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Executive Summary - Wycombe Economy Study & Employment Land Review

EXECUTIVE SUMMARY
1.1

1.2

This study was commissioned by Wycombe District Council in April 2013, as part of the
evidence base that will inform the new Wycombe District Local Plan. It has two main
purposes, set out in the Council’s brief. The first is to assess the need for employment land
in Wycombe over the plan period to 2031, both in terms of quantity and qualitative mix,
based on analysis of the district’s economy. The second is to assess existing and potential
employment sites in relation to that need, advising on the future of:


The district’s existing employment sites, including the Business Parks and Industrial
Areas designated in the saved 2004 Local Plan



The Reserve Locations identified in the Core Strategy for possible employment
development in the future



Further sites that may be allocated for employment development, including land close to
the M40 and greenfield land at Princes Risborough.

The study deals with to the traditional employment land uses, also known as ‘B-class’ or
‘business’ uses, comprising industry, warehousing and offices. In planning terms, these
uses are defined by Classes B1, B2 and B8 of the Use Classes order and similar sui
generis uses. (For simplicity, and in line with accepted practice, we refer to manufacturing
(production) space and warehousing jointly as ‘industrial’). The report does not discuss the
many other land uses that also provide employment, such as retail, leisure, education and
health.

The Wycombe Property Market
1.3

In Wycombe, occupier demand is broadly of two kinds. Local demand is generated mostly
by small and medium occupiers who sell goods and services to the area’s residents and
businesses. Regional, national and global demand is partly generated by large corporate
occupiers, who in the south of the district especially may be part of the Thames Valley
technology cluster. In this wider market, Wycombe is in close competition with core
locations such as Reading and Maidenhead which are well above even the highest rents in
Wycombe district.

1.4

Geographically, local demand is spread across the district, very roughly in proportion to the
size of different settlements and their hinterlands. Regional, national and global occupiers
are concentrated in the south east corner of the district, to the High Wycombe and around
Marlow, Wooburn and Bourne End.

1.5

The districts industrial stock is generally currently well occupied and in demand. The
shortage of space means some occupiers continue to take poor quality space in less than
ideal locations. For offices the story is much more variable. At the moment the regional
office market remains oversupplied and also applies to Wycombe; in the longer term, as the
market improves this oversupply will be reduced.

1.6

In the current market, which is still deeply scarred by the recession, we estimate that
speculative office development in Wycombe becomes viable at rents of around £295 per sq
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m (£28 per sq ft). This means that speculative office development is not viable anywhere in
the district, except perhaps at the most accessible locations in the south, of which Glory
Park is an exceptionally high-quality example.
1.7

If and when wider market climate improves, returning towards its pre-recession state, we
expect that incentives would reduce and yields will fall. Consequently the rental threshold
for viable speculative development should fall, perhaps to some £245 per sq m (£23 per sq
ft). In such an improved market, we expect that speculative office development would
become viable for most business parks in the south east of the district, around High
Wycombe and Marlow.

1.8

Viability is much less of an issue for Industrial space. Unlike offices industrial development
is already verging on being viable, although at the time we tested it the market still required
some improvement in values.

Demand and supply in the long term
1.9

We test a number of scenarios looking at the demand and supply for space in the longer
term including:


A base case scenario; driven by an employment forecast provided by the Experian



A ‘balanced growth’ scenario which aligns future needs with a labour force projection



A ‘housing constrained’ scenario where the labour force is constrained to only 6,000
new homes over the plan period.

1.10

The details of these scenarios are found in chapter 5. However in summary all scenarios
show a growing demand for office jobs and a decline in warehousing / industrial jobs.

1.11

Simply translated into land and floorspace the scenarios suggest more office land and less
industrial land. The report notes that because of the location and nature of the industrial
stock the district cannot simply ‘balance’ its books by assuming industrial sites can meet
office demand in the future.

1.12

The report also notes that there are already a number of commitments to release industrial
sites. With this in mind there is very limited scope to release additional industrial stock
unless new replacement space can be identified. So the Council needs to adopt a cautious
approach when considering further industrial losses.

New Land
1.13

The report identifies a need to secure new land for employment uses; the exact quantity
depends on which scenario the Council pursues along with the approach to losses from the
industrial stock.

1.14

When looking for new land we suggest:


First the Council should explore the scope to secure new space in or around Marlow.
The Council should look to identify land with good accessibility to the strategic road
network and so the core of the Thames Valley. Marlow is the market preferable location
for new office space and offices are the main growing sector in Wycombe District.
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Following Marlow the analysis suggests High Wycombe is the next preferable location.
However, without a new motorway access there is a lack of land which could be
delivered with the high standard of accessibility either a high quality office or industrial
park requires. This gives further weight to the importance of a potential new motorway
access to open up new land and/or improve accessibility to the Abbey Barns area.



Outside of the Marlow/Wycombe area consider securing new capacity as part of a
mixed used allocation at Longwick Road in Princes Risborough. If combined with a new
housing allocation at Park Mill Farm the Council may even secure a net increase in
employment stock in this area; helping offset the district wide shortage but also provide
flexibility to allow for windfall losses in the rural parts of the district over the plan period.
However there is limited potential for any significant growth as a result of the rural
location and poor connections to the strategic road network, and any growth would be
modest.
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1

INTRODUCTION

1.1

This study was commissioned by Wycombe District Council in April 2013, as part of the
evidence base that will inform the new Wycombe District Local Plan. It has two main
purposes, set out in the Council’s brief. The first is to assess the need for employment land
in Wycombe over the plan period to 2031, both in terms of quantity and qualitative mix,
based on analysis of the district’s economy. The second is to assess existing and potential
employment sites in relation to that need, advising on the future of:


The district’s existing employment sites, including the Business Parks and Industrial
Areas designated in the saved 2004 Local Plan



The Reserve Locations identified in the Core Strategy for possible employment
development in the future



Further sites that may be allocated for employment development, including land close to
the M40 and greenfield land at Princes Risborough.

1.2

The study deals with to the traditional employment land uses, also known as ‘B-class’ or
‘business’ uses, comprising industry, warehousing and offices. In planning terms, these
uses are defined by Classes B1, B2 and B8 of the Use Classes order and similar sui
generis uses. (For simplicity, and in line with accepted practice, we refer to manufacturing
(production) space and warehousing jointly as ‘industrial’). The report does not discuss the
many other land uses that also provide employment, such as retail, leisure, education and
health.

1.3

Below, Chapter 2 sets out the policy context for the study. The next two chapters take stock
of the current demand and supply of employment land in Wycombe: Chapter 3 analyses the
district’s property market and Chapter 4 provides an inventory and assessment of existing
and proposed employment sites. Chapter 5 extends the analysis into the future, considering
the demand and supply of employment land over the plan period to 2031. Finally
conclusions and recommendations are in Chapter 6.

1.4

Our findings are based on information available up to September / October 2013, when the
report was drafted.
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2

POLICY CONTEXT

2.1

In this section, we first summarise the national policies that Wycombe District needs to
comply with in planning for employment land. We then turn to the local level, summarising
Wycombe’s current policies on employment land, which the new Local Plan needs to
reconsider.

National policy
The NPPF
Objectively assessed need and land provision
2.2

National planning policy is set out in the National Planning Policy Framework (NPPF),
published in March 2012.

2.3

At the heart of the Framework is the presumption in favour of sustainable development,
which is defined as follows in paragraph 14:
‘For plan-making, [the presumption in favour] means that:
 local planning authorities should positively seek opportunities to meet the development
needs of their area;
 Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt
to rapid change, unless:

2.4

-

any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole;
or

-

specific policies in this Framework indicate development should be restricted.’

Similarly at paragraph 17, as one of 12 ‘core principles’, the NPPF advises that:
‘Planning should… proactively drive and support sustainable economic development to
deliver the homes, business and industrial units, infrastructure and thriving local places that
the country needs. Every effort should be made objectively to identify and then meet the
housing, business and other development needs of an area, and respond positively to
wider opportunities for growth. Plans should take account of market signals, such as land
prices and housing affordability, and set out a clear strategy for allocating sufficient land
which is suitable for development in their area, taking account of the needs of the
residential and business communities.’
To translate these principles into local planning policy, it is essential to understand and
measure the ‘need’ that planning should identify and meet. This is a problem, because the
NPPF does not provide a definition; and ‘need’ is a wide term, with at least three possible
meanings. Thus, in general, ‘need’ may mean either desire (what people would like),
prescription (what people ought to have) or demand (what people would like and can
afford). Specifically in relation to employment space, development plans and supporting
evidence across England define ‘need’ in three quite different ways:
i

Business aspiration - the amount of space that businesses would like to occupy;
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ii

Policy aspiration – the ‘correct’ amount of space that matches policy objectives - e.g. it
would accommodate enough jobs to balance the area’s resident workforce or to fulfil
the Council’s economic ambitions;

iii

Market demand – the amount of space that businesses want and are able and willing to
pay for, equal to the amount of space that developers and landowners would provide if
planning did not constrain land supply.

2.5

In practice, these alternative definitions often produce very different numbers. Thus, in
many places a realistic assessment of market demand shows many fewer jobs, and hence
much less employment space, than would be required to align with the resident workforce
or meet economic ambitions. Therefore it is important to understand what the NPPF means
by ‘need’. Otherwise there is no way to tell how much land, or what qualitative mix of sites,
the development plan should provide.

2.6

Of the three alternative definitions above, the third seems the most consistent with the
NPPF taken as a whole, especially given the references to market signals quoted above.
The third definition – in which ‘need’ means market demand – also seems the most
reasonable, for a simple reason: if one of the other two definitions were accepted, then
planning in many places would provide much more land than the market wants to develop,
and some of this land would remain vacant indefinitely. Oversupplying employment land in
this way would be obviously counter-productive: it could waste infrastructure, encroach
unnecessarily on the environment or sterilise land which is needed and demanded for other
uses.

2.7

In summary, therefore, the concept of ‘objectively assessed need’ is close to ‘effective
market demand’. Hence, a central message of the NPPF is that local planning authorities
should provide the quantity and qualitative mix of land that the market demands, insofar as
they have the sustainable capacity to do so.

2.8

But a purely market-driven approach to employment land provision would be too narrow. In
deciding how much land and what mix of sites to provide for employment, it is only common
sense that planning authorities should have regard to policy objectives, including labour
market alignment. Whether such objectives are among the factors determining ‘need’, or a
material consideration additional to ‘need’, is perhaps a semantic detail. As part of the
planning evidence base, planners should test market-driven demand assessments against
the authority’s policy objectives, and search for policy solutions that bend market forces
towards policy objectives.

2.9

In practice, this means that the future job numbers associated with market-driven demand
assessments should be tested against expected labour supply, to assess the future
alignment between an area’s workplace jobs1 and its resident workers:

1

Workplace jobs are the jobs based in a given geographical area. For any given local authority the number of workplace
jobs may be quite different from the number of working residents, because many people travel to work across
administrative boundaries.
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If this analysis suggests that the market will produce too many jobs for the available
workforce, this may be considered a sustainability constraint, which justifies providing
less employment land than the expected demand. Alternatively or additionally, the
authority may reconsider its housing targets, to try and close the gap from the supply
side.



If it the market-led forecast shows too few jobs for the available workforce, part of the
solution may be policy measures to encourage growth over and above the forecast,
including though providing more employment land. But, as mentioned earlier, it cannot
be right to provide land above the maximum that may reasonably be expected to be
taken up.



Given that all forecasts and predictions are surrounded by uncertainty, the management
of that uncertainty should reflect policy priorities:
▫

Thus, in an area which is short of jobs, the planning authority may provide
employment land up to or slightly beyond the best-case demand forecasts – to
ensure that no market opportunities are lost. The risk will be that land is overprovided, so some of the sites allocated may not be taken up. But, unless the
oversupply is excessive, this would likely cause less harm than under-provision –
which would deprive the community of much-needed jobs.

▫

Conversely, where the future labour force looks likely to fall short of expected
demand, the Council might base employment land provision of a worst-case job
forecast. In this case the risk will be that land is underprovided against demand.
This may cause harm against the NPPF objective of economic growth. Such harm
will depend how far the unmet demand can be accommodated on ‘close and similar’
alternative sites in other local authorities.

Larger than local planning
2.10

Under the heading ‘Planning strategically across local boundaries’, the NPPF says:
‘179 Local planning authorities should work collaboratively with other bodies to ensure that
strategic priorities across local boundaries are properly coordinated and clearly reflected in
individual Local Plans. Joint working should enable local planning authorities to work
together to meet development requirements which cannot wholly be met within their own
areas – for instance, because of a lack of physical capacity or because to do so would
cause significant harm to the principles and policies of this Framework… ’
‘181 Local planning authorities will be expected to demonstrate evidence of having
effectively cooperated to plan for issues with cross-boundary impacts when their Local
Plans are submitted for examination…’

2.11

Based on the above criteria, employment land is clearly one of the policy areas on which
local authorities should work collaboratively. In reference to paragraph 181 of the NPPF,
employment land does involve major cross-boundary impacts, for at least two reasons.
Firstly, many people travel to work across administrative boundaries, and therefore the
economic well-being of any local authority’s residents depends partly on employment land
provision in neighbouring areas. Secondly, many businesses are footloose across
administrative boundaries, and therefore the demand for land in any local authority area
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depends partly on employment land provision in neighbouring areas. In reference to
paragraph 79, because much of the demand for employment land is footloose, in most
places there is much scope for ‘exporting’ unmet demand to neighbouring areas as
required by paragraph 181.
Other requirements
2.12

With specific reference to economic land uses, further important statements in the NPPF
include:
‘19 The Government is committed to ensuring that the planning system does everything it
can to support sustainable economic growth. Planning should operate to encourage and
not act as an impediment to sustainable growth. Therefore significant weight should be
placed on the need to support economic growth through the planning system…
21 … Planning policies should recognise and seek to address potential barriers to
investment, including a poor environment or any lack of infrastructure, services or housing.
In drawing up Local Plans, local planning authorities should:

2.13



set out a clear economic vision and strategy for their area which positively and
proactively encourages sustainable economic growth;



set criteria, or identify strategic sites, for local and inward investment to match the
strategy and to meet anticipated needs over the plan period;



support existing business sectors, taking account of whether they are expanding or
contracting and, where possible, identify and plan for new or emerging sectors likely to
locate in their area. Policies should be flexible enough to accommodate needs not
anticipated in the plan and to allow a rapid response to changes in economic
circumstances;



plan positively for the location, promotion and expansion of clusters or networks of
knowledge driven, creative or high technology industries;



identify priority areas for economic regeneration, infrastructure provision and
environmental enhancement; and facilitate flexible working practices such as the
integration of residential and commercial uses within the same unit.’

In general, the NPPF does not discuss the traditional employment (B-class) uses
separately from other economic land uses. The one significant exception is paragraph 22:
’Planning policies should avoid the long term protection of sites allocated for employment
use where there is no reasonable prospect of a site being used for that purpose. Where
there is no reasonable prospect of a site being used for the allocated employment use,
applications for alternative uses of land or buildings should be treated on their merits having
regard to market signals and the relative need for different land uses to support sustainable
local communities.’

2.14

This policy has major practical implications for development plans. Consistent with its
emphasis on market demand and market signals, the Framework prohibits local authorities
from safeguarding sites for uses for which there is no effective demand.
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National Planning Practice Guidance
2.15

2.16

2.17

National Planning Practice Guidance (NPPG) to support the NPPF was published in draft in
August 2013. A final version is expected shortly. The draft guidance does not clarify what
the NPPF means by ‘need’: its definition of ‘need’ is circular, noting that need is the quantity
and qualitative mix of floorspace that is needed. Nor does it provide much guidance on how
the ‘need’ for economic land uses should be assessed. The section that deals with
measuring need is mostly devoted to housing. In relation to economic uses. In relation to
economic land uses the NPPG offers two main pieces of advice:


‘Plan makers should make an assessment of the likely growth in job numbers based on
past trends and/or economic forecasts as appropriate and also having regard to the
growth of the working age population in the housing market area.’ and



‘Where the supply of working age population (labour force supply) is less than the
projected job growth, this will result in unsustainable commuting patterns and could
reduce the resilience of local businesses. In such circumstances, plan makers will need
to consider increasing their housing numbers to address these problems.’

The new guidance also adds to the NPPF on the topic of larger than local planning for
economic land uses. It advises that:


‘In relation to economic uses, need should be assessed in relation to functional
economic areas.’



‘Since patterns of economic activity vary from place to place, there is no standard
approach to defining a functional economic market area, however it is possible to define
them taking account of factors including:
▫

Extent of any Local Enterprise Partnership within the area;

▫

Travel-to-Work Areas;

▫

Housing market area;

▫

Flows of goods, services and information within the local economy;

▫

Service markets for consumers;

▫

Administrative areas;

▫

Transport network.’

In short, the guidance confirms that – as the NPPF implied - economic land uses (including
employment uses) should be planned jointly, with local authorities working together across
administrative boundaries. It adds a more specific requirement: that ‘need’ for these land
uses should be assessed at larger than local level, for functional economic areas. But the
guidance leaves authorities free to define these functional areas, based on a loose list of
possible criteria.
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The new permitted development rights
2.18

In 2011 the Government consulted on proposed amendments to the General Permitted
Development Order, to allow change of use from office (B1a) to residential use without
planning permission. The consultation paper2 noted that vacancy rates were generally
higher for commercial than residential buildings, and
‘Many towns will have parts where there are office blocks or business parks lying empty
and becoming dilapidated, while not enough homes are being built to meet demand.’

2.19

The paper concluded:
‘We believe that a relaxation in the rules governing change of use from commercial to
residential will encourage developers to bring forward more housing proposals and make
better use of buildings that are no longer needed and/or unsuitable for their original
purpose.’

2.20

Following consultation, the Government decided to implement the proposed change, which
took effect on 30th May 2013. A number of areas are exempted, on the grounds that the
rules would cause substantial adverse economic impacts either at national or local level.
Wycombe Council applied for an exemption but was not successful.

2.21

In Chapter 4 of this report we comment specifically on the impact of the new permitted
development rights on offices in Wycombe.

Summary
2.22

Local Plan policies on employment land should have particular regard to four general
principles of the National Planning Policy Framework (NPPF). These principles are
summarised below, together the more specific national policies that apply each principle to
employment land.
i

ii

Planning should do all it can to positively support sustainable economic growth and not
be an impediment to it.
▫

Planning should aim to provide favourable environments for economic activity,
including by providing supporting infrastructure and housing.

▫

The Local Plan should set out a positive economic strategy for its area – including
specific policies for strategic sites, activity sectors and geographical areas to be
prioritised for investment.

▫

In balancing policy objectives, economic growth should be given significant weight.

Development plans should meet ‘objectively assessed needs’ for development, except
where an area lacks the sustainable capacity to do so.
▫

In allocating land for economic uses, planning authorities should aim both to meet
market demand and steer market forces to policy objectives - including alignment of
workers and jobs.

2

Department of Communities and Local Government, Relaxation of planning rules for change of use from commercial to
residential, Consultation, April 2011
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iii

▫

They should also align economic and housing provision, ensuring that restrictions to
housing supply do not result in labour shortages or unsustainable commuting.

▫

If a site has no reasonable prospect of being taken up for its allocated employment
use, it should not be safeguarded for that use.

Local planning authorities should work together on planning issues with cross-boundary
impacts – which include employment land.
▫

The new National Planning Practice Guidance, which is still in draft, specifies that
‘need’ should be assessed for functional economic areas – which mean subregional areas larger than local authorities.

iv As part of this joint working, if an area lacks the sustainable capacity to meet its ‘need’
that need should be exported to less constrained areas.

Local policy
Planning
Overview
2.23

The current development plan for Wycombe currently comprises:


Saved policies of the Local Plan (2004)



The adopted Core Strategy (2008)



The Delivery and Sites Allocation Plan (DSA) (2013).

2.24

The Council has now started work on a new Local Plan, the Wycombe District Local Plan,
which will sit alongside the DSA. Together, these documents will supersede the Local Plan
and Core Strategy to provide an up-to-date, NPPF-compliant plan for the district. As
mentioned earlier, the main purpose of the present study is to help inform employment land
policies in the new Local Plan.

2.25

The Council’s broad planning objectives, as set out in the Introduction to the Core Strategy,
include the following:
‘What are we trying to achieve?
We want to safeguard what is special about the District and the different places in the
District, while tackling the very real issues and problems that exist, addressing the
community’s needs. We also want to achieve sustainable economic development and
robust and vibrant communities, whilst conserving resources. In summary we want to
achieve more sustainable development in the future.
Where should it happen?
We want to:


focus new development on previously developed land in our main towns and villages



focus most new development at High Wycombe, with less in smaller settlements



sustain the amount and quality of Green Belt and Area of Outstanding Natural Beauty
(AONB) and give priority to protecting areas of landscape value.’
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2.26

This background to this spatial strategy is that Wycombe’s land supply is severely
constrained by environmental and landscape designations. The Core Strategy’s supporting
text notes that 71% of the district’s land area is in the Chiltern Area of Outstanding Natural
Beauty and an (overlapping) 48% is covered by the Green Belt. This means that
sustainable development opportunities outside the existing built-up areas are very scarce.

2.27

Below, we discuss the employment land policies in the development plan, considering the
plan’s three elements in turn. In relation to each document, we first consider policies that
safeguard existing employment sites, and then turn to provision for new development and
growth. We then draw conclusions on the central issues that the new plan, and hence our
study, need to address.
The Local Plan (2004)

2.28

The 2004 Local Plan ranked existing employment sites in a four-tier hierarchy. At the top of
the hierarchy were the highest-quality sites, which would be most strictly safeguarded
against redevelopment for other uses. At the bottom were badly sited employment uses,
which would be encouraged to move to more suitable locations.

2.29

Two of these policies are still in force, which relates to the top two tiers of the hierarchy:




Business Parks are suitable for high-technology and prestigious office firms. Saved
Policy E2 advises that planning permission there ‘will not be granted for any uses
outside [Use Class] B1 or which would detract from the quality of the business
environment’. These sites total 34 ha and comprise:
▫

Kingsmead Business Park, Peregrine Business Park and Dun and Bradstreet
(Holmers Farm Way) in High Wycombe

▫

Globe Park and Marlow International in Marlow

▫

Beacon Heights (Ibstone Road) in Stokenchurch.

Employment Areas, which are identified on the Proposals Map, total some 143 ha and
support a varied range of business uses. Saved Policy E3 provides that in those areas
permission will only be granted for employment uses, in classes B1, B2 and B8. The
text advises that all employment uses are acceptable in principle in the Employment
Areas. It adds that much land in the Employment Areas has been lost to other uses,
and if this is allowed to continue the local economy will be prejudiced.

2.30

In the original Local Plan, Policies E4 and E5 of the Local Plan used to define two lower
layers of the employment land hierarchy – comprising Scattered Sites and Badly Sited
Employment Users. These policies have been deleted. E4, dealing with Scattered Sites, is
now replaced by policies in the Core Strategy and Delivery and Sites Allocations Plan,
which we discuss later. The category of Badly Sited Employment users has been
abandoned.

2.31

Policies E6-E8 of the Local Plan allocates new sites for employment development:


Policy E6 allocates the Wycombe Marsh site for a mixed-use development as part of a
scheme (Policy H6). The scheme is currently under construction.
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Policy E7 allocates the 9.4 ha at the Princes Estate (formerly the Building Research
Establishment) for general employment uses. Sections of the site have since been
developed, to provide a large industrial unit occupied by Ercol and an office and light
industrial and office scheme known as Regent Park. Part of the site remains
undeveloped.



Policy E8 allocates Stockwells Timber Yard in Stokenchurch for employment
redevelopment. The site now has planning permission for industrial / warehouse units.

The Core Strategy (2008)
2.32

The adopted Core Strategy (2008) at Policy CS11: Land for Business confirms the two top
layers of existing employment sites in the Local Plan, redefining them slightly as:

2.33

Policy CS11: Land For Business splits existing employment sites into four categories,
following the logic of the 2004 Local Plan:
i

‘Prime business areas primarily high-value B1 use;

ii

General business areas / sites – larger concentrations of primarily business uses with
some flexibility to for employment-generating non-B use classes and community
facilities;

iii

Scattered business sites, – smaller employment-generating sites with some flexibility
for employment-generating non-B use classes and community facilities’;

iv Mixed-use business areas / sites – opportunity for new business premises of varying
types’ as well as wider community benefits and regeneration objectives’.

2.34

The policy adds that there may be scope for some smaller scattered employment sites to
be redeveloped for non-business uses, and the Sites Allocation plan will provide detailed
policies on this.

2.35

In relation to growth and new development, Policy CS11 advises that the needs of
businesses will be met primarily through the regeneration and intensification of the above
areas. In addition there may be further opportunities for new business development in town
centres, on new sites at High Wycombe and in rural areas. It adds that ‘provision of new
sites for business development will need to adopt a plan-monitor-manage approach’. In
other words, the Core Strategy sets no quantitative target on the quantity of employment
space in Wycombe. But supporting text mentions that research suggests ‘scope for a loss
of around 20 hectares in the next 10 years or so’.

2.36

As well as the opportunities mentioned above, new employment sites could potentially be
provided at the Reserve Locations for Future Development identified at Policy CS8. There
are five such locations, comprising:

2.37



Abbey Barn North, Abbey Barn South, Gomm Valley and Terriers Farm on the edge of
High Wycombe



Slate Meadow on the edge of Bourne End.

The CS does not identify specific land uses for these locations. It advises that the Sites
Allocation DPD will make more detailed proposals on their exact boundaries and future
development. But the Delivery and Sites Allocation Plan, discussed below, does not
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discuss the Reserve Locations. We understand that this is a deliberate omission, as they
will be dealt with in the forthcoming new Local Plan.
The Delivery and Site Allocations Plan (DSA) (2013)
2.38

2.39

The DSA, adopted in July 2013, includes policies both to safeguard existing Scattered Sites
and to identify development sites for employment. In relation to Scattered Sites, Policy DM5
provides a criteria-based policy, supplementing Policy CS11 of the Core Strategy and
replacing E4 of the Local Plan. DM5 states that, on Scattered Employment Sites:


Permission will be granted for B-class uses and other economic uses – which include
some sui generis uses, community uses and main town centre uses such as retail
(subject to national policy).



Redevelopment for residential uses will only be permitted if it can be demonstrated that
economic (employment-generating) uses are no longer practicable.



To demonstrate that economic use is impractical due to lack of occupier demand,
applicants have to show that the site has been marketed for such use, for a reasonable
period of time and on reasonable terms.

With regard to development sites, Policy HWTC4: Economy provides that
‘High Wycombe town centre… will have a central role as a location for high quality office
development. Opportunities for new or enhanced quality office accommodation will be
created, particularly at the following locations:


HWTC 8 Council Offices and Royal Mail Sorting Office



HWTC 10 Swan Frontage



HWTC 16 Oxford Road Roundabout



HWTC 17 Bridge Street



HWTC 19 Rapid House.’

2.40

The document also identifies a number of smaller opportunities for office development and
redevelopment, generally as part of town centre mixed-use schemes.

2.41

Policy DM6 sets out general principles for mixed-use redevelopment as follows:
‘1

Proposals for mixed-use developments will be required to:
a) Meet the development principles and requirements identified in site specific policies
in this or any future local plan document;
b) Deliver a comprehensive development which covers the whole of the allocated site.

2.

2.42

Developments which include an element of business uses (i.e. B use class) will be
required to ensure a legal agreement or other appropriate mechanism is in place to
secure the delivery of the business element.’

Supporting text adds that, given the importance that mixed-use sites redevelopment sites
play in regeneration, the Council is keen to see that these sites are delivered
comprehensively rather than piecemeal; otherwise developers could deliver only the most
profitable elements of a scheme, without providing the additional benefits required by site-

January 2014

12

Wycombe Economy Study & Employment Land Review

specific policies. In particular, given the pressure to transfer land from business use to
housing, legal agreements and other mechanisms will be used to the business components
of schemes are actually delivered.
2.43

The DSA is supplemented by a further Council document, titled ‘Position Statement of
Housing and Land for Business’ and published in July 2011. The purpose of the position
statement is to set out the latest position on policies and sites that the Council has
suspended work on, pending a review of the Core Strategy housing target. As noted in its
introduction, the document expresses the Council’s preferred position and should be seen
as emerging policy. But it is not a consultation document and not part of the development
plan for the area. The Position Statement makes proposals for the development and
redevelopment of a number of sites, including existing and potential employment sites. As
instructed by the Council, in our inventory and appraisal of employment sites we take
account of these emerging proposals including testing them as with the other sites in this
study.

Economic development
2.44

The Council’s Economic Development Growth Strategy and Tactical Plan was published in
February 2012 and runs from April 2012 to March 2015. The document relates to business
support services, and therefore does not relate directly to land-use planning. But some of
its priorities may have implications for planning:


The first of the strategy’s priority objectives is that the Council aims to support and
facilitate the creation of up to 2,000 new jobs over the three-year life of the strategy.



The third objective is ‘to retain existing businesses while having a sector focus to
develop new business in the area’.



The primary focus of business support is on medium and large businesses, with priority
given to ‘the sectors that have most capacity to grow, namely:
a) Life Sciences / Biopharma / Medical devices;
b) Software / IT Security / Telecom Equipment;
c) Advanced Engineering;
d) Food & drink.’



However other sectors may also receive support:
‘… this does not mean that the does not mean that the Council will ignore or not work
with significant businesses who operate in other sectors, such as Dreams, Volvo, Biffa,
Hyundai, Ercol etc’.

2.45

Related to both economic development but also the potential supply of new land in High
Wycombe the Council has been exploring an option to develop a new M40 junction in the
Abbey Barn area between junctions 3 and 4. This proposal (termed J3a) would also help
relieve congestion on both the existing junction but also the local road network.

2.46

Although in the green belt if this is progressed it will allow the development of that land that
could generate market interest and deliver significant commercial investment in a location
that is constrained by a lack of strategic road access.
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Summary
2.47

Bringing together the different elements of the development plan, current planning policy for
employment land may be summarised as follows:
i

Overall, the plan provides no targets for the total quantity of employment land, either in
the district as a whole or sections of it. Supporting text in the Core Strategy suggests
that the total may fall over time, but formal policy only says that land provision will be
based on a plan-monitor-manage approach.

ii

Existing employment sites fall into three categories:

iii

▫

Six Business Parks, identified in the plan, are strictly safeguarded for high-quality
B1 uses.

▫

Employment Areas, identified in the Proposals Map, are safeguarded for business
(employment) uses, in classes B1-B8.

▫

Scattered sites are those employment sites not specifically identified above. They
are safeguarded for economic (employment-generating) uses, both in and outside
the B class, subject to an important exception: they may be released for other uses
if it can be demonstrated that economic uses are no longer practicable.

New employment development is to be accommodated:
▫

Primarily through intensification and redevelopment of these areas;

▫

At a number of sites identified in the DSA, mostly comprising mixed-use schemes in
High Wycombe town centre;

▫

Possibly at some of the five edge-of-town Reserve Locations for Future
Development (Policy CS8) which are named in the Core Strategy, but not yet
allocated for specific land uses.

2.48

The agenda for the present study follows directly from this summary. The study addresses
three main questions. The first question is how much land planning should provide for
different employment uses over the plan period, for the district as a whole and its different
parts. The second question is how far current policies for different categories of existing
and proposed employment site are still appropriate, both in principle and in relation to
specific sites and areas. The third question is whether the council should identify new sites
for employment development, and if so where and for what uses.

2.49

In answering these questions, we need to have regard to the objective of the Council’s
economic development policy – which aims to encourage employment growth, both from
inward investment and indigenous firms. We must ensure that our analysis and
recommendations align with national planning policy and guidance, which are summarised
earlier in this chapter.
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3

THE PROPERTY MARKET

3.1

Successful planning policy needs to be informed by market realities. In order to decide what
sites it should provide for employment development, the Council needs to know where
there is effective demand for new employment space. In order to decide if and where it
should release existing employment sites, it needs to know if and where there are sites
surplus to market requirements.

3.2

We aim to answer these questions below, based on analysis of the demand and supply of
employment space across the district. The data sources used in the analysis include:


A stakeholders’ workshop conducted as part of the study



Telephone consultations with property agents



Specialist databases including CoStar, EGi, Property Link and BCIS.

3.3

Organisations consulted included the Council’s Estates team, Bucks Business First, the
Buckinghamshire Thames Valley Local Enterprise Partnership, Deriaz Slater, Duncan
Bailey Kennedy, Hicks Baker and Savills.

3.4

Below, we first discuss offices and then turn to industrial / warehouse space. For each
sector, we comment briefly on the regional context before focussing in on Wycombe. The
analysis is informed by viability assessments of selected sites, which are provided at
Appendix 1 below.

The office market
Regional context
3.5

Wycombe lies on the margin of the Thames Valley, which for many years has been the
leading office market in the South East, featuring an established high-technology cluster in
a wide corridor along the M4, from Hammersmith to Newbury.

3.6

The performance of the Thames Valley office market has deteriorated in recent years, as
the effects of the recession and credit crunch have been compounded by an oversupply of
office developments, and possibly a shift towards central London. Nokia, Vodaphone and
O2, for example, have all vacated space in the area and moved into London. Similarly
companies located on the fringes of the Thames Valley, including in Wycombe, have
moved to the core of the Valley. Across the area vacancy rates remain high, exceeding
20% in Slough, Bracknell, Reading and Heathrow – though we understand that much of the
vacant stock comprises secondary offices, and Grade A stock may be scarcer. Prime office
rents are still below their former peak at the top of the market and were unchanged in 2011
and 2012, with incentives offered to attract tenants.

3.7

But there are signs that the market may be recovering. Lambert Smith Hampton3 report that
total availability fell by 16% in the 12 months to Q1 2013 – the first reduction after six years

3

LSH, Office Market Review 2013
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of consecutive increases4. A few speculative developments are proceeding, for the first
time in a number of years: examples include 1,835 sq m at Phoenix House, Uxbridge and
7,220 sq m at Market Street, Maidenhead, both due for completion in 2013. How
successfully these units let will be an important indicator of the strength of the market.
Agents expect that 2013 will see some growth in headline rents and tightening of incentives
in the best-performing local markets – most likely in the Staines, Uxbridge and Maidenhead
areas, where Grade A supply is tightest.
3.8

In the long term, if office demand recovers and the market tightens, demand will spill over
from the core of the Thames Valley into more peripheral locations, including Wycombe. But
it is still too early to be confident about the size and timing of the recovery.

Wycombe
3.9

Most of Wycombe’s office stock is in the south east of the district, at High Wycombe,
Marlow, and in smaller quantities at Wooburn Green and Bourne End. In that general area
there are also a number of large vacant ‘country house offices’. In the north of the district
there are offices at Princes Risborough. Below, we profile each of these local markets,
before drawing together conclusions for the whole district.
High Wycombe town centre

3.10

High Wycombe town centre does not have an office core, in which office uses are
concentrated. Instead, offices are scattered around the retail area, often located above
shops and in converted dwelling houses. These properties do not meet modern corporate
requirements for large floorplates and most offer little or no on-site parking. They are
typically occupied by businesses serving the local market such as professional services,
health services and employment agencies.

3.11

There are also larger, purpose-built offices in the town, ranging in age from the 1960s to the
early 2000s, that do provide larger floorplates and better specification (suspended ceilings,
raised floors, lifts, air conditioning etc) - though their appearance is less attractive. These
larger buildings are occupied by firms long-established in the town, such as Wilkinson
Sword, or else they offer serviced office suites, for example at Prospect House.

4

CBRE, Thames Valley & SQ M5 Offices Market Update, Q1 2013

January 2014

16

Wycombe Economy Study & Employment Land Review

Prospect House

3.12

Office take-up in recent years has been mainly by small and medium local businesses,
often on short leases. Larger corporate occupiers have generally gone to out-of-town
business parks, where access, car parking and the quality of buildings are better.

3.13

Vacant space seems to be concentrated in the purpose built stock, especially Western
House and Buckingham House to the west of Eden Shopping centre. Current rents are
around £54-86 per sq m in older buildings and £129 per sq m in the purpose-built modern
stock. These are some of the lowest office rents in the district. They are too low to support
new office development, and may be barely enough to maintain the existing stock.

3.14

There has been no new office development in High Wycombe town centre in recent years,
due to these low rents, the physically constrained nature of the centre – which makes
development difficult and expensive – and lack of occupier demand from good-quality
covenants. Rather, new investment has focused on out-of-centre business parks including
those outside the town centre but within the urban area.

3.15

For the same reasons, there is little market potential for free-standing office development in
the future. Future office development would need to be supported by an anchor tenant such
as the Council, and /or part of mixed-use scheme including higher-value elements such are
housing and retail. This is the logic behind the development schemes proposed in the Core
Strategy. An example is Buckingham House, which appears to be in low demand and may
not be viable to maintain, and is allocated in the DSA as mixed-use redevelopment site.
High Wycombe business parks

3.16

In High Wycombe, unlike many other places, modern offices have been developed in the
urban area rather than out-of-town sites.

3.17

Kingsmead Business Park is a modern office park located in the A40 London Road, one
mile from Junction 3 of the M40. It comprises five detached 1990s buildings, offering large
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open-plan floorplates to a Grade A refurbished specification, good car parking and good
amenities. However, access is restricted, as Junction 3, M40 does not have a southbound
egress; that is, only northbound traffic can leave the M40 at Junction 3. To reach the site,
southbound traffic has to leave the M40 at Junction 4 and travel through High Wycombe
town centre. Despite this disadvantage Kingsmead has attracted regional and national
corporate occupiers such as the BFS Group (trading as 3663). Vacancy is currently high at
42%, but we understand this is untypical – being in only two units where leases expired at
the same time. Rents are quoted at £252, among the highest in the district.
3.18

Anglo is a relatively new office development of 10 office units that forms part of the Cressex
Business Park, close to Junction 4 of the M40. The scheme was built in 2007 and is the
only significant office element in what is the largest industrial estate in Wycombe (other
offices on the estate are ancillary to industrial properties). Anglo is in a highly accessible
location, and in terms of geography is has the potential to attract large national and regional
occupiers. But its environment is relatively poor for an office park and it has no on-site
amenities. Local access onto the Cressex estate is also poor. For this reason it has
attracted mainly local occupiers and has high vacancy, around 30%, and low rents at
around £81 per sq m. Rents at this level could not support new development and make the
existing units marginally viable to maintain.
Anglo Business Park

Marlow town centre
3.19

Marlow is located in the south of Wycombe district, west of the A404, which provides
access to the M40 and High Wycombe to the north and the M4 to the south.
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3.20

In office market terms, Marlow is on the fringes of the Thames Valley. For many occupiers it
may be a good alternative to core Thames Valley locations such as Maidenhead and
Reading, but its potential is restricted by lack of critical mass and distance from the M4. Rail
links are also poor, which means that car parking is important to office occupiers.

3.21

Marlow town centre has a small office stock, comprising units above shops and residential
conversions and a few purpose-built properties. Occupiers are mostly local small and
medium businesses. Local agents report rising demand for small units in prime locations,
often driven by small businesses employing 3-4 people, who may have started up at home
and outgrown their first accommodation. Offices with allocated car parking are the most
popular and achieve premium rents. The market appears generally oversupplied, so agents
have to offer large incentives, such as six months rent-free. Rents are around £129 per sq
m, too low to support development unless part of mixed-use schemes and barely enough to
maintain the existing stock.
Marlow business parks

3.22

Globe Park is an edge-of-town business park, combining modern offices built in the 1990s
and 2000s with older industrial units. The park is just off the A404, which links to the M40
Junction 4 to the north and M4 Junction 8 to the south. It is possibly the best strategic office
location in Wycombe district, closest to the core of the Thames Valley. The office stock is
mostly open plan and built to A grade specification. Current occupiers include TNT Post,
Data Select, The Bramwell Pub Company and Phones International Group. However Volvo
UK, which had operated at Globe Park for 26 years, recently moved to. Vacancy appears
low, certainly by comparison with other parts of the Thames Valley. We note that a number
of leases have recently expired at the same time, although the agents report this is
untypical and we should not rely on this short term indicator. Prime quoting rents are
around £247 per sq m, pointing to relatively healthy balance of demand and supply.
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Globe Park

3.23

At present Globe Park is not fulfilling its full potential. Property agents report that major
occupiers are deterred from taking space there due to poor access into the park (especially
at peak travel times), inadequate on-site car parking and poor on-site amenities. In an oversupplied regional market, they have better alternatives open to them. A Business
Improvement District is being considered for the park, which will improve the park but is
unlikely to resolve major structural issues. A comprehensive programme to upgrade the
park would include access improvements, a multi-storey car park, amenities such as a
hotel, and general landscaping and environmental improvement. This is difficult to achieve
because the park is in multiple ownership.

3.24

Marlow International is a purpose-built head office complex located close to Globe Park.
Like Globe Park, it benefits from a highly accessible location on the fringes of the Thames
Valley. It also offers modern open plan space refurbished to Grade A specification in 2000,
a good car parking ratio and a shared restaurant. Existing occupiers include Veolia Water
(water management), Allergan (health care) and Dunn & Bradstreet (risk management).
However, the configuration of the complex, with a single entrance and shared atrium, may
deter some occupiers who prefer standalone building to provide a clear corporate identity.
Current availability is 20%, which seems high, but it only comprises three units. Current
rents stand at £226 per sq m, which is high by local standards and in the present market
could support pre-let development, though not a speculative scheme.
Wooburn Green

3.25

Wooburn Green, located to the east of Marlow at Junction 3 of the M4, is a village. But due
to its location on the M40 it has three purpose built office developments; The Courtyard,
Mercury Park and Glory Park. Glory Park is the newest of the three, and is still only part
built. As previously mentioned, southbound traffic cannot leave the M4 at Junction 3;
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therefore, to reach the site southbound traffic needs to leave at Junction 4, travel south
down the A404 and then east through Bourne End and Woodburn. Besides the motorway
access, public transport provision is poor which impacts staff and hence occupier demand.
3.26

The Courtyard is mainly occupied by local and regional businesses. Mercury Park has an
agglomeration of healthcare/pharmaceutical providers, including Menarini Pharma, Takeda
Pharmaceutical and Bracco. Glory Park tenants include; Paradigm Housing (2,694sq m),
Pharmanet (1,465 sq m) and Fulcrum Pharmacy (1,486 sq m).

3.27

Currently there is little vacancy in the built stock at Wooburn Green. But two further
buildings are proposed at Glory Park, providing 4,406 sq m at Plot B and C 7,022 sq m at
Plot C. These two buildings would be significantly larger than the three already built and
are unlikely to be delivered in the current market unless there is a pre-let in place. A
scheme offering smaller units would have better chances of success. Glory Park is an
attractive location and should let well if the right product is offered.

3.28

Glory Park has achieved the headline rent for the Wycombe district, at £296 per sq m, but
this was with substantial incentives of 24 months rent-free. At this headline rent, new
development is viable in the current market. Rents at The Courtyard and Mercury Park are
lower at circa £215 per sq m; at this lower rent new development is currently not viable.
Bourne End

3.29

Bourne End is two miles south west of Wooburn Green and thus further from the M40, but
more accessible to the A404. Its office stock is in a number of edge-of-town pavilion office
parks to the east of the train station, comprising Bourne End Business Park (2000s)
Meadowbank / The Courtyard (1990s) and number of units of Boston Drive.

3.30

Bourne End Business Park has attracted a range of regional and national companies such
as; PSION (high tech) Golder Associates (environmental consulting), Civica UK (IT), and
Spin Master Toys (manufacturing). Meadowbank /The Courtyard and Boston Drive have
mainly attracted local businesses. Bourne End Business Park achieves the highest rents in
the locality; at £237 per sq m; at the other business parks, where the buildings are older,
rents are around £170 per sq m.

3.31

According to property website EGi, current availability across Bourne End is 3,408 sq m,
which indicates a low vacancy rate. However, onsite inspections found that the quantity of
boards would suggest there are more vacancies than those listed on the internet. In our
opinion the Bourne End market may be close to or at saturation – so that if significant
additional floorspace were provided it could be difficult to let.
Princes Risborough

3.32

Princes Risborough is located in the north of the district, some 9 miles from High Wycombe
and the M40 and a similar distance from Aylesbury to the north. It is relatively remote from
major commercial and population centres.

3.33

The office stock in Princes Risborough comprises two elements: converted stock dotted
around the small town centre and a Grade A office park at Regent Park, built in 2008.
Regent Park provides eight units adjacent to an industrial site. It has attracted a mix of
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occupiers including Ten Insurance, Cat UK Services Ltd and the Association for Project
Management. Most of these companies were previously in the locality or had some
connection with it.
3.34

50% of the office space at Regent Park is vacant. Agents say that it has been difficult to let
due to insufficient car parking. We would add that the relatively remote location, lack of
amenities nearby and close proximity to industrial accommodation may also deter
occupiers. The current asking rent is £199 per sq m, with 18 months’ rent free on offer. This
is low for new build accommodation in the district and well below the level that would be
required to support new development.
‘Country house’ offices

3.35

Outside Marlow and High Wycombe there are a number of large vacant office buildings,
predominantly comprising former country homes converted into headquarter type offices.
Typically, these building are in rural locations, situated off main roads leading into High
Wycombe and Marlow. Examples include Westhorpe House and Harleyford Estate, which
are currently being marketed.
Westhorpe House
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Harleyford Estate

3.36

From the late 1980s, a number of factors have combined to make this type of property less
attractive to occupiers. Business preferences have shifted way from modular offices and
towards purpose-built, open-plan space. Occupiers are increasingly attracted to mixed-use
business parks, which offer leisure and retail facilities to their staff, in contrast to the
isolation of country house offices. In the economic downturn they have also become more
sensitive to outgoings such as utility bills and service charges, which are likely to be high in
period properties, due to less efficient heating, more need for repairs etc.

3.37

For all these reasons, country house offices are generally difficult to let, and we expect they
will continue to be so in the future. Quoting rents are circa £188 per sq m, and substantial
incentives are needed to attract occupiers. Our viability assessment (Appendix 1) of one
such building, Westhorpe House, shows that refurbishment for office use would not be
financially viable.

3.38

In summary, country house offices are generally not in demand and not viable to retain in
office use. These properties are likely to come under pressure for conversion to residential
use.

Conclusions
Overview
3.39

At the beginning of the chapter we asked two questions: firstly where there are market
opportunities for development and growth, and secondly where existing employment sites
are surplus to market requirements and might be considered for other uses. We address
these questions in turn below.

3.40

In relation to both questions, key evidence is provided by quoting rents. These rents are
summarised in the table and graph below, which is ranked from the lowest to the highest
rent. To put Wycombe in perspective, as well as different parts of Wycombe district we
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show rents for Reading and Maidenhead, at the core of the Thames Valley office market.
Office rents in both these places are well above the highest rents in Wycombe.
Table 3.1 Offices: top quoting rents, 2013 Q2
£/sq m

£/sq ft

81

8

High W town centre

129

12

Marlow town centre

129

12

Meadowbank & Boston Park, Bourne End

170

16

'Country house' offices

188

18

Regents Park, P Risborough

199

19

The Courtyard / Mercury Park, Wooburn Green

215

20

Marlow International

226

21

Bourne End Business Park

237

22

Globe Park, Marlow

247

23

Kingsmead, High W

252

23

Glory Park, Wooburn Green

296

28

Maidenhead

312

29

Reading

328

31

Anglo (Cressex), High W

Source: property agents, CoStar, PBA

Development opportunities
3.41

Development opportunities are driven by two main factors: the volume of occupier demand
and property values.

3.42

In Wycombe, occupier demand is broadly of two kinds. Local demand is generated mostly
by small and medium occupiers who sell goods and services to the area’s residents and
businesses. Regional, national and global demand is partly generated by large corporate
occupiers, who in the south of the district especially may be part of the Thames Valley
technology cluster. In this wider market, Wycombe is in close competition with core
locations such as Reading and Maidenhead which are well above even the highest rents in
Wycombe district.

3.43

Geographically, local demand is spread across the district, very roughly in proportion to the
size of different settlements and their hinterlands. Regional, national and global occupiers
are concentrated in the south east corner of the district, to the High Wycombe and around
Marlow, Wooburn and Bourne End.

3.44

Property values are largely driven by market rents, but also depend on other factors,
including:
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3.45



Incentives (rent-free periods) and lease terms, which may reduce the true value
associated with any level of headline rent;



Covenants, which measure the quality and reliability of occupiers;



Yields, which measure future expectations and thus investor confidence;

In the current market, which is still deeply scarred by the recession, we estimate that
speculative office development in Wycombe becomes viable at rents of around £295 per sq
m (£28 per sq ft). This means that speculative office development is not viable anywhere in
the district, except perhaps at the most accessible locations in the south, of which Glory
Park is an exceptionally high-quality example.
Figure 3.1 Offices: top quoting rents, 2013 Q2

Source: property agents, CoStar, PBA

3.46

If and when wider market climate improves, returning towards its pre-recession state, we
expect that incentives would reduce and yields will fall. Consequently the rental threshold
for viable speculative development should fall, perhaps to some £245 per sq m (£23 per sq
ft). The rentals shown in the table for each location should also shift upwards. The viability
appraisal of Globe park at Appendix 1 provides a worked example of this.
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3.47

In such an improved market, we expect that speculative office development would become
viable for most business parks in the south east of the district, around High Wycombe and
Marlow.

3.48

Even in an improved market, we see no prospect that new office development will become
viable either in the town centres or in and around Princes Risborough. In relation to Princes
Risborough, the Council is currently considering proposals for major development to the
west of the town, comprising some 2,500 homes and a western bypass. This would not
alter our view of the town’s potential for new office development.

3.49

In the town centres and Princes Risborough, therefore, we need to think about
safeguarding and regenerating the existing stock, rather than new development and
growth. We turn to these issues below.
The existing stock

3.50

At rents below some £130 per sq m, while new development of course is not and will not
become viable; it may not even be economically viable to maintain existing offices,
providing maintenance and repairs as required. This affects the town centres of High
Wycombe and Marlow, and also at the Anglo scheme at Cressex. In the town centres, freestanding office development is not viable; provision of new office space through
redevelopment or intensification would require mixed-use schemes that include highervalue uses. This is the approach proposed in the development Core Strategy and DSA.

The industrial market
3.51

In much of South East England, traditional industrial property (production space) has been
increasingly replaced by warehousing (distribution, logistics). In this report, for simplicity we
use the term ‘industrial’ to cover both these categories.

3.52

As for offices above, our property market analysis addresses two main questions, seeking
to identity firstly opportunities for new development and secondly industrial sites that might
be surplus to requirements and might be considered for other uses. Also following the same
approach as for offices, we first comment briefly on the regional context before focusing on
Wycombe.

Regional context
3.53

5

In a generally depressed industrial market, the South East, and especially the Thames
Valley, are performing better than other parts of the UK. Across the South East rents rose
by 2.7% in 2012 and availability was virtually unchanged, while the available Grade A stock
fell by 8% - the consequence of new build collapsing in the recession5. In the Thames
valley industrial rents are higher than in other parts of the region. Reading, Slough and
Oxford all have prime rents above £86 per sq m.

Lambert Smith Hampton, Industrial and Logistics Market 2013
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3.54

Developers have reacted to the lack of prime stock, leading to the first speculative scheme
in the Thames Valley for six years: Threadneedle are developing ‘Access 12’ in Theale,
offering 16 units due for completion by late 2013. The units are relatively small ranging in
size from 105 sq m to 1,436 sq m.

Wycombe
3.55

Historically Wycombe’s economy was based on furniture making, and accordingly industrial
space formed much of the employment stock. This stock was spread across the district,
much of it on Scattered Sites rather than purpose-built industrial estates. As furniture
making declined, much of this industrial space has been redeveloped for housing.

3.56

As mentioned earlier, in recent years the region’s industrial development has focused on
strategic distribution warehousing. Wycombe has not been part of this trend, which could
place it as a disadvantage compared to Reading, Slough or Maidenhead for example.
However High Wycombe has a strong industrial sector, relative to the region, and the depth
of stock is for example much greater than Maidenhead. Rents in Wycombe are comparative
to both Maidenhead and Reading for prime space.

3.57

Wycombe’s industrial market across is predominantly found in High Wycombe, Marlow,
Princes Risborough and Wooburn Green. We now consider each of the areas in turn.
High Wycombe – Cressex

3.58

Cressex is Wycombe district’s premier industrial location. It has the largest critical mass of
industrial occupiers in the district. It benefits from a highly accessible location, adjacent to
Junction 4 of the M40.

3.59

The estate comprises a mix of modern and older industrial stock, some dating back to the
1930s and some in ‘tired’ condition. There are new units in the southern section, which has
the best motorway access. Land ownership is fragmented between six or seven owners
(including WBC) and a number of units are held on long leaseholds.

3.60

Cressex has a number of large occupiers such as Booker and Arriva bus depot, along with
trade counter operators such as; Axminster Tools & Machinery; Graham, Edmundson
Electrical, and City Plumbing. Recent take-up has been mixed both in terms of activity and
unit size. New occupiers include both distribution operators (Scarlet Courier, Parcel Post
Direct) and more traditional industrial users and a wide range of unit sizes, from 140 to
4.048 sq m. There has been no new build in recent years, because the estate is fully built
up, but some units have been refurbished.

3.61

The estate is well occupied and rents are relatively high, at £86 per sq m for prime
properties and £43-65 per sq m for secondary. These values are in line with core locations
in the Thames Valley and are sufficient to support speculative development. But the estate
is fully built up and there is no capacity for growth.

3.62

Cressex Business Park is an important asset for the region. But because of the fragmented
land ownership, there is a danger that not all parts of the estate will be managed and
renewed to the same standards. The Council should do all it can to safeguard it, by
ensuring that no incompatible development is allowed to encroach on it. It should also
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engage with owners and occupiers to encourage high standards of management and
maintenance and deal with any issues that arise, for example in relation to traffic or the
public realm.
Cressex Industrial Estate

High Wycombe – Sands Industrial Estate
3.63

Sands Industrial Estate is some two miles north of Junction 4 of the M40 and adjoins
Wycombe Wanderers football stadium. It is much smaller than Cressex and similarly in
multiple ownership, with land held both by investors and occupiers. It is generally in a good
state of repair, providing a range of quality, age and size of industrial units.

3.64

The estate attracts a range of local, regional and national companies which undertake
manufacturing, distribution and trade counter activities. Occupiers on the estate include
PSV Glass Manufactures, A.J.Way and Magnet Trade.
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3.65

The estate is well occupied and currently advertised floor space on CoStar is just 10 units,
most of which provide less than 700 sq m. Given that all recent take-up has been for larger
units, these units may not provide what the market requires.

3.66

Overall, Sands Industrial Estate currently functions very well, providing a range of units to
match market demand. We expect that any additional units provided there would be readily
taken up.

3.67

There is no new build accommodation on the estate (although some refurbishment); rents
for good quality second-hand accommodation is £75 per sq m, which is a good rent. For
new build £86 per sq m should be easily achievable. At this rent level, our viability appraisal
suggests that industrial development is nearly viable, and should become viable in the short
term as the wider market improves.
High Wycombe - Knaves Beech industrial estate

3.68

Knaves Beech is an employment area adjacent to Junction 3 of the M40. It is the name
locally given to the commercial area either side of Knaves Beech Way and fronting
Boundary Road, under the motorway junction. In terms of hierarchy, after Cressex
Business Park and Sands Industrial Estate, Knaves Beech is probably the third most
important industrial estate in the town

3.69

As noted earlier this is a one-way junction, which limits the estate’s strategic accessibility.
But the estate is well occupied, with key tenants including Dreams Beds, Clini Park and Big
Box self-storage, and is working well.
Marlow

3.70

Virtually all industrial property in Marlow is at Globe Park, which we have discussed above
as an office location. As noted earlier the park’s strategic accessibility is very good,
although access to the site itself is poor, with severe congestion at peak times. It provides a
mix of old and modern units, mostly of small to medium size. Most occupiers are local
businesses (Stevens Engineering, Clear Drains); there are also national / international firms
such as Beta Laser Mike. Rents are high, quoted at £91.50 per sq m.

3.71

In terms of demand, there is clearly market potential for further industrial development
around Marlow. But over the long term industry has been displaced from Globe Park by
higher-value office uses.
Bourne End / Wooburn Green

3.72

In the south-east corner of the district there are three main industrial estates. Wessex Road
in Bourne End, Wooburn Industrial estate and Soho Mills between Bourne End and
Wooburn. All are well occupied, mainly by local businesses, at rents of £78-80 per sq m. In
our view there is little market potential to expand the industrial stock in this area, but the
existing stock is working well and should be maintained.
Princes Risborough

3.73

Princes Risborough as noted earlier is a small town in a relatively isolated position. The
area has modern industrial space at Regent Park, which was built in 2008, and as
mentioned earlier combines industrial space and offices. Access to the estate is under a
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low railway bridge on Summerleys Road, but we understand that the clearance is 4.5
metres. This should allow clearance to most commercial vehicles and so should have
minimal impact on industrial occupiers. There is land for further development adjacent to
the park, as the Homes and Communities Agency (HCA, which succeeded SEEDA) is
selling a 2.3-ha, cleared development site with B1 / B2 / B8 planning permission.
3.74

The industrial part of Regent Park is fully occupied, despite the economic downturn. The
main occupier in the area (although adjacent) is Ercol Furniture, a local company that uses
15,400 sq m as a factory and showroom. Most other occupiers are local companies,
including Beechdean Motorsport, Beachdean Farmhouse Dairy Ice cream Aircon services
and Molins Tobacco Machinery – which serves an international market but had previously
been based in Saunderton for 60 years. Rents are high at £91 per sq m, but the tenant
profile on the estate is likely to mean that capital values are too low to support speculative
development.
Regent Park

3.75

Existing industrial accommodation in the Princes Risborough area is generally well
occupied, both as regards new space at Regent Park and older space. But we do not see
any great potential for growth. Princes Risborough may attract ‘overspill’ demand from the
High Wycombe area, but this would be on a modest scale, because the town is quite far
from High Wycombe and the road link is poor. Nor is Princes Risborough likely to attract
footloose demand from the north, because the nearest town, Aylesbury, is actively
promoting a growth strategy including large amounts of new employment space, tied to
large housing allocations.

3.76

Therefore demand for industrial space in Princes Risborough is likely to come mainly from
existing local occupiers, and that demand may be largely exhausted by the existing
developments. Consequently further speculative development would be risky, and the
market is unlikely to deliver it.
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Conclusions
3.77

Wycombe’s economy was historically driven by furniture making. As that industry declined,
much of the industrial stock has been redeveloped for alternative uses. The result is a very
tight supply of industrial accommodation across the district and very healthy prime rents,
around £85-90 per sq m, in line with the top rents in South East England. At these rent
levels new development may be financially viable, but this very much depends on the
quantity and quality of occupier demand and perceived risk at particular locations.

3.78

In terms of their industrial market potential, Wycombe’s industrial locations fall into three
broad categories.

3.79

At the top of the hierarchy is the area round High Wycombe and Marlow, mostly served by
Junction 4 of the M40. The area’s market potential is demonstrated by the success of
Cressex, Globe Park, and (on a lesser scale) Knaves Beach and Sands industrial estates.
Prime rents in the area are around £86-91 per sq m. New development there should be in
demand and it viable – not necessarily immediately, but in the near future if general market
conditions improve even slightly. But at present there is no identified land for such
development.

3.80

At the second tier of the hierarchy is the Wooburn / Bourne End area south of the M40,
served by the one-way Junction 3. The estates in this area, comprising Wessex Road and
Soho Mills, are smaller and cater to a more local market. But their vacancy is low and rents
are healthy, at around £80 per sq m for secondary stock. In this area demand and rental
values are certainly sufficient to sustain the existing stock. Some new development may be
in demand and viable, though probably on a modest scale.

3.81

Finally in the third tier is the Princes Risborough area, whose market potential is limited by
its relatively remote location. The area’s existing industrial stock is well occupied and there
is no evidence that any of it is surplus to requirements or not viable to maintain; with one
special-case exception: the Hypnos site, discussed in Chapter 4 below, where space
purpose-built for two large occupiers may be neither suitable for other businesses nor
viable to redevelop. But despite high rents capital values are too low to support significant
new development, due to relatively poor tenant profile and the limited size of the local
market.

3.82

Therefore, for the foreseeable future the market in Princes Risborough is likely to deliver
little or no new industrial space. The major housing and infrastructure development
currently under consideration to the west of Princes Risborough would make no significant
difference to this. The reason is that these changes would not alter the main factors that
restrict industrial demand and values in Princes Risborough: the town’s geographical
location and the small size of its existing industrial economy.

3.83

In relation to the Council’s economic development agenda, all three tiers of the hierarchy
are important. The High Wycombe / Marlow area is the most likely to attract knowledgebased and high-value occupiers; it will also attract more routine activities – probably
including logistics, though not on the scale associated with strategic hubs such as
Northampton. Throughout the district, older, fit-for-purpose buildings will provide space for
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lower-profile occupiers, including SMEs and start-ups. If these industrial areas are not
safeguarded, these lower-value businesses will suffer the consequences.
In the next chapter we use these general conclusions to underpin more detailed, sitespecific recommendations.
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4

EMPLOYMENT SITES
Introduction

4.1

In this chapter, we provide an inventory and qualitative audit of both the existing
employment sites in Wycombe and the sites committed or proposed for future employment
development. At the end of the chapter we comment on the likely impact on the district’s
employment stock of the new Permitted Development Rights.

4.2

The qualitative audit focuses on market potential – whether a site, if offered to the market
for its allocated employment use, would have a reasonable prospect of being taken up for
that use. So, for existing, occupied sites, we are assessing whether, should a site fall
vacant, it would have reasonable prospects of being re-occupied for employment – whether
through reuse of existing buildings or after redevelopment. For development sites, the
question is whether the site has reasonable prospects of being developed and occupied for
its intended employment use within a reasonable timeframe.

4.3

Where in our view a site does not have reasonable market prospects as defined above, we
suggest the Council consider releasing the site for other uses.

4.4

There is no one overarching criterion. But for existing sites, one important consideration is
whether the site is occupied and whether there is evidence of renewal and investment. The
condition of the buildings on the site is one consideration but just because buildings are
dated or reaching the end of their lifespan is not enough in itself to release the employment
site. If the site is well located and attractive it may be in demand and viable to redevelop.
There is also a market for affordable secondary space, from occupiers who do not need
and cannot afford a premium product.

4.5

We are also mindful that a recommendation to release a site that is currently occupied can
sometimes result in the extinguishment of the existing business on site. Being forced to
relocate can be a considerable expense for businesses.

4.6

Our starting point for the assessment is the 2004 Wycombe Employment Land Review,
which looked at over 200 individual sites. For this study, we reviewed and updated the
criteria used in 2004 most noticeably to reflect the NPPF and a more detailed look at
viability. Most of our assessments relate to individual sites, but some cover groups of sites,
such as industrial estates or offices in a town centre. All sites were assessed in April and
May 2013. Of the 122 sites and clusters covered by the assessment, in the main report we
only discuss the more important sites and those that have particular issues. All sites are
mapped at Appendix 2 and fully described and assessed at Appendix 3, which is an
electronic database provided separately.

4.7

In making recommendations, we assume that the Council’s objective is to meet the demand
for employment land uses so far as is consistent with the district’s sustainable capacity.
This is in line with the NPPF, but it has no regard to the needs of other land uses. Where
different uses compete for the same land, the Council may override our recommendation to
safeguard a site for employment if it considers that housing, for example, takes greater
priority.
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4.8

Below, we first discuss existing employment sites, splitting Wycombe into three broad
areas: High Wycombe, the south of the district (including Marlow, Lane End, Wooburn and
Bourne End), and the north of the district (including Princes Risborough and Stokenchurch).
A separate section discusses selected Scattered Sites across the district whose future use
needs particular consideration. We go on to a discussion of future change, which first
considers the planned supply of sites committed and proposed for employment
development.

4.9

For simplicity, in reference to sites’ policy designations we use the terminology of the 2004
Local Plan.

High Wycombe
4.10

High Wycombe is the main town for the district and accommodates most of its employment
floorspace.

4.11

In the text that follows we first deal with the main office sites, which are mostly protected
Business Parks (BP) in the Local Plan, or town centre sites designated in the DSA:

4.12



Kingsmead (BP)



Peregrine (BP)



Johnson & Johnson (BP)



Town centre.

We then move on to more general employment sites, which are predominantly industrial,
although some also include office space. These sites are designated as Employment Areas
(EA) in the Local Plan.


Knaves Beach (EA)



Valley Business Centre (EA)



High Wycombe Business Park (New EA)



Cressex (EA)



Tannery Road (EA)



Hughenden area (EA)



Sands Industrial Estate (EA)



Verco (EA)

4.13

Following our discussion of Business Parks and Employment Areas we take a closer look
at the Desborough area, which includes both designated Employment Areas and Scattered
Sites.

4.14

We close the High Wycombe section with a discussion on Wycombe Air Park before
moving on to the southern part of the district.

Office sites
4.15

Here we look at the main office sites which include Kingsmead, Peregrine, Johnson &
Johnson and the town centre sites.
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Kingsmead Business Park
4.16

One of Wycombe’s premier business parks, the Kingsmead Business Park offers two and
three-storey office floorspace in a campus style development.

4.17

The park benefits from being level and accessible from the A40. Its layout provides ample
parking, and access roads within the site make it straightforward to navigate. The site is
fairly well screened from its environs by a trees and foliage. An application has recently
been received for a café to serve the park, which is a good indication of positive investment
from the owners.

4.18

It can best be described as an ‘urban business park’ being neither town centre, edge of
centre or on a major strategic road junction.
Kingsmead Business Park, High Wycombe

4.19

There is a string of similar sites in this part of Wycombe including the Hyundai head office
and Peregrine Business Park. This is an interesting aspect of High Wycombe’s office
market and there is clear proof that sites like these represent a strong appeal to potential
occupiers despite their less than ideal locations and accessibility.

4.20

It is important to note that this site – and other similar ones – was developed in a very
different office market climate. Just because a site works well today as an existing
development does not necessarily mean its success can be replicated on similar sites. For
example Wycombe Marsh was originally intended as a similar urban office park, but market
evidence could not support this aspiration and the site was eventually developed for
additional housing and light industrial uses.

4.21

Nonetheless Kingsmead is a successful part of Wycombe’s business park stock and should
be protected.
Recommendation: maintain as Business Park
Peregrine Business Park

4.22

Peregrine is located adjacent to the railway line, close to London Road. It has six purposebuilt self-contained office blocks in a good condition.

4.23

The site is set in attractive environs but detached from the urban area by the railway line. It
is planned around an access road off Gomm Road which links with the A40. Office blocks
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are set around the road on the incline of the Gomm Valley. Access to the site is private,
however, and it is primarily designed for car access.
4.24

The units are of a good quality and the internal environment is spacious and pleasant with
ample parking.

4.25

Some units have recently been vacated, refurbished and now available. Peregrine is a
successful development and should be retained as a Business Park.

4.26

It shares some similar characteristics as Kingsmead although its location is more extreme,
the former has a high profile frontage into the A40 but this site is hidden. As noted above
this appears to work, not all occupiers are concerned by a lack of prominence and at least
some appear to value the more secluded nature of this site. The privacy of the site may be
one of the reasons why it is successful even though the site has no prominence and is not
well strategically located.
Recommendation: maintain as Business Park.
Johnson & Johnson

4.27

Johnson & Johnson occupy the designated existing Business Park site which was formally
known as Dun and Bradstreet, Holmers Farm Way, in the 2004 Local Plan. It is a large
headquarters office, which in comparison with the business parks discussed above, like
Kingsmead and Peregrine, the site benefits from better access to the strategic road
network.

4.28

Johnson & Johnson are high profile, and this proves Wycombe can attract big
pharmaceutical companies to the district. We understand that there is scope to expand the
site, and this may help to retain the existing occupier. It is therefore necessary to protect
this site as an existing Business Park and continue to offer it – should Johnson and
Johnson move on – as an attractive location for companies of a similar type to the current
occupiers.
Recommendation: maintain as Business Park.
Town centre mixed-use sites

4.29

4.30

The DSA lists a number of sites in the town centre that have potential to provide new or
enhanced quality office accommodation. The sites are:


HWTC 8 Council Offices and Royal Mail Sorting Office



HWTC 10 Swan Frontage



HWTC 16 Oxford Road Roundabout



HWTC 17 Bridge Street



HWTC 19 Rapid House.

In planning terms the sites are acceptable for new or intensified office space. However,
given the reality of the market for office space they are problematic in terms of demand and
viability – as discussed in Chapter 3 above – and will unlikely see development in the shortterm. Any new office space would have to be cross-subsidised with a higher value scheme.
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4.31

That said the sites are located centrally and do benefit from good public transport
accessibility. High Wycombe station will benefit from a new rail line to Oxford with services
likely to start from 2015.

4.32

For the Royal Mail and Council offices, the current stock of office space will have limited
appeal on the market for prospective tenants when the current occupiers move out.
Redevelopment will therefore have to occur on these sites, which will only occur if there is a
healthy town centre office market. Any redevelopment will impact on viability as a scheme
will have to be cross-subsidised by residential development.

4.33

For the Bridge Street/Rapid House area, the site occupies a gateway location on the main
route into High Wycombe. The DSA states that this area is a key office location and
surrounded primarily by employment uses, which we support.

4.34

Finally, for the Oxford Street Roundabout and Swan Frontages, the sites have the
advantage of prominence from the town centre dual carriageways. This view is reflected in
the DSA, which states that the sites have the best potential within the town centre to deliver
high-quality, large-scale headquarter style office accommodation. We feel that some office
development could be viable there, but not in the short term.

4.35

The town centre masterplan proposes downgrading Abbey Way. This may enhance the
areas prospects with potential future occupiers preferring an enhanced Abbey Way
environment over the current layout. There is little to choose between the two sites
although the Swan Frontage area has a greater prominence from the main Marlow Hill
access into town.
Recommendation: The Council should continue to be aspirational with their plans for
office in the town centre, but should be cautious in holding out for office
development. Space should be provided where possible in response to a local
market demand.

General industrial sites
4.36

Here we look at the main employment areas in High Wycombe offering industrial space.
We discuss these in terms quality, starting with Knaves Beech and Valley Business Centre,
and closing with Desborough.
Knaves Beech

4.37

The Knaves Beech area in Loudwater at Junction 3 of the M40 has a mix of industrial and
business premises. The area is one of the best located employment areas in the district,
and its low vacancy can be attributed to its access to the M40.

4.38

Knaves Beech Way bisects the designated Employment Area. On the western side of the
road is the industrial estate side. It offers mainly storage and shed space for distribution
purposes. The stock is of varying quality but the access is quite spacious and the
environment is well kept. There is a retail element as Dreams have their showroom close to
Knaves Beech Way, which is a relatively new development.

4.39

The eastern side of the site is the business park known as Knaves Beech Business Centre.
This comprises several modern, fit-for-purpose office blocks as well as some distribution
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units. The occupiers are mainly technology firms, but Dreams have their headquarters and
warehouse based here. Other firms include, Clinipak, SecuriMed and Ultra Electronics.
4.40

Outside of the Knaves Beech Business Centre, there is a string of office units along the
bank of Boundary Road. The majority are in-use, however ICM House is vacant. It is for
sale/let with over 743 sq m of office space.
ICM House, Boundary Road, Loudwater

4.41

The Knaves Beech area is well used, and clearly benefits from its proximity to the strategic
road network. Aside from the above vacancy, the park is in a healthy state and the Knaves
Beech Business Park is successful. The site is an example of what type of land Wycombe
could do with more of if land was less constrained. Although not marketed as a
IT/technology site, the site is clearly attractive to a type of high technology and IT company.
The site is not a ‘science park’ or strongly specialised but simply attractive for a range of
occupiers including knowledge based firms. At the same time the site meets the needs of
less high profile occupiers.

4.42

The site is clearly successful and there is no doubt about its on-going suitability for
employment uses, and on this basis it should be retained as an Employment Area.

4.43

There is evidence of estate renewal and we expect this to continue in the future with older
units being replaced over time.
Recommendation: maintain as an Employment Area.
Valley Business Centre

4.44

The Valley Business Centre is near to London Road and runs contiguous to the railway
line. This area provides warehousing/storage, office and light industrial units in a quality
and well maintained environment.
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Valley Business Centre, High Wycombe

4.45

This site also benefits from having very little vacancy. Occupiers are mixed with technology,
logistics and professional services, including the Hyundai Academy.
Recommendation: maintain as Employment Area.
High Wycombe Business Park

4.46

A new addition to the district is the High Wycombe Business Park. This speculatively built,
nine-unit business park is located to the rear of Wycombe Retail Park, close to London
Road although with no prominence on the strategic road network. The units are high-quality
(BREEAM: Very Good) and provide multi-unit/trade counter space.
High Wycombe Business Park, High Wycombe

4.47

The applicants chose to promote new light industrial space together with additional
community uses as opposed to a major office site (as was originally intended). The
rationale for this was that Wycombe had delivered almost no new industrial space of this
type in recent years despite buoyant demand. As we discuss elsewhere, even very poor
quality space in Desborough remains occupied; partly in response to the general lack of
supply.

4.48

In terms of occupier demand this development appears to be successful. Although it is only
recently built, only three units now remain to be let. It should be designated as an
Employment Area within the current area identified under H6 of the Local Plan.
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Recommendation: designate as Employment Area.
Cressex Business Park
4.49

Cressex Business park is on the western side of the town centre and is the largest
designated Employment Area in the district, and one of the largest industrial/warehouse
and business estates in southern Buckinghamshire. It provides a mix of office,
industrial/warehouse and commercial/trade premises.

4.50

As a general industrial site it performs well. It benefits from defensible boundaries and has
good access to M40 along the A4010.

4.51

There is a range of mix and quality, with the eastern part of the park being more sought
after whilst the northern part is of lower quality. This is most likely due to the access. The
south of the park has ease of access from the main distributor road, whereas the north is
less accessible because it has no egress at the northern end.

4.52

A second aspect of this difference is due to the plot densities. The north has smaller plot
sizes than the south.

4.53

Cressex is well occupied. However, offices are difficult to let in comparison to other uses on
site. The office developments at Cressex have struggled, partly because the site is
associated strongly with industry, and also because the site lacks the kind of amenities
most businesses look for when taking on a tenancy, for example, eateries, leisure, etc.

4.54

Furthermore, our consultations found that parking is a problem as there are cars and lorries
parked on the roadsides during peak hours. The south of the Cressex generally has parking
available within developments, but at the north, developments tend to not have parking
spaces. In addition, we also found from our consultations that over-intensifying plot
densities may harm Cressex’s future viability.

4.55

In conclusion, the site is one of Wycombe’s major sites for employment and should be
retained on this basis.

4.56

The site does not require much pro-active management from the Council or its planning
powers. However the Council needs to very carefully manage any emerging
redevelopment opportunities with a careful eye on parking and servicing arrangements.

4.57

For the more densely developed parts of the existing site, especially in the north, the
Council should consider promoting redevelopment which reduces plot ratios and increases
on-site parking and servicing space. It is clear that some units use the service roads and
incidental space in lieu of on-site provision.

4.58

Office space has not worked well here in the past and in our opinion Cressex does not
provide a good environment for offices. Nevertheless, if the general office market improves
in the future there may be pressure again to intensify the employment generating potential
by promoting more office space. It would be difficult to resist this on policy grounds. If there
were to be more office space it would be vital to provide more on-site parking.
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Recommendation: maintain as Employment Area.
Tannery Road Industrial Estate
4.59

The retail and industrial mix in the Gomm Road/Tannery Road area blurs the lines between
being a straight industrial site and a retail site.

4.60

For employment uses, it is a combination of light industrial and warehousing. Although not
a high-quality development, it provides ample servicing space for vehicles and car parking
space to the rear. There is also a small amount of vacancy.

4.61

The industrial and retail areas both work well together to form a functioning and successful
site. This is partly due to the retail uses, comprising businesses like B&Q and Halfords, and
the car showroom on the frontage of the site area.

4.62

There is pressure to increase the retail elements in this location. But we recommend that
the Council should resist further retail development at the estate as any further losses of
industrial will be hard to replace elsewhere in the district.
Recommendation: maintain as Employment Area.
Hughenden area

4.63

The Hughenden Avenue area is a large designated Employment Area. It consists of a
variety of types of sites. The north-western corner at Lisle Road offers light industrial units
in good condition. The north-eastern corner at Manor Court Yard offers modern offices.
Both of these sites have little vacancy. On the western side of the site is Ariston, Peter
Harvey and Carousel, who occupy a large warehouse and ancillary office space.

4.64

The remaining parts of the site were once home to De La Rue and Compair. Both
businesses have moved on and the industrial stock has been cleared for redevelopment.
The sites are now being promoted as residential led mixed-use development. Because the
site was cleared prior to the 2011 base date, we do not include the loss of floorspace/site
area as part of our calculations.

4.65

The 2011 Position Statement for Housing and Land for Business set the framework for the
two sites. For the Compair site the statement suggested ‘a core of business uses and other
significant employment generating uses should be re-provided’. For the De La Rue site,
some replacement B1 (c) space should be re-provided at the southern end of the site.

4.66

De La Rue is not ideal for industrial type uses; it is north of the town centre and away from
the important motorway accesses. But there is demand for local quality industrial space
and a shortage of supply. Not all local occupiers demand high quality strategic access and
the industrial stock throughout Wycombe is well occupied. So replacement industrial space
should be supported. The current permission for 2,399 sq m of light industry and
warehouse space (B1c/B8) supports this view.

4.67

The key will be the design of the space. It should ensure that it meets the needs of a light
industrial occupier including servicing space and industrial design characteristics; as
opposed to a B1a offer which will not meet the needs of light industrial users.
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4.68

For the Compair site there are emerging proposals as follows:





4.69

240 flats for elderly;
Dementia care home
County Council Offices - 2,500 sq m, with elderly day care centre on ground floor
Outline consent for 13 business units (totalling 3,226 sq m) for purposes within use
classes B1, B2 and B8 with up to 15% ancillary trade counter floorspace per unit.

The space at Lisle Road, Manor Court and Ariston is occupied, proving there is a demand
for industrial/office space in the local market. These developments are also not considered
premier locations in High Wycombe. Therefore this is encouraging in terms of market
prospects for any new employment space that may be provided on former Compair and De
La Rue.
Recommendation: retain Employment Area designation to reflect current planning
permissions for the site. That part of the site which has planning permission for
other uses should be de-designated.
Sands Industrial Estate

4.70

On the western edge of the urban area is Sands Industrial Estate, roughly a third of the size
of Cressex, and located to the north-east of it.

4.71

It provides warehousing/storage and depot type premises as well as light industrial units.
There are also office blocks located within the site but these are not predominant.

4.72

In respect of its occupier profile, there are a number of businesses that are continuing the
legacy of the chair/furniture industry as well as a selection of construction related industries.
Current occupiers include Blowpast, Magnet, Lindab and JFC engineering.
Sands Industrial Estate, High Wycombe

4.73

The site’s internal environment is good, with relatively level topography throughout allowing
HGVs ease of access. However, there are some areas where access is on an incline to a
building.

4.74

Externally, the site is on the edge of urban area and is suitably located away from the
residential areas. There is, however, some residential development close to the approach
to the site’s entrances.

4.75

The site is accessed from Lane End Road, which links with the A4010 New Road/Chapel
Lane to the A40 West Wycombe Road. Although access to the site is reasonable on the
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primary road network, it suffers poor access to the strategic road network, with Junction 4
being further away than access to the A40.
4.76

There are two entrances to the estate, both from Lane End Road. Both entrances, along
with the internal road network within the site, are suitable and spacious enough to allow
access for cars, vans and HGVs.

4.77

The stock is of mixed quality, with a larger stock of older buildings than new. Generally the
estate is relatively well kept but there are some areas that are in a lacklustre state and
would benefit in regenerating.

4.78

The estate does have a variety of vacant units, which have been on the market between
one and two years. But it is not significant enough to cause concern in respect of the longterm future of the estate.

4.79

In sum, the estate functions well, but it is has suffered from piecemeal development over
the years, and this has put a strain on the attractiveness, layout and structure of the estate.
It is clearly a valued site because of its lack of vacancy, and therefore should be protected.
Careful planning and maintenance for the future will be necessary to avoid the site from
becoming obsolete.
Recommendation: maintain as Employment Area.
Verco

4.80

To the south of the West Wycombe Road is a designated Employment Area roughly half
the size of nearby Sands Industrial Estate. The site has similarities with Sands Industrial
Estate, but unlike Sands it is dominated by one occupier, Verco.
Verco, High Wycombe

4.81

Verco is an office furniture manufacturer and has been operating from the employment site
for decades (since the 1930s). The rest of the employment space is a mix of quality ranging
from the 1970s to the 1990s, providing warehousing/storage/depot and factory space. The
surrounding area is predominantly residential, along with open space on the western side of
the site.
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4.82

Amongst this, on the northern side, there is a separate building which was previously used
for automotive uses. On the eastern side of the site, there is a builders merchants, and a
Thames Water pumping station on the north-east corner of the site.

4.83

Although the site benefits from a number of access points the peripheral roads are single
carriageways and suffer from uncontrolled parking, leaving a single lane of traffic flow in
some cases, particularly the northern part of the site (Gilletts Lane). However the site is
easily accessed from the A40 (West Wycombe Road) and access to the strategic road
network is akin to Sands Industrial Estate.

4.84

The Verco site can broadly be split into two, the occupied northern part and the cleared
land to the south.

4.85

As we understand it Verco wish to retain the northern section, on which they carry on
manufacturing, distribution and office function. They consider this area is sufficient for any
expansion they might envisage in the future. So we conclude that the continued occupation
of the northern parts of the site remains viable.

4.86

The southern section of the site as we understand it has previously been under option for
residential development, but more recently has also been marketed for new employment
use. The owner’s agents in 2013 reported that this marketing had failed to attract market
interest6. The agents suggest that the failure to attract a tenant or developer demonstrates
that the site is not in demand and should be released from the stock of land.

4.87

The site is clearly complex, but the failure to secure any market interest in employment use
seems surprising, given the generally tight market for industrial space in the area. Agents
for both Wycombe Marsh and Daws Hill have both advised that despite the recession there
is demand for some local quality employment space, and that some, small scale,
development is viable in the town. We understand that the lack of space in the town has
led to Wycombe companies looking for space outside of the town, including the Regents
Park estate in Princes Risborough where the industrial elements of the development let
quickly.

4.88

Part of the answer may be that the site was first offered to the market at a bad time, when
the local manufacturing was in steep decline. Following on from this the recession and
credit crunch hindered development nationwide. Speculative development for new
employment units was very rare with very few developers able to raise sufficient credit.

4.89

So, with these circumstances in mind we think it is too early to conclude that the site has no
prospect for any future new employment use and previous marketing needs to be
considered in wider market context. The site owners previously marketed the site for small
scale light industrial uses and this would appear to be the most likely option to take forward.

4.90

However, this is far from a clear cut conclusion.

6

NLP’s letter to the Council 30th August 2013
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4.91

To inform this study we undertook some basic viability testing of redevelopment scenarios
(appendix 1). For this site we tested redevelopment of the whole site for a mix of new
employment uses; including new offices and industrial space. We tested this scenario
because if Verco did relocate it is unlikely that a new occupier would take their (purpose
built) space. So redevelopment is the most credible future scenario to test.

4.92

This viability work tested redevelopment of the whole site (north and south) for mixed
employment uses (7 office units and 5 industrial). The work concluded this mix was unlikely
to be viable without introducing higher value residential into the mix.

4.93

However, as noted in the appendix it was the office elements of the scenario which were
undermining the viability. As a light industrial proposal alone our evidence suggests the
site is potentially viable for redevelopment. Appendix 1 shows that other 100% industrial
developments, including nearby at Sands, will become viable if given only a small
improvement in the general market climate.

4.94

So our opinion is that, before concluding that no employment space is viable, a further
round of market testing for light industrial use is potentially needed. To help the Council
and the potential applicant we would suggest the owners work with the Council to agree
how this is to be done, including the length of any marketing period (we would suggest two
years) and also a realistic value for the site as an employment site.

4.95

An alternative option is to work with the site owner to refine the viability analysis and test a
100% light industrial option on the southern part of the site.

4.96

We understand that other sites have been subject to detailed scrutiny before; including
when the Council was actively considering the future of the Daws Hill allocation. At that
time the Council sought a third party view of the evidence presented to support the scheme.
Recommendation: Maintain northern half of site as Employment Area. For the
southern section, adopt a site-specific policy for redevelopment subject to market
testing (scattered site).

Desborough area
4.97

The area to the west of the town centre is an area diverse in culture and land uses, with
local shops, terrace housing, industrial sites and other employment uses mixing together in
a relatively constrained spatial environment.

4.98

The Wycombe Core Strategy identifies this area the ‘Desborough area’, and labels it a ‘key
area of change’, where future development should improve its integration to link with the
town centre, bring forward open space, regenerate employment areas, and conserve the
industrial heritage.

4.99

The DSA adds to this with policies HW1 and HW2. Policy HW1 states that new
developments should improve the area’s existing links to open spaces and the town centre,
as well as protect the area’s heritage. Policy HW2 looks to deliver regeneration, new open
spaces and river corridor improvements in Desborough.

4.100 For employment space, it is characterised by a distinctive collection of legacy sites from the
furniture heyday of the early twentieth century, as well as pockets of renewal where small
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industrial estates/business parks and office blocks have been developed over the past few
decades. In policy terms, it has both designated Employment Areas and Scattered Sites.
4.101 Like the aforementioned larger sites in High Wycombe, there is little vacancy in the area,
and it is evident that it provides useful, low-cost/low-value employment space for small
businesses.
4.102 However, the area suffers from a number of issues. Firstly, access and parking problems
are acute. Many of these roads are residential terracing and have cars parked on both
sides of the street only allowing for single lane traffic flow. The older stock does not allow
access from the roads conveniently in many cases and further compounds the area’s
problems. In addition, the Desborough area itself is not an easily accessible location in
relation to the strategic road network.
4.103 Further, the legacy stock is nearing the end of its lifespan. Despite some sites being fairly
well looked after, there are many that are unsightly and in a poor state, and can be labelled
‘bad neighbours’.
4.104 This area represents a challenge in respect of its long-term longevity for employment uses,
particularly in respect of the legacy stock of sites. In time, these sites will be prone to
residential speculation (and this has prompted the Scattered Sites policy to be updated to
reflect this pressure on these types of sites in the DSA).
4.105 There are too many sites in Desborough to describe individually in this report. Below, we
describe a small selection, to illustrate the different types of employment stock. For
reference, the database covers all the sites in Desborough.
Copyground Lane
4.106 The Copyground Lane area has a number of poor quality properties that front the road. The
stock of Scattered Sites here is fairly typical of the decaying stock that we have mentioned
above. But these sites provide a valued function for businesses that require low-cost and
low-quality space.
Copyground Lane, High Wycombe

4.107 As the buildings reach the end of their lifespan, it is difficult to envisage redevelopment of
the site for new employment use. The site area is not large enough for a modern scheme.
The access to the strategic network is also a drawback to viability.
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4.108 Copyground Lane, therefore, represents an example the type of scattered business sites in
the Desborough area that will struggle to reinvent themselves for employment use when the
stock reaches the end of its lifespan. In our view Policy DM5 remains appropriate for this
site; under this policy we expect that the site will transfer to other uses.
Recommendation: Continue to manage through Policy DM5.
Desborough Industrial Park
4.109 In contrast to sites like Copyground Lane, Desborough does provide some relatively
modern stock.
4.110 The Desborough Industrial Park, a designated Employment Area, is a good example of this.
Built in the past few decades, the stock here is better planned, as there is adequate
servicing space and parking compared with the legacy stock.
Desborough Industrial Park, High Wycombe

4.111 Although these sites function well and have little vacancy, they are still not in an ideal
locality for access to the strategic road network. We can assume the fact that it is well
occupied is due to the shortage of stock in the district for industrial space.
4.112 Nonetheless, it is these types of sites in the Desborough area that are ‘off-street’ and have
service space that should be protected as they provide valuable employment space close
to the town centre.
Recommendation: maintain as Employment Area.
Leigh Street
4.113 The Leigh Street area is a large designated Employment Area. We describe this site in
three parts. The Council’s Position Statement proposes it for a mixed-use redevelopment
that retains at least one hectare of employment land.
4.114 The south-western part of the site that fronts onto Kitchener Road has the most recently
built stock. This area provides a mix of light industry and storage units built in the past 1030 years. These units have no vacancy and should be retained within the Employment
Area.
4.115 The central part of the site is the area proposed to be redeveloped to provide small start-up
units. The scheme involves the conversion of Birch House, which will provide 31 managed
workspace units; much will depend on the scheme being successful in a bid for a heritage
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grant. If successful it will protect a heritage area and instil a new life in to the Desborough
area. But without the grant it will be difficult to justify keeping this stock within the
Employment Area.
4.116 The northern part of the site, between Leigh Street and Desborough Road, is in a poor
state, with the buildings derelict and suffering from structural issues. This part of the area
should therefore be released. The alternative is to redevelop the area, but it would not be
suitable to promote for new light industrial development because of its poor accessibility.
The area could be suitable for offices, but there are already sites identified in the town
centre for office uses in the DSA. Further, in the event that the heritage scheme
development materialises, industrial uses would not be an ideal use to operate in close
proximity.
Leigh Street, High Wycombe

Recommendation: maintain south-western part of site (fronting Kitchener Road) as
Employment Area. Release north-eastern derelict stock from Employment Area.
Central area is dependent on heritage grant.
The future of the Desborough area
4.117 The future of employment sites in Desborough raises difficult issues. The area’s legacy
stock will gradually fall into obsolescence and need major repairs or renewal, which will
often be unviable. Yet the stock is well occupied, by businesses that need low-cost space.
If that space is lost, ideally, ideally it should be replaced away from the Desborough area
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because of the area’s constraints discussed above. But at present there is nowhere to put
it, because land is in short supply in Wycombe district.
4.118 The area’s Scattered Sites are managed under Policy DM5, which allows redevelopment
for other uses when it can be demonstrated that employment-generating uses are no longer
practicable. This criteria-based approach is realistic and reasonable. In the text above and
in the database at Appendix 3 we identify those Scattered Sites which under this policy are
particularly likely to transfer to other uses in the foreseeable future. The list comprises
Dashwood Industrial Estate, Jubilee Works, Dashwood Avenue, Ogilvie Road, the ATS
Depot (Copyground Lane), Brow Works (Copyground Lane) and Kitchener Road. These
sites vary in area from 0.06 ha to 0.91 ha and in total they amount to some 2.6 ha.
4.119 Over time we expect a gradual loss of employment space in the Desborough area, which
will be very difficult to replace elsewhere unless more land is identified for employment in or
around Wycombe. We return to this issue later in the report.
Recommendation: maintain current criteria-based policy.

Wycombe Air Park
4.120 Wycombe Air Park is situated in the Green Belt, on the fringe of the High Wycombe urban
area. Also known as Booker Airfield, it caters for over 200 aircraft. It is located close to High
Heavens waste site on Clay Lane.
4.121 The site is currently designated under Policy GB10 of the 2004 Local Plan, which requires
development to be closely related to the use of the Air Park; it also states that proposed
ancillary businesses must demonstrate their necessity to the airpark.
4.122 The site provides hangar/warehouse, workshop and office space for air-related industries,
specifically flying clubs and aviation organisations. Current occupiers consist of small flightschool businesses and aerospace suppliers.
4.123 Typically for an airfield, the sit’s layout is level and spacious, to allow for planes and goods
vehicles to access the hangars. The site is surrounded by open countryside in the main.
Close to the southern part of the site, there is a small area of residential development; and
to the north of the site, the M40 corridor runs the north-west.
4.124 The site is accessed to the north by Clay Lane, part of Cressex Road, which links with
Handy Cross at Junction 4 of the M40. To the south, Clay Lane leads to B-roads and
countryside. There is also access from Marlow and Junction 5 via Lane End. Despite the
site’s close proximity to the M40, access to J4 is a two-mile trip.
4.125 The site has well established occupiers and there is currently no vacancy. To build on this
success, the Council is considering a possible phased redevelopment of the site. A first
phase may involve the redevelopment of four hangars to cater for advanced engineering
and air-related uses. Potential plans also involve moving the waste uses on the site to a
different location to free up space for redevelopment.
4.126 A potential final phase is dependent on a Green Belt release to extend the development
area of the site for new hangar and storage space, and amenities. This involves re-working
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some of the existing brownfield space, as well as reducing the foliage and tree cover at the
northern boundary of the site for new buildings.
4.127 Without a relaxation in Green Belt policy development potential at Air Park will be quite
restricted. Allowing for a wider range of uses could help to offset the losses in industrial
stock from places like Desborough, as well as windfall losses. This site could provide space
for small-scale industrial/warehousing appropriate to the Wycombe market. The Air Park’s
attraction is that it already has the infrastructure within the site to support further
employment space.
4.128 So from an employment perspective, given the shortage of space in the area and the willing
site owner, we would support the relaxation of the constraints which have limited
development on this site in the past.
Recommendation: consider a more flexible policy to allow for a wider range of uses,
subject to Green Belt considerations.

Southern Wycombe
4.129 Following High Wycombe the second largest concentration of employment space is found
in the south of the district. Our consultations suggest that this is a distinct market from
Wycombe, given the physical barrier that is the M40 and also the peak-hour traffic
congestion across the M40 junction. Many business occupiers consider Maidenhead or
Slough as a closer alternative.
4.130 The area’s employment floorspace is concentrated in two main areas. Firstly Marlow town,
including Marlow International, Globe Park, and some small amounts of office floorspace in
the town centre.
4.131 The second area is a cluster of sites found at Bourne End, Wooburn and Lane End, which
despite being largely rural accommodates a number of sizeable industrial estates.
4.132 There is a third dispersed cluster of sites many of which were former headquarter office
buildings but have now fallen out of market favour. We discuss this in greater detail under
the Scattered business sites section below.
4.133 Similar to High Wycombe, the sites are generally well occupied, with low vacancy.

Marlow
Marlow International
4.134 Marlow’s main employment sites are Marlow International and Globe Park.
4.135 Marlow International is the smaller of the two and a designated Business Park. As a selfcontained development, it labels itself as a ‘corporate headquarters’ and associates itself
with the Thames Valley rather than High Wycombe. It is a high-quality office development
that currently has Veolia, Allergan and D&B as tenants.
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Marlow International, Marlow

4.136 Situated on a level site, the building provides ample parking and allows easy access out on
to Parkway, the road linking with the A404 junction that leads to the M4 and M40. The site
benefits from pleasant amenity space which boosts the attractiveness of the site as an
office location. The site also benefits from having prominence when approaching the site
from the A404 junction.
4.137 Its location, contiguous with the A404, is on the edge of a residential area. The Parkway
road, however, helps to keep the residential area and employment area separate in terms
of vehicular usage. It is close to Globe Park but the sites do not adjoin, as the residential
area bisects the two sites. Trees help to screen the employment use from the residential
area.
4.138 At the time of the 2004 study, the technology market was affected by the end of the ‘dotcom
boom’. Nevertheless Marlow International was attracting blue-chip occupiers. Now, Marlow
International is in good health with three tenants.
4.139 Marlow International is a car-based development, with excellent highway accessibility and
ample parking. It does suffer from rush-hour traffic congestion at the A404 junction and also
poor signage when approaching along the A4155 and the A404. Despite these issues,
which it shares with Globe Park, it is a highly successful and accessible business park,
attractive to high-profile tenants as part of the Thames Valley office market.
Recommendation: maintain as Business Park
Globe Park
4.140 In contrast to the offices of Marlow International, Globe Park is a collection of different types
of uses and stock. It is predominantly an office park, with some light industrial units and
warehousing. It is also much larger than Marlow International, and thus has a range of
different occupiers.
4.141 The site’s area is triangular in its composition, running contiguous with the A404 on the
eastern side, and merging with the residential areas of Marlow on the eastern and northern
sides. Fieldhouse Way bisects the site and runs central through it, splitting the site into
eastern and western portions.
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Globe Park, Marlow

4.142 The eastern part of the site is a designated Business Park. It mainly consists of modern,
two-storey office blocks with limited parking bays for each block. To the south of Parkway,
the uses change to warehousing and distribution.
4.143 The western part of the site is a designated Employment Area. It consists of a mix of
quality, with modern two-storey office blocks amongst two-storey office buildings. On the
fringe of the western area are old warehouses in a dilapidated state.
4.144 The public realm area around Fieldhouse Lane/Parkway is particularly poor and of lowgrade. However, moving westwards from Fieldhouse Lane, the site changes, and there is
evidence of estate renewal. New, modern, high-quality three-storey office blocks have been
developed here; and the realm is of complete contrast to that of the area close to the
Parkway-Fieldhouse Lane junction.
4.145 Outside of the park, the site merges with the residential periphery, and there is no clear
demarcation between the two. There are limited forms of buffering, especially at the New
Town Road entrance. There is, however, a tree buffer near the Savil Way area but it gives
of the sense of being retrofitted. This contributes to its lack of prominence on the approach
to the site, and it does not benefit from having an entrance gateway or identity like its
neighbour, Marlow International.
4.146 The site has clearly been developed in a piecemeal fashion, which has led to a number of
problems – for example, lack of space for parking, a varying range of quality in the public
realm. This can attributed to its fragmented ownership and lack of structural planning over
the years.
4.147 Like Marlow International, this site benefits from its ‘almost’ direct motorway access, which
is not common with the other employment sites in the district. However, its access to the
local road network is a problem. The A404 junction bottlenecks at peak hours and it can
take 20 minutes to leave Parkway in the afternoon rush hour.
4.148 The site has also become too dense to supports its users. For example, parking is a visible
issue. Many of the roads within, and on the periphery, are lined with cars during work
hours. What the park lacks is a car park for the entire site. Most office developments within
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the park only have a small amount of parking. Also, as is the case with Marlow
International, the park is more accessible to cars.
4.149 In summary, Globe Park is an important site for Marlow and Wycombe, and should be
retained. In part, this is due to its association with the Thames Valley, which is a real
benefit, as well as its proximity to the strategic road network.
4.150 However, as stated above, there are a host of problems that could lead it to becoming less
attractive to potential tenants. Its parking problems, local access, poor public realm and
landscaping, and lack of amenities are causing harm to its attractiveness.
4.151 A Business Improvement District process is expected to start in 2014 with a proposed start
date of October 2014, subject to a successful ballot. Further, it is likely that a hotel will be
added to the park. Although this is positive for Globe Park, it will not go far to solve its
underlying problems.
4.152 As discussed in the last chapter, the park will struggle to maintain its attraction to future
occupiers if an area action plan is not put in place to proactively control density and provide
car parking.
4.153 We recommend that the park be protected for its current employment use. But
consideration should go towards the current local plan designations, which class the
eastern part of Globe Park as an existing Business Park, and the western part of the site as
an Employment Area. Currently, the uses in the eastern part of the site do not reflect the
requirements of the existing E2 policy on business parks, as there are warehouses within
the boundary of the designation.
Recommendation: maintain part as Business Park and part as Employment Area
Marlow town centre
4.154 The vast majority of the employment floorspace in Marlow is found on the two main estates
discussed above. However there is some stock of office space in the town centre.
4.155 The space falls into two broad categories. Firstly offices on upper floors in the retail core.
Some of this space was purpose built, for example Regatta House whereas other is
converted from older buildings. There is also however a small number of purpose-built
office buildings built in the 1970s–1980s; for example Sovereign House (1988 – to let), the
older 18 Oxford Road (part to let) and the former HMV offices on Spittal Street).
4.156 Our consultations have brought forth mixed views about the future of this type of space and
its ability to remain competitive (both purpose built and upper floor). Some local agents
report that the town centre office market is healthy, with buoyant demand and little supply.
However others suggest the town centre struggles to secure occupiers. They say that the
main reason property will not let, or is difficult to let is the lack of car parking. Marlow is a
small town which is poorly served by public transport (within the town and its nearby
villages) and the practical reality is many potential office workers will rely on cars.
4.157 It is very difficult to reconcile these two competing market views because the recession has
reduced the demand for office space across all market. So those more optimistic agents
may be correct and in an improved market any vacant space re-occupied. However in
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discussion with owners and occupiers of space nearby, including Globe Park but also rural
sites (e.g. Harleyford Estate) they often cite the availability of parking as a distinct
advantage which their locations have whereas space in the town centre does not (although
as we discuss elsewhere Globe Park parking is at a premium).
4.158 We also noted that even poor quality space near to the town centre, but with parking, was
occupied. For example the former workshop space being used as offices on Southview
Road.
4.159 So with the evidence to hand we are concerned about the long term sustainability of the
town centre stock because if parking is the main issue the space will never compete with
other sites around the town.
4.160 Further as a town with limited new housing being proposed the market for town centre
‘population serving’ office space (accountants, surveyors, solicitors) is unlikely to grow
significantly even in improved economy circumstances.
4.161 However the new Permitted Development Rights discussed in Chapter 5 below are likely to
remove much of the more readily convertible property in the town centre. For Marlow there
is a genuine risk that the market will ‘over-correct’ and commercially viable office space,
which would be occupied by the local town centre office market will be lost from the supply.
4.162 This would indicate that the Council should resist the loss of purpose built space, (which is
likely to still require planning) to guard against this. This can be achieved using policy
DM5. Recommendation: resist loss of purpose-built space in the town centre by applying
DM5.

Bourne End
4.163 Bourne End is a large village located close to the River Thames. It is an area that is
relatively well supplied with employment floorspace in relation to its size.
4.164 There are two designated Employment Areas in the centre of Bourne End. The first is the
Boston Drive area within the Station Road/Cores End Road/Furlong Road ‘triangle’, which
is characterised by its offices; the second covers the area to the south of Cores End Road,
and this is characterised by a mix of office, light industrial and warehousing/depot space.
Bourne End offices
4.165 The Employment Area within the triangle features an array of modern two-storey office
blocks. It has two access points: Boston Drive and off Cores End Road.
4.166 Boston Drive is home to Eghams Court, a purpose built office development over two
storeys, which provides small office space. Boston Drive is also home to a number of office
buildings of varying sizes – all two storeys – and, at the rear is Lex House, a modern office
block with ample parking.
4.167 To the north of Boston Drive is a separate office park called Bourne End Business Park.
This is accessed from Cores End Road and is newer than the development in Boston Drive
but of a similar style and quality. It offers several two-storey office blocks.
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Bourne End Business Park, Bourne End

4.168 In the Employment Area to the east of the triangle area is a further office development in
the Meadowbank area, off Furlong Road. This is a separate development called The
Courtyard with several two-storey blocks and ample parking, in a similar style to Bourne
End Business Park.
4.169 These office developments currently attract a diverse range of businesses. The sites all
offer a similar style of environment, with good landscaping, parking, and some having good
prominence from the triangle road network. The offices are all centrally located allowing
good access to amenities and combine well to create a wider office environment. They also
benefit from being located in Bourne End, which is a sought-after location because of its
village character.
Meadowbank, Bourne End

4.170 However there is a fair amount of visual vacancy (from ‘to let’ boards) for office space in the
triangle area, including scattered business sites. Lex House, for example, has up to 1,068
sq m of vacant space. At Bourne End Business Park, one unit is advertising between 325
and 13,000 sq m of vacant space – also available for sale.
4.171 For access, the office areas link with the A-roads that lead out of Bourne End, onto High
Wycombe and the A404. Access to the strategic network is not good, however. Although
the area is reasonably close to the M40 at Junction 3, (roughly a 2.5 mile drive), and a
longer drive to the M4 at Junction 8 via the A404 (10 mile drive), it is by no means in an
ideal location. The village centre is also quite constrained in respect of access around the
triangle area at peak hours.
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4.172 Further, despite benefitting from having a local station the area’s connectivity by rail is not
good as the station is on a branch line from Maidenhead, reducing the frequency of
services.
4.173 To sum up, as mentioned above, the Bourne End area is well supplied with employment
space – particularly office, in relation to its size as a local centre. There is a variety of office
developments, with the majority having some form of vacancy. This is in contrast to High
Wycombe area which suffers little vacancy.
4.174 Despite the supply of offices, there is nothing distinctive about the developments. They are
two-storey blocks built in the past 10 to 20 years, with ample parking and well-kept. The
majority are courtyard style developments. Some are hidden away, and some are more
prominent on the main roads.
4.175 The lack of variation in office space may not help its attractiveness as an office location.
Nevertheless, the market is constrained, and it may be the market is saturated for office
space in Bourne End. It could also be because the market demand for offices in locations
like Bourne End is changing, as businesses are now looking for premises on office parks
that are well located and have amenities.
4.176 The sites should be protected for their current use, subject to monitoring to see if they
continue to be well occupied and viable.
Conclusion: maintain Boston Drive area and Meadowbank as Employment Area
Wessex Road/Millboard Road
4.177 The area to the south of the Meadowbank office area comprises the light industrial and
warehousing area of Bourne End.
4.178 The Wessex Road Industrial Estate is situated along Wessex Road, off Hedsor Road. It is
an estate that provides industrial/warehouse space as well as trade counter space.
4.179 The estate environment is in a fair condition, but it would benefit from some investment in
the realm area to improve its attractiveness. The current stock is in a fair condition, also.
4.180 It currently is advertising from 464 to 1,858 sq m of vacant space to let. However, the
majority of units are all in use and it is a popular and well-used estate.
4.181 In contrast to Wessex Road, the Millboard Road area is a higher quality environment. Its
stock is split between the Dukes Meadow office type developments and the more light
industrial stock at the foot of the road.
4.182 Dukes Meadow provides office and light industrial style units. This is a good-quality
business park style development with ample parking and well-maintained internal
environment. It is currently occupied by organisations such as Kawasaki Motors UK, Pilot,
Renesas and Zebra Technologies.
4.183 Towards the end of Millboard Road, the units are more individual in design but similar in
terms of occupiers. Technibond and the Crown Products Group have premises here.
4.184 Both Wessex Road and the stock at Millboard Road work well and should be retained in
employment use.
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Recommendation: maintain as Employment Area

Wooburn
4.185 Close to Bourne End, on the route to High Wycombe via the A4094, is Wooburn. It is
characterised by three built-up areas – Wooburn Town, Wooburn Green and Wooburn
Moor – that merge into one another along the A4094 corridor towards High Wycombe.
4.186 Here we discuss the following sites:


Soho Mills Industrial Estate and Wooburn Industrial Park



Glory Park



Mercury Park



Holtspur Lane.

Soho Mills Industrial Estate and Wooburn Industrial Park
4.187 Close to the periphery of Bourne End is the Soho Mills Industrial Estate and Wooburn
Industrial Park. These are two employments sites under one designated Employment Area.
Both sites offer warehousing, storage, depot and light industrial units.
4.188 Both the estate and the park have no clear demarcation. The Wooburn Industrial Park is
considered units 6 to 16, and the remainder of units are part of the Soho Mills Industrial
Estate. Current occupiers feature Balform and Tevo as tenants at Wooburn Industrial Park.
4.189 The site is a typical of industrial estate with level terrain and a regular shape. It has good
access into the site from the A4094, and the internal road network is spacious enough for
HGVs. Parking is also not an issue.
4.190 Outside of the site, housing borders the western side and open countryside to the north,
which is designated Green Belt; the rest of the site is bordered by Town Lane (A4094). This
is the main access road for the site, allowing it ease of access on to the primary road
network.
4.191 The Wooburn area is not close to the strategic road network, but Town Lane does provide a
straightforward direct access to the M40. The site is also close to neighbouring parts of
Wooburn along Town Lane and close to Bourne End.
4.192 In conclusion, this is a no frills but perfectly well maintained and functional industrial
estate/business park, and is popular with businesses. It currently has no vacancy. Its
success is justification in itself to maintain its current designation as an Employment Area.
Recommendation: maintain as Employment Area
Glory Park
4.193 Wooburn Green offers two prominent office parks, both designated Employment Areas.
They have the advantage of being located in an attractive location (Wooburn Green village)
but close to the M40 at Junction 3 which is one mile away.
4.194 Glory Park is the most recent development. It is a high-quality office park with BREEAM
rating excellent buildings. It is set in natural surroundings with a semi-rural feel.
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Glory Park, Wooburn Green

4.195 Phase 1 (Plot A) was completed in 2009 and consists of three buildings with 3/4 storeys.
Paradigm Housing Group, PharmaNet/i3 and Aptiv Solution occupy the buildings.
4.196 Plots B and C have not yet been built out. They have the potential to accommodate up to
4,180 and 7,000 sq m respectively. When complete, the site will comprise over 16,700 sq
m. At present both plots have detailed consents for headquarter offices.
4.197 The lack of progress with the second and third phases, following the 2009 first phase, gives
an indication that it is due to a recession effect; and that speculative development on these
phases is unlikely given the current market. Nonetheless, this is one of a few high-quality
office areas of the district and it has values verging on Thames Valley standards. We
expect the site to pick up when the market improves. However, as the Property Market
chapter concludes, smaller schemes than those currently with consent would be more
viable.
4.198 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. These units are
also quite recent, and there is some vacancy. They are built to a lower architectural quality
than the Glory Park buildings.
4.199 The current Employment Area policy allows for B uses other than B1 on this site. But as
Glory Park is an office oriented development, it would be suitable to protect the site under a
Business Park classification. The second and third phases will strengthen the site as an
office location as well.
Recommendation: designate Glory Park as a Business Park
Mercury Park
4.200 Close to Glory Park is the well-established Mercury Park. It is a branded as a ‘prestigious
secure office campus’ and offers 13 high-quality office buildings totalling approximately
8,700 sq m.
4.201 It is currently home to a number of businesses in the pharmaceutical industry, such as
Menarini Pharma, Bracco and Takeda. It currently has 139 to 157 sq m of vacant office
space.
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4.202 Mercury Park benefits from having good prominence from the main road (Wycombe Lane)
running through Wooburn Green. Within the site, the landscaping is well maintained and of
a good quality. The site is gated, with 24 hour security, and provides ample parking.
Overall, it is well occupied and has limited vacancy.
4.203 Mercury Park is a popular and high-quality office park and should be protected. Due to its
office focus Mercury Park should be recognised as a Business Park akin to those identified
in Policy E2 of the 2004 Local Plan, rather than its current Employment Area designation.
Although, under the current policy which allows B-uses, it is unlikely a use will be permitted
for anything other than B1 because of how the site has been built out.
Recommendation: designate as Business Park
Holtspur Lane
4.204 The Holtspur Lane area of Wooburn is a relatively small Employment Area. It predominantly
consists of office uses, however there is a large warehouse and car showroom within the
designated area.
4.205 The warehouse site is occupied by the PLB Group and Tactical. The car showroom is used
by Volkswagen. Some of the operators of the office premises are Banner Homes, Maindec
and Waverly.
4.206 The Employment Area is surrounded to the north, east and west by residential areas. It is
screened by a tree buffer on the western side, as well as on the eastern side, but this is not
particularly high.
4.207 The site has good local access from Holtspur Lane for distribution. For strategic access, it
benefits from being in a similar location as Mercury Park/Glory Park sites. Within the
designated area, Riverside is the link road that provides access to the sites. However, the
roadside is used for on-street and curb-side parking which harms the area’s attractiveness
and functionality.
4.208 There is no vacancy and the current stock is in a good condition. However, there are some
issues which will need to be monitored. For example, these sites do not benefit from
particularly good signage or prominence from the main road and they suffer from a minor
parking problem because of the on-street parking and lack of available parking within each
office unit.
Recommendation: maintain as Employment Area

Lane End
4.209 Lane End is a small village to the south of the M40. It is surrounded by Green Belt and
AONB on the north, east and west of the urban area, whilst only AONB to the south.
4.210 The Local Plan has two designated Employment Areas in Lane End. The Springbank
House site, which is now being redeveloped for mixed-use (residential and employment);
and the Lane End Industrial Park / T&L Works, to the west of Springbank House site.
4.211 The latter is in two separate parts. The southern part of the Employment Area is known as
the Lane End Industrial Park. This is a high quality in terms of its stock and internal
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environment. The park offers several good-quality units for office and light industry. It is
quite a tight space for the number of units and access for vehicles, however. There is no
vacancy and there is evidence of estate renewal from new B-use developments.
4.212 The northern part, T&L Works, does not have direct access to the industrial estate, and
does not benefit from signage like the southern part, and therefore, for this study, it is
deemed a separate entity. This part provides industrial warehousing, storage and ancillary
office space. The stock is tired as well as the environment but the site is spacious enough
for servicing and loading.
4.213 T&L Works is identified in the Council’s 2011 Position Statement as having potential for
redevelopment, with a minimum of half the site to be retained as light industrial use. The
residential potential is obvious but we know of no pressing reason to promote mixed use
here beyond seeking to improve the quality of the stock on offer in the village by securing
new stock via mixed use redevelopment. So an argument can be made either way,
retaining the site in its entirety as an employment site or mixed use. However if a mixed
use redevelopment is to work then the configuration of the site must pay close attention to
access. Even a very light industrial scheme will require good access and circulation round
the site; the ideal would be to provide a new access to separating the employment and
housing elements of the site.
4.214 The downside to Lane End in relation to the employment sites is its local access and
access to the strategic road network. The local centre of Lane End is particularly small and
the roads are not designed for large vehicles or traffic associated with industrial estates.
Access on to the strategic network is via Junction 4 at High Wycombe, just less than four
miles in distance.
Recommendation: maintain Lane End Industrial Park as an Employment Area; along
with T&L replacement space. Maintain remaining employment land at Springbank
House as Employment Area.

Northern Wycombe
4.215 Most employment space in this part of the district is in the town of Princes Risborough.
Outside the town there are a number of small scattered employment sites, which perform
well in a rural/local centre setting – for example, Hollytree Farm, which provides small
workshop units.
4.216 Aside from Princes Risborough, there is collection of employment sites in Stokenchurch. A
key site is the Stokenchurch Business Park, located close to the motorway junction. In the
centre of Stokenchurch there is a variety of employment sites which range from office to
light industrial.

Princes Risborough
4.217 Between the previous employment land review and today Princes Risborough has lost a
large amount of its industrial stock to housing (commenced or permitted). Some modest
amount of new space has been provided although this is only a fraction of what has been
lost or is committed to be lost (e.g. Regent Park).

January 2014

60

Wycombe Economy Study & Employment Land Review

4.218 In this section we discuss the town centre and the employment areas of Hypnos, Picts Lane
and Regent Park.
Princes Risborough town centre
4.219 The town centre has a small selection of employment sites which range from office to
workshops. Most employment use is centred along the main road (A4010), particularly the
New Road stretch. The area is quite spacious, particularly along New Road; most
properties are set back from the main roads, allowing for parking.
4.220 The office stock is in a good condition, with some converted from residential to office, and
some purpose-built office blocks designed to blend in with the town centre character. The
workshops are in a fair condition and provide space for trades and auto industries. Current
occupiers in the town centre office sites are well established, and there are only small
pockets of vacancy in the office sites.
4.221 The town centre area provides small amounts of office space and supports local
businesses, contributing to the vitality of the town centre and mix of uses. The new rules on
Permitted Development could have an impact here, as many offices are in converted
dwelling houses.
Princes Estate (Regent Park)
4.222 On the western edge of the urban area, on the opposite side of the railway tracks to Picts
Lane, is the employment area known as Princes Estate. In contrast to its neighbour, the site
has seen redevelopment in the form of Ercol (2002), followed by Regent Park (2008).
4.223 This site was designated in the 2004 Local Plan under Policy E7, which was required to be
developed in line with Policy E3, and to ensure new development respected the landscape
and put satisfactory access and parking arrangements in place.
4.224 As discussed in Chapter 3 above, Regent Park comprises and industrial and an office
element. It is accessed from Summerleys Road, which is a B road and thus not ideal, but its
site access and internal layout are of high quality. The site is well planned and spacious,
with attractive landscaping, and the light industrial units are accessible by HGVs.
4.225 The industrial property at Regent Park is fully occupied. But the offices are half vacant. As
discussed earlier, we believe that there is little demand for offices at this location, primarily
due to its geography, as well as lack of amenities nearby and close proximity to industrial
accommodation.
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Regent Park (Princes Estate), Princes Risborough

4.226 The Princes Estate also has 2.3 ha of development land for sale, owned by the Homes and
Communities Agency (who inherited it from SEEDA). The site had planning permission for
a mix of B1, B2 and B8 buildings, but this has now lapsed
4.227 Overall, Princes Estate provides a high-quality development in an attractive setting, albeit
its market potential is restricted by its geography and local market conditions - especially for
offices.
4.228 Therefore, the existing employment space, which on the whole is well occupied, should be
safeguarded as an Employment Area. The remaining undeveloped area in our view should
also be safeguarded for employment, because it is the only significant area suitable and
available for industrial development in Princes Risborough at present. Admittedly our earlier
analysis concluded that the market was likely to deliver little if any additional industrial
space in the local area for the foreseeable future. Even so, if occupier demand is to be met
there should always be a modest reserve of development land - to accommodate churn,
replace any existing sites that may be lost to other uses and meet one-off requirements.
The 2.3 hectares available at Princes Estate provide that reserve.
4.229 In summary, we consider that the whole of Princes Estate should be safeguarded for
employment. For the undeveloped section the Council may wish to set out site-specific
requirements on landscape, conservation, access and parking.
Recommendation: designate as Employment Area
Longwick Road
4.230 The site is a designated Employment Area on the periphery of Princes Risborough,
adjoining the railway. The site is fronted by furniture manufacturer Hypnos, with an office
block frontage and industrial / distribution space behind. Another section, at the centre of
the site, comprises office, laboratories and distribution space formerly occupied by LEO
Pharma, who have relocated. A third section of the site comprises warehouse / industrial
units on the south-eastern side, separate from Leo and Hypnos.
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Hypnos, Princes Risborough

4.231 The site benefits from being level and a regular shape, and has good site access for HGVs
and cars. It is also visually prominent from Longwick Road. However, the site is a slight
anomaly as it is not located close to any other similar employment uses, and it is on the
edge of the urban area adjacent to the countryside.
4.232 As discussed above, accessibility for Princes Risborough is not ideal for the strategic road
network, and this is a drawback for Hypnos because of its distribution focus. Access to the
M40 is through High Wycombe at Junction 4.
4.233 Site overall is in mixed ownership, Leo Pharma relocated to new premises, their part of the
site is on the market, although it is too early to draw conclusions about how successful this
may be. Hypnos occupy other buildings on site and have expressed interest with a housing
developer in a redevelopment of the two sites.
4.234 Our viability analysis has found that a free-standing industrial redevelopment is not viable
and is unlikely to become viable in the foreseeable future, even if the market improves.
Moreover such a development would compete directly with the remaining HCA land at
Princes Estate.
4.235 However a limited amount of new employment space may be viable as part of a mixed-use
scheme, especially if it comes forward after the HCA land at Princes Estate is developed.
This could replace at least some of the floorspace that would be lost , with the benefit of
cross-subsidy from the residential development. Site-specific market testing would be
needed to show whether an employment element is in demand and viable, and how large
this element might be.
4.236 As discussed earlier, even in an area where there is little or no potential for industrial
floorspace growth, if the market is to function smoothly there should be a modest reserve of
development land to allow for replacement, churn and one-off requirements. The Longwick
Road site could provide that reserve in the medium to long term, once the Princes Estate
has been taken up. A mixed-use development could be more viable and attractive if it is
expanded to include the adjacent sites, known as Park Mill Farm.
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Recommendation: Designate the main site for mixed use with a quantity of retained
(or replacement) space to determined through market testing. Note the quantity of
space achievable is likely to be greater if considered alongside a new residential site
(i.e. Park Mill Farm). The small site, adjacent to the railway, retain as a scattered site.
Picts Lane
4.237 The land west of Picts Lane is a designated Employment Area that runs contiguous to the
railway.
4.238 It is a large area covering some 6 ha. The bulk of the site is currently cleared and awaiting
redevelopment. The Council’s 2011 Position Statement proposed it for mixed-use
development including residential and business (B1), with a 60/40 split. Because the site
was cleared prior to the 2011 base date, we do not include the loss of employment space in
our calculations.
Picts Lane, Princes Risborough

4.239 Those parts of the site currently in employment use are on the periphery along Picts Lane.
There is a builders merchants and an industrial unit occupied by Total Carbide. Both
properties are in good condition.
4.240 The area is qualitatively suitable for employment space because of its location close to the
railway and proximity to the urban area of Princes Risborough. However, our market
analysis confirms that significant new employment development in Princes Risborough is
unviable and may not be in demand.
4.241 In short, the market prospects for employment development at Picts Lane are poor.
Furthermore the site competes for limited market opportunities with the Princes Estate,
discussed above, which is a more attractive and viable opportunity – being part of an
existing high-quality estate. Therefore Picts Lane should be released from its employment
designation.
Recommendation: release site.

Stokenchurch
4.242 There are two designated Employment Areas in Stokenchurch. Both are located just off
Junction 5 of the M40.
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4.243 The Stockwell’s Timber Yard site is the subject of a separate policy (E8) in the 2004 Local
Plan. This site was allocated for a mixed use redevelopment in the form of business,
general industrial and warehousing units. It is currently has planning permission for
industrial and warehousing uses for a total of 5,263 sq m over five buildings.
4.244 To the north of former timber yard is an existing Business Park known as Stokenchurch
Business Park. Grunenthal, Peers Hardy and Clarenco are occupiers here.
Stokenchurch Business Park, Stokenchurch

4.245 This is a new development with several good-quality two-storey office blocks and ample
parking. It has good access and is set in spacious, pleasant surrounds. Despite not being
prominent from Ibstone Road, it has good signage and local access up to the development.
At present, it has a small amount of vacancy – approximately 700 sq m in three separate
units.
4.246 This Business Park should be retained, as the existing development is attractive and well
occupied. But future large-scale development there is unlikely.
4.247 Stokenchurch is the district’s only M40 junction outside High Wycombe and in previous
plans was identified for modest employment growth, partly as older sites in the village have
been redeveloped for new uses. Any motorway junction is a strategic asset and will attract
some market interest. But here the junction is isolated from the main settlements and lacks
good accessibility other than to the M40 itself. So any market demand is likely to remain
local. The area is also constrained due to the AONB.
4.248 However, some modest development may be feasible, to offset the release of existing sites
elsewhere. This is unlikely to require more than 2- 3 ha of land for mixed employment uses.
This will help to pick up any losses from Scattered Sites in the AONB area, and provide
employment space for local employers who do not want to move out of the Stokenchurch
area.
4.249 With regard to strategic development, there is no logic in promoting it in the area unless it is
matched by similarly large-scale housing development and infrastructure provision.
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Recommendation: retain Stokenchurch Business Park as a Business Park; designate
employment sites in former E8 Local Plan policy as Employment Area.

Selected Scattered Sites
4.250 Scattered Sites play an important role in Wycombe, contributing to approximately 86 ha of
employment land. Our survey of these sites found that the majority work well. However,
there are a number of sites that do have issues, and these are discussed below.

Large rural office sites
4.251 In the South of the district are a small number of isolated but sizable office sites or office
opportunities.
4.252 One of the most notable is the former Water Research Centre in Medmenham. This is
currently a derelict site south of A4155. The former occupiers vacated the site in the mid2000s when they located the former Medmenham functions to Yorkshire. It already has
outline planning permission to redevelop the site for a three storey dwelling house.
4.253 There is some local precedent for large rural offices in this area; for example the nearby
SAS UK (IT company) headquarters. At the time the site was vacated there were a other,
large country houses used as high profile headquarter offices. This includes the former
headquarters of Lexmark at Westhorpe House and Computer Associates at Harleyford
Manor.
4.254 Lexmark and CA have relocated leaving their former building vacant. Both buildings have
proved difficult to let, similar to the situation at the former Water Research Centre before it
was granted permission for housing.
4.255 When questioned about of the future of large isolated HQ buildings in the area, agents
report that the market for such buildings has fallen away. As we discuss elsewhere they
report that ‘better’ supply has been developed in the core of the Thames Valley, closer to
the M4. The Thames Valley market has been oversupplied with high quality space which
has made relocating much cheaper and attractive.
4.256 We do not expect this to change in the foreseeable future. Therefore it is doubtful whether
such isolated sites should be safeguarded for employment.
Recommendation: we do not think there is demand for these sites and therefore they
should be considered for release.

Former Molins
4.257 The former Molins site consists of two small office buildings remaining at the front of a
much larger site which has largely been cleared.
4.258 The site is large (10 ha) and in an isolated location away from any other employment uses.
Strategic access is poor, but the site does have link to Princes Risborough and High
Wycombe through the A4010. There is also Chilterns rail access in Saunderton.
4.259 The site has had an application for redevelopment for a data centre in 2006 but this did not
come to fruition. It has now been vacant for several years. It is also a Major Developed Site
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in the Green Belt, which means any new development cannot be bigger than the current
development. We understand that the owners are no longer pursuing this development and
the site has been put on the market.
4.260 It is unlikely that this site will be redeveloped for employment use. Its location is its major
downfall as it is far from the strategic road network, and there is no current demand for a
site of this size in a place like Saunderton. The Council should therefore consider redesignating the site to a use that is more economically viable to bring forward development.
Recommendation: there is a lack of demand for employment uses in this location
and therefore the site should be considered for release.

West Yard
4.261 To the south of the former Molins is West Yard, which provides yard space for small
businesses. The site is particularly poorly maintained, partly due to the nature of the
occupiers. Despite its location in the AONB and Green Belt it does serve a function for the
district, because certain types of business do need yard space but this is not available
elsewhere in the district. It should be retained for this reason, unless a more suitable site
can be found elsewhere in Wycombe.
Recommendation: retain site.

Supply-side summary of future change
4.262 In this section we discuss and quantify the supply-capacity for future changes in the stock
of employment land, both positive and negative, first for offices and then for industrial
space. These future changes are in three categories:


Outstanding permissions and allocations;



Further changes proposed in the Council’s 2011 Position Statement;



Reserve Locations identified in planning policy;



Further potential losses – where release of existing employment sites is being
considered by the Council, proposed in our site appraisal above, or both.

4.263 We think that there is no significant potential to provide additional capacity from either
reducing vacant floorspace or intensifying existing sites. In our opinion, if the district is
considered as a whole there is no abnormal vacancy (over and above what is needed for a
well-functioning market) and there are no intensification opportunities large enough to alter
the demand-supply balance.
4.264 Below, where employment sites proposed for release to other uses were already vacant
land (either undeveloped or cleared) at the 2011 base date, they are not included in the
balance sheet, because no floorspace will be lost at those sites over the plan period. Picts
Lane is an example of this.
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Offices
Outstanding permissions and allocations
4.265 The office pipeline (Table 4.1) is made up of a number of small planning permissions, plus
additional buildings at Glory Park and a major strategic development at Handy Cross.
4.266 The small planning permissions comprise:


6,723 sq m of offices to be lost at 13 sites



4,562 sq m of new offices to be built at four sites, including Compair.

4.267 At Glory Park, as discussed earlier there are outstanding two further buildings are proposed
to complete the existing office park.
4.268 Handy Cross, owned by the Council and currently occupied by a leisure centre, is the
gateway to Wycombe from M40 Junction 4. The Council has a long-standing aspiration to
intensify the site and has granted outline permission7 for a redevelopment scheme which
both reconfigures the sports and leisure uses and delivers a range of other uses, making
the most of the site’s location. The permitted scheme includes a sports centre and PT hub,
hotel and around up to 34,791 sq m sq m of offices.
4.269 The planning statement submitted to support the scheme states that the proposal will
increase the district’s stock by around 10. But we believe that in qualitative terms the
development will have a large impact. It will form a much larger proportion of the districts
prime stock, capable of competing in the regional and wider markets.
4.270 Development has commenced at Handy Cross, on reconfiguring the existing uses, and the
site will be fully serviced and available by 2015. But the office space will likely take a
number of years to deliver, especially given the challenging state of the market. It may be
10 years or even longer before this major development opportunity is fully taken up.
4.271 In the intervening time, it may be argued that the office element of Handy Cross is not in
demand or not viable. Therefore the Council may consider replacing much of the proposed
office space with other uses, possibly in the guise of ‘enabling development’. This is a
danger, because if the site is to be successful in the regional market will need critical mass,
which should not be diluted.
4.272 In relation to the office market Handy Cross is a long-term strategic asset. If it is lost to
other uses, for which its exceptional location is not as valuable, it will be difficult or
impossible to replace. Even if a new motorway junction opens up new development
opportunities elsewhere in the district, they are very unlikely to be as accessible as Handy
Cross.
4.273 Therefore, in relation to Handy Cross the Council should be a patient planner and a patient
landowner. We suggest that no change in the present office proposal be allowed for the
time being. The site’s office potential may be reviewed in five years’ time, in a detailed

7

Application reference 12/06261/R4OUT

January 2014

68

Wycombe Economy Study & Employment Land Review

market-facing assessment that considers demand, viability and what critical mass is
required to deliver a scheme that competes effectively in the prime regional market.
4.274 In addition to outstanding permission, the district’s identified office supply comprises a large
number of town centre mixed use sites allocated in the DSA. The DSA does not quantify
the resulting office space, and our market analysis suggests that it will be difficult to secure
net increases in office space at these sites. Therefore these sites do not appear in the
balance sheet at Table 4.1.
Reserve Locations
4.275 As discussed earlier, the district has a small number of Reserve Locations, which are
excluded from the Green Belt but not allocated for development in the development plan.
The Core Strategy Examination Inspector’s report considers the logic for these sites in
detail. In summary, they are potentially available for development should they be needed.
4.276 Gomm Valley is the one Reserve Location that in our opinion has market potential for
offices. The site is heavily constrained: the Council at the Examination in Public into the last
Local Plan estimated that it could deliver 3.5 ha of developable site for employment use,
and the Inspector agreed. From a market perspective we consider that this is large enough
to deliver an attractive and high-quality office development, as illustrated by Peregrine
Business Park, whose land area is only 2 ha. Therefore the Council should consider
allocating 3.5 ha for office development. In our balance sheet we show capacity for 21,000
sq m of new offices, based on the standard plot ratio of 60% (6,000 sq m of floorspace per
hectare).
Further potential losses
4.277 We advised earlier that two ‘country house’ office buildings, Westhorpe House and
Harleyford Manor, be considered for release to other uses. This would reduce the office
stock by some 3,500 sq m.
Total change
4.278 Table 4.1 is a quantitative summary of the gains and losses discussed above. The figures
will feed into the demand-supply comparison in Chapter 5 below. As a unit of measurement
we use square metres of floorspace, for reasons explained at paragraph 5.58 below. I
4.279 The overall balance is a net gain of some 69,600 sq m8 of offices , the net outcome of:


Gross gains of 75,900 sq m, of which almost half is at Handy Cross and just over a
quarter at Gomm Valley.



Insignificant gross losses of 6,300 sq m, of which more than half is at Westhorpe House
and Harleyford Manor.

4.280 In the final column of the table we estimate the employment capacity associated with these
changes, based on the standard assumption of 14 sq m per job (Gross Internal Area)9. The

8

Numbers in the text are rounded.
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resulting capacity is for 4,970 net new office jobs, of which 2,700 are at Handy Cross and
1,500 at Gomm Valley.
Table 4.1 Wycombe office supply
Wycombe District office supply (sq m)
Sq m gross internal
Gains
Losses

Jobs
Net change

Planning permissions not yet started
Retail/office/flat (05/06998)
-266
-266
-19
Office (07/05203)
-535
-535
-38
Offices (07/07582)
-249
-249
-18
Office (08/05717)
-160
-160
-11
Offices (08/05604)
-120
-120
-9
Offices (08/06635)
-137
-137
-10
Office (08/07584)
-140
-140
-10
Offices (08/07747)
-505
-505
-36
Office (08/07775)
-85
-85
-6
Office (09/05465)
-53
-53
-4
Office (08/05874)
-714
-714
-51
Retail/office (09/06196)
-1,538
-1,538
-110
Offices (09/6334)
-1,771
-1,771
-127
Storage (08/06081)
756
756
54
Furniture (07/06366)
1,754
1,754
125
Industry (07/06890)
1,199
1,199
86
Compair (07/07566)
495
495
35
Compair (11/07814)
3,226
3,226
230
Glory Park
11,428
11,428
816
Handy Cross
36,000
37,791
2,699
Total planning permissions not yet started
54,858
-6,273
48,585
3,470
Reserve sites
Gomm valley (3.5 ha at 60%)
21,000
21,000
1,500
Total Reserve Sites
21,000
21,000
1,500
Total
75,858
-6,273
69,585
4,970
Source: Wycombe District Council, PBA – Note Compare 11/07814 is also included as industrial supply (table
4.2) because the mix is not yet determined.

Industrial space
Outstanding permissions
4.281 The net change resulting from planning permissions not yet started sums to a loss of 2.1
ha. This includes as yet unimplemented planning permissions granted to release existing
industrial sites for other uses. It also includes some additions, at the HCA site in Princes
Risborough, Daws Hill, remaining Stockwell’s Yard and Compair. None of these positive
planning commitments is larger than 2 ha.
Position Statement
4.282 The 2011 Employment Land Position Statement advises that the Council will give
favourable consideration to the release of three sites for mixed use – two at Lane End and
one at Leigh Street. It also proposes new employment development at Hughenden De la
9

This assumed employment density is based on our own research and the HCA Employment Densities Guide, as
explained in Chapter 5 and Appendix 6 below.
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Rue. The table shows gains and losses at these sites in line with our recommendations
above. The net effect of these changes is a loss of 3.4 ha of employment land.
Further potential losses
4.283 Our analysis has identified four further sites where losses of industrial land are likely:


Longwick Road – we advise above that the site be identified for mixed use. At this stage
we cannot guess how much of this mixed use might consist of B uses. In the table,
therefore, we assume that the whole 6 ha is transferred to other uses.



Verco - We assume that the southern half of the site (2.1 ha) is lost to employment, as
recommended above.



Globe Park Hotel - We understand from the Council that this plot (1 ha) is to be
developed for a hotel.



Additional Desborough – The table assumes a further 4 ha of employment land lost in
Desborough, resulting from our recommendations above including the operation of
Policy DM5, which allows sites to be released on specified criteria.

Reserve Locations
4.284 The site at Abbey Barn North is unlikely to be attractive for new employment uses due to its
topography. However Abbey Barn South has the market potential to deliver commercially
attractive employment space. The site could be suitable and attractive for office
development as well as high-quality industrial, but only if its accessibility improves
dramatically.
4.285 In our judgment, employment provision at Abbey Barn is likely to be only around 5 ha. This
would make it difficult to create the critical mass necessary for a high-value scheme.
4.286 We consider that the Abbey Barn area would be suitable and attractive for lower-profile
industrial development, to serve the local market. Such development could play a valuable
role, helping offset the loss of poorer-quality sites in Desborough for example.
4.287 The figure of 5ha of new industrial land at Table 4.2 is based on this scenario. In the
alternative future where Junction 3A is delivered, the area would be extensively
reconfigured; we discuss its potential in Chapter 5 below, as part of our suggestions for
new land allocations.
4.288 At the two remaining Reserve Locations, Slate Meadow and Terriers Farm, we do not
expect employment development. Terriers Farm is unattractive for employment uses due to
poor strategic accessibility: the site is in the north of High Wycombe, with links to the
strategic road network running through residential areas. Slate Farm is close to major
employment areas, but in our view is not suitable or attractive for employment use, because
its access is not good and it is constrained by neighbouring residential uses and the
designation of part of the site as a Village Green.
Summary
4.289 Table 4.2 is a quantitative summary of the industrial gains and losses discussed above.
The figures will feed into the demand-supply comparison in Chapter 5 below. As a unit of
measurement we use hectares of site area, for reasons explained at paragraph 5.58 below.
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4.290 The sum is a net loss of 13.7 hectares, the net balance of:


Gross gains of 11.5 ha, of which roughly half is in existing permissions and the
Council’s Position Statement and the other half at the Abbey Barn Reserve Locations;



Gross losses of 25.2 ha, of which again around half is in existing permissions and the
2011 Position Statement, and the remaining half in further expected losses.

4.291 In the final column of the table we estimate the employment capacity associated with these
changes, based on an assumed 40% plot ratio and 45 sq m of floorspace per worker10. The
net outcome of the gains and losses shown is a loss of around 1,200 jobs.

10

This assumed employment density is based on our own research and the HCA Employment Densities Guide, as
explained in Chapter 5 and Appendix xxx below.
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Table 4.2 Wycombe industrial supply
Hectares
Gains
Losses
Planning permissions
Light industry (06/07568)
Light industry/garages (08/06515)
Furniture factory (07/06366)
Industry (07/07019)
Pine workshop (07/07495)
Workshop/yard (06/07119)
Printing press (07/05866)
Factory (07/06439)
Coachworks (07/06880)
Industry/warehouse (07/06890)
Car workshop (09/06582)
Storage/workshop (08/05868)
Industrial (09/05811)
Filling station/workshop (09/07387)
Storage (07/05198)
Compair (11/07814)
Daws Hill New
HCA remaining
Stockwells Yard remaining
Total planning permissions
Wycombe 2011 Position Statement
Hughenden De La Rue
Leigh Street
Lane End T&L
Lane End Springbank
Total Position Statement
Further potential losses
Hypnos
VERCO (south)
Globe Park Hotel
Desborough area
Total further potential losses
Reserve Locations
Abbey Barn N&S
Total Reserve Locations
Total

-0.2
-0.4
-1.7
-2.3
0.0
-0.1
-0.4
-0.2
-0.6
-0.3
0.0
-0.5
-0.7
-0.1
-0.3
0.8
0.8
2.0
2.0
5.6

5.0
5.0
11.5

Net change

-7.7

-0.2
-0.4
-1.7
-2.3
0.0
-0.1
-0.4
-0.2
-0.6
-0.3
0.0
-0.5
-0.7
-0.1
-0.3
0.8
0.8
2.0
2.0
-2.1

-21
-32
-155
-201
-3
-5
-34
-20
-50
-27
-3
-44
-63
-8
-22
71
71
178
178
-187

-2.0
-0.9
-1.4
-4.3

0.9
-2.0
-0.9
-1.4
-3.4

77
-178
-80
-124
-302

-6.1
-2.1
-1.0
-4.0
-13.2

-6.1
-2.1
-1.0
-4.0
-13.2

-542
-187
-89
-356
-1,173

-25.2

5.0
5.0
-13.7

444
444
-1,218

0.9

0.9

Jobs

Source: Wycombe District Council, PBA

Conclusions
4.292 Below, we advise on future policy for each type of designated site. This advice is mostly a
summary of the site-specific recommendations above.
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Business Parks
4.293 Current policy strongly protects six designated Business Parks for high quality office
development. These sites remain good quality office locations, well occupied and in
demand. They should continue to be safeguarded for offices and other activities (such as
small-scale retail) that serve those offices.
4.294 However, since the 2004 Local Plan further office sites have emerged which might be
afforded similar protection.
4.295 The first such site is the office development at Mercury Park in Wooburn Green. This
accommodates around 10,000 square metres of high quality offices. We suggest it should
also be afforded strong policy protection as a designated Business Park.
4.296 The second potential site is at Regent Park in Princes Risborough. This has provided the
only significant new office stock outside the south of the district. However it is much more
mixed in nature and not of the same quality as the other designated Business Parks.
Therefore the Council should consider designating it an Employment Area.
4.297 The third potential site is Glory Park. This site has been developed high-quality offices, and
the Council should consider affording this Business Park status. The final two phases, yet
to be developed, will also come forward as offices.
4.298 Another omission from the list of Business Parks is Handy Cross. As we noted above this
is expected to provide a large amount of new office space, and if successful will become a
major new office park. However a Business Park policy classification may be unduly
restrictive, because it is not clear at this stage what mix of development will prove viable
and deliverable in practice. Therefore policy for the site should be flexible. During its
gestation period, therefore, Handy Cross should probably have its own policy, as it does
now. In the future, once the site is developed out, the office element could warrant
designation as a Business Park.
4.299 As well as safeguarding through the planning process, the Business Parks need managing
and investment to ensure that they remain attractive and competitive. This is a problem at
Globe Park, which has excellent market potential but is not fulfilling that potential at
present. Globe Park needs a comprehensive upgrade to deal with parking, congestion,
amenities and the general environment, which is difficult to achieve due to multiple
ownership. The Council should consider active intervention to help bring it about.
Employment Areas
4.300 Most of Wycombe’s older employment floorspace is accommodated in the designated
Employment Areas. These provide a mix of office, general industrial and warehousing
accommodation. At the time of the last plan nearly 150 hectares of land was protected
under this designation. In recent years around 10 hectares has been lost in Employment
Areas, especially in High Wycombe’s Desborough / Hughenden area and Picts Lane. In the
site-specific discussion above we suggest that some of the Employment Areas have no
viable future as employment sites and should be re-allocated for other uses or mixed use,
in some cases subject to market testing.
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4.301 However, as the market analysis in Chapter 3 suggests, and the calculations in Chapter 5
confirm, if the demand for industrial land is to be met then virtually all the land lost to other
uses should be replaced. This will require new land to be identified for industrial
development. We discuss the options for this later in this chapter. If existing sites are lost
but no new sites are provided, the shortage of industrial land will worsen and businesses
and jobs will be forced out or priced out of Wycombe.
Scattered Sites
4.302 Scattered Sites are those employment sites not specifically identified above. They are
safeguarded for economic (employment-generating) uses, both in and outside the B class,
subject to an important exception: they may be released for other uses if it can be
demonstrated that economic uses are no longer practicable.
4.303 In our opinion it is advisable to retain this criteria-driven approach, rather than have sitespecific policies for each site. To establish whether criteria are met in any particular case, it
is necessary to have much more detailed evidence than we can provide in this study. Such
evidence must consider many site-specific factors, for example on the condition of buildings
or any contamination, and it must take account of market conditions at the time – which of
course will keep changing.
4.304 In reaching any verdict the Council should remember that many of these sites meet a
demand for low value employment uses, including open storage and yardage. In these
cases there will continue to be a viable ‘do minimum’ approach to keeping them in
employment use. Just because the buildings are poor quality and the site looking ‘run
down’ does not automatically imply the sites are not in demand.
4.305 Our assessment has found that most Scattered Sites are still fit for purpose and should
continue to meet the criteria for retention for some time. It also identifies a few exceptions,
such as the former Molins site and Westhorpe House. The Council should consider a sitespecific policy to say that it will look favourably on redevelopment of these sites for other
uses.
Non employment uses on employment sites
4.306 For the foreseeable future there will be continued market interest to introduce mixed uses
on employment sites (across all categories of sites). This includes various ‘sui generis’
uses for which no specific land allocations are made, community uses who cannot compete
for higher value land which is policy acceptable for housing and other uses applicants may
suggest compliment the employment site.
4.307 The Council will need to consider each potential scheme on its merits, weighing up the
competing merits of the alternative proposals.
4.308 However; for sites and buildings in office use it will be much easier to make the case given
the viability issues discussed elsewhere. But for sites in industrial use, given the shortage
of industrial space in the area the Council needs to remember that any loss of industrial
space to an alternative use will require replacement elsewhere.
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4.309 We are cautious about entertaining uses which seek the replacement of an employment
use with an alternative use which is suggested to ‘complimentary’ to the employment site.
In the past this has been used to justify increased retail / café uses on large sites such as
Cressex because this site previously lacked such facilities. However this ‘need’ now
appears to have been met and any future proposals about additional complimentary uses
should be closely examined.
Reserve Locations
4.310 Our assessment suggests that the Council should identify 3.5 ha at Gomm Valley for office
development and 5 ha at Abbey Barn for industrial development.
Summary
4.311 The table below summarises our site-specific recommendations. It only shows those sites
for which we recommend a change in the site’s existing planning status.
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Table 4.3 Site-specific recommendations
Business Parks
and Employment Areas

Recommendation

Longwick Road

Designate part of site as mixed use, remaining part as
Employment Area.

Princes Estate (Regent Park)

Designate site as Employment Area.

Verco

Maintain Employment Area on northern part of site (Verco
premises), designate southern part as a scattered site..

Ibstone Road, Stokenchurch

Designate site as Employment Area (including only
employment uses as part of current redevelopment).

Former De La Rue

Maintain site as Employment Area but remove nonemployment uses as part of redevelopment from current
designation.

Compair

Maintain site as Employment Area, except for those sections
which have already been identified for other uses.

Leigh Street

Retain Kitchener Road part of current designated Employment
Area and release north-eastern part and central area (subject
to heritage grant).

High Wycombe Business Park

Designate site as Employment Area.

Springbank House

Maintain site as Employment Area but remove nonemployment uses as part of redevelopment from current
designation.

Picts Lane

De-designate as Employment Area.

Glory Park

Designate as Business Park.

Mercury Park

Designate as Business Park.

Existing Scattered Sites

Recommended policy approach

Harley Ford Estate

Consider for release.

Westhorpe House

Consider for release.

Former Molins

Consider for release.

Adjacent to railway

Consider for release.

Telephone Exchange

Consider for release.

Reserve Locations
Gomm Valley

Identify 3.5 ha for office development.

Abbey Barn

Identify 5 ha for industrial development.

Source: PBA
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The new Permitted Development Rights
4.312 As noted earlier, with effect from 30th May 2013 the Government has introduced new rules
on Permitted Development Rights (PDRs), whereby the use of existing buildings may be
changed from B1(a) offices to residential without planning permission. The new rights aim
to reduce the oversupply of offices and boost the supply of new housing. They will be in
force for at least three years and apply to both vacant and occupied offices. Importantly, the
new rights only cover change of use and not building works. Any physical building works to
convert offices to housing still require planning permission.
4.313 It is too early to make detailed predictions on how the new rules will work in practice. At this
stage we can only set out some general expectations.
4.314 One point which is already clear is that large, purpose-built offices will generally not be
affected by the new PDRs, because to be usable as housing they mostly need building
works – which still need planning permission. So buildings such as Westhorpe House in
Marlow, the former headquarters of Lexmark, are unlikely to be converted under the new
rules.
4.315 Nor are light industrial and mixed employment areas likely to be affected by the measures.
In theory the new PDRs could be applicable to many light industrial and ‘business’ units,
because many such units were built under open permissions that allowed any B1 use (B1a
offices, B1b R&D or B1c light industrial); moreover, even units that were originally permitted
as B1b or B1c can transfer to B1a under ordinary Permitted Development Rights, provided
they are 500 sq m or less. But in practice such properties are unlikely to be transferred to
residential use, because their design and setting are normally unsuitable. Two examples
are pictured below.
Walkers Yard, Princes Risborough

4.316 Given the design and condition of the buildings, if Walkers Yard were to change its use it
would probably have far greater value as a redevelopment site than a conversion.
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Independent Business Park, Stokenchurch

4.317 The Independent Business Park is a site designed for light industrial use. Because of its
design and layout, it would be difficult to convert to residential without demolition and
redevelopment. Nor would conversion to housing be financially attractive.
4.318 In contrast, the type of property most vulnerable to the new PDRs is small office buildings
with small floorplates, especially those that were previously residential houses or
agricultural buildings such as stables or barns. Many such buildings can transfer to
residential use without physical works, and hence without planning permission.
4.319 We have searched our sites database for this type of building, selecting office sites of less
than 0.3 ha where building are known to be previously residential or appear residential in
character and design. We found just seven such properties in the database, as follows:
-

Chepping Wycombe Parish Council, High Wycombe

-

Derehams Lane (Loudwater House), High Wycombe

-

Desborough Avenue, High Wycombe

-

Jackson Court, High Wycombe

-

St John’s Road, Penn, High Wycombe

-

Stuart Road, High Wycombe

-

Village Cars, Stokenchurch.

4.320 In terms of land area these sites just 1.3 ha – just 3% of the total 42 ha of office sites in the
database (which in turn excludes sites on which offices are mixed with industrial uses).
4.321 The above analysis may be taken to imply that the potential impact of the new PDRs on
Wycombe’s office stock is bound to be negligible. But this inference is not necessarily right,
because the database excludes many offices that are potentially vulnerable, in particular in
town and village centres. These small-scale town centre offices may be a small proportion
of the district’s office stock, but they do play a valuable role in providing services to the local
population and local businesses.
4.322 At present, as discussed in Chapter 3 town centre offices are not in short supply. But this
might change in future as the new PDRs take hold, especially if wider office demand
recovers. As noted earlier there is a danger that the market will over-correct, so that offices
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which are in demand and viable may be lost, not just those which are hard to let and
surplus to requirements.
4.323 In policy terms the only potential response open to the Council is to seek an Article 4
direction to withdraw the new PDRs or restrict their scope. Current Government guidance’11
says that ‘local planning authorities should only consider making Article 4 directions where
evidence suggests that the exercise of PDRs would harm local amenity or proper planning
of the area.’ The Secretary of State ‘has powers to modify or cancel most Article 4
directions at any point’, though he or she ‘will only exercise [these] powers… if there are
very clear reasons why intervention at this level is necessary’. Several Article 4 directions
removing the office-to-residential PDRs are currently in the pipeline; to our knowledge just
one has been confirmed, in the London Borough of Islington, which will come into force on
15th July 2014.
4.324 At present the Council does not have the evidence that would justify an Article 4 direction to
withdraw or restrict the new Permitted Development Rights. But the Council should monitor
the take-up of the rights and the demand-supply balance in town centres, and if there is
evidence that the PDRs are causing harm it should consider an article 4 direction. It should
also monitor other authorities’ experiences with Article 4 directions and aim to learn from
them.

11

Communities and Local Government, Replacement Appendix D to Department of Environment Circular 9/95: Genera
Development Consolidation order 1995, June 2012
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5

DEMAND AND SUPPLY IN THE LONG TERM

5.1

In this chapter, we provide a broad quantitative assessment of the demand and supply of
employment land over the plan period 2011-31 and draw the implications for planning
policy. On the demand side, the assessment is based on a view of future growth in the local
economy – which will drive the demand for employment space. To estimate future supply,
we use the sites inventory set out in Chapter 3 above.

The local economy
Employment change
Total employment
5.2

To help inform our view on how Wycombe’s economy might change in the future, we first
look at its recent history, using employment data from Experian Economics. This is
characterised by steadily falling workplace employment, not only in the credit crunch and
recession but also in preceding years. The Experian time series shows jobs falling steadily
between 2001 and 2011, in a reversal of earlier trends. In total it shows employment falling
by 12,500 (12%), from 100,700 jobs in 2001 to 88,200 jobs in 201112. In the same period
employment in Great Britain grew by 5%.

5.3

The table below shows the district’s employment change by broad economic sector, for the
five sectors which lost the most jobs. For comparison, it also shows employment change for
the South East region.
Table 5.1 Employment change in Wycombe and the South East region, 2001-11
Top five declining sectors in Wycombe
Employment change
Thousands

Wycombe
jobs

Wycombe
%

South East
%

Administrative & Supportive Services

-3.14

-33%

20%

Wholesale

-2.64

-24%

15%

Professional Services

-1.92

-16%

28%

Machinery & Equipment (manufacture of)

-1.72

-83%

-34%

Other Manufacturing

-1.47

-48%

-28%

Computer & Electronic Products (manufacture of)

-1.21

-39%

-27%

Source: Experian Economics

Industrial sectors
5.4

12

In manufacturing sectors both Wycombe and the wider region saw declining employment,
but decline was proportionally much faster in Wycombe than the region. Research for the
Council suggests that this was partly a catch-up effect, as in previous years the district’s
manufacturing had not contracted in line with regional and national trends. But the district

ONS statistics, on which the Experian data are largely based, show virtually the same reduction over the period.
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also lost jobs in the Wholesale sector, which is the main occupier of warehouse space,
against the regional trend.
5.5

This picture of industrial decline is confirmed by the commercial floorspace statistics. In
2000 the Valuation Office Agency estimated Wycombe’s industrial stock as 985,000 sq m more than any other district in Buckinghamshire and also in Kent, Hampshire, Sussex, or
Surrey. In neighbouring Berkshire, Slough accommodated a similar amount of space but
Reading much less (600,000 sq m). By 2012 the Wycombe stock had fallen by about a
quarter, to 751,000 – the largest proportional the largest decline of any local authority in the
South East.

5.6

Between 2001 and 2012 the South East region as a whole saw virtually no change in its
industrial floorspace stock. But within that stock there was a major structural change,
whereby in many areas factories were replaced by warehouses and smaller warehouses by
larger warehouses. The evidence suggests that this did not happen in Wycombe.

5.7

In summary, Wycombe, like other areas in the South East, lost industrial employment and
floorspace due to the structural decline of manufacturing. But, unlike other areas, it did not
replace that employment and floorspace by taking advantage of the structural growth of
warehousing. One likely explanation is the district’s constrained land supply. In Wycombe’s
urban areas industrial sites have been under pressure to transfer to housing; out of town
there have been few opportunities for new development, as much of the district is protected
by Green Belt and AONB designation.

5.8

Due to these constraints, Wycombe is not well placed to accommodate the large, landhungry warehouse schemes that have accounted for much of the industrial demand in the
South East. The district is better suited to high-quality / high-tech manufacturing, which
delivers higher densities. But even for this kind of growth it would have to provide new land,
as discussed later in this report.
Office sectors

5.9

As well as industry and warehousing, Table 5.1 shows Wycombe also lost jobs in the officebased Administrative and Professional Services, which are recognised growth sectors and
for the South East as a whole recorded healthy expansion. The other office-based sectors
that expanded in the South East, comprising Finance and Insurance & Pensions, also
declined in Wycombe, though losing fewer jobs.

5.10

In relation to offices, however, the floorspace statistics paint a more positive picture than
the employment numbers. Between 2000 and 2012, according to the VoA statistics
Wycombe’s office floorspace increased by 12%, from 362,000 sq m to 407,000 sq m. This
growth rate is virtually the same as the South East region’s. But it places Wycombe well
behind some of its neighbours, such as Slough and Wokingham, where office space
increased by 40% and 23% respectively.

5.11

One explanation for Wycombe’s relatively weak growth is provided by the property market
analysis in Chapter 3 above. As discussed there, the key office locations in the south of the
district operate as a peripheral part of the Thames Valley. In recent year this sub-regional
market has been chronically oversupplied, with core areas such as Reading and
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Maidenhead providing large amounts of both built floorspace and development land in
highly attractive locations. This meant subdued demand in Wycombe, which does not offer
the same occupier advantages in terms of accessibility and critical mass.
5.12

In this analysis, for Wycombe to become more competitive in the context of the Thames
Valley the market would need to tighten, so that demand spills over once more from the
core to the periphery.

The labour market
Labour market balance
5.13

Wycombe’s falling employment is reflected in the balance of its labour market. Thus, Figure
5.1 shows changing job densities – the ratio of workplace jobs to working-age population for Buckinghamshire districts since 200013. Wycombe’s job density at 2011 is comparatively
high: only South Bucks has a higher density. But in the previous 10 years Wycombe’s
density fell by 15%, from 0.96 to 0.82 – more than in any other Bucks district. In Great
Britain (GB) job density fell by 3% over the same period, from 0.80 to 0.78.

5.14

Thus, Wycombe has a favourable labour market balance compared to GB (and also to the
rest of Bucks). But that balance has been deteriorating in this century, much faster than for
GB (and for the rest of Bucks).
Figure 5.1 Job densities in Buckinghamshire, 2000-2011

Source: ONS.

13

Job density is the ratio of workplace jobs to the number of residents aged 16-64. It is a broad indicator of labour market
balance, because not all people in these age groups are part of the workforce (economically active): - many are students,
housewives, retired and so forth – and conversely many people over 64 are part of the workforce. The ratio of jobs to
economically active people is a more accurate measure of labour market balance but is less well covered by official
statistics.
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5.15

5.16

Despite its recent job loss Wycombe remains an economically advantaged area. Thus, in
the latest ONS estimates (July 2012-June 2013):


The district’s unemployment rate is 6.6% against 7.8% in Great Britain (GB);



Economic inactivity is 18.9% against 22.7% in GB;



Residents’ hourly pay (full-time workers) is 21.5% above the GB average14;



Workplace hourly pay (the pay of people working in Wycombe) is 19% above the GB
average.

On nearly all these indicators Wycombe also performs better than the South East region although naturally by smaller margins, given that the South East is GB’s second most
prosperous region. The one exception is unemployment, which since January 2012 has
been slightly higher in Wycombe than the region – clearly the outcome of a short-term
fluctuation rather than a long-term trend (Figure 5.2). Economic activity and earnings have
not deteriorated relative to national and regional trends.
Figure 5.2 Unemployment in Wycombe, the South East and Great Britain

Source: ONS http://www.nomisweb.co.uk/reports/lmp/la/1946157294/subreports/ea_time_series/report.aspx?

Travel to work
5.17

At the 2001 Census:


Net commuting out of Wycombe – the difference between Wycombe residents working
outside the district and residents of other areas working in Wycombe – was 2,907 –
around 7% of the district’s working population.



This negative commuting balance was the net outcome of two much larger numbers:
▫

14

30,144 Wycombe residents worked outside the district, equal to 38% of the district’s
working population.

Source: ONS http://www.nomisweb.co.uk/reports/lmp/la/1946157294/report.aspx#tabempunemp
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▫

27,237 residents of other local authority areas worked in Wycombe, equal to some
35% of all people working in the district15.

5.18

Both these numbers are under-estimates of true commuting flows, because the Census
table notes that figures for a number of origins and destinations are missing – albeit these
are generally far-away places, which individually will not account for many commuters.

5.19

By 2011, the ONS estimates that Wycombe’s net commuting deficit has risen by 5,835 to
8,472 – 10% of the workforce. The increase of 5,835 is the net outcome of gross outcommuting increasing by 4,027 and gross in-commuting falling by 1,808.

5.20

Unfortunately these 2011 figures involve large margins of error, because they are based on
the Annual Population Survey, which uses small samples and approximate geographies16;
robust data must await the findings of the 2011 Census.

5.21

The table, graph and maps below show the origins and destinations of commuters from and
to Wycombe in 2011. In the graph, the solid red bars show gross out-commuting from
Wycombe and the striped blue bars show gross in-commuting into Wycombe. Local
authority areas are ranked in order of net out-commuting from Wycombe. Again these
estimates are subject to wide margins of error, but the broad picture seems clear:


Gross commuting out of Wycombe is dominated by London, which accounts for some
9,700 outward commutes17, equal to 28% of total out-commuting.



Of the outward commuters to London, 60% (5,800 people) go to West London boroughs
– dominated by Hillingdon, home to Heathrow Airport (3,500 people). The rest go to
central London and its fringe.



London is followed at some distance by neighbouring local authority areas - comprising
South Bucks, Windsor and Maidenhead, South Oxfordshire , Chiltern, Reading and
Aylesbury Vale (between 4% and 11% each). Together, London and these six close
neighbours account for almost three quarters of all out-commuters.



Gross commuting into Wycombe is also dominated by London and a near-identical list
of close neighbours. The seven areas at the top of the ranking jointly account for 70% of
total in-commuters and comprise Windsor and Maidenhead, London, Aylesbury Vale,
South Oxfordshire, South Bucks, Chiltern and Wokingham, in that order.

15

Numbers of working people, as counted in the Census, are not the same as numbers of workplace jobs, as discussed
elsewhere in this report. The main reason why they differ is that many people, including part-time workers and the selfemployed, have more than one job.
16
See http://www.ons.gov.uk/ons/publications/re-reference-tables.html?edition=tcm%3A77-300966#tab-all-tables
17
Numbers quoted in the text are rounded.
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Table 5.2 Commuting to and from Wycombe, 2011
Place

London
Reading
South Buckinghamshire
Spelthorne
Chiltern
Vale of White Horse
Basingstoke and Deane
Rugby
East Hampshire
Cherwell
Epsom and Ewell
Bury
Uttlesford
Wolverhampton
Thurrock
Melton
Bradford
Cardiff
West Somerset
Surrey Heath
Bracknell Forest
Luton
South Oxfordshire
Oxford
South Tyneside
West Berkshire
Bournemouth
Milton Keynes
Plymouth
Slough
South Northamptonshire
Hart
Three Rivers
Elmbridge
North Kesteven
Teignbridge
Mid Sussex
Winchester
Maidstone
Welwyn Hatfield
Runnymede
Windsor and Maidenhead
Aylesbury Vale
Wokingham

Commute to
Wycombe from
3,144
115
2,362
0
1,872
357
0
0
0
0
0
0
0
0
0
0
0
0
0
0
166
129
2,510
615
80
106
119
217
218
1,269
277
337
373
387
388
392
394
399
401
412
425
3,570
2,940
1,455

Commute
from
Wycombe to
9,683
2,000
3,603
1,034
2,531
969
603
431
376
376
366
362
362
350
331
331
286
262
262
262
362
302
2,623
601
0
0
0
0
0
1,046
0
0
0
0
0
0
0
0
0
0
0
2,943
1,514
0

Net

-6,539
-1,885
-1,241
-1,034
-659
-612
-603
-431
-376
-376
-366
-362
-362
-350
-331
-331
-286
-262
-262
-262
-196
-173
-113
14
80
106
119
217
218
223
277
337
373
387
388
392
394
399
401
412
425
627
1,426
1,455

Source: ONS
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Figure 5.3 Commuting to and from Wycombe, 2011

Source: ONS
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Figure 5.4 Commuting from Wycombe

Figure 5.5 Commuting to Wycombe
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5.22

The above evidence suggests that Wycombe’s worsening commuting balance since 2001
has not resulted in significantly longer or less sustainable journeys to work. There are three
reasons for this inference:


Firstly, as we have seen, the increase in net out-commuting was relatively small,
estimated at around 7% of Wycombe’s working residents.



Secondly, this increase occurred through fewer people commuting into Wycombe (less
travel across the district boundary) as well as more people commuting out (more travel
across the boundary). The net outcome is that in 2001-11 the total number of crossboundary commuting trips increased by just 2,200 - 3% of the district’s working
residents.



Thirdly, many of these net additional cross-boundary trips are either to central or fringe
London – and hence likely to be made by train – or to immediately neighbouring local
authority areas – and hence quite short. Depending on exact origins and destinations,
such cross-boundary commutes may not be longer than journeys to work within the
district. Thus, for people who live in peripheral areas of Wycombe district, a job in
Reading or Aylesbury may be closer to home than a job in Wycombe.

Conclusions
5.23

In general, if numbers of jobs on offer in a local area falls relative to numbers of resident
workers (labour demand falls against labour supply), one would expect those workers to be
adversely affected. They may experience higher unemployment, lower activity rates and/or
lower pay. They may also have to look for work outside the area, and hence travel further to
work. These adverse impacts depend on the area’s relationships to the wider world. The
more self-contained, or closed, is the local labour market, the more local workers will suffer.

5.24

Wycombe is a very open labour market, in which over a third of workplace jobs are filled by
in-commuters from other local authority areas, and a similar proportion of the district’s
working residents commute to jobs in other local authority areas. This explains why,
although the district lost 12% of its jobs in the 10 years to 2011, so far there is little or no
evidence that residents’ labour market position has worsened relative to national and
regional benchmarks. It seems that any adverse impact has been thinly spread across the
wider labour market area, carried by commuting flows. It may be also that the deterioration
in Wycombe’s labour market balance was offset by an improving balance elsewhere in the
wider labour market. The impact of any such improvement would have spread to
Wycombe’s residents, just as the deterioration in Wycombe’s balance would have spread to
residents of neighbouring areas.

5.25

Similarly the impact of Wycombe’s job loss on commuting flows has not been just on
Wycombe residents, but has spread across the wider labour market. As the district’s net
commuting balance deteriorated, increased out-commuting from Wycombe was partly
offset by reduced in-commuting into Wycombe. The resulting increase in travel to work has
probably been modest, especially as most out-commuting trips are to closely neighbouring
areas or to London.
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5.26

In summary, Wycombe’s job loss in recent years may have had no adverse impact, or little
adverse impact, on residents’ economic well-being. Any impact that did happen would have
been thinly spread across the wider labour market area.

5.27

Going forward, however, if Wycombe continues to lose jobs in the long term there may be
more cause for concern. If the ratio of jobs to workers continues to fall, there may be a
growing likelihood that the resident workforce is adversely affected – in neighbouring
districts as well as Wycombe. This this would depend on the balance of labour demand and
supply in the wider area – whether a growing deficit of jobs in Wycombe is offset by a
growing surplus of jobs in, say, Reading or Windsor and Maidenhead. A shrinking local
economy would bring other risks. The danger is that Wycombe’s employment areas and
town centres lose vitality, viability and quality in a self-perpetrating spiral of decline, as the
district increasingly becomes a dormitory whose residents work elsewhere.

5.28

Later in this report we will pick up the policy implications of this analysis. For now, one
important point to note is that it is difficult for a single district to plan effectively for the
alignment of jobs and workers. To gauge the impact of employment change on individuals’
economic well-being and environmental sustainability, it is more fruitful to look at the wider
labour market area, as advised by national policy and guidance.

Future employment change
The Experian forecast
5.29

As a first indication of Wycombe’s employment prospects, we refer to forecasts provided for
Buckinghamshire Business First by the Experian Economics (EE) Regional Planning
Service (Spring 2013). These forecasts represent Experian’s best estimate of economic
futures in each local authority area. They are produced by an econometric model in which
future change depends on four main factors (inputs, assumptions):
i

Experian’s view of macroeconomic prospects - which generates forecasts of national
output and employment by economic sector;

ii

The area’s present industrial mix – areas where growing sectors are over-represented
do better;

iii

The area’s past employment change against national trends – areas that have overshot
national growth in the past, sector by sector, do better in the future;

iv Future growth in the area’s resident population and workforce – areas where
demographic growth is expected see more economic growth, because a larger
population consumes more local services and perhaps because a larger workforce is
more attractive to employers.

5.30

A guide to EE’s method and assumptions is at Appendix 4. The forecast itself is shown in
the table below.
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Table 5.3 The Experian employment forecast
Workplace jobs in Wycombe by sector
Agriculture, Forestry & Fishing
Extraction & Mining
Food, Drink & Tobacco (manufacture of)
Textiles & Clothing (manufacture of)
Wood & Paper (manufacture of)
Printing and Recorded Media (manufacture of)
Chemicals (manufacture of)
Pharmaceuticals (manufacture of)
Non-Metallic Products (manufacture of)
Metal Products (manufacture of)
Computer & Electronic Products (manufacture of)
Machinery & Equipment (manufacture of)
Transport Equipment (manufacture of)
Other Manufacturing
Utilities
Construction of Buildings
Civil Engineering
Specialised Construction Activities
Wholesale
Retail
Land Transport, Storage & Post
Air & Water Transport
Accommodation & Food Services
Recreation
Media Activities
Telecoms
Computing & Information Services
Finance
Insurance & Pensions
Real Estate
Professional Services
Administrative & Supportive Services
Other Private Services
Public Administration & Defence
Education
Health
Residential Care & Social Work
Total

2011
690
10
110
460
140
590
110
150
350
800
1,980
260
30
1,410
840
2,510
600
4,510
8,200
8,740
2,630
20
4,220
2,710
1,540
1,180
4,370
1,690
20
960
10,400
6,530
2,890
1,840
6,470
4,640
3,400
88,000

Experian forecast
2031
Change
770
80
10
0
110
0
140
-320
70
-70
520
-70
60
-50
60
-90
300
-50
500
-300
1,410
-570
120
-140
30
0
900
-510
1,130
290
2,750
240
660
60
5,230
720
9,340
1,140
10,240
1,500
3,560
930
20
0
5,580
1,360
3,360
650
2,260
720
1,180
0
7,400
3,030
2,030
340
30
10
1,310
350
20,030
9,630
11,260
4,730
3,980
1,090
1,330
-510
7,730
1,260
5,270
630
3,810
410
114,490
26,490

Change
4
0
0
-16
-4
-4
-3
-5
-3
-15
-29
-7
0
-26
15
12
3
36
57
75
47
0
68
33
36
0
152
17
1
18
482
237
55
-26
63
32
21
1,325

Source: Experian Economics

5.31

It is very difficult to forecast economic change and employment, especially for small areas
such as local authorities. One reason for this is that the historical data underpinning the
forecasts are of poor quality. We do not know for certain how many jobs there were in
Wycombe in the past, let alone in the future, partly because statistics are based on sample
surveys, and hence less reliable for smaller areas. Partly due to this, the modelling is much
less sophisticated at local level than for larger areas. Another problem is that the modelling
is largely ‘top-down’, incorporating little local knowledge.
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5.32

For all these reasons, local forecasts are highly volatile and surrounded by large margins of
uncertainty. They should be used cautiously and thoughtfully, as a broad guide on the
direction of travel rather than a literal measure of future demand.

5.33

For the plan period 2011-31 the Experian forecast shows Wycombe’s total employment
growing by some 26,490 jobs, or 1,325 jobs per year18. This figure contrasts starkly with the
experience of the previous decade – when, as we have seen, the district lost some 1,200
jobs per year. The greatest forecast growth is in three office-based sectors, comprising
Professional Services (which gains some 9,630 net new jobs in the plan period),
Administrative and Supportive Services (4,730 new jobs) and Computing and Information
Services (3,030 new jobs). Next in the ranking are retail (1,500 new jobs), which is not a
main user of B-class space, and Wholesale (1,140 new jobs), which is one of the main
warehouse-using sectors.

5.34

With reference to the assumptions listed above, the possible explanations for this forecast
reversal in Wycombe’s fortunes include:

5.35

i

The macroeconomic situation: between 2001 and 2011 there was a deep recession,
from which the economy is expected to recover in the forecast period – though of
course over the 20-year plan period there may be further economic cycles;

ii

Wycombe’s industrial mix, with a high representation of knowledge-based, high-growth
sectors;

Whatever the underlying reasons, it is our view that from a demand perspective the
Experian forecast overstates Wycombe’s potential for employment growth. This applies
especially to the office-based sectors, but also to other parts of the economy. The forecasts
take no account of the qualitative factors discussed in our market analysis in Chapter 3,
including the competition for office occupiers in an oversupplied sub-regional market, or the
fact that Wycombe is less qualitatively suitable for strategic warehousing than many
neighbouring areas.

The balanced growth scenario
5.36

To sum up, our analysis suggests that the Experian forecast substantially overstates
potential employment growth in Wycombe. As an alternative view of the future, therefore,
we have tested a scenario based on the district’s future labour force. We derive this future
labour force from the Wycombe Strategic Housing Market Assessment (SHMA)19. The
SHMA provides a range of labour force projections, which in due course will be translated
into housing provision targets, and are summarised in Table 5.4.

5.37

Allowing for rising pension ages and the resulting increases in activity rates, the SHMA
shows the district’s labour force increasing by 11,500-15,500 persons between 2011 and
2031.

18
19

Figures quoted in the text are rounded.
Opinion Research Services for Wycombe District Council, Wycombe SHMA 2013, Draft July 2013
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5.38

In terms of geographical distribution, the SHMA divides the district into five sub-areas and
estimates that virtually all the net additional workers will be in the Wycombe sub-area. Only
one other sub-area, Marlow, is predicted to gain more than 100 workers over the period,
and this expected growth totals just 300.
Table 5.4 Population, workforce and household projections

Source: ORS, op cit, Figure 52. Numbers are rounded. Calculations are based on unrounded figures.

5.39

To return to the district as a whole, our starting point is the SHMA’s ‘mid-trend migration’
projection, in which the district’s resident workforce increases by 13,500 over the plan
period. To derive workplace employment from this projection, we take as our starting point
the balance of workers and jobs at the base date of the forthcoming Local Plan, 2011. As a
measure of that balance, we use the ratio of the district’s workplace jobs to its economically
active residents, also known as the resident workforce. As mentioned earlier at paragraph
5.14 this is a more accurate measure of labour market balance than the job density used as
a comparative indicator earlier.

5.40

At 2011, official statistics estimate that the district had approximately 90,000 workplace jobs
and precisely 91,315 economically active residents – or 0.99 jobs for each active resident20.
For convenience we round that ratio to 1:1, so that for each additional worker living in

20

As noted earlier, workplace employment (the number of workplace jobs) is greater than the number of people who
work in the district, because many people have more than one job.
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Wycombe there is one additional job provided in Wycombe. The resulting employment
scenario, which we call the balanced growth scenario (Table 5.5), allocates 2031 workplace
employment across activity sectors in the same proportions as the Experian forecast.
5.41

Therefore the scenario preserves the forecaster’s considered view on the relative
performance of different sectors, which reflects structural change in the wider economy. In
the balanced growth scenario, as in Experian’s one, the office-based sectors show fast
growth while manufacturing declines. It also preserves Experian’s view of Wycombe’s
sectoral advantages – so the district still benefits from the fact that its sector mix is
weighted towards growth sectors. But the balanced growth scenario shows slower growth
in Wycombe across all sectors, reflecting likely market conditions and labour supply.

5.42

The balanced growth scenario is set out in Table 5.5 below. Reflecting Experian’s view of
the changing shape of the economy, the table shows employment growth dominated by the
office-based sectors, especially Professional Services, Administrative and Supportive
Services and Computing and IT Services. Warehouse-occupying activities, such as
Wholesale and Land Transport etc, also grow, though on a much modest scale.
Manufacturing, including the high-tech sector Computers and Electronic Products,
continues to lose jobs as it has done for many years.
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Table 5.5 The balanced growth employment scenario
Workplace jobs in Wycombe by sector

2011

2031

Change

Change p.a.

690

683

-7

-0

10

9

-1

-0

Food, Drink & Tobacco (manufacture of)

110

98

-12

-1

Textiles & Clothing (manufacture of)

460

124

-336

-17

Wood & Paper (manufacture of)

140

62

-78

-4

Printing and Recorded Media (manufacture of)

590

461

-129

-6

Chemicals (manufacture of)

110

53

-57

-3

Pharmaceuticals (manufacture of)

150

53

-97

-5

Non-Metallic Products (manufacture of)

350

266

-84

-4

Metal Products (manufacture of)

800

443

-357

-18

1,980

1,250

-730

-36

260

106

-154

-8

30

27

-3

-0

1,410

798

-612

-31

840

1,002

162

8

2,510

2,438

-72

-4

600

585

-15

-1

Specialised Construction Activities

4,510

4,637

127

6

Wholesale

8,200

8,280

80

4

Retail

8,740

9,078

338

17

Land Transport, Storage & Post

2,630

3,156

526

26

20

18

-2

-0

Accommodation & Food Services

4,220

4,947

727

36

Recreation

2,710

2,979

269

13

Media Activities

1,540

2,004

464

23

Telecoms

1,180

1,046

-134

-7

Computing & Information Services

4,370

6,560

2,190

110

Finance

1,690

1,800

110

5

20

27

7

0

Agriculture, Forestry & Fishing
Extraction & Mining

Computer & Electronic Products (manufacture of)
Machinery & Equipment (manufacture of)
Transport Equipment (manufacture of)
Other Manufacturing
Utilities
Construction of Buildings
Civil Engineering

Air & Water Transport

Insurance & Pensions
Real Estate

960

1,161

201

10

10,400

17,757

7,357

368

Administrative & Supportive Services

6,530

9,982

3,452

173

Other Private Services

2,890

3,528

638

32

Public Administration & Defence

1,840

1,179

-661

-33

Education

6,470

6,853

383

19

Health

4,640

4,672

32

2

Residential Care & Social Work

3,400

3,378

-22

-1

88,000

101,500

13,500

675

Professional Services

Total
Source: Experian Economics, PBA
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The housing-constrained scenario
5.43

At the Council’s request we have also estimated the implications of a housing-constrained
scenario, in which residential development over the plan period is limited to the capacity
currently identified capacity of some 6,000 additional homes. In this scenario, this includes
an estimate that the district’s resident workforce would grow by 7,000 over the plan period.
To translate this number into workplace jobs and allocate these jobs between activity
sectors we have used the same methods as for the balanced growth scenario, described
above. The results are in the table below. Accordingly the sectoral pattern of change is also
similar to the balanced growth scenario, with growth concentrated in the office-based
services.

5.44

For the growing economic sectors, which are also the main office-based sectors, the
forecast increases in employment are only slightly smaller than in the balanced growth
scenario. Professional Services, for example, gains 6,220 jobs over the period in the
housing-constrained scenario against 7,357 jobs in the balanced growth scenario, although
as total jobs growth in the housing-constrained scenario is only about half of the balanced
growth scenario. The reason is that, for growing sectors, the increase in jobs owes little to
the growth of total employment; rather, it is mostly driven by these sectors’ rising share of
that total. To return to Professional Services as an example, that sector’s share of total
employment is forecast to rise from 12% to 17% over the plan period, reflecting Experian’s
macroeconomic expectations. Even in a scenario where Wycombe’s employment is
unchanged between 2011 and 2031, Professional Services employment would rise by circa
5,000 jobs.
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Table 5.6 The housing-constrained employment scenario
Workplace jobs in Wycombe by sector
Agriculture, Forestry & Fishing
Extraction & Mining

2011

2031

Change

Change p.a.

690

639

-51

-3

10

8

-2

-0

Food, Drink & Tobacco (manufacture of)

110

91

-19

-1

Textiles & Clothing (manufacture of)

460

116

-344

-17

Wood & Paper (manufacture of)

140

58

-82

-4

Printing and Recorded Media (manufacture of)

590

431

-159

-8

Chemicals (manufacture of)

110

50

-60

-3

Pharmaceuticals (manufacture of)

150

50

-100

-5

Non-Metallic Products (manufacture of)

350

249

-101

-5

Metal Products (manufacture of)

800

415

-385

-19

1,980

1,170

-810

-41

260

100

-160

-8

30

25

-5

-0

1,410

747

-663

-33

Computer & Electronic Products (manufacture of)
Machinery & Equipment (manufacture of)
Transport Equipment (manufacture of)
Other Manufacturing
Utilities

840

938

98

5

2,510

2,282

-228

-11

600

548

-52

-3

Specialised Construction Activities

4,510

4,340

-170

-9

Wholesale

8,200

7,750

-450

-22

Retail

8,740

8,497

-243

-12

Land Transport, Storage & Post

2,630

2,954

324

16

20

17

-3

-0

Accommodation & Food Services

4,220

4,630

410

21

Recreation

2,710

2,788

78

4

Media Activities

1,540

1,875

335

17

Telecoms

1,180

979

-201

-10

Computing & Information Services

4,370

6,140

1,770

89

Finance

1,690

1,684

-6

-0

20

25

5

0

960

1,087

127

6

Construction of Buildings
Civil Engineering

Air & Water Transport

Insurance & Pensions
Real Estate
Professional Services

10,400

16,620

6,220

311

Administrative & Supportive Services

6,530

9,343

2,813

141

Other Private Services

2,890

3,302

412

21

Public Administration & Defence

1,840

1,104

-736

-37

Education

6,470

6,414

-56

-3

Health

4,640

4,373

-267

-13

Residential Care & Social Work

3,400

3,161

-239

-12

88,000

95,000

7,000

350

Total

Source: Experian Economics, PBA
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Back to 2001
5.45

5.46

As an alternative to the above scenarios, we have also considered how many new jobs
Wycombe would need to return to the labour market balance it enjoyed in 2001 –
immediately before the district’s employment started to fall. This would require Wycombe to
gain some 36,500 new jobs in 2011-31, comprising approximately:


12,500 jobs to compensate for falling employment in 2001-11



7,800 jobs for the 6.500 active residents added in 2001-11, to provide 1.2 jobs for each;



16,200 jobs for the 13,500 active residents added in 2011-31, similarly to provide 1.2
jobs for each.

36,500 new jobs in Wycombe over 20 years is 10,000 more than the Experian forecast
discussed earlier. It is an unrealistic view of future demand, for the same reasons as the
Experian forecast, but more so.

The balanced growth scenario and ‘objectively assessed need’
5.47

We now need to consider whether the balanced growth scenario is a suitable starting point
for planning policy. In other words, is the demand for employment space derived from this
scenario a reasonable measure of the NPPF ‘objectively assessed need’ discussed in
Chapter 2 earlier?

5.48

Having regard to the discussion of national policy in Chapter 2, the answer will depend on
two questions:


Is the scenario a reasonable view of future market demand?



Does it align with positive objectives, including the balance of workers and jobs?

5.49

On the first question, and bearing in mind that forecasting is not an exact science, the
balanced growth scenario seems reasonably consistent with the past and with our
qualitative analysis of market conditions. The employment growth it shows, at 675 jobs per
annum, may look optimistic compared to the previous 10 years, 2001-11, in which
Wycombe lost more than 1,000 jobs annually. But in the four years before that, 1997-2001,
Experian estimates Wycombe’s annual average employment growth at 1,100 – almost
twice as fast as in the balanced growth scenario21. Furthermore, when translated into land
requirements (as described in the next section), the balanced growth scenario is
considered broadly realistic by property and business experts on our project steering group
– though perhaps as upside view of the district’s economic potential.

5.50

However there is an important caveat. What happens to market demand in Wycombe will
depend crucially on land supply in neighbouring and competing areas. As discussed above,
the scenario’s forecast employment growth is overwhelmingly in the office sectors. How far
the forecast turns into reality – that is, how many jobs office employers actually choose to
provide in Wycombe – will depend crucially on the supply of office sites in neighbouring and
competing areas. In particular, the more oversupplied is the Thames Valley office market,

21

Unfortunately there are no comparable data for years before 1997.
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the more difficult it will be for a peripheral area such as Wycombe to attract office jobs. This
is why, for a more robust view of future demand and supply, we would need a larger than
local study.
5.51

As regards the alignment of workers and jobs, as noted earlier the balanced growth
scenario maintains the 1:1 ratio between Wycombe’s workplace jobs and its workforce at
the base date, 2011. We have also considered an alternative approach to alignment – in
which Wycombe by 2031 regains its 2001 labour market balance of 1.2 jobs to each active
resident. As discussed earlier, the resulting employment growth looks highly unrealistic in
relation to likely market demand. Nor would this ‘return to 2001’ be a desirable policy
objective in our view. Travel to work flows have adjusted to this earlier change, seemingly
without significant adverse impacts on journeys to work or residents’ economic well-being,
and Wycombe’s ratio of jobs to workers is still high in relative terms.

5.52

We conclude that from a labour market perspective the balanced growth scenario looks like
a desirable future. But yet again there is caveat. The future health of Wycombe’s labour
market will depend on what happens in neighbouring authorities, not just Wycombe. If, for
example, Wycombe provides too few jobs for its workers while other Thames Valley
districts provide too few workers for their jobs, the result might be a balanced labour market
sub-regionally.

5.53

To capture the wider demand-supply balance, both in relation to the property market and
labour market, would need a wider, sub-regional evidence base study. The geography of
such a study would need some thought. Based on commuting patterns (Figure 5.3) and our
understanding of the property market, Wycombe district appears to be part of two separate
functional economic areas – the Thames Valley and the M40 corridor. In addition Princes
Risborough, which is relatively remote from the district’s other settlements, has a close
relationship with Aylesbury Vale.

The demand for employment space
Translating jobs into space
The balanced growth scenario
5.54

To convert the balanced employment scenario into demand for employment space in
Wycombe, we go through three successive steps.

5.55

Firstly we translate economic sectors into land use categories, using a sector-to-land use
mapping that we developed in earlier studies. Only part of the additional jobs created over
the period will need employment (B-class) space; many others will be based in other types
of property, such as retail units, schools and hospitals. The mapping is at Appendix 5
below.

5.56

Secondly we use assumptions about average floorspace per worker (employment
densities) to translate B-class jobs into B-class floorspace. Our density assumptions are
based on our own research for the Yorkshire and Humberside regional partners (2010),
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summarised at Appendix 6 below, together with the HCA’s latest Employment Densities
Guide22 and discussion with Council officers:


For offices we use 12 sq m per worker Net Internal Area, equivalent to 14 sq m per
worker Gross Internal Area, based on the HCA guide.



For industrial / warehouse space we use 45 sq m per worker, based on the Yorks and
Humberside research (see Appendix 6) and close to the 47 sq m per worker quoted by
the HCA for ‘light industry / business park’.

5.57

These densities, like the employment forecasts themselves, are inevitably uncertain. This is
another reason why forecasts of land demand should be treated as broad approximations,
not exact predictions.

5.58

Thirdly, we use plot ratios to translate employment floorspace into employment land (site
areas). For industrial space we assume a plot ratio of 40%, based on general experience
and the Yorks and Humber research. For offices, as the Yorks and Humber study also
confirms, the translation is difficult, because plot ratios vary widely, from 35 or 40% in
traditional out-of-town business parks to more than 100% on some town centre sites.
Another problem is that plot ratios and site areas do not work for mixed-use developments,
which may account for a significant share of future office development. For these reasons,
in relation to offices especially it is preferable to base demand-supply calculations on
floorspace rather than site areas,.
Table 5.7 Demand for employment space 2011-31: balanced growth scenario
Change per annum
Jobs
Sq m per job
Floorspace (GIA), sq m
Indicative sq m per hectare
Indicative site area, ha

Industrial

Office Total B class

-84

564

480

45

14

-3,788

7,893

4,000

6,000

-0.9

1.3

0.4

-1,683

11,275

9,592

-75,755

157,854

82,099

-18.9

26.3

7.4

4,105

Total change (20 years)
Jobs
Floorspace (GIA), sq m
Indicative site area, ha
Source: PBA

5.59

In the balanced growth scenario, of the district’s annual employment growth of 675 jobs we
estimate that 480 jobs will be ‘B-class jobs’, based in either industrial space (factories and
warehouses) or offices. This annual B-class change is the net outcome of an increase of
564 jobs p.a. in offices, partially offset by a reduction of 84 jobs p.a. in industrial space.

5.60

The resulting demand for industrial space is a negative, equal to a reduction in the stock of
some 75,800 sq m over the plan period. Translated into site areas, this amounts to a
reduction of around 19 hectares. Given that the district’s stock of industrial sites probably

22

Homes and Communities Agency, Employment Densities Guide 2
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totals around 190 hectares23, this is a small change, of the order of 10%. However the
analysis shows that most of this 19ha is already committed to be lost and once existing
commitments (and recommendations) are considered this 19ha reduces to around 5ha. So
the implication is that, if the estimated demand for industrial space is to be met the Council
needs to continue with a cautious approach to releasing industrial sites from the stock. If
industrial sites are proposed for redevelopment the Council needs to all it can to secure
replacement industrial stock wherever possible.
5.61

For offices, the scenario shows positive demand for some 157,900 sq m of net additional
space over the plan period, to accommodate 11,300 net new jobs. At a plot ratio of 60%
(6,000 sq m per hectare), which might be achieved in a ‘new generation’ business park or
in a town centre, this would require 26 hectares of land over the plan period. However, for
reasons discussed elsewhere including the lack of office market viability and competition
from the core of the Thames Valley we suggest development of this scale in a single
location is unlikely to be viable and so in our recommendations we suggest the Council
aspires to a more conservative trajectory.

5.62

In total, the stock of employment land remains almost constant, with growth of some 7 ha
over the entire plan period. At first sight it seems surprising that significant growth in jobs
does not require significant additional land. The explanation is that industrial jobs are being
replaced with office jobs, which on average require far less land per worker.

5.63

Although it shows little net change in the employment land stock over the plan period, in
gross terms the balanced scenario does require significant amounts of new employment
land. As discussed earlier significant amounts of industrial land are likely to be lost, most of
which should be replaced, as we calculate above. To meet demand, maximise economic
opportunity and improve amenity, the replacement sites should be qualitatively better, to
accommodate both existing occupiers displaced from sub-optimal locations and new
investment, including in high-value industries.

5.64

New office sites will also be required, both to replace space lost, to cater for growth and to
meet qualitative requirements. This is especially the case because it is very unlikely a
significant amount of office capacity can be secured by re-using industrial sites. This is
because qualitatively most of the industrial stock is in locations not market suitable for new
offices.
The housing-constrained scenario

5.65

We have also estimated the employment land implications of the housing-constrained
scenario, using the same method described above. The results are at Table 5.8. In this
scenario there is a loss of some 33 ha of industrial land over the plan period, not quite
offset by growth of some 21 ha in the office sector. This office growth is only slightly lower
than in the preferred scenario, because as mentioned earlier the increase in office jobs is
mainly driven by changing economic structure as opposed

23

As noted earlier, the Valuation Office Agency puts Wycombe’s industrial floorspace stock at 751,000 sq m. At the
standard plot ratio of 40% this would occupy 190 hectares.

January 2014

101

Wycombe Economy Study & Employment Land Review

Table 5.8 Demand for employment space 2011-31: housing-constrained scenario
Change per annum
Jobs

Industrial
-148

455

45

14

-6,660

6,367

4,000

6,000

-1.7

1.1

-0.6

-2,960

9,095

6,135

-133,203

127,332

-5,871

-33.3

21.2

-12.1

Sq m per job
Floorspace (GIA), sq m
Indicative sq m per hectare
Indicative site area, ha

Office Total B class
307
-294

Total change (20 years)
Jobs
Floorspace (GIA), sq m
Indicative site area, ha
Source: PBA

5.66

Overall, in the constrained housing scenario the demand for additional employment land is
a small negative, at 12 ha over the plan period. Our comments on the previous scenario
(paragraph 5.63) still apply.

Conclusion
5.67

Based on our balanced growth scenario, Wycombe in the plan period 2011-31 will require:


Some 157,900 sq m of net additional office space, equivalent to a 11,300 net new jobs which at the standard plot ratio of 60% would take up 26 hectares of land;



A net reduction of some 19 hectares in its industrial land stock, equivalent to a net loss
of 1,700 jobs.

5.68

In the alternative housing-constrained scenario the numbers are fairly similar, with a
requirement of 21 ha of net new office sites and a reduction of 33 ha in the stock of
industrial land.

5.69

In our view the above numbers are a reasonable estimate of the ‘objectively assessed
need’ for employment land, as defined in national planning policy. This is for two reasons:
the proposed numbers provide a credible broad view of future market demand (though not
the only credible view), and they would support a reasonable alignment of jobs and workers
– assuming that future housing is provided in line with the SHMA’s ‘mid-trend migration’
scenario.

5.70

However this conclusion is subject to an important caveat. A larger than local analysis
across the wider labour market area would provide a more robust view of objectively
assessed need, but would be far beyond the scope of the present study.

5.71

Given the inevitable uncertainties, the above assessment should be reviewed within five
years, in the light of updated property market intelligence and employment data.
Furthermore, if the Council decides on housing targets significantly different from the
options analysed above, the assessment should be reviewed in the light of the new target.

The demand-supply balance
5.72

To assess the balance of the market over the plan period, we compare this future demand
or need with the land supply estimated in the last chapter (Table 4.1 and 4.2).
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5.73

For offices, the estimated net additional supply of 69,585 sq m is only 44% of the expected
need for 157,854 sq m over the plan period. If the need is to be met in full, and assuming
that all the supply estimated at Table 4.1 is delivered successfully over the plan period, it
would be necessary to find capacity for a further 88,269 sq m of net new office space. At
the standard plot ratio this would require around 15 ha. To deliver development that is in
demand and viable, this new provision should be concentrated in the south east of the
district, around High Wycombe and Marlow. It should offer high-quality, highly accessible
sites for strategic occupiers.

5.74

For industrial space, the land supply estimated earlier is negative, equal to a loss of 13.7
ha. This equals 72% of the expected negative demand for 18.9 ha of industrial land. If the
expected demand for industrial space is to be met, and assuming that all the estimated
supply (positive and negative) estimated at Table 4.2 is delivered in the plan period, there is
room for just 5.2 hectares of further net losses over the period. In effect, the calculation
says that if industrial demand is to be met there is no room for further losses of industrial
land over and above those we have estimated. If further losses do happen, new industrial
land should be identified to compensate for them. For industrial as for offices, to deliver
development that is in demand and viable this new provision should be concentrated in the
south east of the district, around High Wycombe and Marlow. It should provide highly
accessible, high-quality sites for high-value strategic occupiers, but also lower-profile space
for smaller and more local businesses, including those displaced from existing sites that will
be lost to other uses.

New development opportunities
5.75

Given the above analysis, the Council should consider providing further B-class
development opportunities, over and above sites already identified. We suggest broad
locations for such allocations, first for offices and then for industrial uses.

Offices
5.76

As discussed earlier, we expect that as the general office market improves there will be
scope for strategic office development around Marlow. To provide more offices will require
new land, because further intensification at existing sites, especially Globe Park, would
undermine their attractiveness both to existing and new occupiers. From a market
perspective, the only location attractive enough for a new strategic office site is Green Belt
land close to the A404. This location is critical, because the key to maximising demand is
ready access to the M4, which would put the development close to the core of the Thames
Valley market.

5.77

To be successful, an office site would need critical mass, which as a minimum requires
perhaps 20,000 sq m of offices on a site of some 3-5 ha. A strategic land allocation could
be considerably more, even with expected delivery extending beyond the plan period. The
total allocated will depend partly on the sustainable supply capacity of the site, assessed
through a detailed Green Belt review. From a demand perspective, careful consideration
would need to be given to phasing, in the light of market conditions as they develop and to
avoid counter-productive competition with Handy Cross.
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5.78

It might seem risky to promote a new office site when the wider office market is still difficult,
and demand and viability at Handy Cross are still not proven. However, a Green Belt
release to provide an office park would be controversial and have a long gestation period. If
a new allocation is to deliver useful amounts of space as the market recovers, the Council
needs to start considering it now, as part of the new Local Plan.

5.79

Whether a Green Belt release is justified will depend partly on a detailed assessment of its
impact on the Green Belt. It will also depend on the balance of the Council’s priorities and
how it chooses to deal with uncertainty. As discussed earlier, we cannot be sure about the
scale of future demand for offices or the future balance of the sub-regional market. Whether
that wider market continues to be oversupplied will depend partly on planning policy in
neighbouring authorities. If it does, it may be that demand in Wycombe falls short of
expectations, and if no more land is offered in Wycombe any new occupiers who do want to
locate there can readily find good alternatives.

Industrial
5.80

We have already discussed the potential of the Abbey Barn Reserve Locations, based on
the current road access to the area. But if the junction is built the whole geography of
southern Wycombe will change. The area, including the Reserve Locations, will likely be
reconfigured to accommodate the new junction and its access and this will include the two
Reserve Locations south of London Road. This will provide an opportunity to provide a
new, strategic high-quality industrial / warehousing area similar to the existing provision at
Junction 3.

5.81

In our judgment, the minimum critical mass for such an area is around 7 ha, similar to
Knaves Beech. This critical mass is larger than what we recommend for Abbey Barn South
in Chapter 4 above, because with a new motorway junction we expect larger buildings, to
cater for high-profile occupiers including inward investors. We cannot estimate a maximum
size for the development; what can be achieved will depend on the configuration of the new
highway infrastructure.

5.82

While we think industrial use is the most appropriate at the moment offices should not be
ruled out of the mix. The junction is a very long term prospect and the market could well
have changed by the time development is being promoted.

5.83

The scale of development depends on Green Belt impact, and how much land the Council
decides to release from the Green Belt. Without a detailed Green Belt assessment it is
difficult to quantify the scale of development that could come forward. Furthermore, if a new
junction is permitted, then it will be likely delivered towards the end of the local plan period,
and by that time the market will have changed.

5.84

The other potential opportunity for significant industrial development is for additional land to
be identified at Wycombe Air Park. The Air Park is not as attractive as the London Road
area, but it could provide very suitable accommodation to offset future losses of secondary
stock, including in Desborough. Constraints at this site include the Green Belt and access.
If these constraints can be overcome, the Air Park could provide land to offset further
losses. It is too early to quantify such additional provision; much will depend on whether it
proves possible to increase the existing footprint, which under current policy is excluded.
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5.85

Both at Abbey Barn and Wycombe Air Park, providing additional land would involve Green
Belt releases and is bound to be controversial. As noted earlier in relation to offices, the
answer will depend partly on technical assessments and partly on the Council’s priorities.

5.86

In addition to the locations discussed above, as requested by the Council we have
considered the merits of identifying land for large-scale industrial development at Princes
Risborough and Stokenchurch. In our opinion demand and viability in these localities is
unlikely to support such development.

The quantity of land
5.87

At the present stage it is too early to quantify the amount of floorspace that could be
delivered by the new sites suggested above, either for offices or industry. A policy in the
new plan should undertake to review the demand-supply balance with five years from the
date of this study, and sooner in the case of economic shocks (whether negative or
positive).
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6

CONCLUSIONS

6.1

The findings from our analysis are summarised in the concluding sections of each chapter
above. In the overall conclusions that follow, rather than repeat these findings we
summarise the resulting policy recommendations.

Objectively assessed need
6.2

We suggest that the Council adopt our balanced growth scenario, based on 675 net new
jobs per year over the plan period, as the basis of its objectively assessed need for
employment land. This scenario should be used as a broad direction of travel rather than a
precise blueprint. It provides a long-term view of Wycombe’s potential, reflecting the
district’s strengths in knowledge-based, high-growth sectors, and it aligns workplace jobs
with the expected growth in the resident workforce under the SHMA’s Mid-Trend Migration
Scenario – providing 13,500 additional resident workers over the plan period.

6.3

The resulting objectively assessed need for the plan period 2011-31 is for 158,000 sq m of
net new office space and a reduction of 19 ha in the industrial land stock (a further 5.3ha
once committed losses are considered). In a housing-constrained scenario, where there are
only 7,000 additional resident workers over the plan period, land requirements are fairly
similar, because the forecast demand for employment land is mainly driven by sectoral
change rather than growth in total jobs.

6.4

In relation to offices, the new Local Plan should explain that this estimate is highly
uncertain, and in the light of recent trends appears optimistic. This objectively assessed
need should be recalculated if planned housing provision departs significantly from the
SHMA’s Mid-Trend Migration scenario. The plan should also undertake to review the figure
within five years, paying particular attention to:
i

Property market conditions, focusing on the office market, where prospects are
especially uncertain;

ii

Up-to-date employment data and forecasts.

6.5

In line with the NPPF, this next review should be a cross-boundary exercise, extending
beyond the district itself. To identify the best geography for the study will need more
analysis and may not be easy - because, as we have shown, Wycombe is related both to
the Thames Valley and the M40 corridor.

6.6

At the present stage, to ensure that if fulfils the duty to co-operate the Council should
discuss emerging employment land policies with those local authorities with whom it has
the closest economic links. As well the immediately adjoining districts these should include
the Thames Valley authorities of Reading, Wokingham, Slough and West Berkshire and the
London Borough of Hillingdon. The Council should ask whether other authorities expect:
i

An imbalance between workers and jobs

ii

An imbalance between the demand / need for employment uses and the planned
supply of land for these uses.
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6.7

Depending on the answers, the Council might reconsider its emerging targets both for
employment land and housing.

Land provision target
6.8

6.9

We suggest the Council adopt the above figures as a broad land provision target, to be
reviewed within five years as discussed above, and subject to:


A demand-side assessment of market conditions and employment change – actual and
forecast;



A supply-side assessment of the feasibility and impact of identifying new land as
required to meet the target, in the locations suggested final sections of Chapter 5,
including impact of releasing land from the Green Belt.



Discussions with neighbouring authorities, also as discussed above.

The review could confirm the analysis in this report. Alternatively, it could show that our
objective assessment of need (or demand) was wrong, in which case the target should be
reviewed. Similarly on the supply side it could find that the suggested new allocations are
not deliverable or not sustainable, this could show that Wycombe does not have the
capacity to meet its objectively assessed need. In that case, the Council should discuss
with neighbouring authorities whether they can accommodate any unmet need, taking
account of their own demand-supply balance at the time.

Existing employment sites
6.10

6.11

Our recommendations on the different employment land designations are detailed at
paragraph 4.292 onwards. We suggest the Council consider a number of changes to
current policies, as follows:


Additional sites should be designated as Business Parks and Employment Areas, as
detailed at Table 4.3;



Certain Employment Areas should be de0=designated, also listed at Table 4.3;



Certain Scattered Sites, also listed at Table 4.3, should be released for other uses or
mixed use;



C 3.5 ha at the Gomm Valley Reserve Location should be identified for office
development;



C 5 ha at Abbey Barn should be identified for industrial development, contingent on the
proposal for a new M40 Junction 3A not being implemented.

The Council should also consider action, beyond the current BID initiative, to bring about a
comprehensive upgrade at Globe Park. This should include access improvements, a multistorey car park, amenities and general landscaping / environmental improvement.
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Handy Cross
6.12

In relation to the permitted mixed-use development at Handy Cross, policy should
safeguard the office element of some 35,000 sq m against transfer to other land uses. This
policy should be reviewed within five years.

General approach to new land
6.13

All the analysis above suggests the Districts needs to secure a supply of new land if it to
meet its employment land needs. The supply of sites as it currently stands (commitments,
reserve sites and undeveloped sites) is highly unlikely to meet the market demand for
space in the future.

6.14

As a general approach, to help guide the Council identify new land we suggest the
following:

6.15

First the Council should explore the scope to secure new space in or around Marlow. The
Council should look to identify land with good accessibility to the strategic road network and
so the core of the Thames Valley. Marlow is the market preferable location for new office
space and offices are the main growing sector in Wycombe District.

6.16

Following Marlow the analysis suggests High Wycombe is the next preferable location.
However, without a new motorway access there is a lack of land which could be delivered
with the high standard of accessibility either a high quality office or industrial park requires.
This gives further weight to the importance of a potential new motorway access to open up
new land and/or improve accessibility to the Abbey Barns area.

6.17

Outside of the Marlow/Wycombe area consider securing new capacity as part of a mixed
used allocation at Longwick Road. If combined with a new housing allocation at Park Mill
Farm the Council may even secure a net increase in employment stock in this area; helping
offset the district wide shortage but also provide flexibility to allow for windfall losses in the
rural parts of the district over the plan period.

6.18

With this in mind the Council should consider:


Identifying land for strategic office development close to the A404.



Continuing to promote J3A. This can be justified to open up the area around the new
junction, including Abbey Barns but also a more extensive area, for new high quality
employment development. We do not rule out a new office park in the location but we
consider industrial the more likely.



Identifying land for large-scale industrial development at Wycombe Air Park, which
would require a Green Belt release and new infrastructure.



Consider securing a future supply of new land in Princes Risborough; most likely
through a mixed use allocation at Longwick Road together with Park Mill Farm.
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6.19

The proposed strategic office allocation at Marlow will be risky from a market perspective.
We cannot be confident if and when there will be viable demand for this development.
Therefore we suggest a contingent or reserve allocation. In this approach, sites would be
clearly identified with defined boundaries and land uses, but subject to review after five
years.
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