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1. Introduction 
Overview of the Addendum Report scope and purpose 

1.1 The Buckinghamshire HEDNA Update 2016 was published in December 2016 and established the Economic 

Development Needs and the Full Objectively Assessed Need for Market Housing and Affordable Housing 

across Aylesbury Vale, Chiltern, South Bucks and Wycombe local authority areas. 

1.2 Following the publication of the HEDNA Update, the Buckinghamshire local authorities have been updating 

employment land supply analysis across Buckinghamshire and discussing the overall position with the 

Bucks Thames Valley LEP (BTVLEP).  It has become apparent that there is a mismatch between what the 

economic forecasts in the HEDNA are showing and what the market is prepared to deliver on the ground, 

as demonstrated both by what the commercial property market is experiencing and in terms of market 

signals for different types of commercial floorspace that each of the planning authorities are seeing.  

1.3 This Addendum Report to the Buckinghamshire HEDNA Update provides additional information, analysis 

and clarification regarding the Economic Development Needs Assessment.  The Addendum Report takes 

account of more up to date property market analysis, and provides additional forecasts (a labour supply 

and bottom up forecast) and projections based on the past completions of employment land, to place the 

existing employment land forecasts into context (labour demand) for the purposes of Local Plan making.  

This is consistent with the Government’s Planning Practice Guidance (PPG). 

1.4 This Addendum Report also provides additional information, analysis and clarification regarding the need 

for Affordable Housing.  The report provides clarification about the range of affordable housing need that 

the HEDNA Update identified and further considers the role of affordable home ownership in the 

Buckinghamshire HMA. 

1.5 Finally, this Addendum Report includes a short erratum which corrects some of the figures that were 

presented in the HEDNA Update (December 2016). 
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2. Economic Development Needs 
Updating the Employment Analysis from the HEDNA 

2.1 PPG on assessing economic development uses (Paragraph: 032 Reference ID: 2a-032-20140306) sets out 

that plan makers should consider forecasts of quantitative and qualitative need, to estimate the scale of 

future needs. In carrying out this assessment plan makers are advised that they should consider: 

» Sectoral and employment forecasts and projections (labour demand); 

» Demographically derived assessments of future employment needs (labour supply techniques); 

» Analyses based on the past take-up of employment land and property and/or future property 

market requirements; 

» Consultation with relevant organisations, studies of business trends, and monitoring of business, 

economic and employment statistics. 

2.2 In addition to the PPG advice on undertaking economic development needs assessments a draft Technical 

Advice note from the Planning Advisory Service (PAS)1 suggests that to assess demand two pieces of 

analysis are needed: 

» ‘a property market review, which provides a short-term view and largely qualitative view of the 

demand for development land 

» Long-term economic forecasting, which is long-term and quantitative.’ (Paragraph 5.5) 

2.3 The PAS advice goes on to state ‘similarly, if the long-term forecasts seem inconsistent with the market 

analysis provided earlier in the study, an alternative ‘what-if’ scenario might be added as a test.’ (Paragraph 

7.36). This report considers an alternative ‘bottom up’ scenario that takes account of market analysis. 

Other scenarios (including a labour supply scenario and past completions scenario) are also considered. 

Employment Forecasts 

2.4 The HEDNA provides sectoral employment forecasts and includes property market analysis that has been 

informed by consultation with relevant organisations. However, to be consistent with the requirements of 

PPG and the PAS advice the Bucks authorities and the LEP have jointly commissioned an update to the 

HEDNA to ensure that plan making reflects market conditions across the FEMA. Additional work included:  

» The preparation of a labour supply scenario – this is based on the dwelling led population projection 

provided by ORS. It sets out the future employment needs by sector for each authority and the 

FEMA over the relevant plan periods; 

» A scenario based on analysis of past employment floorspace completions over the past 10 years to 

project forward future needs for each authority and the FEMA over the relevant plan periods; 

                                                           
1 Planning Advisory Service (April 2016), Housing and Economic Development Needs Assessment, Technical Advice Notes, Vol 3 Economic 
Development 
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» A property market report (Buckinghamshire Office and Industrial Floorspace Market Review) 

prepared by the BTVLEP (see Appendix 1); 

» A ‘bottom up’ forecast based on the Oxford Economics scenario but with assumptions amended to 

take account of local demand information in the LEP’s property market report and past 

employment completions. Future employment needs by sector for each authority and the FEMA 

over the relevant plan periods; 

» Analysis of employment densities per worker is presented to sensitivity test the floorspace 

requirements for the Oxford Economic scenario for each authority and the FEMA; 

» Conclusions are drawn on the employment floorspace requirements for each authority and the 

FEMA based on updated analysis; and 

» A supply demand balance is presented considering the known sources of employment floorspace 

supply (including an allowance for future losses of employment floorspace) and based on the 

conclusions around the floorspace requirements (taking account of new evidence). The conclusion 

of this analysis presents the amount of land that needs to be allocated to meet employment land 

needs. 

2.5 It should be noted that where the report refers to the period 2013 -33, this refers to the 20-year monitoring 

period (2012/13 to 2032/33).  

Brief introduction to economic forecasting 

2.6 Forecasting long-term economic change is always a difficult task. It is not an exact science, and there is no 

way to accurately and confidently predict future economic change. There are a multitude of economic, 

technological, social, and political factors (both domestic and international) that can influence the overall 

employment numbers in an area, as well as the distribution of employment by sector.  

2.7 In addition to the above limitations, the United Kingdom is currently facing exceptional levels of economic 

uncertainty as it starts the process of exiting the European Union. At the same time, it faces a significant 

budget deficit and sluggish levels of growth. This uncertain economic climate makes economic forecasting 

even more challenging. The forecasts are susceptible to change due to unforeseen circumstances, which 

can impact on forecast employment growth rates. Even small variations in growth rates could have 

significant implications for floorspace forecasts over a long period. As such, long term projections should be 

kept under review as part of the plan making process.  

2.8 Forecasting employment change at the local (i.e. district) level, brings its own additional set of challenges, 

as the economic forecasts of all major UK forecasting houses are based on national and regional forecasting 

models, that in simple terms allocate a proportion of regional growth to each local authority. This is done in 

a relatively crude way which may not necessarily fully reflect local characteristics. 

2.9 To address the above limitations, and in accordance with Planning Practice Guidance, we have considered a 

range of possible growth scenarios in the HEDNA and within this addendum. 
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Labour Supply Forecast 

2.10 The starting point for the labour supply scenario is the projection of the total number of people employed 

in each district, taking account of unemployment and commuting (this is based on the dwelling led 

population projection provided by ORS).  In summary, these numbers have been calculated as follows: The 

number of economically active persons was converted into the number of employees based on the 

assumptions used in the HEDNA. Then 2011 Census commuting data was used to estimate the number of 

people commuting in and out of the study area. This gave us the number of people working in the area. 

Finally, the number of people working in the study area was converted into full time equivalents (FTEs) by 

applying the Oxford Economics ratios for each district between FTEs and employed people (see Figure 1): 

Figure 1: FTE assumptions 

District FTE to employed people ratio2 

Aylesbury Vale 0.745 

Chiltern / South Bucks 0.772 

Wycombe 0.819 

2.11 The scenario assumes that the breakdown of employment by sector for each year of the assessment will be 

consistent with the Oxford Economics baseline scenario. The findings of this scenario are summarised 

below. 

Aylesbury Vale 

B use class FTE employment in Aylesbury Vale is projected to increase by approximately 10,000 over the 

period 2013-2033, with most of the growth coming from primarily office-based sectors (Figure 2). This 

translates into additional need for 101,000 sqm of B1a/b and 124,000 sqm of B8 floorspace over the 

assessment period (Figure 3), and indicative additional demand for 20 and 25 hectares of employment land 

respectively (Figure 4). B1c/B2 requirements are projected to decrease by approximately 9% 

Figure 2: Aylesbury Vale FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 20,000 28,500 8,500 43% 

B1c/B2 4,300 4,000 -300 -7% 

B8 6,400 8,200 1,800 28% 

Total B use class 30,700 40,700 10,000 33% 

Figure 3: Aylesbury Vale floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not 

sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 241,000 342,000 101,000 42% 

B1c/B2 173,000 158,000 -15,000 -9% 

B8 451,000 575,000 124,000 27% 

Total B use class 865,000 1,075,000 210,000 24% 

                                                           
2 Source Oxford Economics 
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Figure 4: Aylesbury Vale employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 48 68 20 42% 

B1c/B2 43 40 -4 -9% 

B8 90 115 25 27% 

Total B use class 182 223 41 23% 

Chiltern and South Bucks 

2.12 B use class FTE employment in Chiltern and South Bucks is projected to increase by approximately 1,700 

over the period 2014-2036. B1a/b FTE employment is projected to increase by 2,400 while B1c/B2 FTE 

employment is projected to decline by 900 (Figure 5). This translates into additional need for 28,000 sqm of 

B1a/b and 12,000 sqm of B8 floorspace over the assessment period (Figure 6), and indicative additional 

demand for 6 and 2 hectares of employment land respectively (Figure 7). B1c/B2 requirements are 

projected to decrease by 38,000 sqm of floorspace which translates into 9 hectares of land. 

Figure 5: Chiltern and South Bucks FTE change 2014-2036 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 19,900 22,300 2,400 12% 

B1c/B2 3,000 2,100 -900 -30% 

B8 6,100 6,300 200 3% 

Total B use class 29,000 30,700 1,700 6% 

Figure 6: Chiltern and South Bucks floorspace change 2014-2036 (square metres) (Note: Figures rounded to nearest 1000 and 

may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 239,000 267,000 28,000 12% 

B1c/B2 121,000 83,000 -38,000 -31% 

B8 426,000 438,000 12,000 3% 

Total B use class 786,000 788,000 2,000 0% 

Figure 7: Chiltern and South Bucks employment land change 2014-2036 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 48 53 6 12% 

B1c/B2 30 21 -9 -31% 

B8 85 88 2 3% 

Total B use class 163 162 -1 -1% 

Wycombe 

2.13 B use class FTE employment in Wycombe is projected to increase by approximately 4,100 over the period 

2013-2033, with growth coming almost entirely from B1a/b sectors (Figure 8). This translates into 

additional need for 61,000 sqm of B1a/b and 21,000 sqm of B8 floorspace over the assessment period 
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(Figure 9) and indicative additional demand for 12 and 4 hectares of employment land respectively (Figure 

10). However much of the additional need for B1a/b and B8 land is projected to be offset by the projected 

decline in B1c/B2 

Figure 8: Wycombe FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 22,500 27,600 5,100 23% 

B1c/B2 5,000 3,700 -1,300 -26% 

B8 8,600 8,900 300 3% 

Total B use class 36,100 40,200 4,100 11% 

Figure 9: Wycombe floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 270,000 331,000 61,000 23% 

B1c/B2 200,000 149,000 -51,000 -26% 

B8 599,000 620,000 21,000 4% 

Total B use class 1,069,000 1,100,000 31,000 3% 

Figure 10: Wycombe employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 54 66 12 23% 

B1c/B2 50 37 -13 -25% 

B8 120 124 4 3% 

Total B use class 224 227 4 2% 

FEMA 

2.14 B use class FTE employment across the FEMA is projected to increase by approximately 17,000 over the 

period 2013-2033. FTE employment is projected to increase by 17,000 in B1a/b sectors and 2,300 in B8 

sectors, and decline by 2,300 in B1c/B2 sector (Figure 11). This translates into additional need for 204,000 

sqm of B1a/b and 164,000 sqm of B8 floorspace over the assessment period (Figure 12), and indicative 

additional demand for 41 and 33 hectares of employment land respectively (Figure 13). B1c/B2 

requirements are projected to decrease by 92,000 sqm of floorspace (23 hectares of land). Nevertheless, it 

should be noted that these results and those for the districts are constrained to the dwelling led population 

projection provided by ORS and do not reflect the local market signals and commercial activity described 

elsewhere in this addendum. 

Figure 11: FEMA FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 61,100 78,100 17,000 28% 

B1c/B2 12,200 9,900 -2,300 -19% 

B8 21,000 23,300 2,300 11% 

Total B use class 94,300 111,300 17,000 18% 
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Figure 12: FEMA floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 733,000 937,000 204,000 28% 

B1c/B2 488,000 396,000 -92,000 -19% 

B8 1,467,000 1,631,000 164,000 11% 

Total B use class 2,688,000 2,964,000 276,000 10% 

Figure 13: FEMA Employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 

2013-2033 

B1a/b 147 187 41 28% 

B1c/B2 122 99 -23 -19% 

B8 293 326 33 11% 

Total B use class 562 613 50 9% 

Past employment completions 

2.15 Past completion data for B class employment floorspace gained or lost through both planning approvals 

and permitted development schemes has been collected for each authority for the 10-year period 2006 / 

2007 - 2016 /17.  

2.16 The average net floorspace gain/loss over the 10-year period has been used to project forward floorspace 

needs over the plan period, if they were to follow the trends from the past 10-year period. It should be 

noted that projecting forward over a long period on past trends is unlikely to be reflective of what might 

happen in the future, particularly where the time-period for drawing data from is relatively short3. 

However, this exercise when used with other data (such as the property market data) gives some indication 

of what reasonably could be expected to happen over the short term in the market for B class floorspace. 

Aylesbury Vale  

2.17 Aylesbury Vale monitoring data had a significant outlier4 in planning application Ref app/0962/11, Land at 

East of College Road North which included 81,305 sqm of new B2 floorspace and 3,260 sqm of new B1a 

floorspace. To take account of this significant outlying application the table below includes two projections 

one based on the average annual net change 2006 – 16, and one based on the average annual net change 

in floorspace 2006 – 16 excluding the outlier. 

2.18 Based on these projections, Aylesbury Vale would see a net decline in floorspace of 31,700 sqm over the 

plan period. This is made up of a loss of 15,500 sqm of B1a/b floorspace and 31,400 sqm of B1c/B2 

floorspace, and a net gain of 15,100 sqm of B8 floorspace. This information contrasts markedly with the 

information derived from the labour supply forecast set out in the previous section. 

  

                                                           
3 A 10-year period is considered short when using it to project forward 20 years 
4 An outlier in a dataset is one that is significantly outside the normal range. Including an outlier in analysis can skew results. As such the outlier in 
this case concerns an application which by virtue of its very large size lies outside the normal range, therefore it has been excluded. 
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Figure 14: Aylesbury Vale Projected net change in Floorspace 2013-2033 (square metres) (Note: Projections rounded to nearest 

100 and may not sum) 

Use Class 
Average annual change  

2006 - 2016 
Projected net change  

2013 - 2033 

Projected net change  
(Outlier removed)  

2013 - 2033 

B1a/b -472 -9,400 -15,500 

B1c/B2 6,342 126,800 -31,400 

B8 738 15,100 15,100 

Total B use class 6,291 132,500 -31,700 

Chiltern 

2.19 Based on these projections, Chiltern would see a net decline in floorspace of 77,200 over the plan period 

(2014- 36). This is made up of a loss of 6,900 sqm of B1a/b floorspace and 60,700 sqm of B1c/B2 floorspace 

and 9,500 sqm of B8 floorspace. 

Figure 15: Chiltern Projected net change in Floorspace 2014-2036 (square metres) (Note: Projections rounded to nearest 100 

and may not sum) 

Use Class 
Average annual change  

2006 - 2016 
Projected net change  

2014 - 2036 

B1a/b -314 -6,900 

B1c/B2 -2,761 -60,700 

B8 -433 -9,500 

Total B use class -3,508 -77,200 

South Bucks 

2.20 Based on these projections, South Bucks would see a net decline in floorspace of 69,500 over the plan 

period 2014 - 36. This is made up of a loss of 39,700 sqm of B1a/b floorspace and 43,700 sqm of B1c/B2 

floorspace, and a net gain of 13,800 sqm of B8 floorspace. 

Figure 16: South Bucks Projected net change in Floorspace 2014-2036 (square metres) (Note: Projections rounded to nearest 

100 and may not sum) 

Use Class 
Average annual change  

2006 - 2016 
Projected net change  

2014 - 2036 

B1a/b -1,803 -39,700 

B1c/B2 -1,985 -43,700 

B8 628 13,800 

Total B use class -3,581 -69,500 

Wycombe 

2.21 Based on these projections, Wycombe would see a net decline in floorspace of 176,000 over the plan 

period 2013-33. This is made up of a loss of 75,800 sqm of B1a/b floorspace, 74,800 sqm of B1c/B2 

floorspace and 25,300 sqm of B8 floorspace. 
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Figure 17: Wycombe Projected net change in Floorspace 2013-2033 (square metres) (Note: Projections rounded to nearest 100 

and may not sum) 

Use Class 
Average annual change  

2006 - 2016 
Projected net change  

2013 - 2033 

B1a/b -3,789 -75,800 

B1c/B2 -3,742 -74,800 

B8 -1,267 -25,300 

Total B use class -8,797 -176,000 

FEMA 

2.22 Based on these projections, the FEMA with the Aylesbury Vale outlier5 removed would see a net decline in 

floorspace of 342,200 over the period 2013-33. This is made up of a loss of 133,600 sqm of B1a/b 

floorspace and a loss of 201,100 sqm of B1c/B2 floorspace and a loss of 7,600 sqm of B8 floorspace. 

2.23 When the additional roll forward period is considered (2033 – 36) the FEMA will see a decline in floorspace 

of 51,300 sqm floorspace, including a decline of 20,000 sqm B1a/b floorspace and 30,200 sqm of B1c/B2 

floorspace, and 1,100 sqm of B8 floorspace. 

Figure 18: FEMA Projected net change in Floorspace 2013-2033 (square metres) (Note: Projections rounded to nearest 100 and 

may not sum) 

Use Class 
Average annual 

change  
2006 - 2016 

Projected net change 
2013 - 2033 

Projected net change 
(outlier removed) 

2013- 2033 

Projected net change 
(outlier removed) 

2033 - 2036 

B1a/b -6,378 -127,600 -133,600 -20,000 

B1c/B2 -2,146 -42,900 -201,100 -30,200 

B8 -397 -7,600 -7,600 -1,100 

Total B use class -8,901 -178,000 -342,200 -51,300 

2.24 The above analysis shows that if past trends in B class employment floorspace declines seen over the last 

10 years are replicated going forward over the long term, there would be a significant loss of B class 

floorspace across the FEMA, when the Aylesbury Vale outlier is removed. It could be argued that with the 

new Enterprise Zones planned in Aylesbury Vale some significant schemes could come forward over the 

plan period which would mean that the previous outlier at the Arla site may not be a significant outlier. The 

result being that the net change in floorspace would be lower, but still overall the FEMA would lose 

178,000 sqm across all types of B class use, and this is considerably different to the OE forecast in the 

HEDNA which projected an overall net increase in floorspace need of 290,400 sqm (2013-33). 

2.25 Caution needs to be taken when making use of projections based on past trends to project over the long 

term. Also, the data used to make such projections will be more robust when taken from a longer time 

period (20 years is recommended). As such although useful in showing that floorspace has seen a net 

decline across the FEMA over the last 10 years, over the planning period 2013-33 this may not remain the 

case if the labour demand forecasts set out in the HEDNA take place and the level of population and 

household growth that Buckinghamshire is likely to see stimulate further growth. Nevertheless, the level of 

growth originally forecast in the HEDNA cannot be regarded as the only potential outcome and the effects 

of growth may lead to lower jobs growth in the FEMA as commuting may increase. However, there is some 

commonality between the past completion forecast and the information derived from market signals and 

                                                           
5 Planning application Ref app/0962/11, Land at East of College Road North 
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commercial activity which suggests continued lack of demand for and decline of B1 a/b floorspace in sharp 

contrast to the expected growth in the sector in the labour supply forecast. In addition, less land may be 

required to meet the job growth needs if trends in less space per worker continue to reduce land 

requirements. 

Property market analysis 

2.26 The HEDNA set out property market analysis in chapter 5, which considered a range of property market 

indicators including rents, leasing activity, and investment deals. It also included information on vacant 

floorspace and provided a summary of the current vacancy rates within the stock of floorspace in the FEMA 

and within each district. It should be noted that overall the data showed that vacancy rates (across all 

floorspace types and for the FEMA) were at 8%, which is broadly in line with what is generally considered to 

be an equilibrium rate (see the draft PAS guidance note6). As the HEDNA also points out, there are 

variations and in particular the B1a/b office vacancy rate is 13% in the FEMA and in Aylesbury Vale is as 

high as 17%. This would clearly suggest that there is an excess of vacant floorspace and that demand is 

likely to be limited for this type of accommodation at present. 

2.27 Following on from the HEDNA, BTVLEP has provided a market commentary7 on the Buckinghamshire office, 

industrial and warehousing floorspace market.  The key findings from this commentary are: 

Offices 

» The Bucks market stalled during the recession, despite the economic recovery, take up is still not 

where it would be expected this far into a recovery (10 years since the recession), and supply of 

floorspace is lower. Conditions are not right across much of the FEMA for meaningful investment.  

» There have been structural changes in the office market in terms of demand. 

» There is recognition within the industry that office occupiers are continuing to use office space 

more efficiently and reducing occupancy ratios (ratios having reduced from 15 sqm per worker in 

the early 1990s to around 10 sqm per worker today). Developers are reflecting this trend by 

designing for offices at 8 sqm. This trend is also driven by the trend for agile working.  

» There has been a movement away from business park accommodation to town centre locations. 

» Despite significant office floorspace loss there has been no rapid rise in rents. 

» Overall the office sector in Bucks is characterised by lack of demand and lack of supply. 

Industrial  

» Like the office market, the industrial market in Bucks also stalled during the recession. It is 

performing better than the office market now, however there are still few speculative 

developments.  

» Poor connectivity has inhibited development (particularly in the north of Bucks), although 

tightening supply has encouraged speculative development (around the A41). 

Warehousing  

» Many of the same factors operate for warehousing as they do for industrial development with 

access constraints being even more important in influencing location decisions.  

                                                           
6 Planning Advisory Service (April 2016), Housing and Economic Development Needs Assessment, Technical Advice Notes, Vol 3 Economic 
Development. 
7 See Appendix 1 – BTVLEP (May 2017), Buckinghamshire Office and Industrial Floor Space Market Review. 
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» Buckinghamshire competes poorly against other locations in the south east such as Milton Keynes 

and Didcot. The only location where constraints are currently tolerable for warehousing 

development is around the foot of the A41 south of Aylesbury, adjacent to the Arla site.  

Bottom up Forecast 

2.28 The bottom up forecast aims to better reflect local market characteristics as reflected in the property 

market analysis in the existing HEDNA, the new property market intelligence provided by the LEP, and the 

findings of the employment land projections scenario. These suggest low levels of demand for employment 

land across most parts of the FEMA and significant losses of B use class floorspace over the past decade. 

2.29 Since the market assessment aligns with the findings of the past take up scenario, we have used the 

projections of the past take up scenario to estimate the compound annual growth rate (CAGR) for 

employment in each B use class and sector (Figure 19). These have then been applied to the baseline 

Oxford Economics forecasts. 

Figure 19: Compound annual growth rate assumptions 2013-2033 

District B1a/B1b B1c/B2 B8 Total 

Aylesbury Vale -0.40% -0.24% 0.09% -0.11% 

Wycombe -0.75% -0.75% -0.21% -0.55% 

Chiltern -1.80% -1.31% -0.24% -0.63% 

South Bucks -0.99% -3.64% 0.10% -0.36% 

Aylesbury Vale 

2.30 FTE employment in B1a/b sectors is projected to decline by approximately 1,100 between 2013 and 2033, 

while B8 FTE employment will see growth of approximately 300. FTE employment in B1c/B2 sectors is 

projected to decline marginally (approximately by 100 - Figure 20). Therefore, there will be additional need 

for B8 floorspace and land (approximately 23,000 sqm / 5 hectares) but no additional need for B1a/b or 

B1c/B2 (Figure 21 and Figure 22). 

Figure 20: Aylesbury Vale FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 20,300 19,200 -1,100 -5% 

B1c/B2 4,400 4,300 -100 -2% 

B8 6,500 6,800 300 5% 

Total B use class 31,200 30,300 -900 -3% 

Figure 21: Aylesbury Vale floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not 

sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 243,000 231,000 -12,000 -5% 

B1c/B2 175,000 173,000 -2,000 -1% 

B8 456,000 479,000 23,000 5% 

Total B use class 874,000 883,000 9,000 1% 
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Figure 22: Aylesbury Vale Employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 49 46 -2 -5% 

B1c/B2 44 43 -1 -1% 

B8 91 96 5 5% 

Total B use class 184 185 2 1% 

Chiltern 

2.31 FTE employment is projected to decline across all B-use class sectors, resulting in 3,000 fewer FTE 

employees by 2036 (Figure 23). Consequently, there will be no need for any type of additional B-use class 

floorspace over the assessment period (Figure 24 and Figure 25). 

Figure 23: Chiltern FTE change 2014-2036 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 9,000 6,400 -2,600 -29% 

B1c/B2 1,700 1,400 -300 -18% 

B8 3,000 2,900 -100 -3% 

Total B use class 13,700 10,700 -3,000 -22% 

Figure 24: Chiltern floorspace change 2014-2036 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 108,000 77,000 -31,000 -29% 

B1c/B2 70,000 56,000 -14,000 -20% 

B8 207,000 203,000 -4,000 -2% 

Total B use class 385,000 336,000 -49,000 -13% 

Figure 25: Chiltern employment land change 2014-2036 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 22 15 -6 -29% 

B1c/B2 17 14 -4 -20% 

B8 41 41 -1 -2% 

Total B use class 80 70 -11 -13% 

South Bucks 

2.32 South Bucks is projected to have a small increase in B8 FTE employment by 2036 (+200) but this will be 

offset by the projected decline in B1a/b and B1c/B2 FTE employment (-1,700 and -500 respectively, Figure 

26). There will be additional need for 13,000 sqm of B8 floorspace (indicatively 3 hectares of land) but no 

additional need for B1a/b or B1c/B2 provision (Figure 27 and Figure 28). 
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Figure 26: South Bucks FTE change 2014-2036 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 10,200 8,500 -1,700 -17% 

B1c/B2 1,300 800 -500 -38% 

B8 3,400 3,600 200 6% 

Total B use class 14,900 12,900 -2,000 -13% 

Figure 27: South Bucks floorspace change 2014-2036 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 123,000 105,000 -18,000 -15% 

B1c/B2 51,000 34,000 -17,000 -33% 

B8 236,000 249,000 13,000 6% 

Total B use class 410,000 388,000 -22,000 -5% 

Figure 28:  South Bucks employment land change 2014-2036 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 25 20 -4 -17% 

B1c/B2 13 8 -5 -40% 

B8 47 50 3 6% 

Total B use class 85 78 -7 -8% 

Wycombe 

2.33 FTE employment is projected to decline across all B use classes over the period to 2033, resulting in a total 

decline of 3,300 (Figure 29). Most of this decline is projected to come from B1a/b sectors (-2,600). As a 

result, this scenario projects no additional need for B use class floorspace or land over the assessment 

period (Figure 30 and Figure 31). 

Figure 29: Wycombe FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 22,500 19,900 -2,600 -12% 

B1c/B2 5,000 4,500 -500 -10% 

B8 8,600 8,400 -200 -2% 

Total B use class 36,100 32,800 -3,300 -9% 

Figure 30: Wycombe floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 270,000 238,000 -32,000 -12% 

B1c/B2 200,000 180,000 -20,000 -10% 

B8 599,000 590,000 -9,000 -2% 

Total B use class 1,069,000 1,008,000 -61,000 -6% 
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Figure 31: Wycombe employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 54 48 -6 -12% 

B1c/B2 50 45 -5 -10% 

B8 120 118 -2 -1% 

Total B use class 224 211 -13 -6% 

FEMA 

2.34 B1a/b and B1c/B2 FTE employment are projected to decline by 5,800 and 1,000 respectively over the 

period 2013 to 2033. B8 FTE employment is projected to increase by approximately 700 (Figure 32). 

2.35 These employment projections result in additional need for 45,000 sqm of B8 floorspace which translates 

into indicative need for 9 hectares of additional B8 land by 2033 (Figure 33 and Figure 34). This scenario 

suggests no additional need for B1a/b or B1c/B2 floorspace or land over the assessment period, including a 

significant reduction in B1a/b floorspace need (-70,000 sqm). 

Figure 32:  FEMA FTE change 2013-2033 (Note: Figures rounded to nearest 100 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 62,200 56,400 -5,800 -9% 

B1c/B2 12,400 11,400 -1,000 -8% 

B8 21,300 22,000 700 3% 

Total B use class 95,900 89,800 -6,100 -6% 

Figure 33: FEMA floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 747,000 677,000 -70,000 -9% 

B1c/B2 496,000 457,000 -39,000 -8% 

B8 1,493,000 1,538,000 45,000 3% 

Total B use class 2,736,000 2,672,000 -64,000 -2% 

Figure 34: FEMA Employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 149 135 -14 -9% 

B1c/B2 124 114 -10 -8% 

B8 299 308 9 3% 

Total B use class 572 557 -15 -3% 

Analysis of employment densities 

2.36 The HEDNA makes use of the Homes and Communities Agency (HCA) Employment Densities Guide (2015) 

which is widely used in the industry as the basis for converting employment forecasts into floorspace 

requirements. There is no data available on local employment densities in Buckinghamshire. However, 
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there is a perception locally that employment densities for B1a/b office floorspace may well be lower (i.e. 

less floorspace per worker) than those suggested in the HCA guidance (due to increased rates of agile 

working and more efficient occupancy of offices), whilst B8 warehouse floorspace may be higher (i.e. more 

floorspace per worker) than the 70 sqm used in the HEDNA.  

2.37 The consultants have undertaken a review of employment evidence base documents in other authorities 

near to Buckinghamshire in order to assess whether others are using more locally based assumptions. In 

most cases the local authorities make use of the HCA guidance. However, some useful evidence was 

presented: 

» Milton Keynes Council8 provided evidence that the UK mean density per workplace was 10.9 sqm, 

with 38% of the sample properties being occupied at below 10 sqm, and 58% at a density between 

10 – 12 sqm. For the South-East region, the occupier density was 12.7 sqm. Based on the survey the 

average for the district is considered to be 12 sqm per employee. 

» South Oxfordshire9 set out that in 2012 employee densities for offices were at 9.5 sqm per 

employee. 

2.38 Although it is difficult to draw conclusions regarding employment densities in Buckinghamshire based on 

our research of evidence of changing densities elsewhere, it does provide some indication that there is 

evidence of increasing office employment densities (i.e. more workers per sqm), in the wider region, and 

anecdotally through locally property agents, this is also happening in Buckinghamshire too.  

2.39 We have reviewed the employment density guides published by English Partnerships / the Homes and 

Communities Agency in 2001, 2010 and 2015. These suggest that employment densities for some uses are 

changing over time (Figure 35). 

Figure 35: Employment densities guidance 2001, 2010, 2015 (sqm per employee) 

Floorspace type 2001 2010 2015 

General office 19 12 12 

Light industrial (B1c) - 47 47 

General industrial 34 36 36 

Warehousing 50-80 70-80 70-95 

2.40 The above suggests that employment densities have particularly changed in the general office sector 

between 2001 and 2015 and in and warehousing between 2010 and 2015, whereas they have remained the 

same for industrial uses. Based on the above, and to test the sensitivity of the baseline Oxford Economics 

scenario to changing employment density assumptions, we have re-run the scenario using the employment 

density assumptions presented in Figure 36. 

Figure 36: Revised employment density assumptions (sqm per employee) 

Use Class HEDNA Revised 

B1a/b 12 10 

B1c/B2 40 40 

B8 70 80 

                                                           
8 Milton Keynes Council and Milton Keynes Development Partnership (November 2015), Employment Land Review and Economic Growth Study 
9 South Oxfordshire District Council (Sept 2015), Employment Land Review 
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2.41 The revised figures for each local authority area and the FEMA are presented and discussed below. In 

general, there is an increase in total floorspace and land required, as the increased requirement of B8 uses 

is not offset by reduced demand from B1a/b uses. However, the projected increase in demand for 

floorspace over the period 2013-2033 or 2014-2036 is typically lower using the revised densities, as 

employment growth is concentrated in B1a/b sectors, which demand less space (the only exception to this 

is South Bucks, where forecast B8 employment growth is stronger than elsewhere in the FEMA). For the 

same reason, the increase in demand for land over time is typically similar or slightly lower under the 

revised density assumptions. 

Aylesbury Vale 

2.42 Applying the revised employment densities to the Oxford Economics employment forecasts for Aylesbury 

Vale produces the estimated floorspace and employment land needs presented in Figure 37 and Figure 38. 

Figure 37: Aylesbury Vale floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not 

sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 203,000 269,000 66,000 33% 

B1c/B2 175,000 149,000 -26,000 -15% 

B8 521,000 620,000 99,000 19% 

Total B use class 898,000 1,038,000 140,000 16% 

Figure 38: Aylesbury Vale Employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 41 54 13 33% 

B1c/B2 44 37 -6 -15% 

B8 104 124 20 19% 

Total B use class 188 215 27 14% 

2.43 As Figure 39 shows, total floorspace requirements in 2033 (1,038,000 sqm) are projected to be similar to 

those in the HEDNA (1,014,000 sqm). However, a higher proportion of that will be in B8 and a lower 

proportion in B1a/b compared to the HEDNA projections. 

Figure 39: Aylesbury Vale floorspace comparison with HEDNA projections (square metres) (Note: Figures rounded to nearest 

1000 and may not sum) 

Use Class 

HEDNA Revised 
Difference in 

total need 
(2033) 

between 
HEDNA and 

Revised 
2013 2033 

Change  
2013-33 

2013 2033 
Change  
2013-33 

B1a/b 243,000 323,000 80,000 203,000 269,000 66,000 -54,000 

B1c/B2 175,000 149,000 -26,000 175,000 149,000 -26,000 - 

B8 456,000 542,000 87,000 521,000 620,000 99,000 78,000 

Total B use class 874,000 1,014,000 140,000 898,000 1,038,000 139,000 24,000 
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Chiltern 

2.44 Applying the revised employment densities to the Oxford Economics employment forecasts for Chiltern 

produces the estimated floorspace and employment land needs presented in Figure 40 and Figure 41. 

Figure 40: Chiltern floorspace change 2014-2036 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 98,000 111,000 13,000 13% 

B1c/B2 68,000 53,000 -15,000 -22% 

B8 238,000 241,000 3,000 1% 

Total B use class 404,000 405,000 1,000 0% 

Figure 41: Chiltern employment land change 2014- 2036 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 20 22 3 13% 

B1c/B2 17 13 -4 -22% 

B8 48 48 0 1% 

Total B use class 84 84 -1 -1% 

2.45 As Figure 42 shows, total floorspace requirements in 2036 (405,000 sqm) are projected to be similar to 

those in the HEDNA (398,000 sqm) but with a higher proportion of B8 floorspace and a lower proportion of 

B1a/b floorspace compared to the HEDNA projections. 

Figure 42: Chiltern floorspace comparison with HEDNA projections (square metres) (Note: Figures rounded to nearest 1000 and 

may not sum) 

Use Class 

HEDNA Revised 
Difference in 

total need 
(2036) 

between 
HEDNA and 

Revised 
2014 2036 

Change  
2014-2036 

2014 2036 
Change  

2014-2036 

B1a/b 118,000 134,000 16,000 98,000 111,000 13,000 -23,000 

B1c/B2 68,000 53,000 -15,000 68,000 53,000 -15,000 - 

B8 209,000 211,000 2,000 238,000 241,000 3,000 30,000 

Total B use class 395,000 398,000 3,000 404,000 405,000 1,000 7,000 
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South Bucks 

2.46 Applying the revised employment densities to the Oxford Economics employment forecasts for South Bucks 

produces the estimated floorspace and employment land needs presented in Figure 43 and Figure 44.   

Figure 43: South Bucks floorspace change 2014-2036 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 116,000 143,000 27,000 23% 

B1c/B2 62,000 43,000 -19,000 -31% 

B8 286,000 331,000 45,000 16% 

Total B use class 464,000 517,000 53,000 11% 

Figure 44: South Bucks employment land change 2014-2036 (hectares) (Note: Figures rounded to nearest 1000 and may not 

sum) 

Use Class 2014 2036 
Change 

2014-2036 
% change 
2014-2036 

B1a/b 23 29 5 24% 

B1c/B2 16 11 -5 -31% 

B8 57 66 9 16% 

Total B use class 96 106 10 10% 

2.47 As Figure 45 shows, total floorspace requirements in 2014-2036 are projected to be approximately 12,000 

sqm higher than the HEDNA projections, with a lower level of B1a/b floorspace needs and a higher level of 

B8 need. 

Figure 45: South Bucks floorspace comparison with HEDNA projections (square metres) (Note: Figures rounded to nearest 1000 

and may not sum) 

Use Class 

HEDNA Revised 
Difference in 

total need 
(2036) 

between 
HEDNA and 

Revised 
2014 2036 

Change  
2014-2036 

2014 2036 
Change  

2014-2036 

B1a/b 139,000 172,000 33,000 116,000 143,000 27,000 -29,000 

B1c/B2 62,000 43,000 -19,000 62,000 43,000 -19,000 - 

B8 251,000 290,000 39,000 286,000 331,000 45,000 41,000 

Total B use class 452,000 505,000 53,000 464,000 517,000 53,000 12,000 
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Wycombe 

2.48 Applying the revised employment densities to the Oxford Economics employment forecasts for Wycombe 

produces the estimated floorspace and employment land needs presented in Figure 46 and Figure 47. 

Figure 46: Wycombe floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 225,000 281,000 56,000 25% 

B1c/B2 200,000 152,000 -48,000 -24% 

B8 685,000 723,000 38,000 6% 

Total B use class 1,110,000 1,156,000 46,000 4% 

Figure 47: Wycombe employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 45 56 11 25% 

B1c/B2 50 38 -12 -24% 

B8 137 145 8 6% 

Total B use class 232 239 7 3% 

2.49 As Figure 48 shows, total floorspace requirements in 2033 are projected to be 33,000 sqm higher than the 

HEDNA projections. B8 floorspace requirements in particular are projected to be higher by 90,000 sqm in 

2033 compared to the HEDNA projections, while B1a/b floorspace need is projected to be 57,000 sqm 

lower. 

Figure 48: Wycombe floorspace comparison with HEDNA projections (square metres) (Note: Figures rounded to nearest 1000 

and may not sum) 

Use Class 

HEDNA Revised 
Difference in 

total need 
(2033) 

between 
HEDNA and 

Revised 
2013 2033 

Change  
2013-2033 

2013 2033 
Change  

2013-2033 

B1a/b 270,000 338,000 68,000 225,000 281,000 56,000 -57,000 

B1c/B2 200,000 152,000 -48,000 200,000 152,000 -48,000 - 

B8 599,000 633,000 34,000 685,000 723,000 38,000 90,000 

Total B use class 1,069,000 1,123,000 54,000 1,110,000 1,156,000 46,000 33,000 
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FEMA 

2.50 Applying the revised employment densities to the Oxford Economics employment forecasts at the FEMA 

level produces the estimated floorspace and employment land needs presented in Figure 49 and Figure 50.  

Figure 49: FEMA floorspace change 2013-2033 (square metres) (Note: Figures rounded to nearest 1000 and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 622,000 798,000 176,000 28% 

B1c/B2 496,000 402,000 -94,000 -19% 

B8 1,706,000 1,904,000 198,000 12% 

Total B use class 2,824,000 3,104,000 280,000 10% 

Figure 50: FEMA Employment land change 2013-2033 (hectares) (Note: Figures rounded and may not sum) 

Use Class 2013 2033 
Change 

2013-2033 
% change 
2013-2033 

B1a/b 124 160 35 28% 

B1c/B2 124 100 -24 -19% 

B8 341 381 40 12% 

Total B use class 590 641 51 9% 

2.51 As Figure 51 shows, total floorspace requirements in 2033 are projected to be slightly higher than those 

projected in the HEDNA, by approximately 2.6% (3,104,000 sqm compared to 3,026,000 sqm).  

2.52 B1a/b floorspace need in 2033 is projected to be 160,000 sqm lower than the HEDNA, while B8 need is 

projected to be 238,000 sqm higher than the HEDNA, across all B classes the requirement in 2033 is 

projected to be 78,000 higher than in the HEDNA. However, the HEDNA has a total B class floorspace 

requirement of 291,000 sqm, using the revised employment densities the total B class floorspace 

requirement is 280,000 sqm, 11,000 sqm lower than in the HEDNA.  

Figure 51: FEMA floorspace comparison with HEDNA projections (square metres) (Note: Figures rounded to nearest 1000 and 

may not sum) 

Use Class 

HEDNA Revised 
Difference in 

total need 
(2033) 

between 
HEDNA and 

Revised 
2013 2033 

Change  
2013-2033 

2013 2033 
Change  

2013-2033 

B1a/b 747,000 958,000 211,000 622,000 798,000 176,000 -160,000 

B1c/B2 496,000 402,000 -94,000 496,000 402,000 -94,000 - 

B8 1,493,000 1,666,000 174,000 1,706,000 1,904,000 198,000 238,000 

Total B use class 2,735,000 3,026,000 291,000 2,824,000 3,104,000 280,000 78,000 
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Conclusions regarding employment floorspace requirements 

2.53 The above analysis has provided additional context for the demand for B class floorspace in the 

Buckinghamshire FEMA that is identified in the Bucks HEDNA. The following summarises the key findings 

from this analysis and concludes what the implications are for employment floorspace requirements in 

Buckinghamshire. 

2.54 The labour supply scenario (see Figure 11) identifies that for the level of dwelling led population growth 

projected for the area up to 2033, there will be a need for 17,000 FTE jobs. This would equate to a need for 

276,000 sqm of B class floorspace (see Figure 12), which if commuting patterns remain the same would be 

required across the FEMA. This level of space needed is broadly similar to requirements identified in the 

Oxford Economics forecast. 

2.55 Property market analysis and past employment land completions scenarios show that the market for offices 

in particular, remains depressed in Bucks at present. The market analysis has been used to derive a ‘bottom 

up scenario’ of employment land demand. This scenario shows a significant decline in B class sectors of 

6,100 FTEs (see Figure 32) which would equate to a decline in demand for B class employment floorspace of 

64,000 sqm (see Figure 33). Overall the Bucks authorities would be planning for a decline in B class 

employment in their local plans. 

2.56 Analysis of past employment monitoring data shows a net decline in B class floorspace over the past ten 

years (through both planning permissions and permitted development). When combined with the property 

market analysis showing a lack of demand for B class floorspace, it would be assumed that the traditional B 

class economy is in decline in Buckinghamshire. However, over the same period B class jobs have grown in 

Bucks, suggesting that there may be a disconnect between the B class jobs growth over the past 10 years 

(and which are forecast to grow in future) and the demand for B class floorspace i.e. jobs are being created 

without the need for new floorspace. This could be attributed to changing working patterns (i.e. more 

working from home and agile working) that is leading to a more efficient use of space, and for some small 

businesses / sole traders no requirement for an office space at all. 

2.57 The HEDNA provides a justification as to why the Oxford Economics forecast is the preferred forecast for 

planning employment needs, particularly compared to the past trends and Experian forecast scenarios. 

Despite the historic, current and near future low levels of demand, particularly in office floorspace, over a 

15-year period the labour demand forecasts provide a justification for planning for B class jobs growth in 

the longer term. In particular, the Bucks authorities should seek to promote jobs growth to meet the 

employment needs that will be generated through population and household growth in the area. 

Nevertheless, other evidence must be considered such as the property market evidence referred to in this 

addendum, rather than solely relying on a jobs growth forecast. Where other factors indicate that forecasts 

of job growth may not be reliable a precautionary approach may be warranted. 

2.58 Market intelligence indicates that B1a floorspace is being more efficiently used, suggesting that 

employment densities are increasing (i.e. there is less space per worker) towards 10 sqm per worker or 

lower, and that B8 employment densities are decreasing (i.e. there is more space per worker) or potentially 

at the higher end of the HCA ranges (80 sqm). Having sensitivity tested employment densities for both 

B1a/b and B8 floorspace against the employment growth in the HEDNA Oxford Economics forecast as 

would be expected the requirements in 2033 for the FEMA for B1a/b floorspace decrease significantly (-

160,000 sqm) whilst the requirement (in 2033) for B8 floorspace increases significantly (+238,000 sqm), for 

B classes as a whole, this is a difference of 78,000 sqm in 2033. Overall the floorspace requirements (for the 
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period 2013-33) reduces due to growth forecast to be concentrated in B1 sectors, although the reduction is 

not particularly significant (-11,000 sqm). To ensure that the Bucks authorities are allocating sufficient land 

for employment uses, they should take account of revised employment HEDNA forecasts for floorspace 

although overall this will only revise down floorspace requirements slightly. 

2.59 Taking account of the additional work that has been undertaken to supplement the HEDNA (Dec, 2016), 

there is an argument for the Bucks authorities taking a cautious approach to defining and allocating 

employment land to meet B class employment needs. It is important that the authorities are not planning 

for demand that ultimately does not manifest itself. Given the market uncertainties at present, and the 

historic picture in Buckinghamshire perhaps a prudent approach would be to avoid allocating or releasing 

significant amounts of employment land with authorities continuing to monitor the market and 

development of B class employment floorspace, and then managing and reviewing their Local Plans as early 

as possible as already suggested in relation to housing development. There are also potential factors such 

as the development of planned infrastructure (for example the Oxford Cambridge Expressway), that might 

also mitigate against radical changes in B class floorspace provision to meet a jobs forecast which is not 

being translated into demand for B class employment floorspace at present. 

Supply-Demand Balance 

2.60 Preparing the supply demand balance is an important part of an employment land evidence base, as it 

enables local authorities to consider what floorspace / land they need to provide in order to meet the 

employment land needs that they have identified over the plan period. The NPPG does not identify how the 

supply demand balance should be undertaken. There is a draft PAS Advice note10 that provides guidance on 

how this could be done. Although this is not formal guidance, it does, however, align with industry good 

practice and is consistent with the methods that Atkins has used in studies elsewhere. As such we 

recommend that this provides a good starting point from which to undertake a supply demand balance. 

Taking into consideration the PAS guidance and our experience elsewhere, the following sets out the Bucks 

approach to supply demand balance for the period 2013 - 33. 

2.61 For simplicity the supply demand balance is based on floorspace (sqm) demand and supply rather than land 

(ha). For the purposes of allocating land /sites within the local plan, floorspace needs to be converted at the 

end of the process into land requirements. Therefore, the net land requirements are defined based on an 

assumed plot ratio to provide an ‘indicative’ land requirement. Clearly at the stage of defining which sites 

to allocate a more detailed assessment of the amount of floorspace that can be achieved on the site 

(depending on its location, likely parking etc.) can be carried out to ensure the right amount of land is 

allocated. 

2.62 Employment floorspace needs (net change) are drawn from the Oxford Economics forecast in the HEDNA 

(using the period 2013-33 for Wycombe, Aylesbury Vale and the FEMA. Supply and 2014-33 for Chiltern and 

South Bucks) has been derived from various sources11 including: 

» Committed floorspace – this includes B-use class completions since the start of the plan period and 

B-class floorspace under construction 

» Outstanding commitments – extant planning permissions for B-class floorspace 

                                                           
10 Housing & Economic Development Needs Assessment Technical Advice Notes, Vol 3 Economic Development, PAS (PBA), April 2016 
11 All data on supply provided by the Bucks authorities May 2017, except for vacant floorspace which is based on data in HEDNA 2016. The time 
period relates to a 20-year period for Wycombe and Aylesbury Vale, and a 19 year period for Chiltern and South Bucks. 
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» Outstanding allocations – allocations for B-class floorspace in existing local plans 

» Outstanding prior approvals – unimplemented prior approvals for conversion of B1 office, or B8 to 

residential 

» Projected future losses 

- Projected Permitted Development (PD) losses (2016-2033) 

- Small site losses 

- Sites identified for change from B-use classes to residential 

» Vacant floorspace (included as a + figure where over 7.5% and – where under 7.5%) 

2.63 The Bucks authorities have assumed PD losses continue over the Plan period but have applied a discount 

rate (50% of annual average for period 2019/20 – 2023/24 and 25% of annual average for the period 

2024/25 – 2033). Including a projection for this source of floorspace loss is prudent as PD approvals are out 

of the control of the local authority. Given the PD changes have only been in place for a few years, there is 

limited data from which to project forward and basing forecasts on an average from a three-year period 

may overestimate the level of future PD losses (as you might expect an initial rush of activity in the initial 

years of the rule changes – particularly as the changes were initially envisaged to be temporary). As such 

using a discount to project the rate of loss going forward is prudent. Future monitoring will allow longer 

term trends to be gauged and forecasts made more representative as a result. 

2.64 The Bucks authorities have also projected forward future losses of employment floorspace on small sites 

(under 500 sqm) and from redevelopment or change of use. Applying a small sites windfall (net average 

gain/loss) is a sensible approach given recent past trends. However, large sites are excluded from the 

projection, as although past trends show a loss of floorspace over the past 10 years, unlike the PD 

approvals local authorities could seek to protect further losses of larger sites (through the planning system). 

Also, projecting forward based on a relatively short period for the past trends is not recommended. A 

better approach for larger sites is to consider the data from qualitative site assessment work (ELRs etc.) 

that should define which sites are unsuitable for continued employment use. The Bucks authorities have 

done this in their ELRs and have made use of this to make assumptions as to whether these sites will be lost 

to other uses over the plan period, and take account of this when making the decision about land 

allocations (see para 9.3(5)iii above). 

2.65 Good practice and the PAS guidance note, suggests that where vacant floorspace in a district is over and 

above the typical vacancy rate (of 7.5%) this could meet some of the demand for floorspace (and should be 

included in the supply demand balance as a positive figure). Where vacancy is below the typical vacancy 

rate, this would count as a further deficit in supply (and would be included in the supply demand balance as 

a negative figure). The vacant floorspace identified in the HEDNA (Figure 85), (see amended table in the 

erratum) has been used for this purpose. 

2.66 The supply demand balance is calculated by subtracting the total supply from total demand, negative 

figures show a shortfall in supply while positive figures show a surplus. Figure 52 shows that both Wycombe 

and Chiltern / South Bucks will have a shortfall in floorspace over the plan period (151,000 sqm and 

245,000 sqm respectively), across all B class floorspace types, whilst Aylesbury Vale has a small surplus in 

B1a/b office floorspace, but a significant surplus in industrial floorspace (B1c/B2), and a surplus in B8 

floorspace which in total means a surplus of 310,000 sqm. 

2.67 Figure 52 shows that the FEMA has a shortfall of 208,000 sqm of B1a/b floorspace, a shortfall of 120,000 

sqm of B8 floorspace and surplus of 188,000 sqm of B1c/B2 floorspace. Overall this equates to a shortfall of 
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140,000 sqm or 28 hectares of land. However, this does not take into account potential allocations.  Figure 

52 shows that potential new allocations (identified by the Bucks authorities) across the FEMA are 

equivalent to 333,000 sqm of floorspace or 73 hectares of land which in total would be enough to not only 

meet the shortfall in the FEMA but would create a significant surplus (45 ha) of employment land. However, 

looking at the floorspace type the potential allocations12 appear to show an undersupply of land for B1a/b 

(14 ha) and an undersupply of land for B8 (10 ha), whilst land for B1c/B2 is significantly more than required 

(69 ha). 

Figure 52: FEMA Employment land change 2013-2033 (hectares) (Note: All figures rounded and my not sum) 

 Use Class 
WDC AVDC CDC/ SBDC FEMA 

sqm ha sqm ha sqm ha sqm ha 

Requirement 
(HEDNA) 

B1a/b 68,000  80,000  40,000  211,000  

B1c/B2 -48,000  -26,000  -30,000  -94,000  

B8 34,000  87,000  32,000  174,000  

Supply B1a/b -1,000  81,000  -77,000  3,000  

B1c/B2 -81,000  233,000  -59,000  94,000  

B8 -15,000  136,000  -66,000  54,000  

Net requirement 

(shortfall or surplus) 

B1a/b -69,000 -14 2,000 0 -117,000 -23 -208,000 -42 

B1c/B2 -33,000 -8 259,000 65 -29,000 -7 188,000 38 

B8 -49,000 -10 49,000 10 -98,000 -20 -120,000 -24 

Total -151,000 -32 310,000 75 -245,000 -50 -140,000 -28 

Potential New 
Allocations to meet 
supply 

B1a/b 14,000 3 29,000 6 94,000 19 138,000 28 

B1c/B2 50,000 13 63,000 16 12,000 3 125,000 31 

B8 30,000 6 40,000 8 0 0 70,000 14 

Total 95,000 21 132,000 30 107,000 22 333,000 73 

Balance taking 
account of potential 
allocations 

B1a/b -55,000 -11 31,000 6 -23,000 -5 -70,000 -14 

B1c/B2 17,000 4 322,000 80 -17,000 -4 313,000 69 

B8 -19,000 -4 89,000 18 -98,000 -20 -49,000 -10 

Total -57,000 -10 442,000 105 -138,000 -28 193,000 45 

2.68 The conclusions regarding the trends in employment densities (see Figure 49) mean that the floorspace 

requirements set out in Figure 52 would be lower13. If this level of floorspace need were used to calculate 

the net requirement in the supply demand balance, the shortfall in land for offices would be 173,000 sqm 

and the shortfall for warehousing would be 144,000 sqm, with an overall shortfall of 129,000 sqm across 

the FEMA. This is before potential allocations are considered. 

2.69 In considering the supply demand / balance as part of the evidence base for their local plans it will be 

important for the Bucks authorities to consider this in the context of the Government’s guidance in the 

NPPF about protection of employment land ‘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. 

Land allocations should be regularly reviewed. 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 

                                                           
12 By comparing the net requirement to the potential allocations e.g. B1a/b requirement is -42 ha (shortfall) + 28 ha of potential B1a/b allocations = 
-14 ha (shortfall) 
13 For the FEMA floorspace requirements would be B1a/b = 176,000 sqm, B1c/B2 = -94,000 sqm and B8 = 198,000 sqm. 
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their merits having regard to market signals and the relative need for different land uses to support 

sustainable local communities’ (Paragraph 22). 

2.70 Nevertheless, the need to protect employment land should be considered in the context of the transfer of 

housing from south to north within Bucks which will have implications for the labour force and commuting 

patterns. Meaning that sites previously with “no reasonable prospect of a site being used” could in future 

be required to meet the job growth that may follow housing growth in those parts of the FEMA that will see 

the transfer of housing from other parts of the FEMA.  

Qualitative element to defining the need for employment land supply 

2.71 The supply demand balance is a quantitative exercise and it should be noted that you would not expect or 

want supply and demand to be perfectly aligned (although you would expect the objectively assessed need 

for employment floorspace to be met in full). The market requires a mix of locations, quality and types of 

premises and sites that means that simply matching the quantitative floorspace needs is unlikely to be 

sufficient to meet economic development needs. The PPG advises that ‘The available stock of land should 

be compared with the particular requirements of the area so that ‘gaps’ in local employment land provision 

can be identified’ (Paragraph: 032 Reference ID: 2a-032-20140306). Assessment of the qualitative mix of 

employment land supply is therefore just as important as assessing the overall amount of supply. BTVLEP 

are advising that it is important not to over allocate employment sites, so the range and type of sites is key 

to meeting business requirements. 

2.72 The PAS draft guidance indicates that site quality and suitability should be assessed through employment 

land reviews which will assess the quality and suitability of existing land and premises for continued use for 

employment purposes, and HELAAs will have assessed potential land that could be used for employment 

purposes. The Bucks authorities should make use of this data to ensure there is sufficient choice of 

employment land to meet the qualitative needs that have been identified by the market (and local 

businesses). Such appraisals have been undertaken in each of the Bucks authorities which are still valid in 

relation to the available sites. These assessments did not conclude that existing employment sites were 

unsuitable. 

Summary Supply Demand Balance 

2.73 The following is a summary of the supply demand balance analysis and the implications for Bucks 

authorities plan making. 

2.74 The supply demand balance (see Figure 52) varies across the FEMA with Aylesbury Vale showing surplus 

floorspace across all types (310,000 sqm in total), whilst the other authorities show a shortfall (Chiltern / 

South Bucks -245,000 sqm, Wycombe -151,000 sqm) before potential new employment allocations are 

taken into consideration. Much of Aylesbury Vale’s surplus is resulting from unimplemented planning 

permissions with 44,000 sqm of B1a/b floorspace, 114,000 sqm of B1c/B2 floorspace, and 105,000 sqm of 

B8 floorspace14.  

2.75 The Bucks authorities have identified land for potential new employment allocations that across the FEMA 

would be sufficient to make up the shortfall in supply (see Figure 52). However, looking at the floorspace 

type identified for the potential allocations, there would be an undersupply of land for offices and an 

                                                           
14 As set out in completions monitoring data provided by Aylesbury Vale District Council (May 2017). It should also be noted that for the majority of 
unimplemented permissions the B use sub category has been estimated by the local authority.  
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undersupply of land for warehouses, whilst land for industrial is significantly more than required given the 

surplus identified in this type of land.  

2.76 The analysis (see Figure 52) would suggest that based on potential allocations, both Wycombe and 

Chiltern/South Bucks will not meet the quantitative needs that have been identified in the HEDNA, whilst 

Aylesbury Vale would have a significant surplus.  

2.77 To meet these quantitative needs, there would need to be a co-ordinated approach across the FEMA local 

authorities to consider the extent to which needs in districts can be met by surplus elsewhere. As stated 

above the need for employment land should be considered in the context of the transfer of housing from 

south to north within Bucks which will have implications for the labour force and need for employment. 

Also, the authorities should be flexible in their employment allocations i.e. allow a range of employment 

uses on sites (where the land is suitable and a range of B class uses are possible).  

2.78 Before moving forward with allocating land for B class employment use in their local plans, it will also be 

important for the Bucks authorities to consider the demand forecasts and supply demand balance in light 

of the market conditions that have been identified in the HEDNA and this addendum. Across the FEMA as a 

whole, a significant surplus of 45 hectares of employment land exists, once potential new allocations are 

taken into consideration, and this land broadly balances out the potential shortfall in the three southern 

districts. There is however a mismatch in terms of the sectors that are forecast to grow and the supply of 

land across the FEMA – specifically an undersupply of office and warehousing, and an oversupply of 

industrial land. Given the importance of avoiding the long-term protection of sites allocated for 

employment use where there is no reasonable prospect of a site being used for that purpose, the 

authorities should not over allocate employment land and need to be flexible over the uses that are 

permitted on allocated sites. This is an issue that would need to be picked up by the local authorities in 

their Local Plans. Developments in the longer term such as the arrival of the Oxford Cambridge Expressway 

may introduce new demands for employment space, which if the surplus has been addressed will generate 

the need to identify replacement employment sites. 
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3. Affordable Housing Need 
Reviewing the identified need for affordable housing 

3.1 The National Planning Policy Framework (NPPF) definition of affordable housing identifies that it is 

“provided to eligible households whose needs are not met by the market” (Annex 2) and Planning Practice 

Guidance (PPG) confirms that affordable housing need should be counted based on those “who cannot 

afford to meet their needs in the market” (ID 2a-022) and notes that “care should be taken … to only include 

those households who cannot afford to access suitable market housing” (ID 2a-024). 

3.2 PPG identifies a number of different types of household which will be considered in housing need: 

What types of households are considered in housing need? 

The types of households to be considered in housing need are: 

» Homeless households or insecure tenure (e.g. housing that is too expensive compared to 

disposable income) 

» Households where there is a mismatch between the housing needed and the actual dwelling 

(e.g. overcrowded households) 

» Households containing people with social or physical impairment or other specific needs living in 

unsuitable dwellings (e.g. accessed via steps) which cannot be made suitable in-situ 

» Households that lack basic facilities (e.g. a bathroom or kitchen) and those subject to major 

disrepair or that are unfit for habitation 

» Households containing people with particular social needs (e.g. escaping harassment) which 

cannot be resolved except through a move 

Planning Practice Guidance (March 2014), ID 2a-023 

3.3 Therefore, when considering households in need of affordable housing, the PPG has a clear focus on those 

households with a priority need who are unable to afford housing.  Neither the NPPF nor PPG make specific 

reference to tenure in terms of the overall affordable housing need; however, PPG states that when 

considering affordable housing need in the context of new household formation, it is necessary to consider 

“the proportion of newly forming households unable to buy or rent in the market area” (ID 2a-025, 

emphasis added). 

HEDNA Update Assessment of Affordable Housing Need 

3.4 The HEDNA Update established the affordable housing need on the assumption that the number of 

households living in the private rented sector in receipt of financial support through housing benefit 

remained constant. 

3.5 Private rented housing (with or without housing benefit) does not meet the definitions of affordable 

housing and is not counted as affordable housing supply; however households in receipt of housing benefit 

are assumed be able to afford their housing costs, so they are not counted towards the need for affordable 
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housing.  On this basis, the HEDNA Update identified that the affordable housing need was 9,600 dwellings 

over the 20-year period 2013-2033. 

3.6 However, the HEDNA Update also recognised that if housing benefit support was no longer provided (or if 

there wasn’t sufficient private rented housing available at a price they could afford) then this would 

increase the need for affordable housing.  If it was necessary to provide affordable housing for all 

households currently in receipt of housing benefit in the private rented sector, the HEDNA Update 

concluded that the need for affordable housing would increase to 15,000 affordable homes over the  

20-year period.  This wouldn’t increase the FOAN, given that the increased need for affordable housing 

would be offset against an equivalent reduction in the need for market housing on the basis of the private 

rented housing currently occupied by households in receipt of housing benefit being released back to the 

market. 

3.7 On this basis, the HEDNA Update concluded that the need for affordable housing could be considered as a 

range.  This minimum was around 9,600 dwellings, which assumed that there was no change in the number 

of households in receipt of housing benefit enabling them to afford market housing in the private rented 

sector.  The maximum was around 15,000 dwellings, which assumed that no households in the private 

rented sector would receive housing benefit. 

3.8 Whilst the HEDNA Update recognised that policy decisions about housing benefit support provided to 

households living in the private rented sector are determined by Government, it is important to recognise 

that the Government has not announced any plans to withdraw such support.  Indeed, the Office for 

Budget Responsibility includes the cost of these payments in their long-term forecast and identifies that the 

proportion of claimants in private rented housing is likely to increase over the short-term. 

3.9 Given this context, it would be inappropriate for the local authorities to plan based on the upper end of the 

affordable housing range that the HEDNA Update identified.  The appropriate basis for considering the 

need for rented affordable housing is the lower end of the range, which assumes that some households will 

continue to live in private rented housing with housing benefit support.  These households can afford their 

housing costs (given that they receive a specific welfare payment for this purpose) and therefore it would 

be inappropriate to count them as being unable to afford given that the PPG states that “care should be 

taken … to only include those households who cannot afford to access suitable market housing” (ID 2a-024). 

3.10 Nevertheless, it will still be necessary for the local planning authorities to consider the possible impact of 

any future changes to housing benefit when determining the most appropriate affordable housing targets 

for the area and the targets will also need to take account of the latest information from the local authority 

housing registers.  Furthermore, given the unmet need from almost 1,800 households needing affordable 

housing at the start of the Plan periods, it will be appropriate to maximise affordable housing delivery in 

the early years of the Plans, providing that this does not unduly compromise overall levels of housing 

delivery in the area. 
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Affordable Home Ownership 

3.11 The assessment of affordable housing need in the Buckinghamshire HEDNA Update reflected the PPG and 

was based on those households unable to afford to buy or rent market housing.  Where households could 

afford to rent privately without Housing Benefit (HB) support, they were not counted as part of the 

affordable housing need; only households unable to afford market rent were assessed to need affordable 

housing.  Households able to afford market rent were counted within the need for market housing, 

regardless of whether or not they wanted to own or rent or whether they could or could not afford home 

ownership. 

3.12 The HEDNA Update considered the affordability of the 9,600 households assessed to need rented 

affordable housing (figure 123 of the HEDNA Update). 

3.13 This identified that 8,100 of these households (84%) could not afford rents any higher than Affordable 

Rented Housing (which are set at rents that are below market rent).  Some of these households would still 

need housing benefit support to pay their rent, although others could afford the lower rents associated 

with social or affordable rented housing without any further financial support. 

3.14 A small proportion of those households needing rented affordable housing (16%; equivalent to a total of 

1,500 households over the 20-year period 2013-2033) were assessed as being able to afford “intermediate” 

housing at rents above Affordable Rent.  However, unless affordable home ownership could be provided at 

a cost that was lower than market rent, such households would still need rented affordable housing. 

3.15 Figure 53 illustrates the breakdown of overall housing need, and shows that the overall need for affordable 

housing (9,600 dwellings over the 20-year period 2013-33) is fundamentally based on those households 

unable to afford market rent and who therefore are likely to need a rented affordable product. 

Figure 53: Establishing the need for market and affordable housing: assessing affordability 
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dwellings 
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dwellings 

3.16 The NPPF identifies that local authorities should seek to “widen opportunities for home ownership” 

(paragraph 50) and the Housing and Planning Act 2016 further encourages home ownership through 

promoting Starter Homes to provide properties that are more affordable for first time buyers.   

3.17 The HEDNA Update identified that Affordable Home Ownership (AHO) products were unlikely to help meet 

the affordable housing need identified in Chapter 4 of the report; but such options could widen 

opportunities for home ownership and could contribute to meeting overall housing need.  Chapter 8 of the 

HEDNA Update considered the Starter Home Initiative and noted the intention to carry out further work on 
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affordability and the need for Starter Homes in Buckinghamshire once the Government’s Housing White 

Paper had been published.  The following section presents the initial outcome of that further analysis. 

Identifying the Gap for Affordable Home Ownership 

3.18 When identifying the need for Affordable Home Ownership (AHO) including Starter Homes, it is necessary 

to consider the housing costs for both renting and buying market housing in order to understand the 

relative incomes required and establish the appropriate income range for AHO products and the associated 

purchase costs. 

3.19 The cost of AHO products would need to be less than the purchase cost for market housing; however, the 

income needed to buy an AHO product may be higher than the income needed for market rent.  This 

recognises that some households who could afford market rent would prefer to own their own home, and 

the NPPF encourages local authorities to widen opportunities for home ownership. 

3.20 The costs associated with AHO products can be notably higher than private sector rents, and therefore they 

are unlikely to be affordable to those households that the HEDNA Update identified as being unable to 

afford market housing.  On this basis, the provision of AHO should be considered as being additional to (and 

not part of) the affordable housing need identified by the HEDNA Update.  Nevertheless, such products 

could still help to widen opportunities for homeownership for those households able to afford market rents 

but unable to afford to buy housing in the HMA, and the local authorities would need to consider this when 

establishing their affordable housing policies. 

Market Rent Costs in Buckinghamshire 

3.21 Across Buckinghamshire HMA, the lowest quartile market rent in 2016-17 was £795 per month.  Rents for 

properties in Aylesbury Vale were marginally lower than the countywide figure whereas rents in Wycombe 

were marginally higher than the countywide figure.  Rents for properties in Chiltern and South Bucks are 

notably higher than countywide figure. 

Figure 54: Lower quartile monthly rents (April 2016 to March 2017) by property size and local authority area (Source: Private 

Rental Market Statistics, Valuation Office Agency. Note: Rent data excludes housing benefit funded tenancies) 

Property Size 
Aylesbury 

Vale 
Chiltern 

South  
Bucks 

Wycombe 
Bucks  
HMA 

MONTHLY RENT: LOWER QUARTILE      

Room only £370 -   -   £385 £375 

Studio £475 £563 £625 £585 £525 

One bedroom £625 £750 £795 £700 £650 

Two bedrooms £775 £975 £995 £895 £825 

Three bedrooms £925 £1,300 £1,250 £1,200 £1,000 

Four or more bedrooms £1,300 £1,950 £1,850 £1,600 £1,500 

ALL DWELLINGS £725 £975 £1,000 £800 £795 

3.22 The income required to rent market housing will depend on the monthly rent together with the income 

multiplier allowed for housing costs.  The previous CLG Strategic Housing Market Assessments Practice 

Guidance (Version 2, August 2007)15 stated: 

                                                           
15 https://www.gov.uk/government/publications/strategic-housing-market-assessments-practice-guidance  

https://www.gov.uk/government/publications/strategic-housing-market-assessments-practice-guidance
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“A household can be considered able to afford market house renting in cases where the rent 

payable was up to 25 per cent of their gross household income” (page 42) 

3.23 However, this previous Guidance was rescinded in March 2014 following the publication of the NPPF and 

the launch of the new Planning Practice Guidance (PPG).  The PPG does not propose a specific multiplier for 

assessing housing costs; however, it notes that “care should be taken … to include only those households 

who cannot afford to access suitable housing in the market” (ID 2a-024, emphasis added). 

3.24 Results from the English Housing Survey (EHS) 2015-1616 provides information about the percentage of 

gross household income that households currently spend on their housing costs17: 

» For the total gross income (excluding housing benefit) of the Household Reference Person and 

partner, households renting privately spent on average 48% of their income on rent, whilst the 

average was 40% for households in social rent; and 

» For the total gross income (excluding housing benefit) from all income earners in the household, 

irrespective of whether they contribute to the housing cost, households renting privately spent 

on average 41% of their income on rent, whilst the average was 37% for those in social rent. 

3.25 The EHS demonstrates that many households in both private and social rented properties currently pay 

considerably more than 25% of gross household income on their housing costs.  Whilst it is arguable that 

some households currently pay too much for their rent, it is unrealistic to suggest that all households 

paying more than 25% are unable to afford suitable housing in the market. 

3.26 The proportion of household income allocated to housing costs is necessarily based on a judgement.  At the 

lower end of the range, the previous CLG Practice Guidance sets out a percentage of 25%.  However, as the 

EHS identifies that households renting privately currently spend 41% of their gross income on average, 

there must be many households currently spending more than 41% of their income on housing costs (which 

will be offset against others spending lower proportions). 

3.27 On this basis, it would be reasonable to assume that the proportion of household income allocated to 

housing costs was at least 25% but no more than 45% of gross income.  This leads to our judgement that 

35% of income provides a reasonable basis for assessing the maximum that households should reasonably 

expect to pay for their housing costs.  Whilst this is notably higher than the 25% proposed by the previous 

guidance, it is still lower than the 41% average that households renting privately actually pay. 

3.28 As an example, we can establish the income needed for a 1-bedroom property in Aylesbury Vale based on a 

35% income multiplier: 

» The lower quartile monthly rent recorded was £625; 

» Based on a 35% income multiplier, a monthly income of £1,786 would be needed which equates 

to a gross annual income of £21,429. 

3.29 To rent the same property based on a 25% income multiplier would increase the gross income required to 

£30,000 per year whereas households with an annual income of £16,667 per year could afford the rent if 

45% of their income was allocated to housing costs.  Therefore, to rent a self-contained 1-bedroom 

property in Aylesbury Vale at an overall cost of £625 per month is likely to require an annual income of at 

                                                           
16 https://www.gov.uk/government/statistics/english-housing-survey-2015-to-2016-headline-report   
17 “Annex Table 1.13: Mortgage/rent as a proportion of household income (including and excluding housing benefit), by tenure, 2010-11 to 2015-
16” 

https://www.gov.uk/government/statistics/english-housing-survey-2015-to-2016-headline-report
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least £21,429 (assuming a 35% multiplier); although it is evident that the required income is very sensitive 

to the multiplier used. 

3.30 Given this context, although some households will choose to pay a higher proportion of their income to 

rent their home (and others might be forced to do so due to the lack of any other housing options), taking 

the initial assumption of a 35% income multiplier provides a reasonable benchmark for the income needed 

to afford market rent.  Based on this assumption, Figure 55 shows the gross household incomes needed to 

afford the lower quartile rent in the four local authority areas. 

Figure 55: Annual income required to afford to rent proprieties at the lower quartile price based on 35% income multiplier by 

property size and local authority area (Source: ORS based on Valuation Office Agency data) 

Gross Annual Income Needed to  
Rent at Lower Quartile Prices 

Aylesbury  
Vale 

Chiltern 
South  
Bucks 

Wycombe 

Room only £12,700 -   -   £13,200 

Studio £16,300 £19,300 £21,400 £20,100 

One bedroom £21,400 £25,700 £27,300 £24,000 

Two bedrooms £26,600 £33,400 £34,100 £30,700 

Three bedrooms £31,700 £44,600 £42,900 £41,100 

Four or more bedrooms £44,600 £66,900 £63,400 £54,900 

3.31 Although a rental income multiplier is helpful for benchmark purposes, it does not take account of the 

disposable income available to households after their housing costs have been paid; and it is “housing that 

is too expensive compared to disposable income” that the PPG references in the context of assessing the 

need for affordable housing (ID 2a-023). 

3.32 Considering some examples of disposable income: 

» A single person household with a gross income of £20,000 from employment would have 

£16,880 (£324 per week) after income tax and national insurance contributions.  Therefore, 

housing costs at 35% of gross income would represent 41.4% of their net income, which would 

leave £9,880 (£189 per week) as disposable income to cover their other living expenses.  The 

maximum amount of weekly income that a single person household can receive before their 

income starts to affect their housing benefit is currently £73.10 for those aged 25 or over and 

£57.90 for those aged 16-24; so, on this basis, this household could afford to pay at least 35% of 

their income on housing costs and still have sufficient disposable income; 

» A couple with two children with a gross income of £20,000 from employment would have up to 

£19,559 (£375 per week) after income tax and national insurance contributions (assuming both 

earned £10,000).  Therefore, housing costs at 35% of gross income would represent 35.8% of 

their net income, which would leave £12,559 (£241 per week) as disposable income to cover 

their other living expenses.  The maximum amount of weekly income that a couple with two 

children can receive before their income starts to affect their housing benefit is currently 

£248.65 (if one or both are aged 18 or over); so this household could not afford to pay 35% of 

their income on housing costs as it would not leave them with sufficient disposable income. 

3.33 The affordable housing need assessment undertaken by the HEDNA was not based on a simplistic income 

multiplier, but was instead based on current housing benefit eligibility criteria set by the Department for 

Work and Pensions.  This takes full account of the different amounts of disposable income for different 
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types of household on different incomes, based on the rents for suitable housing in terms of the number of 

bedrooms needed. 

3.34 Figure 56 shows the Local Housing Allowance (LHA) across Buckinghamshire, which is the maximum 

payment for claimants in receipt of housing benefit.  The amount is determined based on Broad Rental 

Market Areas (BRMAs), and although these areas do not align with local authority boundaries, the 

Aylesbury BRMA predominantly covers Aylesbury Vale while the Chilterns BRMA predominantly covers 

Chiltern, South Bucks and Wycombe. 

Figure 56: Local Housing Allowance weekly and monthly rates (April 2017) for Aylesbury BRMA and Chilterns BRMA 

(Source: Valuation Office Agency) 

Property Size 
Aylesbury BRMA Chilterns BRMA 

Weekly Monthly Weekly Monthly 

Room only £73 £316 £74 £320 

One bedroom £127 £553 £145 £632 

Two bedrooms £158 £685 £188 £817 

Three bedrooms £198 £862 £236 £1,027 

Four or more bedrooms £291 £1,266 £344 £1,495 

3.35 The LHA rates for both Aylesbury BRMA and Chilterns BRMA are typically below the lower quartile rents in 

each area; although it is important to note that the rent figures exclude housing benefit funded tenancies.  

Therefore, there would appear to be limited opportunity for an increase in the number of households in 

receipt of housing benefit given that lower quartile rents are higher than the maximum housing benefit. 

Figure 57: Summary of lower quartile monthly rent and monthly Local Housing Allowance by Broad Rental Market Area 

(Source: Valuation Office Agency) 

  

3.36 Eligibility for housing benefit will differ based on the type of household and the number of bedrooms 

needed.  Figure 58 sets out the incomes for housing benefit eligibility for different types of households in 

the two BRMAs. 
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Figure 58: Annual income required to afford proprieties based on a 10% deposit and 3.5 times income mortgage by property 

size and local authority area (Source: ORS based on Department for Work and Pensions and Valuation Office Agency 

data) 

Maximum Annual Income for  
HB support 

Aylesbury BRMA Chilterns BRMA 

ROOM ONLY   

Single person aged 16-24 £8,875 £8,955 

Single person aged 25-34 £9,668 £9,748 

1 BEDROOM PROPERTIES     

Single person aged 35+ £14,000 £15,444 

Couple (both aged under 18) £14,750 £16,194 

Couple (one or both aged 18 or over) £16,177 £17,620 

2 BEDROOM PROPERTIES     

Lone parent (aged 18 or over) with 1 child £19,975 £22,381 

Lone parent (aged 18 or over) with 2 children £23,463 £25,870 

Couple (aged 18 or over) with 1 child £22,152 £24,558 

Couple (aged 18 or over) with 2 children £25,640 £28,047 

Home Ownership Costs in Buckinghamshire 

3.37 Figure 59 shows the lower quartile house prices by bedroom size for each local authority.  The data shows 

both the lower quartile price for existing properties and also new build dwellings.  For Starter Homes in 

particular, many of the purchasers are likely to be newly forming households seeking one and two bed 

properties. 

Figure 59: Lower quartile prices for existing dwellings and newly built dwellings (April 2016 to March 2017) by property size and 

local authority area (Source: ORS based on ONS House Price Statistics, Valuation Office Agency and Land Registry 

Price Paid Data) 

Lower Quartile Prices 
Aylesbury  

Vale 
Chiltern 

South  
Bucks 

Wycombe 

EXISTING DWELLINGS 

One bedroom £130,000 £195,000 £215,000 £173,000 

Two bedrooms £210,000 £285,000 £304,000 £239,500 

Three bedrooms £255,000 £375,000 £412,000 £320,000 

Four or more bedrooms £410,000 £660,000 £825,000 £515,000 

NEWLY BUILT DWELLINGS 

One bedroom £167,000 £232,000 £367,500 £215,500 

Two bedrooms £254,000 £419,500 £522,500 £312,500 

Three bedrooms £292,000 £469,500 £629,500 £378,000 

Four or more bedrooms £413,000 £730,500 £997,500 £567,000 

3.38 The degree to which new build properties are more expensive than existing homes varies considerably 

across the local authorities and also across the size of dwellings.  This is likely to be down to a range of 

factors which include the location of newbuild housing, the relative size of properties, gardens and the 

availability of parking, comparative quality and condition of existing stock, and other intangible issues such 

as character. 
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Figure 60: Summary of lower quartile prices for existing dwellings and newly built dwellings by local authority area 

 

3.39 The income required to purchase market housing will depend on the house price together with the 

mortgage income multiplier and the available deposit (or percentage loan to value). 

3.40 For example, taking an existing 1-bedroom property in Aylesbury Vale: 

» The lower quartile price recorded was £130,000; 

» Based on a 90% loan-to-value mortgage, a deposit of £13,000 would be needed (equivalent to 

10% of the overall price) with the mortgage covering the remaining £117,000; 

» Using a mortgage income multiplier of 3.5x would therefore need an annual income of £33,400. 

3.41 To purchase the same property with a 95% loan-to-value mortgage would reduce the deposit needed to 

£6,500 (equivalent to 5% of the overall price) but the income required would increase to £35,300 per year.  

Borrowing at a 4.0x income multiplier would reduce the income needed; but households would still need 

an income of between £29,300 and £30,900 based on a 5-10% deposit.  Therefore, to purchase an existing 

1-bedroom property in Aylesbury Vale at an overall cost of £130,000 is likely to require an annual income of 

at least £29,300 (assuming a 10% deposit and a 4.0x multiplier); but with less deposit and a lower income 

multiplier an income of up to £35,300 per year could be needed. 

3.42 Whilst some households will have higher deposits available and others will seek to extend their borrowing 

as far as possible, taking the initial assumptions of a 10% deposit and a 3.5x mortgage multiplier provides a 

reasonable indication of the income that first-time buyer households are likely to need in order to afford 

home ownership.  Based on these assumptions, Figure 62 shows the household income levels needed to 

buy 1 and 2 bedrooms properties in terms of both existing dwellings and newly built dwellings in the four 

local authority areas. 
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Figure 61: Annual income required to afford proprieties based on a 10% deposit and 3.5 times income mortgage by property 

size and local authority area (Source: ORS based on ONS House Price Statistics, Valuation Office Agency and Land 

Registry Price Paid Data) 

Annual Income Needed to  
Own at Lower Quartile Prices 

Aylesbury  
Vale 

Chiltern 
South  
Bucks 

Wycombe 

1 BEDROOM PROPERTIES     

Existing dwelling £33,400 £50,100 £55,300 £44,500 

Newly built dwelling £42,900 £59,700 £94,500 £55,400 

2 BEDROOM PROPERTIES     

Existing dwelling £54,000 £73,300 £78,200 £61,600 

Newly built dwelling £65,300 £107,900 £134,400 £80,400 

3.43 Given that newly built dwellings are typically more expensive than existing dwellings, it is apparent that 

households would normally need a higher income in order to purchase a new property. 

Summary of Income Thresholds for Different Housing Options 

3.44 Figure 62 summarises the income thresholds for the range of different housing options based on the costs 

for home ownership and market rent in Buckinghamshire. 

Figure 62: Annual income thresholds for different housing options in single bedroom and two bedroom properties by local 

authority area (Source: ORS based on ONS House Price Statistics, Department for Work and Pensions, Valuation 

Office Agency and Land Registry Price Paid Data. Note: All figures rounded to nearest £100) 

Annual Income Needed to  
Own at Lower Quartile Prices 

Aylesbury  
Vale 

Chiltern 
South  
Bucks 

Wycombe 

SINGLE BEDROOM PROPERTIES     

Maximum income for HB support £16,200 £17,600 £17,600 £17,600 

Income for LQ rent at 35% 
Studio £16,300 £19,300 £21,400 £20,100 

One bedroom £21,400 £25,700 £27,300 £24,000 

Income to buy existing dwelling £33,400 £50,100 £55,300 £44,500 

Income to buy newly built dwelling £42,900 £59,700 £94,500 £55,400 

TWO BEDROOM PROPERTIES     

Maximum income for HB support £25,600 £28,000 £28,000 £28,000 

Income for LQ rent at 35% £26,600 £33,400 £34,100 £30,700 

Income to buy existing dwelling £54,000 £73,300 £78,200 £61,600 

Income to buy newly built dwelling £65,300 £107,900 £134,400 £80,400 

3.45 It is evident that in both Aylesbury Vale and Wycombe the maximum income for housing benefit support is 

similar to the minimum income to afford lower quartile rents when 35% of income is allocated to housing 

costs (though those households needing a single bedroom may only be able to afford a studio).  However, 

there is a much larger gap in Chiltern and South Bucks and the HEDNA Update identified that within the 

existing trends, households were moving from these local authority areas to more affordable areas 

(including Wycombe and Aylesbury Vale). 

3.46 There is a clear income gap between being able to afford market rent and being able to afford home 

ownership in all of the local authority areas, though this is particularly the case when considering 2-bed 

housing.  Households in Aylesbury Vale with incomes below £27,000 and in Wycombe with incomes below 
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£31,000 can afford to rent a 2-bed property in the local authority area, but need incomes at double these 

amounts to afford to buy an existing dwelling in the same area.  There are even larger gaps in Chiltern and 

South Bucks. 

3.47 On this basis, there is a wide income range that could benefit from Affordable Home Ownership products if 

these could be provided at an appropriate price. 

Assessing the Need for Affordable Home Ownership 

3.48 The HEDNA Update at Figure 128 identified that there were already around 7,100 households living in 

private rented housing who would have been owner occupiers in 2011 had the rate of ownership amongst 

younger households not reduced over the decade 2001-11.  It is likely that this number will have already 

increased since 2011, and will increase yet further over the 20-year period 2013-33.  This is consistent with 

the income gap between market rent and homeownership identified above. 

3.49 The HEDNA Update proposed that if we were to assume a backlog of 7,100 households in need of 

affordable home ownership products at the start of the OAN period, and a growth of 710 households per 

year being sustained over the 20-year period, the overall need could be as high as 21,000 households; 

thereby indicating a substantial demand for affordable home ownership products.  This is in addition to the 

identified need for 9,600 rented affordable homes, and would suggest that affordable housing could 

represent as much as two thirds of the overall housing need if both rented affordable housing (21%) and 

affordable home ownership (45%) were counted. 

3.50 Nevertheless, whilst paragraph 50 of the NPPF seeks to widen opportunities for home ownership, the PPG 

is clear that affordable housing should be for those unable to afford to rent or buy market housing.  

Therefore, in areas where market rent is less expensive than affordable home ownership, those households 

seeking affordable home ownership will not form part of the need for affordable housing under the current 

Guidance. 

3.51 The affordable housing needs assessment in Chapter 4 of the HEDNA Update identified that a number of 

households unable to afford their housing costs were likely to move away from the area, and some might 

prefer to stay if housing costs were less expensive or if more affordable housing was available, including 

options for affordable home ownership.  Therefore, the Councils will need to consider the possible role of 

affordable home ownership when developing their affordable housing policies; as there is clearly an income 

“gap” for affordable home ownership products in the Buckinghamshire HMA with a significant number of 

households likely to benefit from such housing. 

3.52 Following the publication of the Housing White Paper, the Government is currently considering changes to 

the NPPF and PPG which may affect the definition of affordable housing and the associated assessment of 

affordable housing need.  These changes are likely to clarify the Government’s approach to Affordable 

Home Ownership, which will need to be considered by the Councils when developing their respective local 

plans.  The information in this section will provide an important part of the evidence base that will be 

required as part of that process. 
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4. Errata 
Corrections to the Buckinghamshire HEDNA Update 

4.1 The following corrections should be noted to Figures presented in the HEDNA Update (December 2016). 

Employment Floorspace 

4.2 Figure 85 incorrectly identified the total level of vacancy in the FEMA.  The percentage of vacant floorspace 

presented in Figure 85 was correct. 

4.3 The table below provides a correction to Figure 85 from the original HEDNA Update report and should be 

used for the purposes of the evidence base. 

Amended Figure 85: Vacant Floorspace (sq. m) and Vacancy Rate by Use Class (Source: Atkins based on EGi and VOA data) 

 

B1a/B1b B1c/B2 B8 Total 

sq. m % sq. m % sq. m % sq. m % 

Aylesbury Vale 43,086 17% 39,997 6% 79,900 9% 162,983 9% 

Chiltern 12,590 7% 4,211 2% 9,634 5% 26,435 4% 

South Bucks 34,166 17% 1,211 2% 16,440 3% 51,817 6% 

Wycombe 64,708 12% 30,790 6% 40,718 7% 136,216 8% 

FEMA Total 154,550 13% 76,209 5% 146,692 8% 377,451 8% 

4.4 Figure 107 incorrectly identifies the floorspace needs in South Bucks for 2036, the needs identified in Figure 

107 in the 2036 column are the figures for floorspace need in 2033. This also means that the floorspace 

change 2014-36 is incorrect. The land requirements in the report are correct. 

4.5 The table below provides a correction to Figure 107 from the original HEDNA Update report and should be 

used for the purposes of the evidence base.  

Amended Figure 107: South Bucks Oxford Economics B use class floorspace need (square metres) and land need (hectares) 

(Source: Oxford Economics, Atkins) 

Use class 

FLOORSPACE NEED (sq. m) LAND NEED (hectares) 

2014 2036 
Change 

2014-2036 
2014 2036 

Change 

2014-2036 

B1a/b 139,000 172,000 +33,000 28 34 +7 

B1c/B2 62,000 43,000 -19,000 16 11 -5 

B8 251,000 290,000 +39,000 50 58 +8 

Total B use class 452,000 505,000 +53,000 94 103 +10 
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Objectively Assessed Need 

4.6 The Buckinghamshire HEDNA Update established the Full Objectively Assessed Need for Housing; and 

Figure 122 of the report summarised the stages of the calculation. 

4.7 In determining the Objectively Assessed Need (OAN), the calculated total excluded the impact of the 

“Adjustment for suppressed household formation rates”.  As a consequence, the 659 dwellings associated 

with this adjustment were excluded from the OAN reported for the Buckinghamshire HMA; and on this 

basis, the Full Objectively Assessed Need for Housing should have been 46,042 dwellings over the 20-year 

period 2013-33. 

4.8 The table below provides a correction to Figure 122 from the original HEDNA Update report and should be 

used for the purposes of the evidence base.  Only figures in the total row have changed. 

Amended Figure 122: Full Objectively Assessed Need for Housing across Buckinghamshire 2013-33 

Stage 

Aylesbury 
local HMA 

High Wycombe and Amersham  
local HMA 

TOTAL 
Aylesbury 

Vale 
Chiltern 

South  
Bucks 

Wycombe 

HOUSEHOLDS      

Demographic starting point 
CLG household projections 2013-33 

21,028 4,719 6,035 10,991 42,773 

Adjustment for local demographic factors and migration 
trends 
10-year migration trend 

-4,095 +626 -539 -439 -4,447 

Baseline household projections  
taking account of local circumstances 

16,933 5,345 5,496 10,552 38,326 

DWELLINGS      

Allowance for transactional vacancies and second homes 
Based on dwellings without a usually resident household 

651 200 250 371 1472 

Housing need based on household projections  
taking account of local circumstances 

17,584 5,545 5,746 10,923 39,798 

Adjustment for suppressed household formation rates 
Concealed families and homeless households with allowance 
for vacancies and second homes 

130 + 5  
= 135 

38 + 1 
= 39 

192 + 4  
= 201 

274 + 10  
= 284 

634 + 25 
= 659 

Baseline housing need based on demographic projections 17,719 5,584 5,947 11,207 40,457 

Further 
adjustment
s needed… 

In response to balancing jobs and workers 
Projected growth in workers exceeds forecast 
jobs growth and planned jobs growth therefore 
no further adjustment needed 

1,666 761 648 1,254 4,329 

In response to market signals 
Dwellings needed (in addition to the adjustment  
for concealed families and homeless households) 
to deliver the overall percentage uplift proposed 

10% x 17,584 
= 1,758 

1,758 - 135  

= 1,623 

20% x5,545 
= 1,109 

1,109 - 39 

= 1,070 

20% x 5,746 
 = 1,149 

1,149 - 201  

= 948 

20% x 10,923 
 = 2,185 

2,185 - 284   

= 1,901 

15% x 39,798 
= 5,970 

5,970 - 659  

= 5,311 

Combined impact of the identified adjustments +1,666 +1,070 +948 +1,901 +5,585 

Full Objectively Assessed Need for Housing 2013-33 19,385 6,654 6,895 13,108 46,042 
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4.9 As a consequence of this correction, the needs in each local housing market area over the 20-year period 

2013-2033 are an OAN of 19,400 dwellings for Aylesbury Vale (as a “best fit” to the Aylesbury town local 

housing market area) and a combined OAN of 26,800 dwellings for Chiltern, South Bucks and Wycombe (as 

a “best fit” to the High Wycombe and Amersham local housing market area): an OAN of 13,200 dwellings 

for Wycombe over the same 20-year period, and an OAN of 7,400 dwellings for Chiltern and 7,500 for 

South Bucks over their 22-year Plan period 2014-36.). 

4.10 The table below provides a correction to Figure 123 from the original HEDNA Update report and should be 

used for the purposes of the evidence base. 

Amended Figure 123: Market and affordable housing mix by LA (Source: ORS Housing Model. Note: Figures relate to individual 

Local Authority Plan periods which differ across the HMA) 

 Aylesbury Vale Chiltern South Bucks Wycombe TOTAL 

 
Plan period 

2013-33 
Plan period 

2014-36 
Plan period 

2014-36 
Plan period 

2013-33 
20-year period 

2013-33 

MARKET HOUSING      

Flat 
1 bedroom 560 80 60 300 1,000 

2+ bedrooms 530 180 260 350 1,200 

House 

2 bedrooms 1,940 300 230 760 3,200 

3 bedrooms 7,920 2,770 2,420 5,770 18,400 

4 bedrooms 3,200 2,010 1,790 2,330 9,000 

5+ bedrooms 1,050 1,060 1,240 590 3,800 

Total Market Housing 15,200 6,400 6,000 10,100 36,600 

AFFORDABLE HOUSING      

Flat 
1 bedroom 360 10 270 390 1,000 

2+ bedrooms 250 170 290 530 1,200 

House 

2 bedrooms 1,530 300 290 640 2,700 

3 bedrooms 1,650 380 520 1,130 3,600 

4+ bedrooms 410 140 130 410 1,100 

Total Affordable Housing 4,200 1,000 1,500 3,100 9,600 

TOTAL 19,400 7,400 7,500 13,200 46,200 

AFFORDABLE RENT      

Flat 
1 bedroom 330 10 250 330 900 

2+ bedrooms 200 130 210 420 1,000 

House 

2 bedrooms 1250 220 210 520 2,200 

3 bedrooms 1330 320 420 950 3,000 

4+ bedrooms 390 120 110 380 1,000 

Total Affordable Rent 3500 800 1,200 2600 8,100 

% of affordable housing 83% 80% 80% 84% 84% 

INTERMEDIATE HOUSING      

Flat 
1 bedroom 30 -   20 60 100 

2+ bedrooms 50 40 80 110 200 

House 

2 bedrooms 280 80 80 120 500 

3 bedrooms 320 60 100 180 600 

4+ bedrooms 20 20 20 30 100 

Total Intermediate Housing 700 200 300 500 1,500 

% of affordable housing 17% 20% 20% 16% 16% 
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1.0 INTRODUCTION 
 
1.1  Opinion Research Services (ORS) and Atkins were jointly commissioned by Aylesbury 

Vale, Chiltern and Wycombe District Councils to prepare a Housing and Economic 
Development Needs Assessment (HEDNA) that covered their three administrative areas; 
the Central Buckinghamshire HEDNA.  
 

1.2 Following the decision to prepare Joint Plans for Chiltern and South Bucks, an update of 
the previous study was commissioned to incorporate additional analysis for South Bucks 
District and establish the Full Objectively Assessed Need for housing and the Full 
Objectively Assessed Economic Needs across the whole of Buckinghamshire. 
 

1.3 The purpose of the study was to support the Local Authorities in objectively assessing 
and evidencing the need for housing (both market and affordable) and employment, and 
to provide other evidence to inform local policies, plans and decision making. 

 
1.4 A consultation draft of the report was issued in January 2016 and an update report was 

issued in December 2016. 
 

1.5 Section 5 of the report, Current Economic Market was an analysis of the local property 
market and existing supply across the Functional Economic Market Area (FEMA). This 
included telephone interviews with property agents and a stakeholder workshop with 
property agents, business representatives and other business organisations. 
 

1.6  Discussions have taken place with the Thames Valley LEP about the depth of the outputs 
and specialist commercial property sector advice used to obtain a snapshot of the 
commercial property market in Buckinghamshire. As a result of these discussions 
Buckinghamshire Thames Valley Local Enterprise Partnership (BTVLEP) has asked 
Chandler Garvey to provide a market commentary; reviewing current demand and supply 
statistics and to share a direct experience of the commercial property markets in the 
county to better inform the HEDNA and its associated projections. 

 
1.7 Chandler Garvey is the leading firm of commercial property consultants in 

Buckinghamshire, with offices in three of the four Districts (Wycombe, Aylesbury Vale 
and Chiltern) and has gained extensive knowledge of the market since the business was 
first established in 1979. 

 
1.8 Based upon the number of commercial property transactions completed in the county, 

Chandler Garvey is the most active firm according to EGi (Estates Gazette). 
 

1.9 In preparing this report assistance has been obtained from other firms of commercial 
property consultants in the county, including Brown & Lee based in Aylesbury. 

 
 
 
 
 
 
 
 
 



 
 

3 
 

2.0 BUCKINGHAMSHIRE – REGIONAL CONTEXT 
 
2.1 Despite high attainment in areas such as education, resident wealth and business 

formations, Buckinghamshire is relatively under developed in commercial property terms 
and significant developer investment has been lacking historically compared to locations 
that surround the county such as Reading, Maidenhead, Slough, Watford, Milton Keynes 
and Oxford. 

 
2.2 The only noteworthy commercial centres within the county, High Wycombe and 

Aylesbury, are economically relatively small market towns and in the context of the 
Greater Thames Valley commercial property market to the west of London, are regarded 
as secondary locations and as a consequence there have historically been only low levels 
of speculative commercial development. 

 
2.3 Over the past 30 years the mainstay of investment in the office sector in the south east 

has taken place along the M4 corridor, between Heathrow and Reading, where many 
significant business parks and standalone buildings have been developed and where 
many large corporates have located. In contrast, Buckinghamshire has a very low number 
of larger businesses and much of the speculative development that has taken place has 
been for small units aimed at local demand.  

 
2.4 One of the only notable exceptions to this pattern is Marlow, where historically there has 

been significant office development on Globe Park, but this relates mostly to its close 
proximity to the M4 motorway and locations such as Maidenhead and Slough. 

 
2.5 Being an “unfashionable” location this significantly limits the volume of new development 

in Buckinghamshire, as institutional investors tend to shy away from locations where 
there is no proven track record of success and instead focus on the more popular 
locations mentioned above. 

 
2.6 Looking at the industrial and warehousing sectors, the county falls neatly between the 

M40 and M1 corridors and given the nature of large scale development projects,  where 
micro location relative to a motorway junction is critical, developers have by-passed the 
county in favour of locations with better access to the strategic road network such as 
Milton Keynes and Banbury. Large scale industrial and warehousing developments tend 
to only be viable in locations where land prices are lower, matched with excellent 
transport links. 

 
2.7 Locations in the south of the county such as High Wycombe are also constrained in 

development terms by Green Belt and AONB designations and the extent to which large 
sites are available for lower value uses is limited, even though access to the strategic 
road network is better 

 
2.8 In Aylesbury Vale there is an abundance of development land earmarked, but little in the 

way of strategic road networks apart from the A41 and it is no coincidence that active 
development is focusing around the foot of the A41 at the southern edge of Aylesbury 
itself. 
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2.9 The negative pressure being applied on the commercial property market by the housing 
market should also not be underestimated. Nevertheless national planning policy that is 
driving the conversion of office buildings to residential under Permitted Development 
Rights (PDR) and pressure to release employment sites for housing, comes at a time 
when there is low demand for commercial floor space and an overall lack of supply should 
not be misread as demonstrating good demand. 

 
2.10 Where residential land values are so much higher than commercial land values, which is 

particularly the case in the south east, there is always pressure to achieve a more 
valuable consent from land owners and developers. Currently there is a perfect storm 
between policy encouraging the loss of commercial floor space in favour of residential 
and a structural weakness in the commercial property markets that more easily allows 
developers to prove a lack of demand. 

 
2.11 There are some cluster opportunities in the county that could drive demand for 

commercial floor space within specific commercial sectors. In Chiltern/South Bucks these 
include bio-life sciences associated with GE Healthcare and film, media and 
communication associated with Pinewood, Beaconsfield School of Film and TV and 
Arqiva.    

 
2.12 In Aylesbury Vale there are clusters relating to motor sport and high end technology at 

Silverstone and the space and rocket propulsion sectors at Westcott with both locations 
benefitting from Enterprise Zone status.  

 
 
3.0 THE MARKET 
 

Offices  
 
3.1 The recent recession depressed demand for office space. Usually this far into a 

recovering economy the office sector should be performing much better than it is across 
the region in terms of take-up, but this is not the case and this change in market behaviour 
has led to a great deal of discussion within the industry over the last few years as to the 
reasons for this. 

 
3.2 There is a general recognition now that there is an ongoing structural change within the 

office sector, with reducing office occupancy density rates being a particular feature. 
Occupiers are using office space much more effectively by reducing occupancy ratios 
and in general terms the sector has seen occupancy fall from typically one person per 15 
sq m in the late 1980’s and early 1990’s to around one person per 10 sq  m today. Larger 
organizations are able to work even more densely than this. 

 
3.3 Developers are reflecting this in the design of new office buildings and the occupancy 

rate target now is one per 8 sq m. In comparison the HEDNA utilises a figure of 12 sq. m 
per FTE for the B1a/b use class to generate its floor space requirements. Better use of 
existing space should be encouraged, although this brings pressures notably on parking 
standards and alternative commuting options.  
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3.4 Agile working practices mean that workers are no longer tied to the office or the home, 
able to roam with internet and wireless connectivity in cafes, motorway services and 
shopping centres. This agile workforce allows employers to use space more effectively 
and drive down occupancy rates. Practices like hot desking are also increasingly 
common. 

 
3.5 Allied to these structural changes there has been a movement away from out of town 

business parks towards large town and city centres, where better amenities are available 
for staff and better transport connections are available through a range of transport 
options. 

 
3.6 Reading for example provides an excellent regional example of the move towards town 

centre working and living and has seen significant office development within the town 
centre over the past few years. Twenty years ago Reading was dominated by out of town 
business parks and whilst these are still successful, it is the town centre that has been 
the engine of growth and this is reflected in some substantial new office developments.  

 
3.7 The attraction and retention of skilled staff is of growing importance and some occupiers 

have already moved away from the Thames Valley back towards London and of course 
here critical mass is important; a feature lacking in Buckinghamshire. 

 
3.8 PDR has had a major impact in the county, with many notable larger office buildings being 

sold for conversion and recent deals include the 12,000 sq m Rothmans Building in 
Aylesbury town centre and the 5,000 sq m Thame House building in High Wycombe town 
centre. Over the next few years we would expect the number of office buildings lost to 
residential to reduce, as the best opportunities would have been taken up by developers 
accepting that there is a finite supply; although as leases expire in the future the 
residential conversion opportunity will always be an option whilst there is a significant 
value differential. Further alterations to the PDR allowances would act to further extend 
the losses. 

 
3.9 It is telling that despite some very significant losses from the office sector, there has been 

no rapid rise in rents as supply reduces as there is simply a lack of underlying demand. 
 
3.10 The office sector in Buckinghamshire is categorized by both the lack of demand and a 

lack of supply, meaning that individual occupiers entering the market are facing limited 
choices, but given the overall lack of demand it certainly is not stimulating any significant 
rental growth and until this happens redevelopment will not be viable. 

 
3.11 In comparison office rents in locations such as Reading and Maidenhead town centres 

are close to £400 per sq m, High Wycombe town centre is circa £250 per sq m and 
Aylesbury town centre circa £150 per sq m. This offers a competitive advantage, but the 
factors that lead a major occupier to relocate are much wider than just price, and include 
the availability of skilled people, image and transport links.  

 
3.12 If these other factors are not considered it is easy to misread the market and suggest that 

demand in the area is strong given the limited supply in many locations. 
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The Industrial Sector 
 
3.13 As stated earlier, Buckinghamshire is poorly located in terms of road connectivity to the 

national motorway network, apart from the south of the county, but here the lack of sites 
around the motorway junctions has inhibited any large scale development. 

 
3.14 In Aylesbury itself, poor connectivity has always inhibited development, although a 

tightening of supply across the general region has encouraged speculative development 
around the foot of the A41, adjacent to the ARLA site. It is generally accepted that other 
locations away from the A41 are not viable for any large scale speculative developments. 

 
3.15 MEPC has developed a new industrial park adjacent to the Silverstone track, based 

around the motor industry cluster and this is proving to be successful. This is accessible 
by the A43 Trunk Road from the M40 so is also a well-connected location. 

 
3.16 The three enterprise zones in Aylesbury Vale offer significant development potential 

and the available business rates relief is a factor that is likely to encourage some longer 
term development, but is likely to be sector specific in terms of the clusters at 
Silverstone and Westcott.  
 
Warehousing 
 

3.17 Many of the same factors operate for warehousing as they do for industrial development 
with access constraints being even more important in influencing location decisions. This 
means that Buckinghamshire competes poorly against other locations in the south east 
such as Milton Keynes and Didcot. The only location where constraints are currently 
tolerable for warehousing development is around the foot of the A41 south of Aylesbury, 
adjacent to the ARLA site. Warehousing developments are also low generators of 
employment because of increasing automation which further makes access to the 
strategic road network a paramount consideration for developers. 

 
 
4.0 CURRENT DEMAND AND SUPPLY BY DISTRICT 
 
4.1 We have undertaken an analysis of current supply (including pipeline being openly 

promoted by developers) set against take-up for the past 12 months, to provide a 
snapshot in terms of a number of years of supply. 

 
4.2 This is a ratio that is often used within the commercial property industry and provides a 

very quick and blunt means by which to judge the market. 
 
4.3 Appendix 1 contains the raw data. We have looked at all reported deals for the past 12 

months based upon the CoStar subscription service. CoStar is recognized as the industry 
leader in terms of commercial property research with more than 8,000 firms contributing 
to the database in terms of deals done and supply. 

 
4.4 When looking at supply no lower size limit has been applied, although looking at take-up 

we have used 185 sq m as a minimum for the office sector and 278 sq m as a minimum 
for the industrial sector, to avoid the analysis of numerous small deals. 

 
4.5 The net result though of this is that the overall supply figures would be higher leading to 

higher ratios of supply expressed as the number of years of demand. 



 
 

7 
 

 
4.6 The pipeline supply figures do not include some major earmarked development sites, 

such as the Handycross Hub site in High Wycombe and the Woodlands site in Aylesbury 
and a deeper analysis of anticipated supply would of course increase the ratios further. 

 
4.7 It is recognized that snapshots can be misleading, but it is also worth noting that the 

challenging conditions first brought forward in 2008 by the recession are apparently 
ongoing, despite much improved economic conditions in the UK and take-up figures are 
higher at the moment than for the period 2008 through to 2015. The past two years have 
seen improved take-up, but an underlying weakness in the sector remains. A summary 
table appears below. 

 

 
 
4.8 From the above figures and expectations within the commercial property sector it does 

not feel as though we are looking at a much more active level of take-up any time soon. 
 
4.9 There is a notable contrast between the fortunes of the office sector and the industrial 

sector, with much higher levels of supply reflected in the former. This is linked to the 
aforementioned weakness in the office sector. 

 
4.10 This environment translates into a much healthier industrial market, with rents performing 

well and demand relatively high. 
 

 
 
 

Based on CoStar figures below are the supply of each use in years

Aylesbury Vale Office supply 3.08

Aylesbury Vale Industrial supply (Excl. pipeline) 1.09

Aylesbury Vale Industrial supply (Incl. pipeline) 5.67

Chiltern District Office supply 2.40

Chiltern District Industrial supply 0.26

South Bucks Office supply (Excl. pipeline) 5.25

South Bucks Office supply (Incl. pipeline) 9.75

South Bucks Industrial supply (Excl. pipeline) 4.12

Wycombe Office supply (Excl. pipeline) 4.40

Wycombe Office supply (Incl. pipeline) 5.92

Wycombe Industrial supply 1.23

Buckinghamshire Office supply (Excl. pipeline) 4.05

Buckinghamshire Office supply (Incl. pipeline) 5.56

Buckinghamshire Industrial supply (Excl. pipeline) 1.16

Buckinghamshire Industrial supply (Incl. pipeline) 3.35
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Aylesbury Vale 
 
4.11 The office supply in Aylesbury Vale is currently 3.08 years and notably there is no known 

immediate pipeline being promoted by developers.  
 
4.12 The District has never been regarded as a significant office location and there has been 

no significant speculative development for many years. 
 
4.13 Rents in Aylesbury town centre show a significant discount upon rents in the south of the 

county and demand is poor. This is despite a number of significant losses of office floor 
space to PDR, although the recent sale of the Rothmans Building might generate some 
internal demand with displaced tenants. 

 
4.14 The immediate supply of industrial floor space is low at 1.09 years, but the known pipeline 

increases this to 5.67 years. This does not account for some significant earmarked 
developments in the medium term, including Woodlands and Westcott. 

 
4.15 Silverstone Park developed by MEPC is a success story, based around the motor sport 

cluster at Silverstone. 
 

Wycombe District 
 
4.16 The immediate office supply reflects 4.4 years, with 5.92 years when known future supply 

is included. 
 
4.17 There are many examples of good quality developments that have failed to let over the 

past few years, including a number of empty office buildings on Globe Park in Marlow, 
which as mentioned above in para. 2.4, is located close to the M4 motorway but despite 
this some of the buildings on the site have been vacant for up to 4 years.  

 
4.18 In Princes Risborough, a new 3,000 sq m office development that was developed in 2008 

still has one empty building, of eight, that has never been occupied and further space is 
now available following the expiry of the original leases.  

 
4.19 Rents have been recovering over the past 2 or 3 years, but from very low levels on 

secondary and tertiary stock and some developments that were notably vacant during 
the recession are close to being fully occupied. 

 
4.20 There remains good choice though for occupiers. 
 
4.21 The industrial sector in High Wycombe has performed well over the past couple of years 

and rents on the Cressex Business Park for example have pushed on to £100 per sq m 
or more. Supply is only 1.23 years.  

 
4.22 A site on Globe Park in Marlow, is currently on the market and being promoted for 

industrial development.  At the time of writing there are believed to be nine developers 
interested in the site and there is every expectation that the guide price will be exceeded. 
Most developers will look at this in terms of small unit development, aimed at the freehold 
owner/occupier market, where there has been almost no development in the District for 
the past 10 years.  
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4.23 The supply of good quality industrial floor space is very limited, but location is a key factor 
that drives demand and much of this is focused around the Cressex Business Park 
adjacent to junction 4 of the M40 motorway. For larger units there is a sensitivity to micro 
location and travel distance to the motorway is a significant factor.  

 
Chiltern District and South Bucks District 

 
4.23 The current demand and supply figures reflect the fact that these two Districts play a 

minor role in the overall commercial property market in Buckinghamshire. This is true of 
South Bucks District in particular where only 15 commercial deals were reported in the 
past 12 months.  

 
4.24 Beaconsfield and Gerrards Cross are the only larger towns and here retail and leisure 

tends to dominate market activity. Transactions in the office and industrial sectors tend 
to relate to small properties and noteworthy developments are few in number.  

 
4.25 Demand tends to be even more local than in other parts of the county. 
 
4.26 Amersham offers an interesting example of a town with virtually no office supply in the 

town centre, yet there is no demand. Owners that have tried to let space have given up 
and turned to PDR, not as a means of making money, but as relief from holding empty 
office space and the costs associated with that.  

 
4.27 Chesham, where a limited number of larger sites are available, is seeing some occupier 

interest from businesses currently located in the West London that are being displaced 
due to very high prices or a lack of availability. It is too early to say if this is a long term 
trend and of course the overall supply of land with be limited in the long run.  

 
5.0 SUMMARY AND CONCLUSIONS 
 
5.1 An essential element of meeting needs is the local context, trends and expectations, as 

explained above. The current low supply of employment floor space does not 
automatically equate to there being strong demand. In Buckinghamshire it actually points 
to a market that isn’t delivering new commercial floor space because demand is 
remaining weak despite improvements in the wider economy and the market therefore 
lacks confidence to commit to new developments.  

 
 5.2 The office and to a lesser extent the industrial sector stalled during the recession and 

values fell significantly, as supply far exceeded demand. Almost 10 years on there is 
much lower supply and better demand, but current conditions are not right across most 
of the FEMA for any significant amount of investment in the office sector and to a lesser 
extent the industrial and warehousing sector in the near future.  

 
5.3 A structural change in the office sector is having significant implications for floor space 

demand and whilst there is activity in the core locations across the region, there is in 
general terms plenty of supply and little appetite to add to this amongst institutional 
investors that drive the market. 
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5.4 The county has many attractive features for businesses and indeed Buckinghamshire 
has a thriving micro business community. The problem has been attracting larger 
businesses. Unfortunately, the county is surrounded by numerous larger towns with very 
strong features that attract larger businesses and have a strong track record of doing so.  

 
5.5 The industrial sector is performing much better than the office sector, but even here there 

are few genuinely speculative developments. The south of the county lacks available land 
and the north of the county lacks good communications. Demand tends to arise internally 
within the market and the opportunity to draw in major new occupiers remains limited in 
comparison to competing locations.  

 
5.6 Similar considerations to the industrial sector apply in the warehousing sector with the 

area being constrained in comparison to other locations. 
 
5.7 As acknowledged, this report simply provides a snapshot of the market. For almost 10 

years the market has been in recession or suffering the after effects. These effects have 
proved to be significant and slower to shake off than has been the case previously. 
Projecting forward on the basis of past recoveries is therefore difficult.  

 
5.8 Beyond isolated significant potential developments, there are currently no underlying 

demand factors that suggest the market will change rapidly in the foreseeable future. 
Forecasts that suggest otherwise should therefore be considered carefully.  

 
 

 
 

 


