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Introduction
1.

This report explains the reasoning, justification and scope for Wycombe
District Council’s proposal to introduce eleven Article 4 Directions to prevent
the loss of office uses to residential, under permitted development rights.

2.

In order to provide context, the report sets out the legislative, policy and
guidance relating to permitted development rights allowing changes of use
from office to residential. It also explains the Council’s strategy for economic
prosperity of the District, as set out in the Corporate Plan, the draft Wycombe
Economic Development Strategy and the adopted and emerging Wycombe
District Local Plan.

3.

The report identifies the impact that historic prior approvals (the procedural
step required by applicants to benefit from permitted development) have had
on the supply of office floorspace in Wycombe District and considers the likely
impact of further losses.

4.

The report highlights the key factors to be considered when introducing an
Article 4 Direction – as required by the Regulations, including vulnerability to
future loss and the impact that preventing future permitted development
losses would have on the District’s housing supply.

5.

Based on the above, the report goes on to explain why it is critical that Article
4 Directions are introduced in the District and provides justification for their
location, scope and extent.

Legislation, Policy and Guidance
Town and Country Planning (General Permitted Development) Order 2015 (as
amended)
6.

Permitted development rights apply across England and permit prescribed
development, works and changes of use without the need for planning
permission to be granted by the relevant local planning authority. The Town
and Country Planning (General Permitted Development) (England) (Order)
2016 (as amended), hereafter referred to as the GPDO, outlines the
conditions and limitations of these rights.
Change of use of office (B1(a)) uses to residential (C3)

7.

Permitted development rights to allow the conversion of offices (B1(a) Use
Class) to homes (C3 Use Class), without the need to secure planning
permission, were initially introduced by the Government as a temporary

measure in May 2013 (for a three year period) to boost the supply of new
housing, make the best use of existing buildings and promote brownfield
regeneration. The Government considered that the temporary changes were a
success and, as a result, the permitted development rights were made
permanent.
8.

Part 3 Class O of the GPDO requires that prior to undertaking the change of
use, applicants seek ‘prior approval’ from the local planning authority. The
prior approval process represents a ‘light-touch’ procedure whereby the local
planning authority is limited in the considerations it can take into account
when reviewing the prior approval application and in coming to a decision.
Currently, a local planning authority can only consider the impacts of the
conversion on:





9.

Transport and highways;
Land contamination;
Flood risk; and
Noise impacts on new residents1.

Permitted development rights do not apply where one or more of the following
criteria are met:







The building is on land identified as being exempt2;
The building was not in office use on 29 March 2013 (or when it was
last in use before that date);
The site is (or forms part of) a safety hazard area;
The site is (or forms part of) a military explosives storage area;
The building is a listed building or is within the curtilage of a listed
building; or
The site is or contains a scheduled monument.

Article 4 Directions
10.

1

Local planning authorities are able to remove permitted development rights
through an Article 4 Direction. This means that development proposals would
require planning permission and that the local planning authority could
consider the wider impacts of the proposals, including alignment with the
Development Plan, when making a decision. The procedures for making an
Article 4 Direction are set out in Schedule 3 to the GPDO.

Consideration of noise impacts on new residents was introduced through the Town and Country Planning
(General Permitted Development) Amendment Order in March 2016 following reports published by the Mayor
of London’s Music Venues Taskforce (2015) and UK Music (2016) which highlighted the detrimental impact of
development, planning and noise-related issues on live music venues.
2
Currently, there are 17 local authorities in England where individual buildings, roads or zones are exempt
from the current office to residential permitted development right but this exemption is removed from 31 May
2019.

11.

There are two types of Article 4 Directions specified under the GPDO: ‘nonimmediate directions’ and ‘directions with immediate effect’.

12.

An immediate direction can withdraw permitted development rights straight
away but must be confirmed by the local planning authority within six months
of coming into effect to remain in force. Confirmation occurs after the local
planning authority has carried publicity on the proposals locally. The
circumstances in which an immediate direction can restrict development are
limited to those where the development presents an immediate threat to local
amenity or prejudices the proper planning of an area3.

13.

Local planning authorities are likely to be liable to compensation claims under
immediate directions (where abortive expenditure or other loss/damage is
directly attributable to a refusal of planning permission which would otherwise
be permitted development, or the attachment of more limiting conditions than
under permitted development).

14.

Non-immediate directions, in contrast, are not liable for compensation as a
notification period is given.

15.

The local planning authority must inform the Secretary of State when making
and confirming an Article 4 Direction. The Secretary of State does not have to
approve Article 4 Directions, but has the power to modify or cancel directions
at any time before or after they are made.
National Planning Policy Framework

16.

The National Planning Policy Framework (2019) (NPPF) provides the overall
national planning context for plan making and decision making, under the
overarching principle of achieving sustainable development.

17.

Paragraph 53 of the NPPF (2019) refers to Article 4 Directions, and states
that their use should be limited to situations where this is necessary to protect
local amenity or the wellbeing of an area.
Planning Practice Guidance

18.

3

The Planning Practice Guidance (PPG) is a continuously updated, web-based
resource intended to assist practitioners with the understanding of
implementing planning legislation and national planning policy.

Parts 1 to 4 and 11 of Schedule 2 to the Town and Country Planning (General Permitted Development)
(England) Order 1995.

19.

Guidance is provided for the use of Article 4 Directions under ‘When is
permission required?’4 The guidance makes it clear that provided that the
purpose and extent of an Article 4 Direction can be justified, that they can
cover an area of any size and be either temporary or permanent. It states that
Article 4 Directions are appropriate only where they are necessary to protect
local amenity or the wellbeing of an area, and that the potential harm should
be clearly identified.
Other Guidance

20.

Immediately before the introduction of office-to-residential permitted
development rights in 2013, local planning authorities were invited to apply to
the Department for Communities and Local Government (DCLG) (now the
Ministry for Housing, Communities and Local Government (MHCLG)) for
‘exemptions’ to the permitted development rights, on the basis of major
adverse impact. The applications received by DCLG were assessed against
the following criteria:





Scale of the adverse impact in absolute terms;
Significance of the adverse impact at a local level;
Degree to which there is likely to be a strategic and long-term
adverse economic impact; and
Whether the proposed area of exemption is the smallest area
necessary to address the potential adverse economic impact.

21.

Whilst it is no longer possible to apply for an exemption, these criteria form a
useful framework against which to consider evidence in relation to Article 4
Directions. Consequently all of these factors are taken into account in this
report.

22.

In October 2018, MHCLG published a consultation document titled ‘Planning
Reform: Supporting the high street and increasing the delivery of new
homes’5. It included a proposal allowing the demolition of existing office
buildings and replacing them with a residential use under permitted
development rights. (Currently, planning permission should be secured for
any external works that are required to facilitate the change of use, including
any works that materially affect the external appearance, or any other external
building or engineering works). The consultation document highlights that the
permitted development right could be focussed on smaller sites or have
regard to the height and density of the proposals.

4

Available at: https://www.gov.uk/guidance/when-is-permission-required (Accessed 22 March 2019)
Available at: https://www.gov.uk/government/consultations/planning-reform-supporting-the-high-streetand-increasing-the-delivery-of-new-homes
5

23.

Following this consultation, the Government confirmed that it intends to review
the quality standard of homes delivered through this mechanism but will
continue to consider the design of permitted development rights to allow
commercial buildings to be demolished and replaced with homes. If this
change were to be introduced it would be introduced in a package of
measures introduced in autumn 2019.6

The Council’s Strategy for the continued Economic Prosperity of the
District
24.

Wycombe has an adopted Corporate Plan7, which outlines the Council’s
aims and objectives for the four year period to 2020. The vision for Wycombe
District, set out in the Corporate Plan, is “Wycombe District: economically
strong and the place to live work and visit”.

25.

The vision is focused around four priorities. One of which is ‘Growth and
Prosperity’, which focuses on the economic prosperity of the district, the
number, nature and size of our businesses, the skills of our residents and the
infrastructure connectivity and support which help our businesses to thrive
and grow.

26.

This priority includes an aspiration to support economic growth by providing
“quality business accommodation to meet the needs of start-ups, growing
companies and inward investors” and supporting the creation of new and
growing businesses by engaging “actively with local businesses and
understand how we can support their plans for growth.”

27.

This focus is developed further through the Council’s Economic
Development Strategy. This document explains the Council’s approach to
economic development for the coming decade (2017-27). It offers a vision for
the sustainable growth of the local economy; describing the Council’s
ambition for investment, jobs and infrastructure needed to deliver a resilient
economy that is fit for the future:
“Wycombe is a welcoming, creative and enterprising community: a great place
to live, work, play and visit; or to start and grow a business” (page 2).

28.

6

The Strategy supports the Council’s Corporate Plan objectives, builds upon
the new Local Plan and compliments the wider partnership level Bucks
Strategic Economic Plan.

https://www.parliament.uk/business/publications/written-questions-answers-statements/writtenstatement/Commons/2019-03-13/HCWS1408/
7
https://www.wycombe.gov.uk/pages/About-the-council/Council-policies/Our-corporate-plan.aspx

29.

The Strategy recognises the threat of losing employment land to residential
uses. The effect of this loss, would be exacerbated by limited employment
sites and expansion space for industry, including offices within the District.
The Strategy has an objective to “Provide quality business accommodation”
and identifies the need to explore how to attract commercial investment in
office accommodation as well as tackling and overcoming constraints to
growth in Cressex Business Park and Globe Park – the two main business
parks in the District.

30.

The Development Plan comprises the adopted Delivery and Site Allocations
Plan (DSA) (July 2013), the adopted Core Strategy (July 2008) and saved
policies from the Local Plan (as saved and extended 2007). A new Wycombe
District Local Plan is being prepared, covering the period 2013-33. This was
submitted to the Government for examination and hearings were held in 2018.
It is expected that the Plan will be adopted in 2019. Once adopted it will sit
alongside the adopted DSA, replacing the Core Strategy and the 2007 Plan
(as saved and extended).

31.

The vision for the new Wycombe District Local Plan is the same as the one
used in the Corporate Plan. The new Local Plan includes eight strategic
objectives in order to achieve this vision, one of which directly relates to
employment land and is headed “foster economic growth.”

32.

In preparing the new Local Plan, the Council commissioned evidence on
employment needs in the District. The Housing and Economic Development
Needs Assessment (HEDNA) identifies the need for employment land/ floor
space based on the jobs forecasts over the Plan period.

33.

The HEDNA identified a net requirement of an additional 69,000 sq.m of office
floorspace8 in addition to sites allocated in other plans (namely the DSA) or
that have planning permission for 2013-33 Plan period.

34.

It is clear from the analysis set out in the HEDNA, that the current supply of
employment land in the District is not sufficient to meet the employment land
requirements over the Plan period i.e. up to 2033. Given the constraints to
identifying new office locations (see below for further details), it is therefore
critical that the Council seeks to minimise any potential losses from existing
employment sites over the Plan period.

35.

Due to a number of factors including market conditions, the topography of the
District, especially around High Wycombe and the constraints that exist in the
District, it has been extremely challenging to find new sites for employment
uses in locations which are attractive to the market for inclusion in the Plan.
All potential sources of supply9 for employment land in the District were

8
9

See Figure 52 of the HEDNA Addendum Report, September 2017
See WDC Housing and Economic Land Availability Assessment, 2018

considered for inclusion in the Plan, including sites located within the Green
Belt and Area of Outstanding Natural Beauty (AONB).
36.

The new Plan proposes to allocate an additional 21 hectares of employment
land in the District, of which 3 ha (14,000 sq.ms.) is allocated for offices. The
Council is also taking a substantial area of land out of the Green Belt at the
Wycombe Air Park, to support economic and business growth. It also
proposes to allocate new areas for employment uses at Stokenchurch and
Princes Risborough.

37.

The Plan will seek to:
a.
b.

c.

Protect land that is currently in employment use;
Encourage the two main business parks in the District, Globe Park in
Marlow and Cressex Business Park in High Wycombe, to be
regenerated and improved, including improving access to them; and
Support delivery of committed major proposals for office development
at Handy Cross Hub and allocated sites in High Wycombe Town
Centre for office development.

38.

It recognises that there is a shortfall of office provision against forecasts of
55,000 sq.ms.10 and that this would be exacerbated by further losses of office
to residential. The Inspector has made limited changes to the employment
strategy in the Local Plan in the Proposed Main Modifications and so appears
to be broadly content with the employment land strategy but this will not be
confirmed until her report is received in the next month or so.

39.

It is considered that to secure the delivery of the Council’s Economic
Development Strategy, it is essential that the key business parks in the
District remain locations where there are offices available for business. In
order for this to continue, further losses of office to residential through
permitted development in these key locations need to be prevented. This will
ensure that there is no negative impact on the economic prospects of the
District due to the loss of office floorspace, a detrimental impact on the growth
of existing companies and the ability to attract new companies to locate in the
District.

Scale of the adverse impact of historic loss across the District
40.

This section sets out the scale of losses of offices since the change in
permitted development rights was introduced in 2013 and considers the
impact with regard to factors identified by the DCLG.

41.

A significant amount of office floorspace has been lost through permitted
development from office to residential uses in the District (see Table 1 below).

10

See Figure 52 of HEDNA Addendum, September 2017

42.

As at 31st March 2018, the most up-to-date information available,
approximately 24,000 sq.ms. of office floorspace had been lost through
permitted development completions and those under construction. This
amount of office floorspace could accommodate approximately 2,000 jobs11.

43.

In addition, if committed (as of 31st March 2018) but not started prior
approvals were implemented this would amount to an additional 19,000
sq.ms. of office floorspace being lost (which could accommodate
approx.1,600 jobs).

44.

Taken together the completions and commitments would equate to approx.
7% of the District’s office floorspace being lost or potentially lost since 2013
through permitted development12.

45.

Monitoring records show that of the office floorspace permitted for prior
approval i.e. completions and commitments that almost 17,000 sq. ms. was
previously occupied. This floorspace, if in office use, would account for about
1,400 jobs. Records are not however held of the length of vacancy for the
remaining offices and it is therefore possible that some offices were made
vacant for the sole purpose of the redevelopment.

Geography of office conversions
46.

Table 1 sets out prior approvals (in square metres) which have occurred in the
District by area (as at 31st March 2018).
Not yet
started
11,772

Under
construction
4,307

High Wycombe
(wider area)
Marlow
2,312
0
Princes Risborough
208
174
Wooburn and
1,808
77
Bourne End
Lane End
266
0
Remainder of the
2,415
0
District
Total (as at March
18,781
4,558
2018)
Source: Wycombe District Council Monitoring
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Completed

Total

13,840

29,919

1,504
252
3,476

3,816
634
5,361

0
394

266
2,809

19,466

42,805

Based on figure 93 of the HEDNA Update (5th December 2016) of 12 sq. ms. per FTE
The VoA estimate that at 2015/16 there was 391,000 sq.ms. of office floorspace in Wycombe District.
However since then we have lost 18,500 sq.ms. to prior approvals and a further 15,400 sq. ms. (net) through
planning applications losses. Therefore taken together the total amount of office floorspace in the District is
357,100 sq.ms. 18,500 sq.ms. divided by 357,100 = 6.7% (rounded up to 7%).
12

47.

It is clear from Table 1 above and from the maps in Appendix 1 that permitted
development conversions have generally been focused in and around the
Town Centres of High Wycombe, Marlow and the District Centre of Bourne
End, outside of these three centres permitted development losses have,
historically, been less significant.
High Wycombe Town Centre and adjacent areas

48.

The threat to the Strategic Employment Areas, which tend to contain the
higher quality office floorspace, from permitted development conversions of
offices to residential uses is already being realised in and adjacent to High
Wycombe town centre.

49.

The Sands Industrial Estate (has had a prior approval implemented), the
Kingsmead Industrial Estate (has had one approved but not yet started) and
two of the larger office buildings in the centre, Thames House and Aria House
have prior approval for office to residential conversions approved on the sites,
the former is currently under construction and the later not yet started.

50.

To the east of the Town Centre, close to junction 3 of the M40, the Strategic
Employment Area at Glory Park, Loudwater (has seen one prior approval
application approved but this has since expired without being implemented)
and the Local Employment Area (Knaves Beech Business Centre) has also
had a prior approval implemented.

51.

The maps in Appendix 1 also show that a large number of further losses to
small, non-designated employment areas have occurred in locations in and
adjacent to High Wycombe Town Centre. These tend to contain lower quality
office floorspace but this isn’t always the case as some high value office
locations such as St Johns Place on Easton Street in High Wycombe are
located outside Business Parks but this particular site is not vulnerable to
office to residential prior approval as the building is listed.

52.

In addition, since 1st April 2018, when the latest monitoring survey was
undertaken, further prior approvals have been approved in the District, two of
which have been at the Cressex Business Park (November 2018). The
Cressex Business Park is one of the largest and most important business
parks in southern Buckinghamshire (see Appendix 2). If the prior approvals at
Cressex were to be implemented, they would result in a loss of 3,000 sq.ms.
of office space.
Marlow

53.

Marlow, a second tier settlement, has also seen a significant amount of office
floorspace being lost (just over 4,500 sq.ms.) to residential through prior
approvals.

54.

These have all been lost from small, non-designated employment sites
outside the Strategic and Local Employment Areas.

Bourne End
55.

Bourne End, a second tier settlement, has also seen a significant amount of
office floor space being lost to residential through prior approvals.

56.

The Strategic Employment Area, known as Millboard Road, has seen
approximately 0.8 hectares of the site de-designated from employment use in
the new Local Plan (as shown in the draft Policies Map) as a result of these
approvals.

57.

Two prior approvals have been completed within the de-designated area at
Technology House and Riverside House together with the associated car
parking areas. Together these two sites have led to over 2,000 sq.ms. of
office floor space being lost. A further prior approval permission exists in the
de-designated area at Crosby House (for a further 1,170 sq.ms. of floor
space) but this has yet to be implemented.

58.

In the Local Employment Area, known as Meadowbank, another prior
approval permission exists (at 3 The Courtyard for 172 sq.ms. of office floor
space) but this has yet to be implemented.

59.

It is considered that to prevent further losses of office floorspace in the
District, action needs to be taken by the Council to protect the most important
office locations by introducing Article 4 Directions to remove permitted
development rights from office uses to residential in the business parks.

Scope of Wycombe District Council’s proposed Article 4 Directions
Type of Article 4 Directions in Wycombe District
60.

As set out above, where it can be justified, councils are able to serve Article 4
Directions to withdraw these permitted development rights. It is considered
that Article 4 Directions are the most appropriate mechanism for Wycombe
District Council to use to limit further losses of office to residential uses.

61.

An Article 4 Direction does not prevent development from taking place but
instead requires applicants to submit a planning application and enables the
Council to determine such proposals against the Development Plan.

62.

It is considered that a non-immediate direction (see para. 14 above) is the
most appropriate approach for Wycombe District. This approach is the one
which appears to have been taken by most other local authorities when
serving Article 4 Directions to protect their employment land as it avoids the
risk of paying compensation for abortive expenditure.

Extent of the Article 4 Directions
63.

It is proposed that Article 4 Directions are introduced to protect the larger,
most important office buildings in the District. It is considered that Article 4
Directions in the District are justified on a selective basis to cover office
locations in the best and most accessible locations, which cannot be replaced
with new office locations in the future.

64.

In deciding which locations are justified for inclusion in the Article 4 Direction,
consideration has been given to where permitted development conversions
from office to residential uses would have the most detrimental impact on the
economy.
Areas proposed to be covered

65.

The Council has identified 11 sites for inclusion in Article 4 Directions (see the
overview map below which provides a general indication of the location of the
sites within the District).

66.

The 11 sites (shown in the map) are located in/or adjacent to the District’s
Town Centres and, in the case of Bourne End, a District Centre and cover the
areas of most significant economic activity e.g. High Wycombe, Princes
Risborough, Marlow and Bourne End. It is considered that there would be
adverse economic consequences if these sites were lost to residential use.
(Further details about the sites and why they are included is set out in
Appendix 2 to this report, while Appendix 3 explains why certain sites were
excluded from the report.)

67.

All of the 11 sites identified below are considered to be key office locations in
the District that form part or all of an existing Strategic Business Park.13 The
allocation of the Strategic Business Parks is set out in the adopted and
emerging Wycombe District Local Plan and also referred to in the supporting
evidence document, the Economic Study and Employment Land Review,
January 2014 (pages 10-13).

68.

Policy DM28 Employment Areas of the new Local Plan defines Strategic
Employment Areas as the ‘most important employment areas in the district
and include areas that provide either high value B1 uses such as quality office
(and some light industrial premises) in attractive, accessible locations or are
large scale industrial areas which accommodate a significant amount of
floorspace.’

13

Only the Strategic Employment Sites that are considered to be important office locations are proposed to be
included within an Article 4 Direction.

Overview map showing the 11 areas proposed for inclusion in the
Article 4 Directions

69.

Table 2 below provides a summary of the scale of potential loss should prior
approvals be implemented on the 11 Article 4 Direction sites

Site
no.
1
2
3
4
5
6
7
8
9
10
11

Site name

Cressex Business
Park
Holmer Farm Way
Peregrine Business
Park
Kingsmead Business
Park
Glory Park
Mercury Park
Millboard Road
Bourne End
Business Park
Marlow International
Globe Park
Princes Estate/
Regent Park

Estimate of office
floorspace on the site
(sq.ms.)
52,000

Estimate of % of the
office floorspace in the
District14
14.5%

38,000
5,000

10.5%
1.5%

18,000

5%

22,300
10,000
10,500
9,000

6%
3%
3%
2.5%

20,000
55,000
5,000

6%
15%
1.5%

70.

Site 1 - Cressex Business Park (High Wycombe) is located to the south-west
of High Wycombe. It consists of approximately 306,000 sq. ms. of
floorspace15. It contains a mix of office, industrial/ warehouse and
commercial/trade premises, approximately 20% of the businesses located
within the business park are office based and these are made up mainly of
professional services, business services and IT related companies.

71.

Two prior approvals were recently approved (November 2018) in the Business
Park and if these were implemented would result in a loss of approx. 3,000
sq.ms. of office floorspace. Both of the offices covered by these approvals
were previously occupied and were good quality office buildings.

72.

A decision has been taken, following site visits to the Business Park, to
include the whole of the business park within the Article 4 Direction, as the

14

The VoA estimate that at 2015/16 there was 391,000 sq.ms. of office floorspace in Wycombe District.
However since then we have lost 18,500 sq.ms. to prior approvals and a further 15,400 sq. ms. (net) through
planning applications losses. Therefore taken together the total amount of office floorspace in the District is
357,100 sq.ms.
15
These figures are estimates only and should be used only for the purpose of understanding the likely impact
of office conversions and not for any other purpose. Properties in office use were identified using GIS records
and site visits. Google Streetview and Gazeteer records were used to assess the number of floors and these
were used as the basis for multiplying the floorspace figures. Local knowledge was also used to, for example,
eliminate floors with internal car parking and reduce the space available in roof areas where possible.

offices that exist are scattered throughout the site. The offices, subject to the
recent prior approval permission, will also form part of the site as to remove
them would leave a hole in the Article 4 Direction area – however, it should be
noted that their inclusion does not remove their prior approval permission.
73.

Site 2 – Holmers Farm Way (High Wycombe) consists of 38,000 sq.ms. of
high profile, high specification office floorspace that acts as the headquarters
of Johnson and Johnson. It is located adjacent to the M40 in a prominent
position.

74.

Site 3 – Peregrine Business Park (High Wycombe) is a high quality business
park of 5,000 sq.ms. which is a low rise office development on the edge of
High Wycombe urban area. Part of the site is currently being refurbished and
is the process of being let; consequently the current vacancy of just over 900
square metres (equating to approx. 18% of the office accommodation) is
higher than might be expected for this site and is not an indication of the
fitness-for-purpose of the site for office uses.

75.

Site 4 - Kingsmead Business Park (High Wycombe) is a high quality business
park located on the A40 in Loudwater, offering approximately 18,000 sq.ms.
of large open-plan floorplates to a Grade A refurbished specification. Under
these arrangements businesses are able to rent out offices on a short/ long
term basis and consequently move into and out of premises on a regular
basis and so there is likely to be more advertised vacancies on a site of this
nature.

76.

A prior approval was previously approved at Oakingham House but has now
expired without being implemented. If implemented this would have resulted
in a loss of over 1,300 sq.ms. of office floorspace. This shows that the site is
vulnerable to permitted development losses and needs to be protected to
ensure its continued employment use.

77.

Site 5 - Glory Park (High Wycombe) is a relatively new business park that has
planning permission for 22,300 sq.ms. of office accommodation. The business
park includes the adjoining Courtyards office complex within it. The first phase
of this redevelopment comprising 7,015 sq.ms. of office floorspace has been
completed. It is located close to junction 3 of the M40 and close to both High
Wycombe and Bourne End Train Station.

78.

One prior approval from office to residential has already been permitted on
the Park at the Courtyard, Riverside West for 4,452 sq.ms. of floorspace. This
approval has however now expired without being implemented.

79.

Site 6 - Mercury Park (High Wycombe) is a high quality, purpose built
Business Park which accommodates 13 office buildings (10,000 sq.ms.). The

park is located close to junction 3 of the M40 and close to both High
Wycombe and Bourne End Train Station.
80.

Site 7 - Millboard Road (Bourne End) provides 10,500 sq.ms. of good quality
office accommodation and there are currently no vacancies on the site. It is
located in Bourne End within 50m of the railway station.

81.

The boundary of this site, as shown in Appendix 2, has changed significantly
since 2013 as a result of permitted development approvals16. A large part of
the western area of the site has been lost to prior approvals from office to
residential to the extent that it is no longer designated as an employment area
in the emerging Local Plan (see the Policies map). These approvals include
Technology House and Riverside House which have both been lost to
employment uses (2,096 sq.ms.) and Crosby House (1,190 sq.ms.) but which
has yet to be implemented.

82.

Site 8 - Bourne End Business Park is a modern development that provides
9,000 sq.ms. of high quality office units for mostly small and medium
enterprises. It is next to the Bourne End District Centre, provides a good
quality environment and is located next to Bourne End Railway Station.

83.

Site 9 - Marlow International is a purpose-built head office complex of 20,000
sq.ms. set in an attractive environment. It is located on the fringes of the
Thames Valley in a highly accessible location adjacent to the A404 and with
good access to the trunk roads / motorway network.

84.

Site 10 - Globe Park (Marlow) is a mixed employment area which offers a mix
of 2-4 storey modern purpose built office accommodation and light industrial
units. The Park accommodates approx. 55,000 sq.ms. of office space, of
which just over 17,000 sq.ms. (31%) is currently vacant. It is situated close to
the A404, which gives it good access to the motorway network; it is also next
to Marlow railway station and is a short distance from the town centre.
Businesses on the park are mainly in the IT sector.

85.

It is proposed to include the whole of the business park within the Article 4
Direction as the offices are located throughout the site.

86.

Site 11 - Regent Park (Princes Risborough) is a high specification mixed use
development consisting of both offices and industrial units. It is proposed that
only 2.4 hectares (24%) of the 10 hectare site should be included in an Article
4 Direction as offices are clustered in a particular area within the Park.

87.

The areas proposed for inclusion in the Article 4 Direction are considered to
be the smallest size possible, based on the location of the offices within the
Business Parks. In Regent Park (Princes Risborough), only part of the

16

See the Adopted Wycombe Development Plan Policies Map (Sheet 4)

business park is identified for protection, as the majority of the site does not
contain offices, and the aim is to focus on the most important office locations
within the sites.
88.

This approach conforms with Government guidance in that it ensures that the
exemptions apply to the smallest area necessary to address the potential
adverse economic impact (see para. 20 above) whilst at the same time
protecting the best quality office stock.

Vulnerability to future loss
89.

In deciding which sites to include in the Article 4 Directions, consideration was
given to whether any of these Strategic Business Park sites were exempt from
inclusion in an Article 4 Direction, based on the criteria set out in para. 9
above. None of the criteria relate to any of the 11 sites, and so none of the
sites were excluded from consideration for an Article 4 Direction on this basis.

90.

In addition, an indicative assessment was undertaken to consider whether any
of the reasons for reviewing and coming to a decision on a prior approval
application (see para. 8 above) would prevent prior approvals being permitted
on these 11 sites i.e. whether transport and highways, land contamination,
flood risk and noise impacts on new residents posed a significant issue for the
sites proposed for inclusion in the Article 4 Direction.

91.

In terms of the transport and highway exclusion, Buckinghamshire County
Council, as the highway authority, would assess the transport implications of
permitted development proposals, if they were to come forward on the 11
sites proposed to be covered by the Article 4 Directions. However, given that
the sites being considered for Article 4 Direction are all on existing business
parks and tend to have good strategic road links, it is considered unlikely that
permitted development on any of these sites would be refused on the basis of
transport and highway concerns.

92.

In terms of flooding, it is apparent from past prior approvals that being located
in Flood Zone 2 isn’t sufficient reason for refusal provided that the application
is supported by a satisfactory flood risk assessment.

A summary of the 11 sites being considered for inclusion in Article 4 Directions against the above exclusions
Land Contamination Issues

Noise Issues

Flooding

1.

Cressex Business Park

Any
residential
development
(with/without gardens) would require a
risk assessment/watching brief for
unexpected contamination. This is unlikely
to be an issue with regard to prior
approval, unless the Government were to
allow the demolition and rebuilding of
office to residential under permitted
development rights, as has been proposed
(see paras. 22 and 23 above).

Surrounded on three sides (east, south,
west) by residential. There is no indication
that noise impacts would result in a prior
approval application being refused.

Flood Zone 1 so not an issue.
Some localised surface water
issues but these are unlikely to
result in a refusal of a prior
approval application.

2.

Holmers Farm Way

No known contamination issues.

Residential on one side (north/north west
- Booker Place). There is no indication that
noise impacts would result in a prior
approval application being refused.

Flood Zone 1 so not an issue.
Some localised surface water
issues but these are unlikely to
result in a refusal of a prior
approval application.

3.

Peregrine Business
Park

No known contamination issues.

No significant issue exist in this vicinity
with regard to noise and consequently
noise impacts are unlikely to result in a
prior approval application being refused.

Flood Zone 1 so not an issue.
Very small area subject to
localised surface water flooding
but this is unlikely to result in a
refusal of a prior approval
application.

4.

Kingsmead Business
Park

There are at least three recorded
underground storage tanks at this site.
Should there be any proposed demolition
at this site, these need to be considered
and a risk assessment would be required.
This is unlikely to be an issue with regard
to prior approval, unless the Government

Residential on three sides.
The
north/north eastern side benefits from
masking from the A40 London Road. There
is no indication that noise impacts would
result in a prior approval application being
refused.

Mainly Flood Zone 2 with some
Flood Zone 3 at the back of the site
mainly behind the buildings. Some
Flood Risk Assessment (FRA) likely
to be needed.
PD already permitted on one of
the buildings on the site. However

Land Contamination Issues

Noise Issues

were to allow the demolition and
rebuilding of office to residential under
permitted development rights, as has been
proposed (see paras. 22 and 23 above).

Flooding
the prior approval was allowed
following a satisfactory FRA.
Small area could be subject to
surface water but this is unlikely to
result in a refusal of a prior
approval application.

5.

Glory Park

There are no records to suggest that this
site has undergone remediation following
site investigation. In view of highly
elevated concentrations of lead, this site
would require a risk assessment/watching
brief prior to any form of development.
This is unlikely to be an issue with regard
to prior approval, unless the Government
were to allow the demolition and
rebuilding of office to residential under
permitted development rights, as has been
proposed (see paras. 22 and 23 above).

Almost surrounded by residential. There is
no indication that noise impacts would
result in a prior approval application being
refused..

Flood Zone 2 (33%) with some
Flood Zone 3 (10%). Some Flood
Risk Assessment (FRA) likely to be
needed.
Some localised surface water
flooding issues but this is unlikely
to result in a refusal of a prior
approval application.

6.

Mercury Park

This site has undergone several site
investigations
during
its
original
development.
However,
records
confirming
any
remediation
are
incomplete. Any residential development
(with/without gardens) will require a risk
assessment/watching brief for unexpected
contamination. This is unlikely to be an
issue with regard to prior approval, unless
the Government were to allow the
demolition and rebuilding of office to
residential under permitted development

Almost entirely surrounded by residential.
There is no indication that noise impacts
would result in a prior approval application
being refused.

Small area falls in Flood Zone 2
(5.6%) and a very small area in
Flood Zone 3 (0.3%). Some Flood
Risk Assessment (FRA) likely to be
needed.
Some localised surface water
flooding issues but this is unlikely
to result in a refusal of a prior
approval application.

Land Contamination Issues

Noise Issues

Flooding

rights, as has been proposed (see paras. 22
and 23 above).
7.

Millboard Road

Suitable for continued commercial use.
There are no recorded site investigations.
Owing to historical industrial use and the
potential presence of underground
storage tanks, a risk assessment would be
required should the site be redeveloped.
This is unlikely to be an issue with regard
to prior approval, unless the Government
were to allow the demolition and
rebuilding of office to residential under
permitted development rights, as has been
proposed (see paras. 22 and 23 above).

Residential to the east (Bridgestone Drive/
Hellyer Way) and to the west (Furlong
Road). There is no indication that noise
impacts would result in a prior approval
application being refused.

Flood Zone 1 (67.3%) 2 (23.2%)
and 3 (9.5%). Some Flood Risk
Assessment (FRA) likely to be
needed.
Low risk of surface water flooding
but this is unlikely to result in a
refusal of a prior approval
application.

8.

Bourne End Business
Park

Any
residential
development
(with/without gardens) would require a
risk assessment/watching brief for
unexpected contamination. This is unlikely
to be an issue with regard to prior
approval, unless the Government were to
allow the demolition and rebuilding of
office to residential under permitted
development rights, as has been proposed
(see paras. 22 and 23 above).

Surrounded on all sides by residential.
There is no indication that noise impacts
would result in a prior approval application
being refused.

Flood Zone 1 so not an issue.
Low risk of surface water flooding
but this is unlikely to result in a
refusal of a prior approval
application.

9.

Marlow International
Park

The site is located within the buffer zones
of two historical landfill sites. Should there
be any proposed demolition at this site, a
landfill gas survey is recommended prior to
development. This is unlikely to be an issue
with regard to prior approval, unless the

Surrounded on three sides by residential.
The eastern side benefits from masking
from the A404. There is no indication that
noise impacts would result in a prior
approval application being refused.

Flood Zone 1 so not an issue.
Low risk of surface water flooding
but this is unlikely to result in a
refusal of a prior approval
application.

Land Contamination Issues

Noise Issues

Flooding

Government were to allow the demolition
and rebuilding of office to residential
under permitted development rights, as
has been proposed (see paras. 22 and 23
above).
10. Globe Park

No known contamination issues.

Residential on one side (north/north west
- Savill Way). There is no indication that
noise impacts would result in a prior
approval application being refused.

Flood Zone 2 (43%) and Flood Zone
3 (56%). Some Flood Risk
Assessment (FRA) likely to be
needed.
Low risk of surface water flooding
but this is unlikely to result in a
refusal of a prior approval
application.

11. Princes Estate/
Regent Park

No known contamination issues.

No significant issue exist in this vicinity
with regard to noise and consequently
noise impacts are unlikely to result in a
prior approval application being refused.

Flood Zone 1 so not an issue.
Negligible risk of surface water
flooding but this is unlikely to
result in a refusal of a prior
approval application.

93.

In the light of the above, it is considered that the current prior approval
process does not offer sufficient control for the Council and that all of the 11
sites identified are vulnerable to future loss of office to residential conversion.

Likely scale of adverse impact of future loss
94.

The Council is concerned that permitted development rights are having and
are likely to continue to have a negative impact on the District’s economy.
The following points elaborate on these concerns:


It is clear from the Housing and Economic Development Needs (Oxford
Economics scenario) that comparing the preferred future economic
growth scenario with the potential supply over the period up to 2033
that there is likely to be a shortfall in office floorspace (B1a/b) during
the new Local Plan period, of about 55,000 sq.ms17. This amount of
office floorspace could accommodate up to approximately 4,500 jobs.



The loss of high value employment premises is a particular concern in
the context of a district heavily constrained by national policy and
environmental constraints (namely Green Belt and Chilterns AONB). It
is the loss of the offices in the Business Parks in particular (see paras.
66 and 67 above) that is a key driver in the Council introducing Article 4
Directions for office to residential permitted development uses in the
District.



A significant amount of office floorspace has already been lost (see
Table 1 above). If all of the office to residential prior approvals
permitted in the District were to be implemented this would amount to a
total overall loss (including the existing completions and under
constructions) of 43,000 sq.ms. (i.e. the 24,000 and 19,000 sq.ms.
referred to in paras. 42 to 44 above). This equates to approx. 5% of the
office floorspace in the District and it is estimated that this floorspace
could accommodate about 3,500 office jobs.



High residential property prices and high levels of constraint have
resulted in pressure to redevelop business sites in the District, as
housing is always likely to out-compete office uses on previously
developed land in the District. The Council has already identified scope
to redevelop up to 18,000 sq.ms. of employment land in the new
Wycombe District Local Plan, through its employment land reviews18.
The sites identified through the employment land reviews for
redevelopment are ones where it is considered that there is no
reasonable market prospect of being developed and occupied for its
intended employment purpose because of reasons such as the age

17

See Figure 52 of the HEDNA Addendum, September 2017
Economy Study & Employment Land Review, January 2014 and Short Term Employment Land Review
Cabinet Report (September 2015)
18

and condition of the buildings or internal and/ or strategic road links. It
is important however that important strategic employment sites, where
these factors are not considered to apply, are protected, so as to
ensure the long-term success of the economy of the District.


Economic evidence studies have consistently highlighted the need to
maintain and improve the stock of high quality office accommodation in
the District.19

 It is considered that the introduction of residential uses into an existing
employment area may deter companies from locating in areas where
there is not a “business environment” and result in a loss of business
confidence in the future of those areas.
95.

It is therefore considered that permitted development approvals of office to
residential are having, and will continue to have, a negative impact on the
economic wellbeing of the business areas in the District, contrary to the
Council’s Economic Development Strategy (see pages 15, 16, 17 and 18).

96.

In addition, it is considered that permitted development changes of use from
office to residential are also having non-economic impacts in the District.
These include:

97.



Having a negative impact on local amenity by introducing residential
uses in areas of concentrated economic activity.



The new residents of the office to residential conversions place
additional burdens upon local services and infrastructure. If planning
permission was required, the Council would be able to seek developer
contributions towards affordable housing and infrastructure schemes
where they could be justified. However, the GPDO does not allow local
planning authorities to seek contributions from permitted development
schemes.

In conclusion, permitted development office to residential schemes in the
District are having a negative impact both in terms of protecting local amenity
and on the economic and non-economic wellbeing of the area.

Impact on the District’s housing supply
98.

19

In terms of the District’s housing supply the conversion of office to residential
prior approvals has contributed 385 flats in the last five years (2013 – 2018)
period.

See Wycombe Commercial Assessment, Boyer, February 2016 and An Assessment of the Office Market in
High Wycombe Town Centre, Chandler Garvey, March 2017.

99.

The Council’s latest 5 year housing land supply statement (1st March 2019)
shows that the District currently has a 5 year housing land supply of 5.7
years20 (from a 31st March 2018 base date).

100.

Planned future housing delivery places no reliance on the inclusion of further
permitted development changes within its windfall supply21. However, the
housing supply does contain existing commitments for 468 dwellings from
prior approvals, of which 194 of these were under construction when last
surveyed (for the 2017/18 monitoring year).

101.

In terms of the District’s housing supply the conversion of office to residential
prior approvals has contributed 385 flats in the last five years (2013 – 2018)
period.

102.

Longer term, the Council’s new Local Plan (which has reached the Proposed
Modifications stage) shows that there is sufficient housing land supply to meet
the Local Plan housing target with some flexibility, without placing any
reliance on the inclusion of further permitted development changes, other than
the existing commitments referred to above.

Conclusion
103.

In conclusion, it is clear from the information set out above that:







20

The scale of historic loss from office to residential prior approvals has
been significant, with approx. 24,000 sq.ms. of office floorspace
having been lost and a further 19,000 sq.ms. committed (as at 31st
March 2018). Together these completions and commitments account
for 43,000 sq.ms. of office floorspace, which equates to approx. 7% of
the District’s office floorspace (see paras. 42 and 44 above);
Imposing a non-immediate Article 4 Direction represents the most
appropriate tool for managing future change (see para. 14 and 62
above);
The 11 sites proposed for inclusion in the Article 4 Directions are
justified through the wider evidence base for the new Local Plan. All
of the 11 sites are identified in the emerging new Wycombe District
Local Plan as important employment sites which the new Local Plan
proposes to allocate as Strategic Business Parks (see para. 67
above);
All of the 11 areas are vulnerable to loss under the current GPDO
(see paras. 89-93 above);

https://www.wycombe.gov.uk/uploads/public/documents/Planning/Planning-policy/Five-year-housingsupply-position-March-2019.pdf
21
Wycombe Monitoring Report Monitoring Period 1 April 2015 to 31 March 2017 Technical Appendices [PDF |
3.09MB] page 72 ‘Small sites windfall allowance’.





104.

The impact of further losses of office floorspace in these 11 areas
would have a significant adverse effect on the District’s ability to
secure the delivery of its strategy for the continued economic
prosperity of the District (see paras. 94-95 above). In addition, the
losses are also having detrimental non-economic impacts (see paras.
97-98); and
The Council has placed no reliance on the inclusion of further office to
residential conversions within its windfall supply (see paras. 98-102
above).

The Article 4 Directions covering the 11 areas and exempting them from office
to residential permitted development rights, under part O of the GPDO, are
therefore justified.

High Wycombe

High Wycombe town centre

Loudwater and Wooburn

Bourne End

Marlow

Princes Risborough

Stokenchurch

Appendix 2

1.

Cressex Business Park (High Wycombe)

Location and description
Cressex Business Park (CBP) is one of the largest business estates in southern
Buckinghamshire; it is a 64 ha site and as such also represents the largest
concentration of employment related uses in Wycombe District.
It is located to the south-west of High Wycombe, adjacent to main distributor roads
into High Wycombe, with good access to the strategic road network. CBP is a mix of
office, industrial/warehouse and commercial/trade premises, a large number of the
businesses located within the business park are office based and made up mainly of
professional services, business services and IT related companies.
Status
The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the Business Park should be maintained as a Business Park. Consequently the
site is designated on the Policies Map as an area of Strategic Employment, Policy
DM28, which protects the area for employment uses.
In addition, Policy HW18 of the emerging Wycombe District Local Plan secures the
site for continued employment uses, and seeks to improve the commercial
attractiveness of the site. The Policy seeks to resist development that would
undermine its economic role, including the provision of residential on the site.

There is approximately 306,000 sq. ms. of floor space in the business park, 52,000
sq.ms. is office, which represents approx. 17% of the area, current records show
that 3% of this stock is vacant (if you exclude serviced accommodation). This is a
very low level of vacancy.
Historic Losses to Permitted Development on the site
Two changes of use were recently approved under permitted development
(November 2018) in CBP and if these were implemented it would result in a loss of
approx. 3,000 sq.ms. of office floorspace. Both of the premises covered by these
approvals were previously occupied and are good quality office buildings.
It is considered that further losses of office floor space here would undermine the
role this area plays both in the local economy and across southern Buckinghamshire
as a whole, particularly in relation to the prominent IT sector.
Adverse impacts of future losses to permitted development
As the Business Park accommodates a range of other B-Use classes, the
introduction of residential uses would undermine the role the Park plays as there
would be no control over the introduction of these uses alongside other B-Use class
premises and their introduction within the Park has the potential to deter both new
and existing occupiers.
Given the significant role that CBP plays in southern Buckinghamshire, the permitted
changes are very likely to undermine the strategic role the park can play in
accommodating Wycombe District’s long term economic needs.
Conclusion
The Council decided to include the whole of the Business Park within the Article 4
Direction, despite the fact that a range of other B-Use class premises are present on
the site. The reason for including the whole site is that the office uses are scattered
throughout the site and no contiguous boundary could be drawn up to include them
without including the whole site. The offices, subject to the recent prior approval
permission, will therefore also form part of the site, as to remove them would leave a
whole in the Article 4 Direction area.

2.

Land at Holmers Farm Way (High Wycombe)

Location and description
This is a high profile, high specification office development. It is located adjacent to
the M40 in a prominent position in an attractive landscaped environment. The site
acts as the headquarters of Johnson and Johnson, the pharmaceutical company.
Status
The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the Business Park should be maintained as a Business Park. Consequently, the
Johnson and Johnson headquarters is designated on the Policies Map of the
emerging Wycombe District Local Plan as an area of Strategic Employment, Policy
DM28, which protects the area for employment uses.
There is 38,000 sq. ms. of office floorspace on the site and no known vacancies.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.
Adverse impacts of future losses to permitted development
The permitted change of use of the buildings on this site would result in the loss of
the potential to provide quality HQ accommodation in the District. The loss of this
office would have an immediate impact in terms of the loss of jobs, the site currently
employs over 500 employees and would represent the loss of a high profile and
significant employer. Large employers often have contracts with local suppliers and
companies and as such the loss of a large employer such as Johnson and Johnson
would have further knock on impacts on the local economy.

Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
3.

Peregrine Business Park (High Wycombe)

Location and description
Peregrine Business Park is a high quality business park which is a low rise campus/
courtyard office development on the edge of High Wycombe urban area. It has a
dedicated access road to the A40 and good internal circulation. The site is in an
attractive semi-rural setting with six self-contained offices that overlook a central
courtyard area.
Status
The Peregrine Business Park was assessed in the Peter Brett Associates Economy
Study which concluded that the site should remain in use as a Business Park. It is
designated on the Policies Map of the emerging Wycombe District Local Plan as an
area of Strategic Employment, Policy DM28, which protects the area for employment
uses.
The site contains 5,000 sq. ms. of office floorspace of which approx. 900 sq.ms.
(18%) is currently vacant. Part of the site is currently being refurbished and is in the
process of being let; consequently the current vacancy is higher than might be
expected for this site and is not an indication of the fitness-for-purpose of the site for
office uses.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.

Adverse impacts of future losses to permitted development
This is a high quality office development. Given the secure nature of this location
with security gates and fencing, the conversion of individual buildings would have a
potentially negative impact on what the business park offers, undermining the
features that may have attracted businesses to this location in the first instance.
There are limited sites of this nature available in the District and as such the loss of
this site would harm the economic profile of the District and the ability to offer this
type of accommodation.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
4.

Kingsmead Business Park (High Wycombe)

Location and description
Kingsmead Business Park is a high quality business park located on the A40 in
Loudwater with good access to the M40 and High Wycombe and recreation facilities.
Status
The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the Business Park should be maintained as a Business Park. Consequently, the
site is designated on the Policies Map of the emerging Wycombe District Local Plan
as an area of Strategic Employment, Policy DM28, which protects the area for
employment uses.
The Business Park includes purpose built 3 storey office space of approx. 18,000
sq.ms. arranged in five detached 1990s buildings and a cafe, offering large open-

plan floorplates to a Grade A refurbished specification, around a central courtyard
area. The park offers permanent and flexible leasing arrangements.
There is just over 1,600 sq.ms. (9%) of vacant floorspace but this is due partly to
the flexible lease arrangements that exist at the site. This allows companies to move
into and out of the premises on a regular basis and so there are likely to be more
advertised vacancies on a site of this nature and it is not a sign that the vacant
floorspace is commercially unattractive This is reflected by the fact that rents on this
site are amongst the highest in the District.
Historic loss to permitted development on the site
A prior approval was previously approved at Oakingham House (the building to the
left at the front of the site), the main source of the vacancy on the site, but this
approval has now expired and wasn’t implemented. If implemented this would have
resulted in a loss of 1,383 sqms. of office floorspace. This demonstrates that the site
is vulnerable to permitted development losses and needs to be protected to ensure
its continued employment use.
Adverse impacts of future losses to permitted development
It is considered that the conversion of individual buildings or parts of buildings would
potentially undermine the long term future of the business park, deterring both
existing and future tenants seeking a business park type environment.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
5.

Glory Park (High Wycombe)

Location and description
Glory Park is a relatively new Business Park located close to junction 3 of the M40
and close to both High Wycombe and Bourne End train stations.
Status

The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the Business Park should be designated as a Business Park. Consequently, the
site is designated on the Policies Map of the emerging Local Plan as an area of
Strategic Employment, Policy DM28, which protects the area for employment uses.
Glory Park is a new business park that has planning permission for 22,300 sq.ms.
office accommodation. The development of the site for employment purposes is
covered by a number of planning applications (09/05871/REM, 07/05144/FUL and
07/05145/OUT) which cover three distinct development phases. These permissions
are for a high quality campus style HQ development within a landscaped
environment.
The first phase of this redevelopment comprising 7,015 sq. ms of office floorspace
has been completed and was occupied before the 29th March 20131 (07/5144/FUL).
The second and third phases have permission (under 09/05871/REM) for a further
13,101 sq.ms but are currently vacant and cleared apart from Sirius House, which
occupies approximately 0.4 hectares in the southeast end of the eastern parcel.
Sirius House is vacant. The permission (09/05871/REM) remains extant but hasn’t
been implemented. There have been two appeals on the site for redevelopment of
the remainder of the site for residential uses.
Linked to the Glory Park site is The Courtyard, which is a separate small unit
development of nine self-contained offices. It is in separate ownership to the main
park and has been built to a lower architectural quality than the Glory Park buildings.
Historic loss to permitted development on the site
One permitted development from office to residential has already been permitted on
the Park on a one hectare site at the Courtyard, Riverside West for 4,452 sqms. of
floorspace. This approval has however now expired without being implemented.
Adverse impacts of future losses to permitted development
Further losses of floor space to residential uses would have a major impact on the
local economy, as it would send out the wrong market signals in terms of the
District’s ability to accommodate or provide new quality office accommodation.
Wycombe is an economy in transition from a manufacturing based economy and the
development of this site has a key role to play in attracting both new businesses to
the District as well as commercial developers.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.

1

Permitted development rights do not apply where the building was not in use on 29 th March 2013 (see para.
9) of the Main Justification Report.

6.

Mercury Park (High Wycombe)

Location and description
Mercury Park is a high quality, purpose built business park. The business park
accommodates 13 office buildings. It is set in an attractive environment with good
security arrangements and high quality landscaping. The park is located close to
junction 3 of the M40 and close to both High Wycombe and Bourne End Train
Station.
Status
It is designated on the Policies Map of the new Local Plan as an area of Strategic
Employment, Policy DM28, which protects the area for employment uses.
This site accommodates 10,000 sq.ms. of quality office space, of which
approximately 1,000 sq.ms. (10%) is vacant.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.
Adverse impacts of future losses to permitted development
The loss of offices here would undermine the economic role of this area; conversion
of individual buildings would potentially undermine the long term future of the

business park deterring both existing and future tenants seeking a business park
type environment.

Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
7.

Millboard Road (Bourne End)

Location and description
This Business Park is located in Bourne End and provides good quality office
accommodation site within 50m of the Railway Station. The site has a dedicated
access road and good quality landscaping.
Status
The site is designated on the Policies Map of the emerging Wycombe District Local
Plan as an area of Strategic Employment, Policy DM28, which protects the area for
employment uses. However, the boundary of this site has changed significantly since
2013 as a result of permitted development approvals.
The Policies Map for the new Wycombe District Local Plan designates the eastern
area of the site as Millboard Road (a Strategic Employment Area) and the area
below the now de-designated part of the site as Meadowbank (a Local Employment
Area).
The site accommodates 10,500 sq.ms. of quality office space and there are
currently no known vacancies on the site.

Historic loss to permitted development on the site
A large part of the western area of the site has been lost to prior approvals from
office to residential to the extent that it is no longer designated as an employment
area in the new Local Plan. These approvals include Technology House and
Riverside House which have been lost to employment uses (2,096 sq.ms. of office
floor space) and Crosby House (1,190 sq.ms. of office floor space) but which has yet
to be implemented.
Adverse impacts of future losses to permitted development
The conversion of further individual buildings or parts of them would undermine the
long term future of the business park deterring both existing and future tenants. The
loss of this site would have a significant impact on the local economy of Bourne End,
due to the close proximity to the district centre and would also undermine the role
that it plays in the District’s economy.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
8.

Bourne End Business Park (Bourne End)

Location and description
The Bourne End Business Park is a modern development that provides office units
for mostly small and medium enterprises (SMEs), it is next to the Bourne End District
Centre, provides a good quality environment and is located next to Bourne End
Railway Station.

Status
The site is designated on the Policies Map of the emerging Wycombe District Local
Plan as an area of Strategic Employment, Policy DM28, which protects the area for
employment uses.
This site contains approx. 9,000 sq.ms. of quality office space and is currently
well occupied with less than 300 sq.ms (3%) of the site currently vacant.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.
Adverse impacts of future losses to permitted development
The conversion of individual buildings would potentially undermine the long term
future of the business park deterring both existing and future tenants seeking a
business park type environment.
The loss of this site would have a significant impact on the local economy of Bourne
End, due to the close proximity to the district centre and undermine the role that it
plays in the District’s economy as a result.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.
9.

Marlow International

Location and description
Marlow International is a purpose-built head office complex, set in an attractive
environment, built with four wings linked by glass atria.
It is located on the fringes of the Thames Valley in a highly accessible location
adjacent to the A404 and with good access to the trunk roads / motorway network.
Status
It is designated on the Policies Map of the emerging Wycombe District Local Plan as
an area of Strategic Employment, Policy DM28, which protects the area for
employment uses.
The site contains over 20,000 sq.ms. of office space. It is currently almost fully
occupied with only just over 600 sq.ms. of vacancy (3%).
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.
Adverse impacts of future losses to permitted development
Marlow is strategically located in the north of the Thames Valley, adjacent to the
A404 and the loss of this site (and the adjacent Globe Park) would have a significant
impact on the economy of Wycombe District.
The loss of this office would result in the loss of in a highly constrained area as well
as the potential to provide quality HQ accommodation in the District. The loss of this
office would have an immediate impact in terms of the loss of jobs and profile of the
District.
Conclusion
The Council proposes to see the whole of the Business Park exempt from permitted
development through the use of an Article 4 Direction to ensure that the integrity and
economic function of the area is maintained.

10.

Globe Park (Marlow)

Location and description
Globe Park is a mixed employment area which offers a mix of 2-4 storey modern
purpose built office accommodation and light industrial units. Globe Park is situated
in the Thames Valley close to the A404, which gives it good access to the motorway
network; it is also next to Marlow railway station and is a short distance from the
town centre.
Status
The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the site should continue to be designated for employment purposes.
Consequently, the site is designated on the Policies Map of the emerging Wycombe
District Local Plan as an area of Strategic Employment, Policy DM28, which protects
the area for employment uses.
Globe Park is not currently fulfilling its full potential, as poor access into the park and
inadequate on-site car parking is deterring new occupants and this has resulted in a
number of empty offices on the site. The park accommodates approx. 55,000
sq.ms. of office space, of which just over 17,000 sq.ms. (31%) is currently
vacant. The Council is working with Highways England, the County Council, the
local Business Improvement District and the LEP to redevelop and resolve the
access and parking issues and improve the commercial attractiveness of the site
through improvements to A4040 junction and providing additional parking on-site.

The new Local Plan includes a policy (MR7) which seeks to protect the Park and
encourages its regeneration and improvement to ensure that it remains a good place
for businesses to locate.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.
Adverse impacts of future losses to permitted development
The loss of this office floor space will also have a negative effect on the economy of
Marlow and inhibit the areas ability to accommodate new firms as the economy
improves, deterring both new and existing occupiers.
Marlow is strategically located in the north of the Thames Valley and is tightly
constrained by the Green Belt and Chilterns AONB, the loss of office floor space
here would have a significant impact on the ability of the District to attract businesses
to Wycombe District as there are no realistic locations where new provision could be
made in the future.
A Business Improvement District was established on Globe Business Park in 2015 to
enable the businesses to have a coordinated voice and levy budget to tackle
challenges such as access, egress, off street car parking and poor signage to help
attract occupiers for empty office space. If this site is not exempted from the
permitted development regulations, then initiatives undertaken to encourage the
Park’s regeneration and improvement would be undermined and could result in a
loss of public funds expended on the project.
Conclusion
The Council decided to include the whole of the Business Park within the Article 4
Direction, despite the fact that a range of other B-Use class premises are present on
the site. The reason for including the whole site is that the office uses are scattered
throughout the site and no contiguous boundary could be drawn up to include them
without including the whole site. The offices, subject to the recent prior approval
permission, will therefore also form part of the site, as to remove them would leave a
whole in the Article 4 Direction area.

11.

Princes Estate/ Regents Park and expansion area, Princes Risborough

Location and description
Princes Estate/ Regents Park Estate is a high spec mixed used development
consisting of both offices and industrial units. The 10 hectare site has seen a number
of new developments over the past 10 years, including a new mixed office and light
industrial development.
Status
The site was included in a qualitative audit on market potential, as part of the
Economy Study undertaken by Peter Brett Associates in 2014. The Study concluded
that the Business Park should be maintained as a Business Park. Consequently, the
site is designated on the Policies Map of the emerging Wycombe District Local Plan
as an area of Strategic Employment, Policy DM28, which protects the area for
employment uses.
In addition, Policy PR9 of the emerging Wycombe District Local Plan secures the site
for continued employment use, and seeks to secure some new employment land
adjacent to the Business Park to support the expansion of the town.
Approx. 5,000 sq.ms.of the site is in office use. Most of the office units are
currently occupied with less than 300 square metres (6%) recorded as vacant.
Historic loss to permitted development on the site
There have not been any permitted development losses on the site to date.

Adverse impacts of future losses to permitted development
The conversion of individual buildings would potentially undermine the long term
future of the business park deterring both existing and future tenants seeking a
business park type environment.
The loss of this site would have a significant impact on the local economy of Princes
Risborough, due to the close proximity to the centre and undermine the role that it
plays in the District’s economy as a result.
Conclusion
The Council proposes to see part of the estate exempt from permitted development
from office to residential uses, the area in which the offices are located (2.4
hectares). The area containing the light industrial and manufacturing premises have
been excluded, as far as practicable, so that the boundary of the site is as tight as
possible to address the potential adverse economic impact, in accordance with the
advice set out in the PPG.

Appendix 3

Areas not proposed to be covered by Article 4 Directions at this stage
1. There are some office locations within the District which have not been
considered further for inclusion under an Article 4 Direction. The main areas
not proposed for inclusion are High Wycombe town centre, the scattered
business sites and business parks and areas not considered to contain
sufficient high quality office floorspace.
2. This appendix briefly sets out why these areas are not proposed to be
covered by Article 4 Directions at this stage.
3. It should be noted however that the Council will continue to monitor prior
approval applications and reserves the right to include these excluded areas
at some future date should it be found that permitted development losses are
having an adverse impact in these areas.
High Wycombe Town Centre
4. It is clear, from the maps in Appendix 1, that the majority of the Permitted
Development conversions to date, have been focused in and around High
Wycombe town centre. This is not surprising given that a large number of
offices, particularly small offices over shops, are located in the centre.
5. However, following an assessment of the offices in High Wycombe town
centre, the Council has decided that, at this stage, it will not introduce an
Article 4 Direction. There are a number of reasons for this and they include
the following:


There are few larger offices left in the town centre which haven’t
already been subject to prior approval. To a large degree, therefore,
‘the damage has already been done’.



The majority of the office floorspace remaining tends to be small
scattered business sites and offices above shops. These properties
tend to be lower quality office developments and adopted policy as set
out in the Delivery and Site Allocation Plan (DSA), July 2013,
specifically refers to the fact that the upper floors of existing buildings in
High Wycombe town centre could be converted to residential use,
provided that a satisfactory living environment would be created and
consequently a number of these upper floors have in the last few years
been converted to flats.

Scattered business sites
6. Scattered business sites are spread throughout the residential areas, rural
areas, town centres and local centres across the District. They are defined as
sites that are not part of an existing or designated employment/business area
and accommodate ‘B’ uses as defined by the Use Class Order or are
employment-generating ‘sui generis’ uses.
7. These sites range in size and the type of businesses that they accommodate.
However, it is probably fair to say that few of these scattered business sites
contain solely office floorspace and, generally these sites do not contain the
high quality floorspace that the Council is trying to protect through the
introduction of Article 4 Directions in the Strategic Business Parks.
8. The adopted Delivery and Site Allocations Plan (July 2013) contains a Policy
(Policy DM5 Scattered Business Sites) which seeks to protect these sites. It is
not considered at this stage that further protection of these sites through the
introduction of an Article 4 Direction is proportionate and consequently they
have not been included in this report.
Other employment sites not containing high quality office floorspace
9. The Council is seeking to protect the areas of the District that make the most
important contribution to the economy of the District, in line with its strategy
for economic prosperity. Consequently, only some of the Strategic Business
Parks, those that are considered to contain high quality office floorspace and
that are vulnerable to loss through permitted development, have been
included in the Article 4 Directions. It is considered by the Council that the
only sites that meet this criteria are those contained in the 11 Strategic
Employment Areas set out in the main report. Sites that do not meet this
criteria have therefore been excluded from the Directions.

