where the
location, age and adaptability of the building together with on site issues such
as access, parking and environment/amenity issues in combination are likely
to make the premises unattractive to most mainstream occupiers.
10.28 Within Wycombe this is most likely to apply to small intensively developed
sites with poor access and with older, less adaptable building stock. Although
there is a market for such premises for those businesses which require low
quality affordable premises such sites are unlikely to be suitable for
accommodating the growth sectors, even those firms requiring smaller
premises.
10.29 There is a total of 74.1 ha of employment land which comprises either of
vacant employment land or is occupied by vacant premises, this represents
some 18% of the total area of employment sites surveyed. The calculation of
vacant land includes undeveloped areas within the curtilage of sites which
may or may not have the capability to be brought forward for development.
Table 10.9 - Site vacancy rates
Site Vacancy Rate

Number of Sites

% of sites

0 to 10%

154

74.0

11 to 20%

20

9.6

21 to 30%

11

5.3

31 to 40%

6

2.9

41 to 50%

5

2.4

>50%

12

5.8

Total

208

100.0

10.30 Table 10.10 identifies the distribution of vacant premises within the district. In
terms of the number of vacant premises High Wycombe dominates the table.
This is unsurprising considering the majority of sites and floorspace are
concentrated within this part of the district. Bourne End and Marlow also have
significant levels of premises availability although the age and condition of the
building stock within these areas is such that vacancy can be attributed more
to market conditions.
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10.31 In terms of the proportion of premises which are vacant the more rural and
peripheral areas predominate.
Within the Green Belt planning policy
constraints may be restricting the take up or re-use of vacant premises.
However, such premises have the potential to be re-used or redeveloped to
assist rural diversification.
10.32 Within Stokenchurch there are around 20% of premises are currently vacant.
This is partly due to prevailing market conditions and partly due to the
relatively peripheral location of the settlement in terms of its proximity to
London and the size of the settlement and available workforce. However, this
location could prove attractive to certain niche occupiers who have more
relaxed site search parameters.
Table 10.10 - Distribution of vacant premises

Area of Site

Number of
Vacant
Premises

Total Number of
Premises

Vacant
Premises as a
% of the Total
Premises

Bourne End/Cores End/Wooburn Town

11

180

6.1

Built-Up Areas within the Green Belt (GB4)

1

12

8.3

Flackwell Heath

1

14

7.1

Green Belt

8

28

28.6

High Wycombe Urban Area

113

899

12.6

Lane End

1

15

6.7

Major Developed sites in the Countryside

1

22

4.5

Major Developed Sites within the Green Belt (GB9)

1

36

2.8

Marlow

13

87

14.9

Naphill/Walters Ash

0

4

0.0

Princes Risborough

3

32

9.4

Stokenchurch

6

29

20.7

Other

27

153

17.6

Total Premises

186

1500

12.4
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Employment Floorspace
10.33 In addition to considering employment land within the district the site
assessments were used to derive a measure of employment floorspace. The
floorspace estimate for each site was derived by measuring the floorspace
footprint of each building within the curtilage of the site (using GIS). This
measurement was then multiplied by the average number of floors identified
on site during the site assessments. Overall there is some 2,679,800 sq.m of
floorspace within the district. The distribution of floorspace by ward is
identified within Table 10.11.
Table 10.11 – Estimated Employment Floorspace
Ward
Abbey
Bledlow and Bradenham
Booker and Cressex
Bourne End-cum-Hedsor
Bowerdean
Chiltern Rise
Disraeli
Downley and Plomer Hill
Flackwell Heath and Little Marlow
Greater Hughenden
Greater Marlow
Hambleden Valley
Hazlemere North
Hazlemere South
Icknield
Lacey Green, Speen and the
Hampdens
Marlow North and West
Marlow South East
Micklefield
Oakridge and Castlefield
Ryemead
Sands
Stokenchurch and Radnage
Terriers and Amersham Hill
Totteridge
The Risboroughs
The Wooburns
Tylers Green and Loudwater
Total
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Estimated Employment
Floorspace (sqm)
672438
72582
53274
99193
0
43851
126089
0
12422
20864
63488
27432
3211
4677
2341
9650
28157
234490
10291
184502
139978
290890
43042
82624
0
146476
233793
74055
2679809
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Strategic factors
10.34 The site assessment included summarising 5 strategic site factors using a
scale of 1 to 5 with 1 being the best score and 5 being the poorest. The
guidelines used within the assessment are described within the guide to the
pro-forma included within Appendix D. The % of sites classified within each
scoring category is illustrated in Table 10.12. Overall there are relatively few
sites identified within the Poor (4) or very poor (5) categories. However, both
public transport accessibility and strategic marketability have a larger
proportion of sites in these categories compared with the other sites.
Table 10.12 – Strategic Scores %
Score

1

2

3

4

5

Highways

38.0

42.3

12.5

3.8

3.4

Public Transport Accessibility

12.9

12.0

31.6

22.5

21.0

Environment & Amenity

41.3

36.5

18.8

2.9

0.5

Occupier Environment

40.4

32.7

19.7

6.3

1.0

Strategic Marketability

21.6

34.6

29.8

10.1

3.8

SCOPE FOR CHANGE
10.35 Based on the findings of the site appraisals, the strategic property market
assessment and employment land demand assessment, consideration was
given to the potential economic role each site could fulfill over the strategy
period. The key criteria considered are described within the overall study
approach above.
10.36 Four major change categories were identified:
(1)

Existing role unlikely to change

10.37 This category was applied to sites predominantly in operational use where
perhaps only the occupation of vacant premises or the minor
upgrading/refurbishment of premises may be necessary. This option was
selected when the type of premises was standard and could easily be
adapted for a range of occupiers. This option was avoided where redevelopment is likely to enable more efficient use of the site. In addition
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strategic factors such as the existing economic role of the site and location of
the site within the district were also considered. The identification of sites as
“unlikely to change sites” does not necessarily preclude change in the future
either to an alternative employment role, employment led mixed use, mixed
use or an alternative use. However, sites should not be transferred to non
employment use unless there is robust marketing evidence to demonstrate a
site cannot support any form of employment use (including consideration of
redevelopment and mixed use options).
(2)

Potential for all or part of the site to fulfil an alternative employment
role.

10.38 This option was selected if potential was identified for the economic role of the
site to be re-focused which would require physical change such as:
−

Intensification of employment use (for example extension of existing
premises,
development
of
vacant/under-utilised
plots,
subdivision/modification of existing premises, or site extension or
expansion of the site to include adjacent land;

−

Redevelopment for employment use (Site re-modelling and or
demolition and re-development of existing building stock);

−

Introduction of ancillary uses/diversification to improve the functioning
of the site/estate in terms of its primary employment role.11

10.39 This option was only selected where there was a strong likelihood that a
change in the role could be achieved without the need for enabling
development.
(3)

Redevelopment for employment led mixed use.

10.40 In most cases it is preferable for market demand and land values to drive the
process of upgrading, intensification or redevelopment. However,in relation to
a significant proportion of sites within the district some form of enabling
development may be required to secure continued employment use of the site
11

The potential ancillary uses should be specified and may include small scale retail, catering, crèches,
education/training facilities, community facilities and employment focused activities (live/work units, A2 retail
uses, sui-generis uses, trade counters/wholesaling, tourism, institutional uses) which are consistent with
employment use.
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by occupiers who are likely to contribute towards the objectives of the strategy
(i.e. not marginal/temporary activities).
10.41 The inclusion of a mixed use element is likely to be required to drive/stimulate
the upgrading process. Without such a stimulus, there will be inertia and
stagnation of sites in terms of their contribution to the local economy.
10.42 In addition in some areas of the district such as the Desborough area there
are other planning policy and regeneration objectives where the introduction
of a wider range of land uses (such as open space) could assist regeneration
and improve the quality of the environment and image of the area.
10.43 A policy approach will need to be defined within the forthcoming LDF to define
robust criteria which will guide such an approach to redevelopment. The key
components of redevelopment for employment led mixed use are:
−

Retention or increasing levels of employment on site;

−

Identification of a percentage of the site area (larger sites) or
floorspace which should be developed for business uses This should
be greater than 50% of the total area/floorspace;

−

Retention of the employment land policy designation;

−

Addition of a mixed use development opportunity designation to
indicate the potential for mixed use development and the Council’s
more flexible approach to the range of uses at these sites. The range
of uses and % employment related development could be specified for
each mixed use parcel identified in an appendix to the plan.

(4)

Potential for all or part of the site to accommodate an alternative use

10.44 This option was identified where none of the above options were considered
feasible.
Such sites are likely to be unsuitable for accommodating
employment development in the future due to their location, strategic
marketability, and site specific constraints particularly access problems and
potential environmental/amenity conflicts with adjoining land uses.
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10.45 For some larger sites and town centre sites the option of mixed use has been
identified. In some cases sites may be suitable for retaining an employment
role but as a supporting component of the mix (<50% area/floorspace).
10.46 The potential for change is summarised within Table 10.13 below.
Table 10.13 – Potential for change
No.
Sites

Role
Potential for all or part of the site to fulfil an
alternative employment role
Potential for all or part of the site to
accommodate employment led mixed use
Potential for all or part of the site to
accommodate an alternative use
Existing role unlikely to change
Total

% Overall
Employment
Land

Area
(ha)
36

112.8

27.3

21

49.0

11.9

42
109
208

35.3
216.0
413.1

8.5
52.3
100.0

10.47 Table 10.13 identifies that half of sites are likely to continue in their existing
role, of these 109 sites represent 52% of existing employment land in the
district. A further 57 sites (39% of overall employment land) may require a refocusing of their current role to sustain their contribution to the local economy
over the course of the strategy period. At 36 sites (27% of employment land) it
is likely (and preferable) that the change in employment role could be
achieved without diversification or the introduction of additional uses. At 21
sites (12% of land) employment led mixed use development was identified as
the most appropriate option.
10.48 Some 42 sites (8.5% of employment land) are identified as being suitable for
alternative uses. Certain sites within this category have already transferred to
this role.
10.49 The sites identified within the “alternative employment role” have been
subdivided into the following sub categories
•

Vacant sites to be brought forward for employment use;

•

Intensification of employment use; and

•

Redevelopment for employment use.
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10.50 Sites identified within the “alternative use” category have been subdivided
according to the following sub categories:
•

Vacant land to be brought forward for mixed use;

•

Sites to be considered for redevelopment for mixed use;

•

Sites to be considered for further consideration within the urban capacity
study (potential housing sites); and

•

Other.

10.51 Tables identifying sites within each sub-category together with their overall
site scoring are also included within Appendix E.
10.52 In addition to the employment land assessed as part of the main survey some
21 existing/potential strategic employment locations were also reviewed. The
detailed findings of this review are included within Appendix F.
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11.

EMPLOYMENT LAND POLICY RECOMMENDATIONS

INTRODUCTION
11.1

This Section sets out our recommendations in respect of the future
employment land policy approach.
The primary purpose of the
recommendations is to inform the emerging Local Development Framework.

11.2

Importantly, the recommendations are set in the context of the strategic
economic development framework and action plan set out in earlier sections
of this report.

11.3

The recommendations are consistent with advice recently provided to ODPM
in respect of the review of PPG412. They also have been developed in light of
the existing and emerging sub-regional planning context, particularly with
regard to the work being conducted by SEERA for the Western Corridor.
ALLOCATION AND NEED

11.4

In accordance with recent Government and Structure Plan Guidance, this
study has involved a considerable programme of research into need / demand
of employment land. It has also provided a detailed review of the supply of
employment land in the District on a site-by-site basis. The primary purpose of
undertaking the demand and supply assessment is to inform the employment
land policy approach to be taken in the LDF. In the context of the strategic
economic framework and our employment land review set out earlier in this
report, our assessment concluded that:
•

12

The current qualitative supply of employment land is insufficient to
achieve the emerging economic vision for Wycombe and/or the
strategic economic framework set out in this report.

ODPM (May 2004): Planning for Economic Development – ECOTEC and Roger Tym & Partners.
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•

The long term economic vision for Wycombe will require co-ordinated
efforts to redevelop and improve a significant proportion of the existing
employment land portfolio. This is also essential to facilitate the
regeneration of some employment areas and to improve the image of
Wycombe as a business location. The process of redevelopment and
improvement will be required to contribute to the accommodation of a
proportion of net employment growth and replacement demand13 in the
period up to 2016 (see Appendix B for details).

•

In the longer term, the portfolio of employment land in Wycombe would
be strengthened significantly by the allocation of some new
employment land to improve the District’s potential role as a prestige
business location. The majority of this land could be accommodated
on a dedicated high quality site although smaller additional sites could
also be made available. From our review of employment land and
other key sites in the District (Section 10), we conclude that the most
appropriate location for such a site is in the area encompassing Daws
Hill and Abbey Barn. However, the suitability of the site requires
detailed feasibility assessments, particularly in relation to transport
provision and access. The site may be appropriate for a range of
employment uses including those falling outside the current B use
class.

•

Specific policies and initiatives are required to meet a wide range of
need from the small businesses in the District, including the provision
of managed workspace facilities (see below).

•

A significant proportion of existing employment land in the District is no
longer suitable for its current use (approximately 35 ha excluding
employment-led mixed use redevelopments).

•

A significant proportion of existing employment land would benefit from
mixed use development to enable / drive the improvement and
upgrading process. Our review of sites estimated that approximately
49 ha of existing employment land could be considered for
employment-led mixed use. Preliminary financial appraisals suggest
that in given circumstances, mixed-use developments can provide an

13

Replacement Land: Redevelopment / improvement of existing land and premises to retain existing
job levels in the District. This provides in part for restructuring of the local economy and retention of
existing firms in the District.
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important catalyst for generating net additional on-site and off-site
community and regeneration benefits. These could be delivered
through the use of proactive planning policies, appropriate planning
agreements and in some cases, direct intervention by the public sector.
Type of Employment Land
11.5

In meeting the identified need of the economic framework and providing
greater scope for integration of planning and economic development
initiatives, it is recommended that the LDF incorporates an employment land
typology classification (or hierarchy). A general outline of this hierarchy is set
out below which should be tested further as part of the LDF process. The
hierarchy should reflect the role and size of sites.
(i) Prime business locations

11.6

Prime business locations would provide for inward investment and strategic
expansion business sites (B1 – high spec offices, R&D, light industry and
appropriate ancillary uses). These should be identified on the proposals map
/ Local Development Documents. Employment land policies should be clear
and robust in terms of the need to retain and protect these sites for
employment purposes although consideration should be given to the
opportunity for allowing an appropriate amount of complementary employment
generating uses which are not necessarily classified under the B Use Class
(using site specific policies were appropriate):
•

Junction 3 M40 cluster (Loudwater / Wooburn Green);

•

Globe Park / Marlow International;

•

Johnson & Johnson (and potential expansion);

•

Leisure Centre site – post 2007/8 (*);

•

New M40 business park (Daws Hill / Abbey Barn) – post 2012 (*);

•

Junction 5 M40 – Existing employment allocation at Stokenchurch;
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•

Railway Station / BT / Easton Street (special town centre regeneration
site) (*);

•

Key elements of Cressex Business Park.

(*) – potential sites. Remaining sites are already in existence.

(ii) Key employment locations
11.7

This category would relate to larger employment sites which are not prime
business locations in terms of their profile for inward investment. However,
they should be considered critical to the retention of existing firms in the
District and provide considerable opportunities for diversification and
restructuring of the local economy. Consequently, a significant proportion of
these sites should be prioritised for redevelopment and/or improvement. For
example, this classification would include much of Cressex Business Park.
These should be identified on the proposals map / Local Development
Documents.

11.8

Employment land policies should be clear and robust in terms of the need to
retain and protect these sites for employment purposes although
consideration should be given to the opportunity for allowing an appropriate
amount of complementary / ancillary employment generating uses which are
not necessarily classified under the B Use Class (using site specific policies
were appropriate). General mixed use development proposals which involve
the loss of significant amounts of employment generating capacity on these
sites should be strongly discouraged.
(iii) Other employment locations

11.9

This category largely would relate to small sites providing for a mix of
business and industrial uses, often located close to other uses including
residential areas. This should include the identification of key locations which
provide a focus for new and expanding SMEs. These sites would support a
wide range of SME activity including niche, knowledge based businesses and
basic industries.
Where financially feasible, redevelopment, intensification
and improvement of these sites should be strongly encouraged by
employment land policies.
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11.10 Given the diversity of sites in Wycombe likely to fall into this category, it will be
essential that policies are driven by robust and clearly defined qualitative
criteria. Whilst the criteria should aim to establish the conditions where
employment uses will be strongly promoted, policies need to be sufficiently
flexible in terms of establishing the circumstances where potential transfer to
other uses may be considered. This flexibility is required to allow for changing
occupier needs and long term market conditions. The factors used to assess
sites in the employment land review (Section 10 and Appendix D) provide a
useful starting point for the development of the criteria-based policies (e.g.
strategic accessibility, investment and occupier environment, marketability,
transport capacity, compatibility with surrounding uses, affordability, vacancy
and marketing evidence). These should focus on the inherent strengths and
constraints of a site and its general location. In other words, the site’s existing
configuration and quality of premises should not prejudice the potential of the
site for alternative employment activities.
11.11 Criteria should include appropriate factors which relate to the viability of sites
for employment uses. However, short term market fluctuations should not
dictate assessments of the long term feasiblity of sites for employment uses.
Policies should also allow for the protection of financially unviable sites from
transfer to other uses where planned public sector intervention will provide
direct employment benefits (e.g. provision of managed or incubator
workspace).
11.12 The feasibility of employment sites in this category for on-going employment
uses should be monitored regularly as part of the LDF process (see below).
This reflects the need to consider changing market and occupier needs and
associated issues relating to developer viability and business
competitiveness.
11.13 Importantly, criteria-based exception policies should be accompanied by clear
guidance regarding the Council’s requirements for the provision of community
and regeneration benefits including the use of developer contributions. This
should include transparent policies which outline the Council’s intention and
rationale for diverting a proportion of the uplift in value resulting from the
transfer of ‘other employment sites’ to alternative uses
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(iv) Employment led mixed-use sites
11.14 This category relates to identified sites which are likely to require some form
of enabling mixed use development to secure the continued use of most of
the site for employment purposes (particularly to accommodate occupiers who
contribute to the diversification of the local economy). The mixed use sites
should be identified according to their potential to drive the economic, social
and physical regeneration process.
Whilst an important principle of
designation will be to harness the potential uplift in value achieved through
mixed use development for the benefit of the local economy and the
community, it will also be important to ensure that the change of use is a
desirable objective in itself (eg. to increase vitality and to improve the quality
of the local environment). These sites are likely to require site specific
policies and/or the use of Supplementary Planning Documents. Clear
guidance should be provided in respect of:
•

Retention or increased employment levels on-site (or potentially off-site);

•

Identification of employment floorspace to be retained / provided;

•

Allowance for introduction of ancillary / complementary employment uses
falling outside the B Use Class; and

•

Requirements in terms of planning gain / developer contributions.

11.15 Appendix B provides illustrations of the potential need for additional and
regenerated employment land according to a range of labour market and
employment projections.
11.16 It will be particularly important for policies contained in the LDF to allow for an
appropriate phasing process to take place. Redevelopment and improvement
of existing sites should be an immediate priority although it is critical that
planning policies are accompanied by appropriate action to facilitate and
encourage regeneration (the Council’s economic development and property
functions will be particularly important in this regard). Whilst the phasing
process will be important to encourage physical regeneration, it is important
that major constraints to redevelopment do not undermine the need to
facilitate local economic diversification through the provision of quality sites.
(including new employment land). Consequently, a robust and regular
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monitoring and review process should be built into the plan making process
(see below).
Quantity of Employment Land
11.17 The recent research conducted for ODPM highlighted that quantitative
forecasts of employment land need are notoriously difficult and often
misleading. Whilst quantitative forecasts may be used to inform employment
land allocations, we do not consider that quantitative policy guidelines are
appropriate for Wycombe and the rest of the Western Corridor. Such an
approach deflects from the critical issue of ensuring supply of employment
land meets the qualitative requirements of the market and the local economic
strategy. In the case of Wycombe, the qualitative issue requires significant
changes to existing policies.
11.18 Despite the inherent dangers of using quantitative predictions of employment
land need, Appendix B responds to the study brief by setting out a range of
strategic scenarios to examine the potential future balance of employment
demand and labour supply.
These include indicative estimates of
employment land need under each scenario. Also highlighted are the policy
implications of each scenario which can be used to inform the LDF process.
Particularly important in this regard is the need to consider the implications of
the scenarios in light of the sub-regional policy context currently being
debated by SEERA, and the planned growth of Aylesbury under the
Government’s Sustainable Communities proposals.
11.19 Taking into consideration the emerging sub-regional and regional policy
context, it is our view that Scenario B (Appendix B) provides the most
appropriate and balanced approach to meeting the economic objectives set
out in Sections 8 and 9 of this report.
11.20 In providing guidelines regarding the future quantitative need for employment
land in Wycombe, our analysis concludes that for the period up to 2016 there
is no requirement for any net addition to the stock of land in the District.
However, future need will require a major programme of improvement in the
qualitative offer of employment sites in the District, particularly if the economic
strategy set out in this report is to be promoted. Consequently, we have
emphasised the need for the improvement and regeneration of a significant
amount of existing employment land in the District. This will be necessary to
enable the replacement of decaying and inappropriate stock and to facilitate
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the restructuring of the economy to accommodate a higher proportion of
knowledge based employers and a more diverse range of job opportunities.
The public sector will need to take a strong proactive approach in facilitating
and managing this regeneration process.
11.21 Over time, and as part of the on-going process of economic restructuring and
regeneration, it is anticipated that some existing employment land will become
unviable and unsuitable for this purpose. Consequently, a proportion of
employment land may be reallocated to alternative use and/or transferred in
the future if employment uses no longer are appropriate.
11.22 In meeting the qualitative need of business in the medium to long term, it may
be appropriate to consider the case for identifying an element of new land for
high quality employment uses. This may be required to ensure that the
economic strategy is achieved in the period up to 2016. A bespoke
monitoring system will be required to assess and anticipate needs during the
plan period. Whilst fresh employment may be required for allocation in the
medium to long term, this is unlikely to be of a scale which would create a net
addition to the level of supply recorded in 2004 (taking into account the
potential reallocation and transfer of some employment land to mixed use and
alternative uses).
SECTORS AND CLUSTERS
11.23 The economic development strategy outlined by this study has highlighted a
range of sectors and business activities that offer significant economic
potential to Wycombe. Within the context of SEEDA’s Regional Economic
Strategy, these have been identified following our review of:
•

Existing economic strengths and clusters;

•

Emerging economic strengths and clusters; and

•

Potential economic strengths and clusters.

11.24 Whilst the sector approach requires a degree of targeting, the range and scale
of identified activities offers considerable potential not only for future
economic sustainability but for local economic diversification. Whilst current
legislation restricts the extent to which the panning system can facilitate a
sector based strategy, it is recommended that consideration is given to the
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LDF making the following provision taking account of any policies in the South
East Plan and guidance in PPS4:
•

Identify potential sites as preferred locations for key sector activity.
The credibility of such planning policies will depend on the degree of
integration with economic development activities. In other words, for
these policies to be effective, the Council should be actively promoting
key sectors as part of its economic development strategy. The
employment land review study identified a range of sites with an
existing or potential role in attracting high value, knowledge based
sectors;

•

Highlight these sites as an integral element of the corporate marketing
strategy recommended in Appendix C (Key components of an
economic development strategy for Wycombe);

•

Differentiate major investment sites from small sites which offer
opportunities for high value niche activities (eg. small innovation sites
linked to spin offs from the University). This should be consistent with
the hierarchy of site types set out above.

SMALL BUSINESSES
11.25 Similar to the approach proposed for encouraging key clusters and sectors, it
is appropriate for the LDF to give specific attention to small businesses. In
accordance with the typology or similar approach to that adopted in the
Employment Land Review, a range of sites should be highlighted for use by
small businesses. This should be consistent with economic development
initiatives including:
•

Use of Council and RDA powers to assemble land for small businesses
and incubator facilities (including owner occupied premises – freehold
and long ground leases);

•

Partnership arrangements to fund and operate managed workspace
and incubator facilities.

11.26 There is an opportunity to use planning powers to ensure that sufficient land is
allocated for small businesses. This approach could be strengthened by
requiring certain sites (e.g. by size) to include an agreed proportion of land
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and/or floorspace to be provided for small businesses. If appropriate, specific
types of small business activity could be established as a policy priority (e.g.
to reinforce the cluster / sector strategy). The implementation of a small
business policy could be assisted by mechanisms including the use of
planning agreements, Supplementary Planning Documents and Development
Briefs. These tools are discussed later in this Section.
LAND USE CLASSIFICATIONS
11.27 It was touched on earlier that the existing Use Classes Order (UCO) does not
sit comfortably in an economic strategy. Indeed, the UCO does not enable
specific economic activities or groups of activities to be readily classified in
land use terms. However, this does not preclude integrated planning and
economic development policies to identify appropriate groups of target
activities so long as the policies can be justified.
11.28 Another important consideration is the extent to which ‘employment’ policies
typically contained in local plans are restricted to activities classified in the B
use class. As this research has shown, at least 40% of existing jobs in
Wycombe are in activities which would not be included in the B use class.
Consequently, it is critical that the LDF economic strategy highlights the
importance of pursuing land-use plans that provide for all types of
employment in an integrated manner.
11.29 In many cases, non B type jobs will be located separately from B type jobs.
However, it should be noted that a number of key sites offer potential for
‘employment’ led redevelopment. Such sites may include an element of
traditional B type activities which are complemented by other employment
generating activities which fall outside this use class (e.g. crèche and catering
facilities, appropriate leisure and other services). Whilst the non B uses
should be ancillary to the main activities on-site, a more flexible mix of
employment uses should be promoted where it improves the functionality
and/or viability of the site as an employment location. Importantly, this
approach may also assist the implementation of associated economic
development activities such as encouraging increased participation in the
workforce by excluded groups such as mothers, single parents or young
people.
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IMPLEMENTATION
11.30 The research carried out for ODPM in respect of planning for economic
development highlighted the importance of planning positively. This is
particularly important for Wycombe where the existing approach to economic
planning has been largely reactive. In the face of ongoing economic
restructuring and growing competition, it is essential that Wycombe District
Council takes all steps to marshal the forces of growth. This is appropriate to
ensure that the most appropriate types of jobs and economic activities are
given the chance to flourish in Wycombe.
11.31 A number of tools are at the disposal of the Council. These should be used to
help address specific economic, community and regeneration objectives and
needs of the District.
Planning Agreements and Conditions
11.32 Section 106 and other forms of planning obligations provide a particularly
important mechanism for implementing key policies. At the outset, it is critical
that the financial implications of such agreements are realistic and fair relative
to scale and viability considerations of the development in question.
Preliminary viability assessments suggest that mixed use developments, of a
reasonable scale and in appropriate locations, have the potential capacity to
generate significant resources in the form of developer contributions .
However, these developments would require a strong public sector role in
terms of proactive policy and facilitation.
11.33 It is important the justification and rationale for use of Section 106 agreements
are clearly embedded in the LDF. This should include an agreed but limited
list of funds which clearly are to be ring-fenced and used in pursuing stated
objectives. In the context of this study, WDC could use S106 agreements in a
number of ways. Whilst individual development proposals may justify specific
provisions (e.g. provision of new access or roundabout), it may be appropriate
to establish a number of community and local business funds:
•

Enterprise and small business fund (provision of incubator or managed
workspace facilities). Such an approach must be supported by a
commitment from the Council and its partners to ensure that an
operator is put in place;
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•

Affordable housing and key worker fund – used to subsidise RSL or
other agency provision of affordable housing. WDC must ensure
bodies are in place to purchase and/or manage schemes;

•

Community training and enterprise fund – used to support identified
disadvantaged groups and communities in the provision of basic
training and establishment of social enterprise activity; and

•

Public transport fund – provision of stated public transport priorities
based on need and objective of reducing congestion in key zones.

11.34 Section 106 agreements, particularly for large developments can be used to
develop local labour and training initiatives. These may include:
•

Agreement to source a given proportion of workforce from the local
area (often difficult to implement beyond the construction phase);

•

Contribution to a local labour and training steering group – dual
function of assisting incoming occupiers to source appropriate labour
and providing access to appropriate training for local people to
compete for the incoming jobs.

11.35 For specific sites or circumstances, the use of supplementary planning
documents or development briefs may be appropriate. These are particularly
important to inform developers of local aspirations and to enable the Council
to take a more proactive approach to the shaping the development in
question.
MONITORING AND MANAGEMENT OF CHANGE
11.36 We have already highlighted the importance of establishing a bespoke
monitoring framework. This is required for measuring the effectiveness of
employment policies in the short-term, and for informing the adjustment of
policies in the medium term.
Moreover, monitoring will be particularly
important in understanding, antipicating and responding to change (e.g. in
occupier needs).
11.37 Monitoring requirements will relate to the understanding of:
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(i)

strategic economic and labour market trends;

(ii)

changes in occupier, investor and developer markets; and

(iii)

trends in the demand for and supply of land and floorspace in
quantitative and qualitative terms.

11.38 Factors considered appropriate for inclusion in the monitoring process
include:
•

Employment structure and business competitiveness;

•

Employment and businesses in target sectors;

•

Labour supply and commuting patterns (jobs / labour supply balance);

•

On-going assessment of need for employment land and floorspace;

•

Gross gains and losses of B use class land and floorspace;

•

Net gains and losses of B use class land and floorspace;

•

Quantitative supply of land and floorspace by type;

•

Qualitative assessment of employment land and floorspace supply
(including review of qualitative criteria;

•

Amount and location of existing employment land and floorspace
upgraded and improved via redevelopment, intensification etc and
associated impact on land values and rents.

•

Composition of occupiers on employment sites (B and non-B use classes);

•

Market conditions – prime and secondary land values and rents for range
of employment activities (in association with Council Property Dept and
local property agents).
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11.39 It will be important for the monitoring framework to be in place before adoption
of the Local Development Documents.
CONSULTATION
11.40 Business consultation should form an on-going and integral element of the
Council’s approach to economic planning.
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