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EXECUTIVE SUMMARY

This Employment Land Review Update considers the supply of and demand for employment land and
premises in Aylesbury Vale District. Prepared jointly by GL Hearn and Aylesbury Vale District Council
(AVDC), it is intended to provide evidence to inform and support policies for employment land in the
forthcoming Vale of Aylesbury Plan.
Characteristics of the Vale’s Economy and Economic Growth Opportunities
AVDC has set out a clear ambition to respond to the challenging economic climate, aiming to accelerate
business and jobs growth, through a combination of fostering enterprise, supporting and growing existing
businesses within the Vale, targeting inward investment to support and develop local sector strengths, and
developing skills and economic infrastructure. It aims to support and nurture key sector strengths including
high performance engineering and motorsports, telehealth and rehabilitation technologies, food and ICT as
well as the tourism sector. These build on key assets in the area including the Silverstone Racing Circuit
placing the Vale at the heart of ‘motorsports valley’ and the National Spinal Injuries Centre at Stoke
Mandeville Hospital. The Strategy aligns with the wider priorities of the Buckinghamshire Thames Valley
Local Enterprise Partnership and the Government’s Plan for Growth. It provides a clear economic strategy
for the area which will feed into the development of the Local Plan.
Aylesbury Vale’s attractiveness for economic investment is influenced by its location and the high quality of
life which the area supports. Skills levels are strong with almost 40% of working residents qualified to degree
level or equivalent. There are also two university campuses in the Vale. However the Employment Land
Review update identifies a number of factors which currently influence the relative attractiveness of the Vale
as a business location compared to surrounding areas. The Vale’s key towns are in some instances smaller
or relate less well to key national road and rail arteries than other nearby centres. This has influenced the
relative size of the local market and current values for commercial floorspace and thus employment take-up
and the viability of employment development. Demand for office floorspace is strongest in Aylesbury, the
largest centre in the Vale, but the market is under-developed compared to surrounding centres with average
take-up of just 10,000 sq.m per annum between 2005-11; and take-up has fallen since the onset of
recession in 2008. There have been no substantial new-build development schemes in Aylesbury for several
decades and rental values are generally insufficient to support significant speculative development. The
office market and the economy more widely in Aylesbury is also vulnerable to public spending restraints
given significant public sector employment in the town. The office market in Aylesbury needs to be carefully
nurtured to grow and attract higher skilled employment opportunities.
Demand for industrial units in the Vale is stronger and has held up notably better through the recession.
Take-up averages 45,000 sq.m per annum across the Vale. The motorsports sector and high value
engineering is an important demand driver in the North of the Vale in particular. The profile of demand for
GL Hearn
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industrial and warehouse floorspace however is notably different to that in surrounding centres such as
Milton Keynes or Hemel Hempstead on the M1 Corridor, and there is for instance little significant demand for
the large scale distribution sheds of over 50,000 sq.m in the Vale.
While employee jobs in the Vale increased by 10% between 1998-2008 before the onset of the recession,
the Vale’s economy – like many other areas – has been hit by the recession. Between 2008-10 employee
jobs fell by 5.5%, and of those in employment there was a shift towards part-time work. The District’s
economy supported 70,000 jobs in 2010. This represented 62 jobs per 100 residents aged 16-64 compared
to an average of 80 across the South East region. To a significant extent this reflects the geography of the
area, with residents commuting to nearby centres such as Milton Keynes, Thame or Hemel Hempstead. A
significant 10% of residents in the Vale are however self-employed and although business start-ups and
survival have been affected by economic conditions, there is an opportunity to nurture and develop
enterprise moving forward.
Over the lifetime of the forthcoming Vale of Aylesbury Plan to 2031 there are a range of activities which can
help to support economic investment and growth. The Vale’s population is likely to continue to grow. Delivery
of East-West Rail will link Aylesbury to Winslow, Milton Keynes and Bedford, as well as west to Oxford
significantly improving the accessibility of the area. The planned Waterside Academy in Aylesbury will
support business start-ups and growth; whilst planned new University Technical Centres at Aylesbury
College and Silverstone will support improvements to skills. A new mega-dairy at Aston Clinton will be
delivered providing a significant boost and driver of growth in the food sector. There are particularly
opportunities to support economic growth in a number of key sectors – advanced and high performance
engineering, food manufacturing and distribution, information and communications technologies, and
healthcare (particularly in telecare, rehabilitation and disability sports technologies).
Key planned investments in the Vale provide the opportunities to take-on and address some of the economic
challenges faced by the area – in both the short and long-term. This includes addressing macro-economic
risks associated with the impact of Eurozone performance on UK businesses, including exports and
investment, Government austerity measures aiming to bring public sector borrowing back under control; and
current low business confidence which is influencing levels of investment. It will be important to recognise
and take-on these risks head on.

Future Demand for Employment Land
Building on the Housing & Economic Growth Assessment undertaken in 2011, the Employment Land Review
Update includes a more detailed set of demand forecasts for employment land and floorspace over the
2011-31 period.

GL Hearn
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Cambridge Econometrics forecast growth in employment in the Vale of 11,400 over the 2011-31 plan period.
Taking account of the growth forecast in different industrial sectors, and how much land and floorspace is
required to support job numbers using standard assumptions, the Employment Land Review Update
forecasts changes in the amount of land required to accommodate different employment uses focusing on
the ‘B Class’ sectors – office, industrial and warehouse/distribution activities. This is compared to past trends
in development of employment floorspace and land within the Vale.
Figure A summarises the forecast employment land requirements. The manufacturing sector is expected to
contract further over the next 20 years and thus the stock of industrial floorspace overall in the Vale can be
expected to fall. However while the overall stock of manufacturing floorspace may fall, there will continue to
be demand for industrial development to provide modern premises for both new and existing businesses.
The stock of office and warehouse floorspace are both expected to grow and at a faster rate than in the
2000-8 period.
Taking account of expected losses of employment land through redevelopment of sites which are poorly
located and provide outdated floorspace and where employment redevelopment is not viable, there is an
identified need to provide between 85-90 hectares of employment land to support development over the plan
period. Providing a margin to support choice in the market for land and take account of any delays in sites
coming forward, the ELR Update recommends that provision is made for an employment land supply of
between 106-112 hectares of land across the Vale for the 2011-31 plan period.
Figure A: Forecast Demand for Employment Land in Aylesbury Vale, 2011-31
Office

Industrial

Warehouse

Use Class

B1a/b

B1c/B2

B8

Forecast Net Change in Employment Floorspace, 2011-31
(sq.m GEA)

73,200

-27,900

143,600

188,900

Forecast Net Change in Stock of Employment Land, 201131 (Hectares)

24.4

-6.2

31.9

50.1

Forecast Gross Employment Land Requirements based
on Take-Up, 2005-12

43.1

23.8

18.5

85.4

Forecast Gross Employment Land Requirements, 2011-31
(Hectares)
Frictional Margin to support Choice & Competition
(Hectares)
Total Gross Employment Land Requirement to Plan For:
Hectares, 2011-31

Total

85-90
21
106-112
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Quantitative Supply-Demand Balance
1

The development pipeline in March 2012 included 402,500 sq.m of employment floorspace on 85 hectares
of land. If it was all brought forward it would deliver a net increase in employment floorspace in B-class uses
of just under 350,000 sq.m.
In addition to these consented schemes, a resolution to grant planning permission exists for development at
Gatehouse Road, Aylesbury, for the Aylesbury East Urban Extension and for development at Silverstone
Circuit. These schemes could potentially deliver a further 160,660 sq.m of employment development on 35
hectares of land.
In purely quantitative terms the ELR Update thus identifies a surplus of employment land in the Vale to meet
assessed need over the 2011-31 plan period.
Figure B: Quantitative Supply-Demand Balance for Employment Land, 2011-31
Land (Ha)

Completions Forecasts

Employment Forecasts

Assessed Demand (including margin)
2011-31

106

112

Completions 2011-12

0.6

0.6

Development Pipeline, Mar 2012

85

85

Sites with Permission Pending

35.2

35.2

Surplus

-14.8

-8.8

However the Study considers that there is some basis to argue that development at the ALRA site at College
Road North, Aston Clinton and at Silverstone Circuit is focused on attracting specialist inward investment
and is not available to meet general business needs. If these sites are excluded it may be realistic to plan for
up to 30 hectares of additional employment land provision to meet economic needs over the period to 2031.
Further employment land provision will also help to ensure that high quality employment land is provided in
strong locations to attract inward investment and meet the Council’s economic development objectives.
Future Policies for Employment Land Provision
As part of the Employment Land Review Update, GL Hearn has assessed the future employment
development potential of a number of existing employment sites, and potential locations for future
employment development.
There are a range of successful employment sites across the Vale, including larger sites such as Rabans
Lane in Aylesbury, Pitstone Green Business Park and Buckingham Industrial Park.

1

This includes an estimated 31,500 sq.m on 9 hectares on land within the Berryfields MDA

GL Hearn
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At Aylesbury, the ELR Update concludes that there is a particular need for a strong economic growth
strategy to support significant planned housing growth. It encourages development of new town centre office
floorspace through mixed use development and redevelopment, to be guided through development of a
Town Centre Strategy, as well as refurbishment of existing office floorspace. It concludes that the Council
could also consider the delivery of a high quality modern business park at Aylesbury, potentially 15 hectares
in size.
To support the development of the healthcare sector, with a focus on telehealth, rehabilitation and disability
sports technologies, the ELR recommends that the Council works with Stoke Mandeville Hospital to assess
the feasibility of delivery of an innovation centre and floorspace for spin-off economic enterprises on the
Hospital site.
At Buckingham, provision of additional employment land is recommended to exploit and nurture the strong
concentration of employment in high value manufacturing and engineering in the north of the Vale. Additional
employment land provision is justified by limited vacancy or further development potential within (and the
success of) the town’s existing employment sites, the presence of the University and planned housing
growth. An allocation of an additional 6.5 hectares of land is recommended with the intention that this would
be of a scale and focus which does not undermine or compete with the focus for strategic employment
development in the north of the Vale at Silverstone Circuit.
At Winslow, there is a case for development of employment land to support localised living and working in
the context of the growing size of the settlement and the potential delivery of East-West Rail. The consented
employment development at Buckingham Road/Furze Lane could meet much of the demand for employment
land at Winslow over the plan period. Should this not come forward an alternative location in proximity to the
rail station and with good access to the A413 should be considered. Further employment development at
Winslow should be phased to be delivered alongside the development of the rail station.
Key employment sites in the west of the District include Haddenham Business Park, Westcott Venture Park
and Long Crendon Industrial Estate. There remains significant development potential at Westcott Venture
Park which can be regarded as a strategic employment location to serve the west of the District. The ELR
Update recommends development of a masterplan to guide and bring greater coherence to the future
development of the site. This should guide future land allocations with potential for up to 10 hectares of
additional employment land provision.
In addition to identifying sites for new development, the Vale of Aylesbury Plan will need to identify policies
relating to existing employment sites. The ELR Update recommends that the Council considers identifying
primary employment sites where there is a general presumption for protection of employment use. However
it argues that policies should provide some flexibility to allow redevelopment of employment floorspace

GL Hearn
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where this is redundant or incapable of meeting the needs of modern businesses, and where redevelopment
for employment use is either inappropriate from a policy point of view or commercially not viable.
Specifically in Aylesbury, the ELR Update concludes that there is potential for further rationalisation of
employment land within the Gatehouse Industrial Area in Aylesbury. It recommends a masterplan-led
approach to provide a coherent land use framework and guide future investment and land-use planning
decisions.
The ELR Update recognises that to support sustainable economic development, delivery of employment
development will need to be supported by actions to develop the enterprise, telecommunications/ broadband
and physical infrastructure in the Vale, each of which will help to support economic growth. It encourages ongoing monitoring of economic and property market performance in line with a ‘plan, monitor, manage’
approach.

GL Hearn
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1

INTRODUCTION

1.1

An Employment Land Review (ELR) considers the supply of and demand for employment land and
premises. Aylesbury Vale District Council and GL Hearn have worked together to prepare this
updated Employment Land Review.

1.2

The Employment Land Review Update draws on:
 The 2008 Employment Land Review for Aylesbury Vale prepared by Roger Tym and Partners;
 The 2011 Housing & Economic Growth Assessment, which provides an analysis of economic
dynamics within the Vale, the inter-relationships between housing and employment growth and
demand forecasts for employment land. This was led by GL Hearn;
 A comprehensive assessment of current employment sites as well as potential land allocations
across the Vale which was undertaken jointly between AVDC and GL Hearn staff.

1.3

The Employment Land Review is intended to provide evidence to inform and support the strategy
and policies for employment land provision within the forthcoming Vale of Aylesbury Plan. It
specifically addresses the supply and demand for 'B class' land uses - office, industrial and
warehouse/ distribution.

1.4

The remainder of this report is structured to address:
 Section 2: Current Policy Context;
 Section 3: Economic Characteristics;
 Section 4: Property Market Dynamics;
 Section 5: Economic Growth Opportunities;
 Section 6: Employment Land Requirements;
 Section 7: Employment Land Supply;
 Section 8: Employment Supply/Demand Balance;
 Section 9: Conclusions & Recommendations.

GL Hearn

Page 11 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

GL Hearn

Page 12 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

2

CURRENT POLICY CONTEXT

National Planning Policy Framework
2.1

The Government published a new National Planning Policy Framework (the NPPF) in March 2012.
This sets out that planning should proactively drive and support sustainable economic development
to deliver the homes, business and industrial units, infrastructure and thriving places that the
country needs. It sets out that every effort should be made objectively to identify and then meet the
housing, business and other development needs of the area, and respond positively to wider
opportunities for growth. Planning should take account of market signals … and set out a clear
strategy for allocating sufficient land which is suitable for development … taking account of the
2

needs of the residential and business communities .
2.2

In paragraph 19 the document sets out that the Government is committed to ensuring that the
planning system does everything it can to support sustainable economic growth. Planning should
operate to encourage and not act as an impediment to sustainable growth. Therefore significant
weight should be attached to the need to support economic growth through the planning system.

2.3

The NPPF sets out that to help achieve economic growth, local planning authorities should plan
proactively to meet the development needs of business and support an economy fit for the 21

st

century. It outlines (in paragraph 21) that in drawing up Local Plans, local planning authorities
should:
 Set out a clear economic vision and strategy for their area which positively and proactively
encourages sustainable economic growth;
 Set criteria, or identify strategic sites, for local and inward investment to match the strategy and
to meet anticipated needs over the plan period;
 Support existing business sectors, taking account of whether they are expanding or contracting,
and where possible, identify and plan for new or emerging sectors likely to locate in [the] area.
Policies should be flexible enough to accommodate needs not anticipated in the plan and to
allow a rapid response to changes in economic circumstances;
 Plan positively for the location, promotion and expansion of clusters or networks of knowledge
driven, creative or high technology industries;
 Identify priority areas for economic regeneration, infrastructure provision and environmental
enhancement;
 Facilitate flexible working practices such as the integration of residential and commercial uses
within the same unit.

2

CLG (2012) National Planning Policy Framework. Core Planning Principles (Para 17)

GL Hearn
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2.4

In paragraph 22 the NPPF sets out that 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. It promotes regular review of land allocations.

2.5

This Employment Land Review (ELR) Update addresses the requirements of the NPPF. It
considers opportunities for business investment and growth within Aylesbury Vale District and
reviews land allocations to inform the development of the Vale of Aylesbury Plan.

The Plan for Growth
2.6

The Plan for Growth was published by HM Treasury and the Department for Business, Innovation
and Skills (BIS) in March 2011. This sets out the Coalition Government’s overarching goals for
economic development against the context of the recent economic recession and substantial fiscal
deficit – to achieve strong, sustainable and balanced growth that is more evenly shared across the
country and between industries.

2.7

The Plan for Growth sets out the Government’s view that over the last decade the UK economy has
become seriously unbalanced and heavily indebted, making a decline in underlying economic
competitiveness. Growth was concentrated in a few sectors of the economy, and in a few regions of
the country; with others becoming increasingly reliant on the public sector. Moving forward it sets
out four key ambitions:
1. To create the most competitive tax system in the G20;
2. To make the UK one of the best places in Europe to start, finance and grow a business;
3. To encourage investment and exports as a route to a more balanced economy; and
4. To create a more educated workforce that is the most flexible in Europe.

2.8

These are supported by action on a number of fronts including in seeking to reduce regulation and
through targeted investment. The Government intends to reduce the costs of doing business
through a reduction in Corporation Tax, simplification of the tax system and the review/ roll-back of
regulations. It intends to make Britain more business friendly, encouraging investment and business
start-ups through a range of measures including tax reliefs and planning reforms. It also wants to
encourage investment and exports and is implementing a number of measures to achieve this,
including allowances for new capital investment, setting up a number of new Enterprise Zones and
a Green Enterprise Bank, as well as a network of Technology & Innovation Centres and reform of
inward investment activity. To improve skills it supports additional work experience and
apprenticeship places and establishment of new University Technical Colleges. Additional
measures are outlined to support the housing market (and thus the construction sector).

GL Hearn
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2.9

The Plan also identifies a number of key sectors which the Government wishes to support, which so
far include: healthcare and life sciences; advanced manufacturing; construction; digital and creative
industries; retail; professional and business services; the space industry; and tourism. The ambition
is clearly for private sector-led growth and across a greater spread of sectors relative to the last
decade.

2.10

The relevance of the Plan for Growth for the Vale relates to the opportunities which the measures
embedded within it provide for supporting economic growth; and in regard to key growth sectors
identified at a national level and the focus on supporting growth in enterprise.

Local Enterprise Partnership Priorities
2.11

Aylesbury Vale forms part of two Local Enterprise Partnerships (LEPs) (reflecting to some degree
the geography of the Vale) - the South East Midlands LEP and the Buckinghamshire Thames Valley
LEP.

2.12

3

The South East Midlands LEP Business Plan 2012 sets out the LEP’s aim to promote the South
East Midlands as a prime location for business, investment and visitors. It focuses primarily on
private sector business growth and investment, and creating the right environment for business and
social enterprises to grow.

2.13

The LEP’s core aims include to attract new growth to the area; reduce barriers to growth; deliver
growth effectively and speedily; and grow in a sustainable and cost effective way. Key objectives
include to attract new overseas investment through accelerated delivery of local authority inward
investment plans; invest in key new physical infrastructure and facilitate investment in new digital
infrastructure (including next generation broadband); work to ensure that skill outcomes match
business and social needs; and support local authorities to deliver economic development plans.

2.14

The Buckinghamshire Thames Valley LEP has not published a specific strategy document, but
focuses principally on supporting enterprise development.

Aylesbury Vale Economic Strategy 2011-14
2.15

Aylesbury Vale District Council (AVDC) has recently published a new Economic Development
4

Strategy . This is based around a long-term vision to 2026 which seeks to:
 Support and nurture enterprise within the Vale, including through the roll-out of superfast
broadband across the District;
3

The LEP Business Plan is available at http://www.semlep.com/documents/
The AVDC Economic Development Strategy is available at http://www.investaylesburyvale.com/starting/business-support/economicdevelopment-strategy-2012-2014/
4

GL Hearn
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 Delivery of the Aylesbury Town Centre Masterplanand
 Establishment of a ‘knowledge park’ which functions as a base for companies in sectors ranging
from food to high-tech engineering and an expanding healthcare sector;
 Support the continued development of the tourism in the Vale, including as an economic driver in
the rural areas;
 Build on the National Spinal Injuries Centre at Stoke Mandeville Hospital to support research
and development associated with rehabilitation, telehealth and disability sports technologies;
 Capitalise on Vale’s location between Oxford and Cambridge enhanced by the delivery of East
West Rail by 2017
 Develop the Vale’s skills base including through investment in and work with higher and further
education providers.
2.16

The strategy is focused on responding to the challenging economic climate, aiming to accelerate
business and jobs growth building on the current strengths of the area, with a focus on the following
actions:
 Enterprise: encouraging the next generation of start-ups to remain and grow within the Vale.
This is expected to be supported by the delivery of the Waterside Academy;
 Enabling infrastructure: delivery of new infrastructure including superfast broadband;
 Business retention and growth: proactively targeting and supporting growth-orientated
employers;
 Inward investment: promotion of the Vale’s ‘niche’ offer and proactive targeting of inward
investment opportunities to support local sector strengths;
 Enhancing knowledge economy skills: including through work with the Universities (Buckingham
University and Bucks New University) and University Technical Centres at Aylesbury College
and Silverstone.

2.17

The strategy seeks to support and nurture key sector strengths which include: high performance
engineering, telehealth and rehabilitation technologies, food and ICT – supporting cluster and
sector development in these areas.

GL Hearn
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3

ECONOMIC CHARACTERISTICS

3.1

The Aylesbury Vale Housing and Economic Growth Assessment, prepared in 2011, has provided a
comprehensive analysis of the Vale’s economy and housing market. It forms a key part of the
evidence base for the development of the Vale of Aylesbury Plan. Further statistical analysis of the
Vale’s economy has informed the preparation of the Economic Development Strategy 2011-14.

3.2

In this section we have sought not to repeat all of the analysis contained within the Growth
Assessment and Economic Development Strategy, but to draw out the key characteristics of the
Vale’s economy. Selective updating of key information is undertaken where appropriate to provide
an up-to-date evidence base at the time of writing in Summer 2012.

Geography
3.3

Aylesbury Vale is one of the largest Districts in the South East region. It is a predominantly rural
area with the largest town being Aylesbury itself, which accommodates 36% of the District’s
population. Buckingham, the second largest town accommodates around 7% of the population; with
the remaining 57% accommodated in smaller settlements and the rural areas.

3.4

The south of the District relates more to other parts of Buckinghamshire and the M40 Corridor. The
A41 provides the fastest access from Aylesbury to the M25. The north of the District is more closely
aligned to the A421 and A43 Corridors, with its economy more closely related to Milton Keynes and
the South Midlands.

Socio-Economic Characteristics
3.5

5

Aylesbury Vale’s population was recorded as 174,400 in 2010 . This is slightly above the usual
resident population recorded by the 2011 Census of 174,100. The Vale’s population is projected to
grow moving forward over the plan period.

3.6

Aylesbury Vale’s economy provides around 70,000 jobs (BRES, 2010).

Around a third of

employees work part-time (34%), which is similar to the South East average (33%), with the data
suggesting that the proportion of employees working part-time has increased between 2008-10 in
both the Vale and across the South East more widely. Part-time employment is highest in the main
towns of Aylesbury and Buckingham.
3.7

The average earnings of full-time workers in the Vale in 2011 stood at £27,100 and is similar to the
South East average (it is 3% below) and marginally above the national average. This provides an

5

ONS Mid-Year Population Estimate, 2010

GL Hearn
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indication of the relative ‘value added’ of the local business base. However between 2010-11
earnings growth was below inflation.

Enterprise
3.8

6

Around 9.8% of the District’s working-age residents (16-64) are self-employed which is above the
national average (9.1%) but slightly below average compared to the South East more widely
(10.4%). Self-employment, as the Aylesbury Vale Housing & Economic Growth Assessment 2011
(HEGA) explains, is higher in the North and rural parts of the Vale.

3.9

Overall Buckinghamshire is one of the most enterprising areas in Britain, however rates of newfirm
formation in the Vale, as recorded by the Office for National Statistics’ (ONS) business demography
statistics, are lower than in many of the surrounding local authorities. In 2010 there were 58 new
business births per 10,000 residents in the Vale in contrast to 71 across Bucks (albeit that levels in
the Vale were marginally above regional and national averages). As a function of the wider
economic climate, business births were however outnumbered by business deaths in 2009 and
2010.

3.10

The Council’s Economic Development Strategy is however focused on addressing this, including
through delivery of the Waterside Enterprise Academy on the edge of Aylesbury Town Centre. This
provides a key opportunity to support and grow levels of enterprise.

Labour Market Characteristics
3.11

Levels of economic participation are high. There around 112,200 working-age residents (16-64) in
3

the Vale in 2010-11 of which an estimated 83,000 (76%) are in employment . The employment rate
is above both region and national averages (75% and 71%respectively). There is evidence however
that the employment rate in Aylesbury has been falling.
3.12

The skills profile is strong. There are more people in the Vale with a degree level or equivalent
qualification (NVQ 4+) and with A-level qualifications (NVQ3) or equivalent than across the South
East of England. In total 39% of working-age residents (16-64) are qualified to NVQ4 level or above.
This partly reflects the characteristics of the area and presence of two Universities – which indeed
provide opportunities to develop the skills base further; as well as the socio-economic composition
of the area. In contrast however there are comparatively few Aylesbury Vale residents holding
intermediate level qualifications which are commonly associated with technical occupations.

3.13

Overall a third of residents are employed in managerial or professional occupations (consistent with
the South East average). Employment in associate professional and technical occupations is
however slightly above average (16%).

6

Based on averaging figures recorded by the Annual Population Survey for 2010 and 2011
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Jobs-Homes Balance & Commuting
3.14

In 2010 there were 62 jobs in the Vale for every 100 residents of working-age (16-64). This
compares with 80 jobs per 100 residents across the South East. There are thus around 15,600
7

fewer jobs in the Vale relative to the resident ‘working population’ in work . This is likely to support
net out-commuting from the Vale to work.
3.15

The most recent information available on commuting from the 2008 Annual Population Survey
indicates that 55% of working residents in the Vale worked within the District. This partly reflects the
geography of the area, with a number of employment centres located close to the District’s
boundaries. There is a notable commuting flow to Milton Keynes (around 10% of working residents),
as well as flows to Bicester and Thame in Oxfordshire, to other parts of Bucks to the South; and to
London.

3.16

Commuting patterns are partly a reflection of the range and quality of jobs available in different
areas. Residence-based earnings in 2011 in the Vale are on average almost £4000 higher than
those working in the Vale, indicating that there is notable out-commuting from the Vale (such as to
London, Wycombe and Milton Keynes) to higher paid jobs. Addressing this by increasing the
number of higher paid jobs in the Vale is a policy priority.

Business Base
3.17

The Vale’s business base is focused principally towards small firms, with three quarters of VAT or
8

PAYE registered firms employing less than 5 people . There are 15 firms in the Vale with more than
250 employees. The business base in the rural parts of the District is particularly skewed towards
small businesses.

Performance through the Recession
3.18

Employee jobs increased by 10% in Aylesbury Vale between 1998-2008. Growth in employee jobs
was relatively strong compared to Buckinghamshire and the region more widely. However it
appears to have slipped back since. In 2010 it had dropped with evidence from the Business
Register and Employment Survey (BRES) suggesting a reduction in employee jobs of 5.5%. Total
employment fell by2700 between 2008-10.

3.19

Unemployment levels are average. In 2011 there were an estimated 5,100 unemployed residents in
the Vale seeking work (5.8% of the economically active population aged over 16) which is similar to

7

Based on a resident working population of 85,600 in 2010 recorded by the Annual Population Survey and 70,000 jobs recorded by
the Business Register & Employment Survey
8
IDBR, 2011 derived from Economic Development Strategy
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9

the regional average for the South East (5.9%) but notably below the national average (8.1%) . In
June 2012 there were around 2150 residents claiming Job Seekers Allowance (JSA) in the Vale
representing a claimant rate of 1.9% (% of resident population aged 16-64) (compared to 2.5%
across the South East). Unemployment is however notably higher than pre-2008 with evidence that
there has been a particular increase amongst women. In total 6.2% of residents in the Vale in 2011
were in receipt of out-of-work benefits (which include Jobseekers Allowance, Incapacity Benefit and
Disability Living Allowance).

Economic Structure
3.20

The largest employment sectors in the Vale are education, retail, health and public administration
(in common with many other areas). Employment is also significant in business services. Overall
the Vale has a balanced employment profile which is relatively similar to that of the region, with few
sectors in which there is a particular concentration of employment. This helps to support the
‘resilience’ of the local economy albeit that it is potentially slightly more vulnerable than average to
public sector austerity measures.

3.21

Those sectors in which the Vale demonstrates a particular concentration of employment include:
 Specific manufacturing sectors;
 Civil engineering;
 Retailing;
 Advertising and market research;
 Public administration; and
 Other personal services.

3.22

Within the manufacturing sector, employment in the manufacture of food products, printing and
production of recorded media, rubber and plastics, and machinery and equipment is above average.

3.23

The economic structure however varies across the Vale. In the North of the Vale, there is strong
employment in the education sector, reflecting particularly the presence of Buckingham University –
a key potential innovation asset. There is also notable employment in civil engineering and
specialist construction activities.

3.24

Buckingham has a concentration of employment in higher value manufacturing activities including
the printing and production of recorded media, computer, electronic and optical manufacturing.

3.25

The north of the Vale accommodates the Silverstone Circuit, which supports a cluster of firms in the
motorsports sector, which includes higher value-added manufacturing and research and
development activities.

9

ONS Modelled Unemployment Estimates, from NOMIS
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3.26

In the south of the Vale, employment is above average in public administration, social work and
healthcare. This may make it vulnerable to reductions in public spending in the period to 2017.

GL Hearn
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4

PROPERTY MARKET DYNAMICS

Macro-Economic Dynamics
4.1

Overall performance of UK commercial property market continues to be affected by wider economic
performance. The UK economy has slipped back into recession with output (GDP) contracting by
an estimated 0.2% in the first quarter of 2012 mirroring a similar drop in the final quarter of 2011.

4.2

Economic growth overall in 2011 was a very weak 0.9% compared to 2.1% in 2010. The recent
economic recession has been deeper than the previous three UK recessions, and the recovery has
been much more protracted: we have not seen a strong return to growth, with economic growth
remaining muted.

4.3

At a national level, the economy continues to be affected by weak economic performance in Europe,
the major export market for UK businesses, and concerns over the resolution of the Eurozone debt
crisis, as well as cuts in public spending. These concerns have affected UK business confidence,
and together with high inflation, resulting in a declining real incomes which has impacted on
consumer spending and thus domestic demand, have resulted in effectively a stagnant rather than
growing economy.

4.4

Q4 2011 saw a decline in production output (-1.2%) and in construction (-0.5%) impacting on
demand for industrial premises; while the service sector was static (0.0%) with a notable slowdown
in output from business services and finance (which are key drivers of office occupier demand).

4.5

Unemployment statistics for Q1 2012 at the national level were down 35,000 on the previous
quarter but at 2.65 million nationally, were up 172,000 on a year previously. This represents an
unemployment rate of 8.3%.

4.6

On the positive side, inflation has fallen notably over the last six months and stood at 3.5% (CPI) in
March 2011. This will provide support to exports and consumer spending, albeit that there remain
risks in particular associated with oil prices.

4.7

Looking forward, the economic outlook in the short-term is relatively poor. We have reviewed a
number of forecasts. The Office for Budget Responsibility’s Economic and Fiscal Outlook (March
2012) indicated moderate growth of the UK economy by 0.8% in 2012, consistent with 2011, rising
to 2.0% in 2013, 2.7% growth in 2014 and 3.0% in 2015 and 2016.

4.8

This compares to the long-term average of 2.3% per year. It means that the UK economy will have
gone through five to six years with little or no growth in the economy.
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4.9

Unemployment is forecast to rise from 8.4% to 8.7% over the coming year but is expected to fall
over the medium-term to around 6.3% by 2016.

4.10

The forecasts assume that the Eurozone continues to struggle through its current difficulties, and
that the current problems are resolved and a solution delivered which provides sovereign debt
sustainability and supports the normal operation of financial markets in the medium-term. The
recent French and Greek elections heighten the risk of further problems with the Eurozone
economy and the risk of a Greek default. The Eurozone situation remains a major risk to the
forecasts.

4.11

The forecasts also assume that the inflation continues to fall back, providing some support to a
recovery in the second half of 2012 from growth in consumer spending albeit that the expectation is
that real household disposable income growth will be weak in both 2012 and 2013, and only begin
to outstrip inflation by a significant margin from 2014 onwards. Again here there is however a
downside risk associated with any further spoke in energy or commodity prices.

4.12

The most recent Treasury ‘consensus forecasts’ from August 2012 however indicate that while
inflation is expected to recede, overall more moderate growth is likely in the short-term with a 0.4%
reduction in GDP forecast for 2012 and 1.1% in 2013.

4.13

Overall we can expect occupier demand for commercial property to remain weak in 2012 and
improve slowly thereafter. The economic outlook suggests that we should not expect a significant
bounce-back in demand in the short-term.

4.14

The outlook for credit conditions for commercial property improved in mid 2011 however appears to
have deteriorated since.

National & Regional Market Trends
4.15

The RICS UK Commercial Market Survey Q1 2012 indicates that both demand and the level of
available space have stabilised but overall expectations for rental growth remain negative. Levels of
new development continue to fall, albeit that the pace of reduction is falling. With a lack of new
development the level of available supply (overall) has been falling resulting in slightly tighter
market conditions overall albeit that demand remains subdued. Shortages of prime space are
beginning to emerge in some markets, including Central London Offices.

4.16

Demand has stabilised for offices but has increased for industrial space. On the supply-side,
available office floorspace has continued to rise, while on the other hand we have seen a modest
reduction in availability of industrial premises – the first since 2005. As a result industrial rents are
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expected to stabilise (having fallen) albeit that further reductions in rents for office space are likely
as landlords seek to attract tenants.

Offices
4.17

Economic conditions and uncertainty coupled with the impact of austerity measures continue to
hinder recovery of the office market. Following a strong bounce-back in take-up in 2010 (particularly
in Central London), market performance in 2011 has been more subdued. With companies less
likely to expand or upgrade their accommodation, deals are particularly associated with lease
events.

4.18

Office take-up in 2011 outside of Central Londonwas similar to 2010. Across the South East, take
up since 2008 has remained below the long-term average but was in 2011 was marginally down on
10

2010. Across the region, office take-up is dominated by the Thames Valley .
4.19

Office availability levels remain high across nearly all UK office markets, albeit below their 2009
peak. This is also the case across the South East. With an excess of supply over demand, rents
11

have fallen in many centres .
4.20

Looking forward, with little speculative development underway, the likelihood is that availability,
particularly of Grade A space, should fall over time and drive a reduction in incentives to entice
12

occupiers . However there are downside risks associated with economic performance.
4.21

Figure 4.1 profiles office rents and availability across key office markets in Bucks, the Thames
Valley and surrounding centres. It indicates above average availability in most centres.

10

Lambert Smith Hampton (2011) National Office Market
Lambert Smith Hampton (2011) National Office Market
12
Lambert Smith Hampton (2011) National Office Market
11
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Figure 4.1: Key Market Indicators – Office
Market

Market
Balance
(months)

Maidenhead

39

Average
Market
Balance
(months)
37

Grade A as %
available
space

Prime Rent (£
psf)

44

29.00

Heathrow

65

40

27

27.00

Slough

78

45

31

20.00

Reading

83

63

43

30.50

Blackwater Valley

126

67

11

22.00

Staines

179

43

19

28.00

Uxbridge

254

34

22

27.00

Watford

25

44

24

22.00

Hemel Hempstead

50

46

29

19.00

Luton

81

39

2

19.75

Milton Keynes

85

39

22

20.00

Oxford

27

41

38

20.50

UK Average

94

44

26

23.00

Source: LSH National Office Market 2011
4.22

Rental values are influenced by the relative size of markets and their connectivity to London. Prime
rents in key Thames Valley markets such as Slough, Heathrow and Uxbridge remain well below
13

their peaks . Aylesbury is very much a second tier office market.
4.23

The South East business park market performed strongly in the 2nd quarter of 2011, with take-up of
1.1 million sq.ft recorded by GVA, 40% above the five-year trend. Despite this vacancy levels
remain significant, at 17.7% nationally and 15% in the South East/East. This includes significant
levels of vacant floorspace on major business parks such as Green Park, Reading and Stockley
Park near Heathrow. Reading and Uxbridge however continue to maintain some of the highest
rents nationally, commanding up to £27-28 psf.

4.24

While we have seen a moderate return to rental growth for business park space in London and the
South East in 2011, growth rates are forecast by the Investment Property Databank (IPD) to
increase over the medium-term to 2016.

4.25

The level of construction of new business park space continued to fall, with space under
construction at the end of 2011 40% down on a year previously.

13

Lambert Smith Hampton (2011) National Office Market
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Industrial and Distribution
4.26

The industrial and distribution market remained relatively buoyant compared to other commercial
centres in 2011, with 101 million sq.ft of activity recorded nationally by Lambert Smith Hampton

14

–

a decline of just 0.8% on 2010. Indeed the distribution warehouse market saw a 15% increase in
activity in the medium-sized sector (10,000 – 50,000 sq.ft) and a notable decline in availability.
Activity however declined in the second half of the year linked to the worsening Eurozone crisis,
with take-up recorded 17% below that in the first half. Overall demand in 2012 is expected to
remain similar to 2011 according to GVA.
4.27

The market however performed better than average in the South East, with take up in 2011 26%
above 2010 levels.

4.28

Availability of industrial and distribution space has declined slightly to 10.2% whilst the supply of
Grade A floorspace has fallen to less than 12 months supply in most size bands. It represented just
11% of available space at the end of 2011. This reflects limited speculative development activity in
2010/11. Across the South East the level of available space has remained relatively stable.
However within this, there is a particularly short supply of large sheds over 250,000 sq.ft (albeit that
there is limited demand for this scale of distribution sheds in the Vale). In contrast, the supply of
industrial units of less than 10,000 sq.ft has continued to increase.

4.29

Recent demand for warehouse floorspace has been driven by food and discount retailers and
internet operations. There has been a strong level of activity for Grade A and pre-let/build to suit
15

space according to Lambert Smith Hampton , with strong demand in particular in London and the
South East where take-up of larger units of >100,000 sq.ft in 2011 was double 2010 levels. This
includes for instance letting of 465,000 sq.ft in Hemel Hempstead to Amazon at £6.50 psf. There is
an acute current shortage of this larger stock.
4.30

At the other end of the size spectrum, take-up from SMEs has held-up well with occupiers taking
advantage of favourable terms. Take-up of units of < 10,000 sq.ft in 2011 was 6% up on the
previous year, although this was driven by performance in the first half of the year. Despite
reasonable demand, availability increased marginally to 85 million sq.ft nationally albeit that there
remains an acute shortage of Grade A stock in certain regions including the South East with less
than 10 months supply.

14
15

Lambert Smith Hampton (2012) National Industrial & Distribution Market 2012
Lambert Smith Hampton (2012) National Industrial & Distribution Market 2012
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4.31

Overall, rental levels currently remain stable although we have seen some growth in rents for Prime
Grade A stock during 2011. In the South East, Lambert Smith Hampton record prime industrial
rents declining by an average of 0.8% in 2011. GVA consider that they are likely to remain so over
the next year outside of prime locations. The secondary market is however quite different, and with
significant availability rental values fell by an average of 3.4% in the region in 2011.

4.32

Prime rents in key centres are set out below.
Figure 4.2: Industrial Rents, Spring 2012
< 20,000 sq.ft

20,000 - 50,000 sq.ft

50,000+ sq.ft

West London

£12.00

£12.00

£12.50

Milton Keynes

£6.25

£6.00

£5.50

Hemel Hempstead

£8.25

£7.50

£7.50

Reading

£8.50

£8.00

£7.50

Source: Knight Frank Research, 2nd Half 2011
4.33

Heathrow commands some of the highest headline rents nationally at £12 per square foot (psf).
Values in Slough are around £10 psf, with £8 psf for secondary space. Headline rents are £8 psf in
Hemel Hempstead.

4.34

With bank finance remaining limited, design and build pre-lets are emerging as a key means of
delivering new supply.

Market Dynamics in Aylesbury Vale
4.35

As set out in the Housing & Economic Growth Assessment, the Vale contained a total of 1,373,000
sq.m of commercial floorspace in 2008

16

of which 33% (459,000 sq.m) is industrial floorspace, 28%

(399,000 sq.m) warehouse floorspace and a modest 16% (221,000 sq.m) office floorspace.
4.36

Between 2000-8 office floorspace grew by a very modest 3% in net terms (with very little office
development in Aylesbury), whilst industrial floorspace declined by -7%. Warehouse floorspace saw
the greatest net growth at 18% over the 2000-8 period.

Offices
4.37

Aylesbury Vale has a relatively modest office market. Aylesbury is the largest centre and
accommodates the bulk of office deals in the District; but is a notably smaller (and more localised)
market relative to surrounding centres such as Milton Keynes or Hemel Hempstead.

16

CLG Commercial & Industrial Floorspace Statistics
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4.38

Over the last 7 years (2005-11) office take-up in the Vale has averaged around 10,000 sq.m per
year. Figure 4.3 outlines take-up trends over this period by size band.

Figure 4.3: Office Take-Up in Aylesbury Vale, 2005-12

Source: GLH Analysis of Estates Gazette Interactive (EGi) and Focus Data
4.39

Office take-up has dropped significantly since 2009, with both 2010 and 2011 recording relatively
low levels of take-up influenced particularly by a lack of larger deals. This has brought average
take-up levels down. The first half of 2012 (as indicated on the graph) has however been more
positive, particularly reflecting the letting of 3,845 sq.m at Target House on Gatehouse Road in
Aylesbury to McAfee. The asking rent was £15 per square foot (psf).

4.40

Deals continue to be focused primarily towards smaller units of less than 185 sq.m. 65% of deals
are for units of < 185 sq.m, whist just 2% of deals at the other end of the spectrum have been for
over 1850 sq.m of floorspace between 2005-12 period.

4.41

As Figure 4.3 however shows, overall take-up figures are particularly influenced by deals for
medium-sized premises of between 465-1850 sq.m.

4.42

Headline rents remain, as reported in the Housing and Economic Growth Assessment, at around
£16 psf based on the new-build development at Bell Business Park. This compares to around £19
psf in Hemel Hempstead, £20 psf in Milton Keynes and £20.50 psf in Oxford.
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4.43

There is very limited new-build office space in the District, particularly in Aylesbury Town Centre.
Some new development has been brought forward at Fairford Leys in Aylesbury, with space at
Riverside House and Enterprise House being marketed at £12.50 psf.

4.44

In the current market there is very limited likelihood of any developer building office floorspace on a
speculative basis. The rental values achievable are also generally insufficient to support viability in
Aylesbury town centre, where build costs are likely to be higher.
Figure 4.4: Office Deals in Aylesbury Vale, 2005-12

Source: GLH Analysis of EGi and Focus Data
4.45

There is currently a reasonably high level of availability of (primarily second hand) office floorspace.
Total available floorspace marketed on EGi in the District is 33,400 sq.m

17

of which 8,585 sq.m is

new or refurbished floorspace. The available floorspace represents a 3-year supply based on past
take-up figures. It has increased notably since 2010.

17

We have excluded development opportunities at Westcott Venture Park from the figures as this site provides a range of opportunities
for office and industrial development. Specific office floorspace potential is undefined.
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Industrial
4.46

We have reviewed the industrial market addressing floorspace in B1c, B2 and B8 use classes. Over
the last six years office take-up has averaged 45,000 sq.m per annum. There is a general upward
trend in take-up.

4.47

Figure 4.5 also highlights that industrial take-up is much more strongly skewed towards larger units,
with medium-sized and larger units making up the majority of take-up. There are however very few
very large deals, and not evident market in the Vale for large scale warehouse/ distribution activities.
This market is more focused close to the M1 Corridor.
Figure 4.5: Take-Up of Industrial Floorspace in Aylesbury Vale, 2006-11

Source: GLH Analysis of EGi and Focus Data
4.48

The chart above highlights that the industrial market has performed more strongly than the office
market through the recession.

4.49

Figure 4.6 charts the number of deals in different size bands. This highlights a reasonable spread of
deals in different size bands (particularly relative to other parts of Bucks) but with relatively few
deals for larger units of > 1850 sq.m (albeit that these make a significant contribution to overall
take-up figures).
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Figure 4.6: Industrial/Warehouse Deals in Aylesbury Vale, 2006-11

Source: GLH Analysis of EGi and Focus Data
4.50

Availability of industrial floorspace totalled 76,000 sq.m in Summer 2012 equating to a supply of 1.6
years based on past take-up (albeit that there are also a number of pre-let and design and build
opportunities). Of the available (i.e. vacant) floorspace a moderate 8,900 sq.m is new-build space.

4.51

Given the transport linkages, Aylesbury is not a town in which the market would commonly look to
provide large scale warehouse/ distribution sheds, albeit that this does not preclude delivery of
specialist distribution facilities or manufacturing which may look to locate in the Vale for specific
reasons.
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5

ECONOMIC GROWTH OPPORTUNITIES

5.1

To support analysis of economic growth opportunities in the Vale, we have sought to draw together
information from econometric forecasts purchased to inform the Housing and Economic Growth
Assessment as well as the Council’s Economic Development Strategy 2011-14.

5.2

The UK economy at the time of writing is in a double-dip recession, with economic output having
contracted over six quarters from Q3 2008 until the end of 2009; and then returning to recession in
Q4 2011. UK economic output has declined in each of the last three quarters at the time of writing.

5.3

The Council’s Economic Development Strategy provides a SWOT analysis which considers
opportunities for economic growth. We have drawn on this to derive an analysis of economic
strengths and opportunities.

Strengths
5.4

A key strength of the District’s economy is its strategic location, particularly relative to London and
key motorway corridors (M1 and M40) albeit that there are towns within surrounding districts which
benefit from better accessibility.

5.5

Indeed we would consider that the Vale’s quality of life is its key attribute. It offers an attractive
environment with a wealth of attractive villages and towns; attractive countryside and access to the
Chilterns Area of Outstanding Natural Beauty. It is an attractive place for those in managerial
positions (whom are often making business decisions) to live. The grammar school system across
the county and some good private schools help to support this.

5.6

The District’s skills base is also strong; and to some extent the recession has helped to provide
some flexibility in what was (pre-recession) a relatively ‘tight’ labour market. The Universities in the
District provide potential ‘innovation assets’ which could support innovation within the local area and
economic spin-offs.

5.7

A strong level of self-employment, above average levels of enterprise; and a strong small business
base more widely is also a notable strength.

Weaknesses
5.8

As identified above, whilst we consider that the Vale’s ‘strategic location’ is relatively good, the
transport links (particularly relative to surrounding competing centres) are less strong. The road and
rail accessibility of Aylesbury is weaker than that of Milton Keynes, Hemel Hempstead or High
Wycombe (in regard to proximity to the motorway network and rail journey times to London).
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Furthermore some of these surrounding centres have a greater ‘critical mass’ of population and
commercial floorspace which support stronger market performance and commercial attractiveness.
5.9

The Economic Development Strategy additionally argues that there is an issue of ‘identity’ for
Aylesbury and the Vale more widely as a business location.

5.10

A clear issue is a lack of a town centre office market in Aylesbury (in notable contrast for instance to
Milton Keynes or Hemel Hempstead). The office stock in Aylesbury is dated and poor quality; with
above average vacancy.

5.11

A further weakness is the telecommunications infrastructure, and weak current broadband
accessibility in many parts of the Vale. Buckinghamshire Thames Valley LEP’s BDUK Broadband
Delivery Project is working to address this.

Opportunities
5.12

There are a number of clear economic growth opportunities. Population growth is an important
opportunity as it will support economic growth in its own right (such as employment in construction
and consumer-related services) as well as growth in the workforce which is important both in
supporting the development of existing and attraction of new companies. Significant residential
development across the District (but particularly at Aylesbury) is now consented.

5.13

The impact of improvements in accessibility arising from the delivery of East West Rail could be
substantial. East-West Rail now has approved Government funding and is to be delivered by 2017.
It will provide an electrified rail service from Oxford to Bedford via Winslow linking both key
employment centres; and providing longer-distance connections avoiding London. A spur line will
connect Aylesbury through to Milton Keynes significantly improving rail links to the north. It will
benefit both Winslow and Aylesbury.

5.14

In Aylesbury, the Council is progressing plans for regeneration of the Town Centre – and indeed
regeneration has kicked-off through new development in the Waterside and Theatre. There is an
evident opportunity associated with this to develop the office market as part of an overall package
of improvements to the Centre.

5.15

In the north of the Vale, investment at Silverstone is gathering pace. The future of the Grand Prix is
secure and the masterplan in place. Force India F1 Team has invested; and the go-ahead of the
Silverstone University Technical Centre approved – a nationally significant specialist education
centre of excellence in high performance engineering and motorsport, event management and
hospitality.
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Threats
5.16

Perhaps the critical threats to economic performance are at the macro-level – risks that economic
growth could be held back by performance of Eurozone economies (a key export market for UK
businesses), or at worst that we could see a Eurozone economy default. The latter could potentially
trigger a further credit crunch with significant implications for business confidence and investment.

5.17

At the local level,we would see particular threats associated with the ability to fund and deliver
infrastructure investment necessary to support economic growth and enhance the commercial
attractiveness of key areas of the District (particularly Aylesbury); as well as vulnerability of the local
economy to public sector spending restraints – again particularly in Aylesbury given the level of
employment by the District and County Councils, and NHS (amongst others).

Sectors and Clusters with Growth Potential
5.18

The Council and its partners have undertaken a range of work to identify existing clusters and
potential growth sectors which could be nurtured within the Vale. These include:
 Advanced and high performance engineering, particularly around motorsports;
 Food manufacturing/ distribution;
 Information and communications technologies;
 Healthcare, with a particular focus on telehealth, rehabilitation and disability sports technologies.

5.19

These build on some of the existing sectoral strengths and key assets in the Vale, including the
location of the Silverstone Circuit at the heart of the ‘motorsports valley’ as well as the presence of
the National Spinal Injuries Centre at Stoke Mandeville Hospital.

5.20

Potential wider growth opportunities linked to existing economic strengths might include specialist
construction activities; and potentially the development of cultural/tourism infrastructure.

GL Hearn

Page 35 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

GL Hearn

Page 36 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

6

EMPLOYMENT LAND REQUIREMENTS

6.1

In this section we consider demand for employment land provision. The assessment looks over the
20 year plan period from 2011-31 for the Vale of Aylesbury Plan. It considers requirements for
employment land in the B1, B2 and B8 use classes.

6.2

The forecasting of employment land requirements in this section draws on the initial high-level
forecasting work undertaken as part of the Aylesbury Vale Housing & Economic Growth
Assessment (Sept 2011). It however is based on a more detailed interrogation of the relationship
between employment and floorspace in the Vale, more recent research on employment densities
and consideration of plot ratios based on the site assessment work undertaken as part of the
Employment Land Review Update. These factors have a slight impact on the results.

6.3

The analysis is of ‘demand’ for employment land and therefore does not take account of any
supply-side factors such as existing employment land allocations or commitments. Demand is
considered in both ‘net’ and ‘gross’ terms.

6.4

The ODPM Guidance, Employment Land Reviews: Guidance Note (ODPM, 2004) encourages the
use of a number of different techniques to estimate future employment land requirements, namely
assessments based on :
 Labour demand (derived principally from econometric forecasts);
 Labour supply (taking account of planned housing provision); and
 Past take-up of employment land/ property.

6.5

There are relative benefits of each. Econometric forecasts take account of differences in economic
performance moving forward relative to the past, overall, and in regard to the sectoral composition
of growth. However a detailed model is required to relate net forecasts to use classes and to
estimate gross land requirements. In contrast, past take-up is based on actual delivery of
employment development; but does not take account of the implications of growth in labour supply
associated with housing growth nor any differences in economic performance relative to the past.

Labour Demand Scenario
6.6

This scenario is based on economic forecasts prepared by Cambridge Econometrics in Spring 2010
to inform the Housing and Economic Growth Assessment.

6.7

The Cambridge Econometrics forecasts indicate a net increase in employment in the Vale of 11,400
over the 2011-31 plan period. Employment in the manufacturing sector and agriculture are both
forecast to fall (by -630 and -260 jobs respectively). Figure 6.1 indicates employment growth
forecasts across key sectors:
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Figure 6.1: Forecast Employment Growth, 2011-31
2011-16

2016-21

2021-26

2026-31

2011-31

Agriculture

-70

-70

-60

-60

-260

Manufacturing

-160

-160

-150

-150

-630

Public Administration & Defence

-160

-160

40

30

-60

Communications

20

20

10

10

50

Education

-60

-60

240

250

610

Retail/Leisure

80

80

220

220

680

Other Services

230

230

230

230

930

Healthcare

-150

-150

460

490

1220

Construction

540

540

170

170

1250

Distribution & Land Transport

620

620

660

640

2530

Business & Professional Services & IT

1380

1380

1190

1140

5070

Source: Cambridge Econometrics 2010
6.8

The Cambridge Econometrics forecasts are for 35 sectors. GLH has considered the proportion of
employment in each of these sectors which is likely to take place in office or R&D floorspace (Use
Classes B1a and B1b), industrial floorspace (Use Classes B1c or B2) and warehouse/ distribution
floorspace (Use Class B8). We have calibrated our standard model for the Aylesbury Vale economy
through interrogation of the composition of employment in key sectors at 4-digit SIC level. This is
used to derive the following forecasts of net growth in employment by use class over the plan
period:
Figure 6.2: Forecast Net Employment Growth by Use Class, 2011-31

6.9

2011-16

2016-21

2021-26

2026-31

B1a/b

1363

1428

1240

1200

B1c/B2

-147

-166

-154

-154

B8

508

492

533

518

To these figures we have applied standard employment densities derived from the HCA
Employment Densities Guide: 2

nd

Edition (Drivers Jonas Deloitte, 2010). We have converted figures

to provide employment densities for gross external floor areas on the following basis:
 Office (B1a): an average of 14 sq.m Gross External Area (GEA) per employee based on a
blend between business park, serviced office and general office floorspace and assuming that
the gross external area of buildings is on average 20% higher than the net internal area;
18

 Industrial (B1c, B2): an average of 45 sq.m GEA per employee based on a mix of B1c and B2
floorspace but with a focus more towards smaller, light industrial units;
18

Gross External Area is the floor area contained within the building measured to the external face of the external walls
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 Warehouse/ Distribution (B8): an average of 70 sq.m GEA per employee based on the average
for general B8 activities. It is considered that there is a limited market for large scale or high bay
warehousing in the Vale.
6.10

Applying these employment densities to the forecasts of net growth in jobs in B-class activities, we
can derive forecasts for net changes in employment floorspace. This forecasts a net requirement for
189,000 sq.m of employment floorspace in B-class uses over the 2011-31 plan period.
Figure 6.3: Forecasts of Net Changes in Floorspace
Sq.M GEA

2016-21

2021-26

2026-31

2011-31

19075

19985

17360

16800

73220

Office

B1a/b

Industrial

B1c/B2

-6615

-7448

-6908

-6908

-27878

Warehouse

B8

35560

34440

37310

36260

143570

48020

46978

47763

46153

188913

Total
6.11

2011-16

A net requirement for office and warehouse floorspace is forecast; whilst a net reduction for
industrial floorspace is forecast.

6.12

To provide a cross-check on the forecasts we have compared these with the net change in
floorspace recorded by the CLG Commercial & Industrial Floorspace and Rateable Value Statistics
over the 2000-2008 period. Projecting these statistics forward over a 20 year period would result in
demand for 15,000 sq.m of office floorspace and 150,000 sq.m of warehouse floorspace. Projecting
the net change in industrial floorspace between 2000-8 forward would result in a net reduction in
supply of 92,500 sq.m. This highlights that:
 The forecasts indicate that the stock of office floorspace in the District will need to grow much
more substantially moving forward in order to support the economy than has occurred over the
2000-8 period in which there was very limited delivery of new office floorspace;
 While there is forecast negative requirement for industrial floorspace, the net reduction would
reflect around 8% of the industrial floorspace stock in the District (based on 2008 levels), and is
much more moderate than the level of previous losses of industrial floorspace. This is consistent
with the leaner nature of the sector and economic prospects moving forward;
 The level of net growth in warehouse floorspace forecast is around 25% higher than past rates
of growth in the warehouse stock over the 2000-8 period in the Vale.

6.13

In many areas of the country there has been a trend of declining industrial floorspace, which is
offset by an increase in warehouse floorspace. This reflects contraction of the manufacturing sector
but a growth in warehousing and distribution activities. The Vale is no different from wider areas in
this regard. Investment in rengerating key centres in the Vale, particularly Aylesbury, should help to
support the development of the office market in the medium-to-long-term.

6.14

The above forecasts are for net changes in floorspace. Forecasts of land requirements can be
calculated by applying plot ratios to these. We have made the following assumptions on plot ratios:
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An average plot ratio of 30% for office floorspace (B1a and b) on the basis that most office
floorspace is likely to be delivered in business park settings or through mixed use development,
at least in the short-term;

 An average plot ratio of 0.45 for development industrial and warehouse/ distribution floorspace.
6.15

These assumptions are broadly consistent with national guidance and other similar studies. On this
basis, the following projections of net additional land are derived:
Figure 6.4: Forecasts of Net Additional Land Requirement (Hectares)
2016-21

2021-26

2026-31

2011-31

Office

B1a/b

6.4

6.7

5.8

5.6

24.4

Industrial

B1c/B2

-1.5

-1.7

-1.5

-1.5

-6.2

Warehouse

B8

Total
6.16

2011-16

7.9

7.7

8.3

8.1

31.9

12.8

12.7

12.5

12.1

50.1

This assumes that most office floorspace is delivered at business park densities. The land
requirement identified for office floorspace can thus be considered generous.

6.17

These forecasts are however for net growth in floorspace and land, derived from forecast changes
in jobs. Net changes in land and floorspace should be monitored against this.

6.18

As a basis for considering what level of land should be allocated for B class uses, it is more useful
to consider what level of land might be required in gross terms. To do so, we have sought to
consider the trends in losses of employment land based on the Council’s monitoring data.
Figure 6.5: Trends in Losses of Employment Land in Aylesbury Vale (Hectares)

2005-6
2006-7
2007-8
2008-9
2009-10
2010-11
2011-12
Average
Source: GLH Analysis of AVDC Monitoring Data
6.19

Employment Land Redeveloped for
Alternative Use
1.4
3.6
2.0
4.3
0.8
1.8
0.2
2.0

On average over the past 7 years an average of 2.0 hectares of employment land per annum has
been redeveloped for alternative uses. We assume that the rate of loss of employment land moving
forward is likely to be relatively similar, based on the understanding of the employment base
developed as part of the Study. If this is projected forward over a 20 year plan period an estimated
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40 hectares of employment land might be lost. To provide a gross forecast of employment land
requirements, this then needs to be added onto the net forecast.
6.20

On this basis, there is a requirement in gross terms for development of 90 hectares of employment
land provision across the Vale over the 2011-31 plan period.

6.21

Many employment land assessments however include a ‘frictional margin’ to support choice and
competition between sites for investment, to take account of potential delays in sites coming
forward and to allow for a degree of variance from the forecasts over a 20 year timeframe. This is a
sensible approach. We recommend that an appropriate safety margin would be to provide for an
19

equivalent of five years worth of take-up , based on past trends (21.5 hectares) On this basis
provision of 112 hectare of employment land would be required to meet the Labour Demand
Scenario.

Past Take-Up of Employment Land
6.22

A second way of forecasting demand for employment land is to project forward past completions of
employment land or floorspace. AVDC’s monitoring data for employment floorspace is considered
more reliable than for employment land

6.23

20

and thus this has primarily been used.

Gross figures for employment floorspace developed have been used, which are available since
2005. Figure 6.6 indicates take-up in employment floorspace between 2005-2012. Standard plot
ratios have been used to estimate past land take-up per annum. If this is projected forward (linearly)
over 20 years, it would result in total take-up of 43 hectare for B1 uses, 24 hectares for B2 uses and
18.5 hectares for B8 uses. In total there would be demand for 85 hectares of land over the 2011-31
plan period.
Figure 6.6: Gross Employment Floorspace Take-Up Trends and Forecast, Aylesbury Vale
(Hectares)

Floorspace Take-Up
2005-06
2006-07
2007-08
2008-09
2009-10
2010-11
2011-12
Average

Gross B1

Gross B2

Gross B8

Total

7477
7150
10692
9403
2676
4991
2881
6467

1866
4716
7610
14216
3183
724
5154
5353

3488
5492
4676
7879
1877
3236
2425
4153

12831
17358
22978
31498
7736
8951
10460
15973

19

See Figure 6.6
The monitoring data records total site areas. Where mixed use development is taken forward it does not record the land area
developed for employment as separate from other uses.
20
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Plot Ratio
Estimated Land Take-Up per Year
20 Year Requirement

6.24

0.3
2.2
43.1

0.5
1.2
23.8

0.5
0.9
18.5

4.3
85.4

This forecast is relatively similar to the gross forecast for 90 hectares of land derived from the
labour demand scenario, which provides confidence in the figures. The slightly higher take-up
relative to past trends is considered consistent with the fact that the past trends have included the
double-dip recessionary period; and AVDC’s economic growth ambitions.

6.25

Including the frictional margin (equivalent to 21.5 hectares of land, a 5 year supply based on
past take-up) this scenario would require provision of 106 hectares of employment land.

Relationship to Planned Labour Supply
6.26

AVDC has yet to formally determine the housing numbers to be taken forward within the Vale of
Aylesbury Plan. The latest demographic projections which GLH has prepared indicate a housing
requirement for 13,820 homes over the 2011-31 period (equivalent to 691 per annum).

21

The

modelling indicates that this would support growth in the working-age population of 11,240 persons.
If we assume an employment rate of 80% the workforce would grow by around 9,000 persons.
6.27

The level of employment growth forecast by Cambridge Econometrics is 11,400 persons over the
2011-31 plan period. This is considered to be of the same order of magnitude to the growth in the
workforce, taking account of the potential contribution which

reduction in unemployment and

improvements in economic participation can make moving forward. Unemployment in the Vale in
2011 of 5,100 persons was around 2,200 higher than average unemployment levels between 20048 highlighting the potential to support employment growth of over 2,000 jobs by bringing residents
back into work.

21

The demographic projections are set out in the SHMA Validation Study prepared by GL Hearn in Summer 2012
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7

EMPLOYMENT LAND SUPPLY

7.1

In this section we consider employment land supply in the Vale. The assessment of employment
land supply has been undertaken jointly by GL Hearn and AVDC Officers.

7.2

GL Hearn has considered key employment sites in the Vale and this report provides an assessment
of the quality and development potential associated with these sites. We have divided these sites
into two categories:
 Key existing employment sites; and
 Potential land allocations.

7.3

AVDC Officers have undertaken comprehensive site assessments of a range of further sites across
the Vale particularly to assess their quality and suitability for continued employment use.

Site Assessment Criteria
7.4

Site surveys were undertaken using a site assessment proforma which draws on best practice
22

guidance . The site assessments addressed:
 The nature and intensity of use of the employment site;
 Road access, including access by HGVs and servicing of existing businesses;
 Access to local services/ amenities for employees;
 Physical constraints to the development and use of this site;
 Nature of any bad neighbour or adjacency issues;
 The age and quality of existing buildings;
 Public transport accessibility and adequacy of parking provision.
7.5

A general description of each employment site was prepared. The site survey included specific
consideration of the quality of sites and floorspace and their future suitability to meet market
demand. Vacant land and floorspace on existing sites was recorded.

7.6

Where development opportunities were identified or a site represents a potential location for future
employment development, information was collected regarding the existing nature of use of the site
and its suitability for development/redevelopment, its potential availability, market attractiveness,
and any known constraints (including infrastructure) which might impact upon the deliverability of
development.

7.7

The assessment comes with the caveat that neither a detailed investigation of landownership and
lease structures nor detailed development appraisals to assess viability at a site-specific level (in
the absence of a development scheme) have been undertaken to inform conclusions on

22

South East of England Partnership Board (2010) Economic and Employment Land Assessments Guidance
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developability. GL Hearn advises that the Council liaise with landowners and developers to consider
these issues in detail to inform any site allocations.

Site Assessments
7.8

In this section we set out the Study findings relating to existing key employment sites and existing
employment land allocations in Aylesbury Vale, based on site assessments undertaken by senior
GLH staff in Spring 2012.

Existing Employment Sites
Haddenham Business Park
7.9

Haddenham Business Park is a good quality business park, 14.4 hectares in size, which
accommodates B1 and B2 uses located on the northern edge of Haddenham off the A418. The
former airfield site was acquired by Lands Improvement Holdings in 1999. It is adjacent to
residential development being built out by Persimmon.

7.10

The site is located approximately 7 miles west of Aylesbury and 2 miles from Thame. It is
approximately 7 miles from the M40 Junctions 7 and 8 (via the A329 and A418 respectively). It
benefits from strong rail accessibility located close to Haddenham & Thame Parkway on the
Chiltern Mainline. The journey time to London is c. 50 mins.

7.11

The largest occupier on the site is McCormick (UK) Plc, which is one of the Vale’s major employers.
McCormick is an American-owned international food flavourings firm. The site is the company’s
European HQ and has recently benefitted from development of a £2 million new innovation centre.

7.12

Other higher value-added occupiers include i-Pro Solutions, Acro Aircraft Seating, Skyhawke
Technologies UK, Radio Frequency Systems. There is an above average proportion of higher-tech
occupiers. There are also a number of warehouse units on site with occupiers including PDX
Logistics and Wycombe Timber Packing.

7.13

Park House, a detached three storey office block completed in 2001 was vacant at the time of the
site survey. Formerly occupied by Jacobs, it provides 1,192 sq.m of office floorspace and is
available either in its entirety or as two separate units. We understand it has been vacant since
October 2010. Parkway House is a 1990s two storey office block. There was one suite of 223 sq.m
vacant at the time of the site visit.
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7.14

Besides McCormick, Parkway House and Park House there are around 22 units primarily providing
B1c light industrial floorspace. These are 1990s steel portal frame construction. Occupiers include
Northgate Information Systems, RFS (UK) Ltd, Defaqto and PDX Logistics.

7.15

The existing land area is relatively intensely developed, with no evident opportunities for further infill
development.

7.16

Infrastructure is in place together with planning consent for the expansion of the business park
which extends to 10,220 sq.m (110,000 sq.ft) over eight plots. The land was allocated in the 2004
Local Plan and gained planning consent for development in use classes B1, B2 and B8 in 2008.
The land is being marketed with potential for buildings of between 930-2800 sq.m (10,000 – 30,000
sq.ft).

7.17

Overall we regard this as a good quality employment site which benefits from good accessibility,
particularly the fast rail link to London. There is vacant office building at Park House, but otherwise
the site is well occupied. There is further land available with planning consent for development of
industrial units.

7.18

Given the strategic accessibility of the site there could be potential for further employment
development in the longer-term should additional residential development be proposed in
Haddenham to support local living and working, or should a specific opportunity arise to secure
strategic inward investment.
Triangle Business Park, Stoke Mandeville

7.19

Triangle Business Park is a modern, medium-sized business park (4.4 hectares in size) located off
the A413. It accommodates a mix of B1, B2 and B8 units including a significant level of hybrid
space. It provides modern units and is generally well occupied. The site is set back from the A413,
located on the site of a former food processing firm, Quilters.

7.20

There are a number of high-tech occupiers including the European HQ of Comdev, a global design
and manufacturer of space hardware such as for satellites; Sumito (Plastics Machinery); Precision
Mounds and Gibbs Gears (who occupy three units on the business park). Royal Mail is also a
significant occupier.

7.21

There was one vacant unit on the site at the time of the site visits, comprising a 7618 sq.m (82,000
sq.ft) industrial unit previously occupied by Talk Talk. Should market demand for the existing unit
not emerge, the remodelling of the building to provide a number of smaller units might be necessary.
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7.22

The site is located to the south of Aylesbury and Stoke Mandeville and benefits from direct access
from the A413. It is set back from the road, adjacent to the London-Aylesbury Rail Line. Internal
road access is good. There is adequate parking provision. Given the site’s rural location, there is
however limited access to local amenities and relatively limited public transport accessibility. The
site is served by a local bus service.

7.23

Overall we regard this as a good quality employment site which contains an above average number
of high-tech occupiers. It is however somewhat detached from the larger settlements in the Vale
(with implications for its sustainability as a location for additional employment). There is one
sizeable vacant unit but otherwise occupancy levels are strong.

7.24

There is potential for extension of the site towards the A413 Wendover Road subject to market
demand and landowner intensions. This is flat land which would be suitable for office,
manufacturing and industrial uses associated with an established business park. An additional land
allocation could be considered, extending the site to support the retention and growth of existing
high-tech firms at this location.
Westcott Venture Park

7.25

Westcott Venture Park is a large site, some 260 hectares in size, which was a former RAF airfield. It
is situated between Aylesbury and Bicester on the A41, 8 miles to the north-west of Aylesbury. It
comprises offices, workshops/ light industrial, manufacturing, stores and warehousing activities
which span the B use classes dispersed over the large site. It accommodates over 60 businesses
including distribution, fabrication, plant hire, car repair, and technology activities.

7.26

There are a number of higher-tech occupiers associated with satellites and propulsion systems
which relate to the former use of the site, with occupiers including Airborne Engineering, Terranova
Group and Ampac In Space Propulsion. There are also a number of companies associated with
vehicle engineering/ manufacturing and car repair.

7.27

There are a high proportion of older buildings on the site, dating from the 1950s and 1960s. The
quality of these buildings is generally poor and they accommodate lower value-added economic
activities.

7.28

However there has been some more recent investment, with a number of higher quality buildings,
constructed through design and build opportunities for specific occupiers. This includes delivery of a
large warehouse building occupied by Construction Specialities (CS). There are also a number of
plots which are to be developed in the short-term, with three pre-lets secured for design and build
opportunities.
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7.29

Significant recent investment is evident in infrastructure on the site, which is now owned by
Rockspring. This includes delivery of new on-site roads, cycle paths and a photovoltaic array (solar
farm) as well as a café near the site’s entrance. Wifi access is also available, and the site benefits
from CCTV.

7.30

As part of the on-going site development, planning consent has been granted for 10.5 hectares (26
acres) of development in the south-west corner of the site (‘the Solids area.’). The outline consent,
dating from May 2009, provides for 6165, sq.m of B1b development, 9290 sq.m of B1c light
industrial floorspace, 4645 sq.m of B2 industrial floorspace and 13935 sq.m of B8 warehousing/
distribution floorspace. This consent lapsed in May 2012 however Rockspring are marketing
opportunities for development of industrial and office accommodation ranging from 120 – 30,000
sq.ft.

7.31

There are issues associated with limited sustainable transport access to the site, heritage and
economy, including the need to take account of the historical setting and layout and a number of
structures and buildings which are of historical importance.

7.32

Overall the site is large and dispersed, with significant provision of older buildings and structures
associated with the site’s former use. The Local Plan allocated land in the southern part of the site
for redevelopment and limited expansion of employment floorspace. There is evidently potential for
intensification and redevelopment of land within this area. While the site is located with good access
from the A41, it is at some distance from larger settlements in the District. However we consider it is
appropriate to allocate some additional land to support employment in the West of the District.

7.33

We consider that there is a need for a masterplan-led approach to guide future development and
investment at this site. This should principally encourage redevelopment and intensification within
the existing allocated land, in advance of release of further land for employment development. More
intensive development would support a greater critical mass and activity on the site, improving its
attractiveness as an employment location.
Long Crendon Business Park, Thame

7.34

Long Crendon Business Park is a 12.95 hectare (30 acre) employment site which contains both
industrial and office development. It has been developed by Canmoor. It is located 2 miles north of
Thame on the B4011 between Thame and Bicester. The site is located relatively close to the M40
(5 miles to the west) and is three miles from Haddenham and Thame Parkway Rail Station.

7.35

The site accommodates approximately 100 businesses, with a mix of office and industrial uses.
Overall there is an above average proportion of higher-tech occupiers.

GL Hearn

Page 47 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

7.36

The Crendon Business Centre provides 54 individual office suites available on flexible terms. There
is a total of 41,800 sq.m of floorspace in units ranging from 70 – 3716 sq.m.

7.37

The site accommodates a number of higher-value occupiers including Thales (e-security), Apem
Components (switches/joysticks manufacturing), Goodfabs (exhausts associated with the
motorsports sector), Thame Laboratories. Larger occupiers include Thales, GGR Unic (cranes),
Terex (construction equipment/ cranes) and Long Crendon Timber Engineering.

7.38

There is evidence of recent investment, including construction of medium-sized hybrid units off
Drakes Drive providing 7,572 sq.m of floorspace. This was constructed speculatively in 2008 and is
well let. We understand that four further sites have been identified for redevelopment to provide
8361 sq.m.

7.39

Commercially the site appears relatively successful and is well occupied. Vacancy is focused within
older stock, some of which are of poorer quality and could be progressively redeveloped over time.

7.40

While strategic road access to the site via the B4011 is reasonable, parking and internal circulation
in certain parts of the site is restricted reflecting the intensity of existing development.

7.41

The site is relatively intensively developed with little additional development potential within the site
boundaries. Any further expansion of the site would increase the visual impact of development.
There are some issues associated with the width of estate roads (which limit access to some sites)
and parking provision.

7.42

Overall, the Business Park performs well as an employment location. It serves both the western
part of Aylesbury Vale as well as South Oxfordshire District. Manufacturing and industrial occupiers
predominate. We understand that the site however has relatively poor broadband accessibility and
falls within the flood plain.

7.43

We recommend that policy protects the continued employment use of this site but consider that
further employment land allocations to serve this area should be focused more towards
Haddenham, which benefits from stronger public transport accessibility, and Thame.
Aylesbury Town Centre

7.44

Aylesbury Town Centre has been assessed as an employment location as it contains a number of
office blocks. The main locations for office floorspace in and around the Town Centre are Oxford
Road, Buckingham Road, High Street and Walton Road. We address these in turn:
 Buckingham Road contains a number of small and medium-sized office blocks of varying ages,
constructed over three-to-six storeys. This includes the 1980s Midland House, Heron House
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which until recently contained Job Centre Plus at ground floor level; and a six storey 1950s block.
The office blocks are now all somewhat dated and have limited parking provision;
 Walton Road contains some of the more modern office space in the Town Centre and is focused
more towards corporate occupiers. It includes a number of 1980s/ early 1990s office blocks
occupied by Lloyds Banking Group, the 1980s Kingfisher House adjacent to the Canal, and
ESRI’s three storey headquarters building. There is also a multi-storey car park in this location
which supports the office quarter.
 High Street has a number of office units over shops. In this area the Council has recently largely
vacated office space at 66 High Street. There is further 1970s office space opposite at Hampden
House, with car parking beneath, which we understand is long-term vacant. On the opposite side
of the A41 the former Dayla site is available for development.
 A418 New Street/ Upper Hundreds Way contains a number of employment sites. These include
Sloane House, a 1980s office block which is vacant and boarded, adjacent to the Sainsbury’s
supermarket car park. There is a more modern development of courtyard offices at Cromwell
Court on New Road. At the time of the site visits there was 2,460 sq.ft of vacant space being
marketed within this development.
 Oxford Road contains a number of older office blocks, including the 1950s/60s Ashton Court,
which is occupied by a firm of dentists; and the four storey Ardenham Court, a 1970s scheme
with 2,000 sq.ft available to let at the time of the site visits. Sunley House is a further five storey
1970s office block of c. 7900 sq.m. At the time of the site visits, 790 sq.m was vacant and being
marketed.
7.45

In addition to the above locations, there is further office space within the town centre above the
Friars Square Shopping Centre (which appears to have relatively low occupancy levels) and as well
as public sector office activities at County Hall and the Magistrates Court.

7.46

Overall there has evidently been relatively limited development of office floorspace in Aylesbury
Town Centre in recent years, which reflects values, the lack of critical mass of existing office
occupiers and the town’s distance from other employment centres and centres of population, which
influence the catchment demographics. There is no significant proposed office development in the
town centre with planning consent.

7.47

There are some larger corporate occupiers in the town, including Lloyds TSB and ESRI, located in
increasingly dated space; but overall the town has a limited presence of larger corporate office
occupiers. Major public sector occupiers include the District and County Councils, however the
District Council has recently consolidated its presence within the Gatehouse Industrial Area.

7.48

As at May 2011 there was 21,500 sq.m of vacant office floorspace available to let in Aylesbury.
Headline rents of £15 psf are insufficient to support new-build office development of a reasonable
standard. Land assembly issues, site constraints and the build costs for town centre development
generally render it unviable. This has meant that there has been virtually no town centre
development over the last decade or more in Aylesbury.
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7.49

This said, the NPPF promotes a town-centre first approach to delivery of new office floorspace. In
the short-term see the prospects of substantial development of town centre office floorspace are
limited unless it can be underpinned by a substantial pre-let.

7.50

Over the medium-term it is however appropriate to seek to develop and nurture the town centre
office market. We would recommend that the Council seeks to review the masterplan for the Town
Centre in the medium-term. Through this it should consider the potential for mixed-use development
within the centre, and where this could include new office development as part of mixed-use
schemes. Through this approach there is potential for higher value uses to cross-subsidise delivery
of office floorspace.

7.51

We would recommend that the Council seeks to focus office development in certain locations within
the centre in order to develop a critical mass of floorspace subject to detailed viability analysis. The
masterplan should consider the most appropriate locations to focus office provision taking account
of land availability, access, and environment with the aim of delivering over time a concentration of
modern commercial office floorspace.

7.52

The Council will also need to consider its policies regarding the redevelopment of existing dated
office floorspace. Policies should seek to retain and develop the existing office quarter around
Walton Road but might exercise some flexibility regarding the sub-division of larger space and
selective changes of use in other areas where it can be demonstrated that there is a lack of
demand despite active marketing for employment use. Where redevelopment is proposed, we
would recommend that policy seeks to require some employment floorspace provision, the quantum
of which will be influenced by scheme viability.
Gatehouse Industrial Area, Aylesbury

7.53

For the purposes of analysis of this large industrial area, we have divided the Gatehouse Industrial
Area into the following zones:
 Gatehouse Industrial Area East (Gatehouse Close);
 Gatehouse Industrial Area Central (Gatehouse Way);
 Gatehouse Industrial Area West (West of Griffin Road); and
 Gatehouse Industrial Area North (North of Gatehouse Road).

7.54

Overall the area is around 57 hectares in size, making it the largest employment area in the District
(and indeed one of the largest employment areas in the county).

7.55

The site is located centrally within the town on the A41. It is relatively close to the town centre, with
this and the nearby Tesco superstore providing access to amenities. Public transport accessibility is
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reasonably good, with frequent bus services to the Town Centre and Rail Station, both of which are
in walking distance.
7.56

While the site lies primarily between the rail line and the A41, there is some adjacency with
residential uses around the fringes of the site with further recent and planned new-build residential
development within the employment site.
Gatehouse Industrial Area East

7.57

This area is focused around Gatehouse Close. It includes a Toyota Car Dealership on the
Gatehouse Road frontage together with a vacant site 0.8 hectares opposite; with a successful
1990s scheme of office and light industrial/ hybrid units on the western side of Gatehouse Way.
Sivatech are a key occupier on this site. On the eastern side of the road there are a number of
poorer quality buildings in need of substantial repair. To the south is a large warehouse unit,
Paragon House.

7.58

Aylesbury Vale Estates gained planning consent for the redevelopment of the vacant site on the
Gatehouse Road frontage (the former Kerry Foods site) in March 2012 to provide a trade park
comprising 5618 sq.m of B8 floorspace.

7.59

Three hectares of land to the south and west of Gatehouse Close within this area has been
promoted for redevelopment on behalf of AXA Real Estate Investment Management as suitable for
mixed-use redevelopment. This includes the Paragon House and a number of single storey sheds
providing a total of 15,950 sqm floorspace.

7.60

Road access to the employment site is generally adequate for existing uses, although the relatively
narrow road may make access difficult for some larger HGVs. Parking provision is generally
adequate although there is some evidence of on-street parking within the employment site.

7.61

The site contains a gas cylinder which may present issues associated with contamination. Overall
environmental quality is relatively poor.

7.62

Overall this is one of the poorest quality and most constrained parts of the Gatehouse Quarter. It
would potentially be suitable for phased redevelopment over the medium/ longer-term. Proximity to
the gasometer may limit the potential for residential development. We would recommend that the
Council encourage redevelopment of employment land in this area to provide modern business
floorspace. The approach to uses should be considered in line with wider policy for the Gatehouse
Area.
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Gatehouse Industrial Area Central
7.63

This central area within the Gatehouse Industrial Area includes a number of car-related businesses,
AVDC’s Gateway Offices, an extra care housing scheme, car showroom and servicing facilities and
a range of employment uses in the B1, B2 and B8 use classes. It also includes two banks.

7.64

Employment floorspace includes modern small office units in and around Alton House, as well as
light industrial/ hybrid units in The Point, Warren House, Marsh Place and Bridge Gate. The age of
floorspace ranges from the 1970s to present. The quality of space varies.

7.65

The Point is a good example of a successful employment scheme within this area. A development
of B1 accommodation from the 1990s/2000s, this is fully occupied. March Place, which comprises
18 units (of which 2 were vacant at the time of the site assessments) and Bridgegate Business Park,
which comprises 20 units (3 of which were vacant) are examples of managed industrial courtyardstyle developments within this area. Opposite Bridgegate Business Park, there are a number of
larger occupiers including Jewson, Screwfix and the Plumb Centre.

7.66

Internal road access within this area is generally adequate; however there is significant on-street
parking in parts of the area.

7.67

Recent investment by AVDC in delivering the Gateway Offices should be used to encourage further
development and investment in this area, through employment-led regeneration.

7.68

The key development opportunity in the short-term is the former Aero Printing site together with
surface car parking adjacent to the Council’s Gateway Offices. This land, 3.7 hectares in size, is
subject of a resolution to grant planning consent for a mixed-use scheme including up to 10,660
sq.m of office floorspace (gross), 100 residential units, live-work provision and a multi-storey car
park. The applicant is Aylesbury Vale Estates.
Industrial Area West

7.69

This area comprises land to the west of Griffin Lane. It includes car dealerships (Perry’s) fronting
Bicester Road, with a focus more on heavy industrial uses to the south of the area. Occupiers
include ASM Recycling, Lafarge Cement, and Shanks Materials (recycling). There are also a range
of poorer quality industrial premises in this area, which appear to be in need of substantial
investment. This includes Griffin Industrial Mall, Tayfar Trading Estate and Griffin House.
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7.70

Griffin Industrial Mall comprises six units of which four are vacant. The stock in Tayfar Trading
Estate dates from the 1950s. Griffin House comprises two storey 1970s office and warehouse
accommodation.

7.71

The road access within the area is generally adequate, and there are a mix of uses. Building ages
vary as does the quality, and environmental quality is generally below average.

7.72

To the west the site borders the Broadfields Retail Park and Tesco Superstore. Retail occupiers
predominate in this area,

7.73

We consider that there is particular potential for redevelopment of poorer quality premises
on land to the south of Rimmington Way, and north of Corrid Industrial Park for
employment-generating uses over the medium-term, subject to site assembly and
development viability.
Gatehouse Industrial Area North

7.74

Much of the land to the north of Gatehouse Road now has planning consent for residential-led
redevelopment (the Gatehouse Quarter). Of this 8 hectare site, 3.3 hectare towards the western
end has planning consent for mixed-use redevelopment including 6065 sq.m of B1 office
development over four storeys, as well as a 102-bed hotel and retail use. This was consented in
January 2009.

7.75

The remaining employment land comprises a number of office blocks located on the north side of
Gatehouse Road - comprising The Gate House, occupied by Bucks Herald but with 8000 sq.ft to let
at the time of the site visits; Target House, which has recently been occupied by McAfee; and
Verney House, which is occupied by the NHS. These provide reasonable quality office
accommodation.
Overall Conclusions

7.76

The Gatehouse Industrial Area is evidently an important employment location within the town, but
the quality of the site is very varied and there are a number of areas where the existing building
stock is coming (or has come) to the end of its economic life. Part of the site (north of Gatehouse
Road) is being redeveloped for residential and this has supporting demand for remaining land and
may act as a catalyst for regeneration.

7.77

This is an older industrial area than Rabans Lane and the buildings are generally of a poorer quality.
This is reflected in the values of space. The site however provides an important residue of
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employment space for businesses requiring cheaper premises, or engaged in noisy or large scale
industrial activities (particularly to the West of Griffin Lane).
7.78

Over time however we consider that there is potential for further rationalisation of employment land
and introduction of a greater mix of uses. However there is a need for a stronger plan-led approach
to ensure the compatibility of land uses. We would consider a masterplan-led approach a suitable
mechanism to provide a coherent land use framework to attract and guide investment. Aylesbury
Vale Estates has undertaken some initial work on developing a framework for investment, and this
should be built on. We would recommend that a coherent masterplan is developed by AVDC
and AVE involving existing landowners and businesses, as a means for attracting and
guiding future investment and to guide future land use planning decisions.
Rabans Lane Industrial Area, Aylesbury

7.79

Rabans Lane is a large employment area, 38 hectares in size, comprising a range of industrial units
constructed from the 1970s to present. It provides a range of units of different sizes from larger
manufacturing and distribution space through to modern light industrial and workshop units targeted
at smaller businesses. The site is generally of a higher quality than the Gatehouse Industrial Area,
and appears to be performing relatively well although there were a small number of vacant
properties at the time of the site inspection.

7.80

On the western side of the site is a large warehouse/ logistics facility with ancillary office floorspace
occupied by Cinram who distribute CDs and DVDs. To the south of this are a range of industrial
units of varying sizes, including smaller B1c units on Bessemer Crescent which are generally of a
poorer quality. The vacancy level of these units we understand has fallen.

7.81

To the east of Rabans Lane in the north-east of the area is the Bicester Road Industrial Estate, a
1980s development of medium-sized industrial units of generally good quality. A number of units
have been refurbished. The estate is well managed and environmental quality is reasonable.
Around 6 of the 30 units were vacant at the time of the site visits.

7.82

Telford Close contains a range of industrial units, generally of reasonable quality and mainly dating
from the 1990s. This area also contains the recent Brunel Gate development scheme, which
provides 66,800 sq.ft of industrial and warehouse accommodation in 10 units ranging from 4,144
sq.ft to 19,730 sq.ft. At the time of the site visits six of the 10 units were vacant. This is partly a
reflection of the timing of delivery of the development within the overall market cycle.

7.83

The Paragon HQ scheme is another recent development in this area, comprising seven high-quality
industrial/ warehouse units which provide a total of 160,000 sq.ft of accommodation within Phase 1.
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There were 3 vacant units at the time of the inspection. A second phase of this development by
Westhall Estates has yet to be built out.
7.84

Close by on Smeaton Close is the Bell Business Park, a recent two storey office development. At
the time of the site surveys, there was 2,447 sq.ft to let. This area also includes the Anglo Business
Park, a development of 29 units by Anglo St James which was completed in 2006 providing 98,767
sq.ft of industrial, warehouse and office space. The Space Business Centre is also located on
Smeaton Close, providing 43 small B1c units between 275 – 800 sq.ft in size on flexible terms. This
site has significant vacancy (with a total of 16 occupied units) suggesting an oversupply of small
industrial units in this area.

7.85

One of the most recent developments in this area is Premus on Coldharbour Way. A development
by Barwood, this comprises 7 high quality industrial / warehouse units providing a total of 116,000
sq.ft of employment floorspace. At the time of the site visits three units remained vacant.

7.86

Overall Rabans Lane is a reasonably performing employment area which provides good quality,
modern accommodation and caters for a range of employment activities and businesses of varying
sizes. There has been considerable recent investment, particularly along Coldharbour Way and
Brunel Road, which has helped to create a good balance and range of accommodation. However
there remains a reasonably high vacancy level which to some degree is indicative of the market for
higher quality modern industrial units in the local market.

7.87

The site provides good quality industrial accommodation and policy could seek to retain the
land for employment uses.
Pitstone Green Business Park

7.88

Pitstone Green Business Park is a modern business park developed by Chartmoor Estates which
primarily accommodates B1, B2 and B8 activities. The site was a former cement works which
closed in the 1990s, and is in the process of being redeveloped for a mix of residential development
and business uses.

7.89

The site is located approximately 2 miles from the A41 via the B488 and B489. Overall we would
regard strategic road access as average.

7.90

The site’s largest occupier is Goodrich Aerospace, an American owned aerospace firm and one of
the Vale’s key employers. Goodrich occupy a two storey building providing office and warehouse
space. This site is engaged in design and product support and HQ functions in regard to engine
control and electrical power systems. We understand that Goodrich is considering expanding its
operation.
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7.91

Harvington Park is a development of nine modern double height, medium-sized industrial units with
ground floor office accommodation. At the time of the site inspections two of the units were vacant.
Occupiers include Simon Vellacott, Garrard Windows, Interior Solutions and Cutting Edge.

7.92

William Court and Quarry Court each provide 10 units of good quality warehouse space with
ancillary office accommodation. The hybrid units at Williams Court appears to offer slightly better
accommodation and appears fully let. There were three vacant units at Quarry Court at the time of
the site inspections. The Business Park also includes a single large warehouse unit occupied by
Chiltern Transport, a haulage and distribution firm. There is an-site mobile café which provides
some local amenities.

7.93

To the north of Quarry Road, Beacon Court comprises a modern development of 10 units providing
warehouse and office floorspace, which at the time of the site inspections appeared to be fully let.
Occupiers include Chiltern Transport (occupying two larger warehousing units), Universal Events,
and Corry Cylinder Heads.

7.94

Overall this site is a good quality, mixed-use development which serves the east of the District and
the western parts of Hertfordshire. Generally the uses on the site are focused more towards higher
tech activities Parking provision is adequate for existing users. There is a larger population
catchment in proximity to the site relative to some other parts of the Vale; however access from the
site to the main road network is a notable drawback. There is further land with planning consent for
development.

7.95

There is a large area of vacant land, 4.7 hectares in size, which has planning consent for a 16,000
sq.m data centre over two linked single-storey buildings. The site is being developed by Gallileo
Connect, who we understand have laid the foundations and are intending to construct the building
in the short-term.

7.96

The development appears to have attracted investment from a sub-regional market, as well as a
number of larger occupiers. It appears that smaller-scale light industrial and hybrid units at this
location have however performed less well, and there remain a number of vacant units, albeit that
this may be related to the timing of delivery in the economy/ market cycle.

7.97

We consider that this is a good quality site. There is further development potential within the
allocated employment area. We would recommend that planning policy seeks to support continued
employment development within the existing employment area.
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Halton Brook Business Park, Aston Clinton
7.98

Halton Brook Business Park is located off Weston Road in Aston Clinton. It comprises modern B1b
research & development space in two buildings, occupied by De Soutter Medical (which
manufacturers orthopaedic power tools) and Zethon (a medical electronics company). This
comprises Phase 1 of the development of the site, with the planning consent in place for further
phases. The site was formerly occupied by B&M Dairies.

7.99

The site is owned by Descram Holdings, the operating company of De Soutter Medical, and was
acquired to support the relocation from Berkhamsted and expansion of the firm. Phase 2 of the
2008 outline planning consent provides for 845 sq.m of warehousing and 1538 sq.m of office
development to provide specialist services and production space; together with a unit providing
1242 sq.m of production and 1060 sq.m of office floorspace to support research and development
activities. Phase 3 is a two storey industrial facility of 2302 sq.m identified for B1, B2 or B8 uses.

7.100

The site is located to the east of Aylesbury with good access to the A41. Access to the site is the
key constraint to development potential as significant development could generate a notable
increase in traffic volumes through Aston Clinton.

7.101

The site benefits from a high quality environment, located in a rural location (formerly occupied by
farm buildings). Parking provision is adequate, however the site would benefit from improvements in
signage and local access.

7.102

The site provides an opportunity to secure further development in high-tech sectors particularly to
support the expansion of existing companies. Further development beyond the existing planning
consent is limited by the traffic impacts associated with additional development in this location.
Network 421, Gawcott near Buckingham

7.103

Network 421 comprises a courtyard office development, Apollo Court, together with large modern
warehouse buildings and open storage land. It is a generally flat site, in a rural location. The site is
4 hectares in size. The key occupiers of the Network 421 development are Manitowoc Cranes,
Hartridge Engineering and HG Timber.

7.104

Apollo Court is a modern two-storey courtyard office development comprising 20 units of 91 sq.m
each available on a long (999 year) leasehold basis. The site was a former RAF storage depot
developed by Apollo Developments in 2009. At the time of the site inspection 2 of the 20 units
appeared vacant. This is a high quality modern development with a central courtyard and
communal facilities.
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7.105

Overall this is a good quality development site which is accessible from the A421. Public transport
is however limited as is walking access and it is somewhat detached from the Buckingham urban
area. It demonstrates demand for good quality employment space in the Buckingham area.
Tingewick Road Industrial Estate, Buckingham

7.106

Tingewick Road Industrial Estate is a 8.2 hectare employment site located on the western side of
Buckingham close to the A421. It accommodates primarily B1 and B2 uses, with two larger sui
generis uses. Key occupiers include BGP (a printing company) who occupy a large manufacturing
and distribution unit; ARB Piccadilly (who hire audio-visual equipment for large events); and
Ultranazz Group (who provide concrete production equipment). Other occupiers are G&B Logistics,
and Aerodex Flloyd.

7.107

The majority of buildings on the site date from the 1980s and appear to be in a relatively poor
condition. Environmental quality is generally average and the site generates a number of HGV
movements. The site is adjacent to residential uses. Tingewick Road provides access to the A421
(and the site is signed from the A421) although the site may also generate vehicle movements
through Buckingham Town Centre.

7.108

There is further employment provision opposite the Tingewick Industrial Estate occupied by DT
Industries, a single engineering business (B2 use) in units dating from the 1970/80s.

7.109

Planning consent exists for redevelopment of the eastern part of the estate to provide 93 residential
properties together with 2046 sq.m of B1 floorspace. The landowner is Commercial Estates Group.
Part of this land falls within Flood Zone 2 (although the application was accompanied by a Flood
Risk Assessment which demonstrated that the development could acceptably address flood risk). A
strip adjacent to the river falls within Flood Zone 3.

7.110

Overall, we regard this as one of the poorer quality employment sites in Buckingham. It is notably
less active than other employment sites in the town. It does however cater for demand from local
occupiers looking for lower value space. The Council might consider the long-term future of the
remaining land at this site in developing site allocations policies in conjunction with proposals for
development of employment land elsewhere in Buckingham.
Buckingham Industrial Park, Buckingham

7.111

Buckingham Industrial Park is a large industrial estate located on the south side of Buckingham,
south of and accessed from the A421. The site is one of the larger employment sites in the Vale, is
c. 26 hectares in size, and provides a range of accommodation from small office units through to
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larger manufacturing and distribution facilities. We estimate that it accommodates over 110
businesses.
7.112

The site is strategically located adjacent to and accessed from the A421. There is a good internal
road layout and car parking appears generally adequate, although there is evidence of some
overspill parking on grass verges in parts of the site. Overall the internal servicing and
arrangements appear adequate.

7.113

The site accommodates a range of activities. Celtic Court provides medium-sized office suites in a
two storey 1980s building. Further employment floorspace is provided in the Whiteleaf Business
Centre. There are a number of larger, modern B1b units accommodating research and
development activities, including occupiers such as CEM (microwave science), VL Test Systels,
and Vetoquinol (veterinary pharmaceuticals). The site also provides a range of B1c light industrial
units as well as B8 warehouse space, with occupiers including AHT.

7.114

The site includes Sterling Business Park, a 1990s development providing larger B1c and hybrid
units. There has been further development of medium sized B1c units, which are fully let. Osier
Way contains a large modern R&D/ manufacturing facility, Choithram House, occupied by Natco
Food Limited. This is one of the District’s largest employers.

7.115

The site also includes the Buckingham Trade Park, comprises a number of modern B1c, trade
counter and bulky retail units. Occupiers include Racelogic, Maverick Technology, Travis Perkins,
Carpet Right, Topps Tiles and Focus. Adjacent to this there is an office/distribution unit occupied by
Locq, a print/media firm.

7.116

Overall the site has been developed progressively over time. It is well occupied and includes a
range of uses and activities, with above average representation of higher-value activities including
significant R&D functions. The site is well located off the A421, around 2km to the south of the
Town Centre. The majority of units are in a good condition and there is significant evidence of
recent development.
Silverstone

7.117

The Silverstone Circuit is located in the north of the District and falls partly in Aylesbury Vale and
part in South Northamptonshire District. The site is accessed via Dadford Road from the A43 which
links to both the M1 and M40. It benefits from strong road access.

7.118

The Silverstone site includes B-class employment floorspace in the following locations:
 Silverstone Technology Park – a development of light industrial (B1c) and hybrid units together
with an Innovation Centre and the National College for Motorsport. Occupiers include Ducanti
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UK, Flybird Systems, and Grand Prix Racewear. The development is generally of a good quality,
with good access and is generally well let;
 Silverstone Business Park: An older development scheme of generally poorer quality stock,
primarily of B1c light industrial units. The environmental quality is reasonable, and the units are
generally well let;
 Land to the West of Dadford Road: This land is identified for development in the Silverstone
Development Brief, and wraps around the headquarters of the Force India F1 Team. At the time
of the site surveys there were two large B1b/ B2 units under construction in this area.
7.119

Silverstone Innovation Centre provides serviced start-up space for new businesses together with
business support, focused on advanced engineering and motosport-related activities. It provides
units of between 190-2140 sq.ft. Recent developments on the site include delivery of a new
Porsche Driving Centre and a Lotus Car Dealership.

7.120

A Development Brief has been jointly prepared by the two Councils to guide the future development
of the circuit. This envisages the development of the circuit as a centre for automotive and high-tech
excellence, leisure and hotel development and improvements to the circuit infrastructure to enhance
the visitor experience. It includes proposals for development of an education campus and sport and
leisure facilities.

7.121

Further development of the Technology Park within South Northamptonshire District is envisaged.
Within Aylesbury Vale, land to the West of Dadford Road, 24.8 hectares in size, is allocated for
development of a Business Park for up to 125,000 sq.m. It is envisaged that this will provide
predominantly B8 floorspace, with a mix of B1 and B2 floorspace on the Dadford Road frontage. It
will provide support space for production, technical and motorsport-related uses. It is thus focused
on a specific set of activities associated with motorsports and higher-value engineering.

7.122

An outline planning application was submitted in 2011 which provides for development of offices,
workshop and distribution facilities, and education campus, three hotels and leisure and cultural
facilities, as well as improved access from the A43. In effect the application, by Silverstone Holdings
Ltd, seeks to deliver the scheme set out in the Development Brief. The business park is located with
Aylesbury Vale District and expected to deliver 115,000 sq.m of employment space, comprising
predominantly B8 activities with some B1 and B2 uses along Dadford Road. Delivery is expected
over a 20 year timeframe.

7.123

The units under construction at Silverstone at present and the occupancy levels within the existing
Technology Park provide supporting evidence of demand for employment floorspace at this location.

7.124

Overall, Silverstone evidently provides an important focus for the motosport industry at a subregional level and national level. It is a site of national significance to the sector, located at the heart
of ‘motosport valley.’ The aspirations of the development brief for the development of the
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technology and business park, and associated visitor and hotel facilities can collectively enhance
the attractiveness of this as a prestige business location. This is clearly one of the Vale’s highest
profile and most important employment sites, and the continued protection of the 25
hectares of land identified for employment use remains appropriate. The site provides
opportunities to nurture and develop the motorsport cluster and secure high value-added inward
investment.

Other Potential Locations for Future Employment Land Provision
Aston Clinton Road Major Development Area
7.125

The Aston Clinton Road Major Development Area (MDA) is located on the eastern side of
Aylesbury, north of the A41 Aston Clinton Road. It is identified as a major development area in the
Local Plan.

7.126

A planning application was submitted for development of a business park on 17.65 hectares of land
in 2007. This proposed development of 25,776 sq.m of office floorspace and ancillary uses, to
provide 2000 jobs. However the application was not progressed.

7.127

. GLH consider that this site represents a strong potential location for future employment
development within Aylesbury (and indeed one of the best locations for employment development
within the Aylesbury area) given its strong strategic road access, located close to the end of the
A41 Dual Carriagewaythe potential for local services to be delivered alongside major development;
and public transport access to Aylesbury Town Centre. The scale of employment land provision
needs to be considered in regard to the supply-demand balance for employment floorspace in the
town (which is considered further in Section 8).
ARLA

7.128

AVDC granted planning consent in 2011 to Arla Foods Ltd for delivery of one of the largest dairies
in Europe on Land to the east of College Road North in Aston Clinton (totalling 35 hectares). The
development represents a major inward investment to the District.

7.129

Four applications were consented. The main dairy application comprising 73,738 sq.m of B2
floorspace and 3,493 sq.m of B1a floorspace with potential to process over 1 million litres of milk a
year. Outline consent was also granted for delivery of a Regional Distribution Centre of 23,226 sq.m
B8 floorspace on land to the north of the dairy. Outline consent was also granted for delivery of up
to 41,806 sq.m of B2/B8 distribution and manufacturing floorspace at the north-west of the site,
which could in the medium-term support a milk processing and distribution facility as part of the
firm’s longer-term growth plans. Land at the south of the site includes consent for 22,297 sq.m of
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B2/B8 floorspace with ancillary B1c which is intended for more general business accommodation.
This southern land is likely to come forward as an early phase of development.
7.130

The development scheme will include improvements to the A41/College Road North Junction to
facilitate access to the site. Delivery of the dairy has commenced.

7.131

We consider that the development will provide good quality modern industrial floorspace in the
short-term close to the A41 Dual Carriageway, supporting short-term employment land supply.
However the overall delivery of the development scheme is likely to be phased over a decade or
more.
Stoke Mandeville Hospital

7.132

Stoke Mandeville Hospital and Stadium are located towards the south of the Aylesbury Urban Area,
adjacent to the B443.

7.133

The area includes Stoke Mandeville Hospital, which is a 480-bed hospital providing a wide range of
services including 24-hour accident and emergency services, maternity, cancer care and outpatient
facilities. The Hospital has undergone an extensive renovation and development programme,
including delivery of a new inpatient and outpatient buildings. It includes the regional burns and
plastics units, as well as the internationally-acclaimed spinal injuries unit.

7.134

Further development of the Hospital is planned including improvements to adults and children’s
A&E, intensive care, the spinal injuries unit and burns and plastics outpatients.

7.135

Adjacent to the Hospital site is Stoke Mandeville Stadium, the home to the Paralympic Movement.
The site provides a modern leisure complex which is the home for British Wheelchair Sport and
includes English Institute of Sport facilities.

7.136

The Stadium site is relatively built up, however there could be potential for intensification over time
of land within the Hospital site to support new development, particularly through the rationalisation
of parking provision. Land to the south of the Hospital site is flat open farmland, which is very visible
from surrounding areas and approaches to the south. Any development within this area would need
to provide a strong urban edge.

7.137

GLH consider that the case for allocation of additional land within this area would need to be
justified on the basis of supporting sectoral development, particularly the healthcare sector focused
around telecare and assisted living technologies. Given the scope of potential economic growth in
these sectors, we consider that in the short-term there would likely be potential for employment
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development through selective redevelopment and intensification of use on the Hospital campus
and that this should be progressed in advance of the allocation of additional greenfield land.
Wider Employment Sites across the Vale
7.138

As part of this Employment Land Review Update, AVDC has undertaken assessment of the quality
of a range of wider employment sites across the Vale to inform on-going development management,
as well as to feed into its Strategic Housing Land Availability Assessment.

7.139

The Council has surveyed all sites in the Vale which provide over 500 sq.m of employment
floorspace. This amounts to around 240 sites. It has also surveyed a selection of smaller
employment sites. This includes local industrial estates and business parks, single user
employment sites which are occupied by a single business, stand-alone office units (either purpose
built or converted premises) as well as employment development brought forward through farm
conversions.

7.140

The employment site assessments have been collated in a database which records the nature and
intensity of use on these sites, strategic and local road access, internal road access, public
transport access, access to local services and amenities for employees, physical constraints to
development and any bad neighbour and adjacency issues. The age and quality of existing
buildings has been assessed and vacant land and floorspace recorded.

7.141

The site assessments have highlighted that there is a rich portfolio of employment premises across
the District. Small employment sites in the District, including sites within rural areas and
employment floorspace brought forward through farm conversions, provide a range of employment
floorspace. This includes small workshop, industrial and storage space and office floorspace which
meets the needs of small businesses and supports the rural economy. The size, quality and
intensity of use of these sites varies. However the portfolio of smaller employment sites provides
affordable business floorspace and plays a key role in providing local employment opportunities in
communities in all parts of the District. They also provide important opportunities to support
employment growth across the District, including in rural areas, subject to market demand.

7.142

AVDC’s analysis of employment sites have revealed sites where there are opportunities for
upgrading and intensification of employment sites subject to market demand, such as:
 Agrii, Barton Hartshorn;
 Wayside Farm, Fleet Marston
 Liscombe Park, Soulbury
 Adjacent Chiltern View Nursery, Wendover Road, Stoke Mandeville
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7.143

It has also identified examples of successful redevelopment of former farm yards and buildings to
provide good quality employment floorspace, such as at the Manor Courtyard, Aston Sandford;
Brook Farm, Dorton; or Chilton Business Centre.

7.144

There are also examples in the Vale of good quality small, purpose-built employment sites such as
the Manor Business Centre in Stewkley; Haybarn Business Park in Aston Abbots and Garside Way,
Aylesbury.

7.145

The portfolio of smaller employment sites will continue to play a very important role in supporting
economic growth across the Vale. They provide affordable space for small businesses and will play
a critical role in supporting new enterprise and business start-ups and providing grow-on space for
home-based and other growing businesses. They also provide an important source of local
employment opportunities in settlements across the Vale and can contribute to developing local
living and working.

7.146

Planning policies should support the retention and growth of good quality small and medium-sized
employment sites where this is supported by market demand or can contribute to the sustainability
of local communities across the Vale by providing local employment opportunities. Good quality
sites are those which are well occupied, where there is a good level of activity and which generally
provide reasonable quality employment floorspace which is well-suited to the occupiers’
requirements.

7.147

In considering the potential of smaller sites to support further employment development or the
prospects of continued employment use, the Council should take account of:
 The level of employment which the site does or could potentially support;
 Potential bad neighbour impacts of existing or proposed development on local amenity;
 The quality of employment premises, recognising the role which cheaper premises may play in
providing affordable accommodation for small businesses;
 The extent to which the site provides or could support higher value-added employment or
knowledge based activities;
 The extent to which the site supports or could support local business start-ups.

7.148

Through planning policies within the Vale of Aylesbury Plan, the Council should encourage
investment in existing employment sites, including delivery of new employment floorspace on
existing sites through intensification or redevelopment. The extension of successful sites, including
within rural areas, should also be supported where there is evident local demand for this.

7.149

There are however also a number of smaller employment sites across the Vale where there may be
opportunities for redevelopment for alternative uses or a mix of uses, subject to market demand.
This includes sites where access has become inadequate, or if the adjoining land uses are now less
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compatible or where there is a high existing level of vacant floorspace and redevelopment for
employment uses is not financially viable. Examples of these are set out in Figure 7.1 below:

Figure 7.1: Examples of Employment Sites with Potential for Redevelopment
Reference
number
EMP/AYL/075

Address

Comments

Ringwood House, Walton
Street, Aylesbury

EMP/AYL/079

Acoustic House and Marshall
& Fraser

EMP/AYL/033

Pembroke Road, off
Stocklake, Aylesbury

EMP/AYL/080

Former TRW, Buckingham
Road, Aylesbury
Hampden Hall, Wendover
Road, Weston Turville

Vacant 3 storey office block on site close to
Aylesbury town centre. Has been empty for
approximately 6 years, so presents an opportunity
for redevelopment for higher quality offices or
residential rather than reuse of existing building.
Poor quality site, partly vacant. Surrounded by
residential uses. Opportunity for redevelopment for
residential.
Poor quality although well used. AVDC refuse
depot likely to remain on site, but remainder of site
is opportunity for redevelopment. Site does
however fall in flood zone 2/3.
Site cleared and being marketed for residential.

EMP/WTU/003

EMP/BUC/004

EMP/LHO/003
EMP/WES/002

Former Lucas Assembly &
Test systems, Bath
Lane/Tingewick Road,
Buckingham
Bacon House Farm, Warren
Road, Little Horwood
Lormay Ltd, Main Street,
Westbury

EMP/SCL/001

62 West Street, Steeple
Claydon

EMP/WAD/004

New Street, Waddesdon

7.150

Currently vacant, formerly BCC offices.
Predominantly residential area. Opportunity for
refurbishment/redevelopment.
Single large building, currently vacant. Site has
been recently bought by Buckingham University
with a view to redevelopment for university
buildings.
Group of mainly small units, mostly not in use.
Small village centre site, currently unused.
Opportunity for residential, office, or mixed use
redevelopment.
Site at edge of village, currently vacant.
Opportunity for residential, office, or mixed use
redevelopment.
Site within residential area of village, poor quality,
not well used. Opportunity for residential or mixed
use redevelopment.

The Council may wish to consider providing some flexibility to allow redevelopment of these sites
including mixed-use redevelopment which can continue to provide employment opportunities.

7.151
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8

EMPLOYMENT SUPPLY-DEMAND BALANCE

8.1

In this section we address the balance between supply and demand for employment floorspace and
land, bringing together the analysis in previous sections. We consider the balance between supply
and demand in terms of both the quantity of floorspace/ land available and in the development
pipeline against assessed demand; and in regard to the quality and gaps in the portfolio of sites.
Quantitative Balance

8.2

To assess the supply-demand balance in quantitative terms we consider:
 Employment completions 2011-12;
 Floorspace in the development pipeline with planning consent;
 Employment floorspace on sites where there is a resolution to grant planning consent.

8.3

These are considered first and then compared with forecast demand.

8.4

It has been necessary to make some assumptions on the mix of floorspace delivered where there is
an open B class planning consent. Where floorspace has an open B1 consent we have assumed
that 80% is B1c and 20% B1a or B1b floorspace. Where floorspace in the development pipeline has
an open consent for B-Class Uses we have assumed 20% is delivered as B1a/b, 55% as B1c/B2
and 35% B8 in line with data on the mix of floorspace with consent in different use classes.

Employment Completions 2011-12
8.5

In the 2011-12 monitoring year there was a total of 10,113 sq.m of employment floorspace
developed, the majority of which was industrial floorspace. There was a net loss of warehouse
floorspace, primarily as a result of the redevelopment of the former B&M Dairies site in Aston
Clinton for B2 use by De Soutter Medical.
Figure 8.1: Employment Completions, 2011-12
New Floorspace
Office
B1a/b
1912
Industrial
B1c/B2
6127
Warehouse
B8
2074
Total
10113
Source: AVDC Monitoring Data, March 2012
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Losses
1002
1017
7488
9507

Net Change
910
5110
-5414
606
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8.6

Overall there was a moderate 606 sq.m net increase in employment floorspace in 2011-12. A total
of 0.6 hectares of land was developed for employment, with a loss of 0.25 hectares of existing
employment land through redevelopment.
Employment Development Pipeline

8.7

Figure 8.2 below quantifies employment floorspace in the development pipeline, setting out
expected delivery of new commercial floorspace, losses through redevelopment for employment
and other uses, and the resultant net changes in commercial floorspace.
Figure 8.2: Floorspace in the Development Pipeline, March 2012
New Floorspace
Sq.m GEA
Office
B1a/b
71748
Industrial
B1c/B2
207461
Warehouse
B8
91795
Total
371004
Source: AVDC Monitoring Data, March 2012

8.8

Expected Losses

Net Change

10062
18326
25138
53525

61687
189135
66657
317479

Sites on which new employment development is proposed total 76 hectares of land as at March
2012.

8.9

In addition to the above schemes there is also 9 hectares of employment land provision expected
within the consented Berryfields MDA. The consent provides for B1, B2 and B8 floorspace. If we
assume an average plot ratio of 0.35, this could yield an estimated 31,500 sq.m of employment
floorspace. This would increase the level of employment floorspace in the development pipeline to
402,500 sq.m.

8.10

There are a number of key schemes in the development pipeline, comprising:
 ARLA Mega Dairy – AVDC granted planning consent in 2011 to Arla Foods Ltd for delivery of
one of the largest dairies in Europe on Land to the east of College Road North in Aston Clinton.
Four applications were consented. The main dairy application comprising 73,738 sq.m of B2
floorspace and 3,493 sq.m of B1a floorspace with potential to process over 1 million litres of milk
a year. Outline consent was also granted for delivery of a Regional Distribution Centre of 23,226
sq.m B8 floorspace on land to the north of the dairy. Outline consent was also granted for
delivery of up to 41,806 sq.m of B2/B8 distribution and manufacturing floorspace at the northwest of the site, which could in the medium-term support a milk processing and distribution
facility as part of the firm’s longer-term growth plans. Land at the south of the site includes
consent for 22,297 sq.m of B2/B8 floorspace with ancillary B1c which is intended for more
general business accommodation. The development represents a major inward investment to
the District.
 Westcott Venture Park – development of 27,870 sq.m of employment floorspace comprising
9290 sq.m B1c, 4645 sq.m B2 and 13,935 sq.m B8 floorspace together with 4.0 hectares of land
for open storage was granted outline consent in 2009 on land in the ‘Solids Area’ in the southwest corner of the site, on land formerly occupied by an MOD testing facility. This permission
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has subsequently lapsed although the land is still being marketed for development. A further
application was granted full planning consent in March 2012 for a 2,360 sq.m warehouse
building which we understand is to be operated as a Fedex distribution facility.
 Haddenham Business Park – outline planning consent exists for the extension of the Business
Park, as allocated in the Local Plan, with 8 plots available with potential to deliver 26,822 sq.m of
employment floorspace. This was granted consent in 2006 but to date, development has not
been brought forward.
 De Soutter Medical Site, Aston Clinton – this former dairy site is owned by Descram Holdings,
the operating company of De Soutter Medical. The first phase of development envisaged in the
2008 outline planning consent has been delivered to support the company’s relocation from
Berkhamsted, but there are a further two phases not yet delivered. Phase 2 comprises 835 sq.m
of warehousing and 1538 sq.m of office floorspace to provide specialist services and production
space; together with provision of 1060 sq.m of offices and 1242 sq.m production space to
provide enhanced R&D facilities. The third phase envisaged a two storey industrial facility of
2362 sq.m. The further phases are principally expected to support the expansion of the firm over
the longer-term.
 Gatehouse Road Schemes – there are a number of development schemes with planning
consent on Gatehouse Road, Aylesbury. These comprise the development of the Council’s
Gateway Offices (4665 sq.m B1a, now delivered), mixed-use development within the Gatehouse
Quarter (Phase 1) which includes 6065 sq.m B1a office floorspace in a single four storey
building which is intended to support the relocation of an existing office occupier in the town; and
development of the former Kerry Ingredients Site on the junction of Gatehouse Close and
Gatehouse Way, to provide 5618 sq.m of B8 trade counter buildings.
8.11

In total the development pipeline in March 2012 included 402,500 sq.m of employment floorspace
on 85 hectares of land including the estimated yield from the outline consent for 9 hectares of
employment land at the Berryfields MDA. There is a more limited level of employment floorspace
expected to be lost through redevelopment, of 53,525 sq.m. Delivery of development schemes with
planning consent would thus result in an estimated net increase in floorspace of 348,979 sq.m.

8.12

The above represents the supply position at March 2012. However there are a number of more
recent major developments which include employment floorspace where the Council has resolved
to grant planning permission for development (but where formal planning consent may still be
subject to completion of Section 106 agreements). These schemes are not included within the
figures in Figure 8.2 above.

8.13

Key schemes where there is a resolution to grant consent which include significant employment
provision include:
 Aylesbury Gateway Scheme, Gatehouse Road – development of a 3.7 hectare site around
the Council’s Gateway Offices including current surface car parking and the former Aero Print
premises. A mix of uses is proposed including up to 10,660 sq.m of office floorspace (gross),
100 residential units, live-work provision and a multi-storey car park;
 Urban Extension East of Aylesbury – this residential-led scheme provides for 2,450 homes
together with 10 hectares of employment floorspace. The development will deliver the northern
part of an eastern relief road, intended to link the A418 and A41. The employment provision is
rd
expected as part of the 3 phase of development (Years 5-16). This provides capacity for up to
35,000 sq.m of employment floorspace.
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 Delivery of Silverstone Development Brief – An outline planning application was submitted in
2011 which provides for development of offices, workshop and distribution facilities, and
education campus, three hotels and leisure and cultural facilities, as well as improved access
from the A43. The business park is located with Aylesbury Vale District and expected to deliver
115,000 sq.m of employment space, comprising predominantly B8 activities with some B1 and
B2 uses along Dadford Road. Delivery is expected over a 20 year timeframe.
8.14

Figure 8.3 summarises the development potential of these sites:
Figure 8.3: Development Potential of Sites with Permission Pending

Gatehouse, Gatehouse
Road, Aylesbury
East of Aylesbury Strategic
Site
Silverstone Strategic
Employment Site
Total
8.15

Site Area
(Hectares)
0.4

Employment Floorspace
Proposed (sq.m)
23
10,660

Use
Classes
B1

10

35,000

B1, B2, B8

24.8

115,000

B8, B2

35.2

156,300

If this is added to the net capacity of sites in the development pipeline it would yield a total
level of floorspace of 505,279 sq.m.

8.16

For the purposes of assessing the demand-supply balance we have estimated the mix of floorspace
proposed on these sites as follows:
Figure 8.4: Estimated Floorspace by Use on Sites with Permission Pending
Total

B1a/b

Gateway

10600

10600

Silverstone

115000

East of Aylesbury
Total

B2

B8

17250

28750

69000

35000

21000

14000

156,300

44,550

42750

69000

Source: GLH
8.17

We estimate from AVDC monitoring records that schemes in the development pipeline, if built out,
would see development of 85 hectares of land for employment purposes. This is made of up
schemes with planning consent but excludes schemes for redevelopment of existing employment
sites. The three schemes identified above with a ‘resolution to grant’ planning consent will provide
an additional 35.2 hectares of land.

23

4,352 sq.m of B1c floorspace is expected to be lost on this site through redevelopment
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Demand Forecasts
8.18

Demand forecasts for employment land provision are set out in Section 6. The demand forecasts
indicate a requirement for between 106-112 hectares of employment land.These gross forecasts
allow for some losses of employment land through redevelopment and a margin to allow for delays
in sites coming forward and to support a degree of choice and competition between sites.

8.19

GLH estimate that provision of 106 – 112 hectares of land would support between 405,000 –
24

425,000 sq.m of employment floorspace .
Quantitative Supply-Demand Balance
8.20

Next we have sought to consider the supply-demand balance in quantitative terms. The forecasts
set out in Section 6 indicate a gross requirement for between 106 – 112 hectares of employment
land over the 2011-31 plan period.

8.21

We have sought to assess this against existing supply comprising:
 Employment land completions between 2011-12;
 Floorspace expected to be delivered on sites with planning consent in April 2012;
 Floorspace expected to be delivered on sites where there is a resolution to grant planning
consent for employment development.

8.22

Employment development completed in 2011-12 saw development of 0.6 hectares of additional
25

land based on the Council’s monitoring data .
8.23

In March 2012 there was a total of 85 hectares of land across the Vale with planning permission for
26

employment development . In addition to this, there is a further 35.2 hectares of land proposed for
employment development where a resolution to grant planning consent exists.
8.24

Figure 8.5 draws these factors together to estimate the overall balance between supply and
demand of employment land over the 2011-31 period in quantitative terms.

24

Based on an estimated average plot ratio of 0.38
This excludes sites where employment floorspace was lost through redevelopment, or redevelopment of existing employment sites
for employment purposes
26
This excludes existing employment sites where redevelopment for an alternative use has planning consent
25
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Figure 8.5: Assessing Supply against Gross Land Forecasts
Land (Ha)

8.25

Completions Forecasts

Employment Forecasts

Assessed Demand (including
margin)
Completions 2011-12

106

112

0.6

0.6

Development Pipeline, Mar 2012

85

85

Sites with Permission Pending

35.2

35.2

Surplus

-14.8

-8.8

The analysis indicates that in quantitative terms there is a moderate surplus of employment land
against forecast demand of between 9-15 hectares over the 2011-31 plan period. However this
needs to be considered in context, taking account of the significant supply which is accounted for at
Silverstone and the ARLA development:
 Silverstone is a strategic employment site of national importance to the motorsports sectors. The
allocation of significant employment land at this location is focused on developing the
motorsports cluster and attracting international inward investment rather than meeting specific
local demand (as expressed in the employment and completions forecasts). The business park
at Silverstone is 24.8 hectares and yields 115,000 sq.m of employment floorspace. It is focused
towards specialist engineering activities;
 Similarly the development of the ARLA Mega Dairy represents a major inward investment of
regional significance which is not represented in the demand forecasting and thus arguably
should be treated as a special case. This 35 hectare site will deliver a total of 164,560 sq.m of
employment floorspace of which the majority, 142,263 sq.m (86%), is targeted specifically at the
needs of the business rather than available as general employment floorspace for local firms.
Just 7.31 hectares at Arla South is potentially available for wider businesses.

8.26

We consider that there is a strong basis for treating these sites (totalling 52.5 ha) somewhat
separately as they are not available for a range of business uses. If these sites are excluded there
would be a theoretical deficit of up to 44 hectares of employment land to support the wider local
economy over the plan period.

8.27

Arguably there is some potential for development land at Silverstone to support high quality
employment in certain sectors, and it may therefore be realistic to seek to plan for up to 30 hectares
of employment land provision to meet economic needs over the period to 2031.

GL Hearn

Page 72 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

Qualitative Balance
8.28

It is also important to consider the supply-demand balance in qualitative terms. In doing so we have
sought to consider the balance between supply and demand in different parts of the District, and for
different types of property taking account of the potential growth sectors identified.

8.29

In Section 5 we identified key sector growth opportunities including advanced/high performance
engineering; food manufacturing and distribution; information and communications technologies;
healthcare; and specialist construction activities. We consider in this section the degree to there are
gaps in the supply of sites and premises to meet these sectors’ property requirements.

8.30

We first address the qualitative balance between supply and demand in key areas within the District.
Aylesbury

8.31

We consider that there is a particular need for a strong economic growth strategy for Aylesbury. As
the Growth Assessment set out, the town has been impacted more significantly than other parts of
the Vale by the recession. Its economic structure means it is more vulnerable than other parts of the
Vale to public spending restraints/ austerity measures. It is also a key location within the Vale for
housing growth and there is a need to ensure that employment development is brought forward
alongside this to support sustainable travel patterns.

8.32

Key employment locations within the town include the Gatehouse Employment Area, the Rabans
Lane Employment Area and the Town Centre. The Rabans Lane Employment Area provides good
quality modern business accommodation, however take-up of employment space has been slower
than expected. The Gatehouse area provides older accommodation and is undergoing a process of
regeneration. The Town Centre provides somewhat dated office floorspace with above average
vacancy levels.

8.33

We do not consider that there is a significant market for strategic warehousing/ distribution in
Aylesbury. The ARLA development is somewhat exceptional in this regard and reflects the specific
requirements of the business for a very large site located close to the strategic road network in
London and the South East. With a supply of sites in the A1 Corridor, including in Hemel
Hempstead, Luton and Milton Keynes with strong access to the M1, we consider that the prospects
for strategic warehousing in Aylesbury to be limited. The potential for development of large
warehousing units in Aylesbury could however potentially be influenced by any shortage in the
supply of suitable sites in the M1 Corridor over time. Warehousing development will however
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require a location with good access to the A41 dual carriageway, most likely on the eastern side of
the town.
8.34

Rabans Lane is likely to provide a supply of good quality industrial accommodation to meet local
demand in the short-term. In the medium- and longer-term the regeneration of the Gatehouse
Industrial Area could potentially continue to provide a supply of good quality industrial premises of a
range of sizes. In the medium-term this could be enhanced through the delivery of employment land
east of Aylesbury.

8.35

Aylesbury has a relatively limited supply of good quality office floorspace. Addressing this should be
considered a strategic priority. There is no Grade A town centre office floorspace in the town, and a
limited supply of dedicated business park space in the town, particularly of a scale which could
attract corporate occupiers. Across Buckinghamshire there are a number of large corporate office
occupiers, located on single user sites or high quality businesses parks. Aylesbury has relatively
limited representation in this market, even though it is one of the larger towns in the county.

8.36

We consider that a two pronged strategy would be appropriate to develop the quality and scale of
the office market in the town over the 20 year plan period. This should promote delivery of new
town centre floorspace as part of mixed use development and redevelopment schemes within the
town centre. Policy should also support the refurbishment of existing office floorspace. We consider
this further in the concluding section.

8.37

There is also a limited supply of out-of-town office / research and development floorspace in
Aylesbury. Out-of-town floorspace may be more attractive to occupiers without ‘customer-facing’
functions and is likely to provide a greater level of parking provision relative to town centre provision.
We would recommend that the Council encourages development of a modern business park,
focused on B1a and B1b activities in a campus, landscaped setting. This should provide sufficient
critical mass to support key services and amenities on site such as a 15 hectare development which
could support 50,000 sq.m or more of B1 floorspace. Land to the north of the A41 within the Aston
Clinton MDA continues to represent a suitable and commercially attractive location for this form of
development.

8.38

Healthcare is a key sector in Aylesbury. Stoke Mandeville Hospital hosts the National Spinal Injuries
Centre. The District’s Economic Development Strategy identifies healthcare as a potential growth
sector, with particular opportunities in telehealth, rehabilitation and disability sports technologies- a
growing area in particular given the ageing of the UK population. We would recommend that policy
seek to encourage the delivery of innovation centre on the Stoke Mandeville Hospital site. Policy
should encourage spin-off activities through conversion of existing buildings and new development
as appropriate on the Hospital site.
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Buckingham
8.39

The Buckingham area has a number of employment sites located close to the A421 including the
very successful Buckingham Industrial Park. As the Growth Assessment highlighted there is a
cluster of higher value-added activities in Buckingham including education; computer, electronic
and optical manufacturing; and recorded media.

8.40

The site assessment undertaken indicates that existing employment sites are successful and well
occupied, with an above average level of higher value-added activities. Overall there is limited
further development potential within existing employment sites. There is planning consent for
development of up to 8,600 sq.m of B1 floorspace at London Road

27

however few other evident

employment development opportunities. We consider that there is further potential for development
of employment floorspace at Buckingham, capitalising on:
 The town’s location astride an important transport corridor and its status as the largest town in
the north of the Vale;
 The higher-value manufacturing/ engineering focus in the North of the Vale and within the town’s
economy;
 The presence of the University which can help to support innovation and the skills base and
contributes to the town’s attractiveness for business investment;
 Limited vacancy or further development potential within the town’s existing employment sites;
and
 The potential allocation of additional housing development (of potentially 700-1000 homes).
8.41

The scale of development should relate to the above, but we consider should not be of a scale
which undermines the strategic focus within the North of the Vale on the Silverstone site for
strategic employment development in specific advanced engineering activities. It should primarily
focus on meeting local demand and supporting the development of the town’s economy. Overall
we recommend than an allocation of 6.5 hectares of land for employment development
would be suitable to support the on-going development of the town’s economy.
Winslow

8.42

Winslow currently has relatively limited provision of employment land relative to the size of the
settlement, with employment land provision focused in the 1.5 hectare Station Road Industrial
Estate. However there is consent for 15,000 sq.m for B1, B2 and B8 uses on land at Buckingham
Road/ Furze Lane (a 4.75 hectare site).

8.43

As part of the Employment Land Review we have sought to consider whether an allocation of land
to support employment development would be appropriate particularly associated with:

27

See Planning Application 09/01035/AOP
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 The prospect of further residential development at Winslow (up to 620 dwellings );
28

 The potential delivery of a new rail station at Winslow as part of East-West Rail.
8.44

The Station Road Industrial Estate is both relatively small and a generally poorer quality site, which
generates HGV traffic through and noise in residential areas. It is a relatively constrained site with a
layout which limits internal circulation and provides limited parking spaces for businesses.

8.45

There is a robust case for further employment land development associated with the growth of the
settlement, to support localised living and working and sustainable travel patterns. While the town is
located at some distance from major economic centres and key road corridors, its accessibility will
potentially be enhanced through delivery of east-west rail.

8.46

We consider that the consented employment development could meet much of the demand for
employment land at Winslow over the plan period. Should this site not come forward the Council
might look to consider whether an alternative site should be identified.

8.47

The development of a new employment site may provide an opportunity to decant existing uses
from the Station Road site. This might support redevelopment of this site over the longer-term.

8.48

Should the consented scheme at Buckingham Road/ Furze Road not come forward, the location of
the employment development should be considered alongside sites for future residential
development and could potentially be delivered as part of a mixed use development. The location of
employment development should provide good access to the A413 and ideally be located within a
short walking distance of the rail station to encourage sustainable travel.
South-West of the District

8.49

GLH consider that there is a reasonable supply of employment land provision in the south-west of
the District taking account of the consented development schemes at Westcott Venture Park (Solids
Area) and the extension of Haddenham Business Park. There is further development potential at
Westcott Venture Park which could be brought forward in the medium-to-long term subject to
market demand. The Council should consider allocating 10 hectares of land at Westcott Venture
Park to support employment in the west of the District. Additional employment land provision at
Thame will also provide employment land supply in this area. Against this context we consider that
there is no quantitative shortfall of employment land provision.

8.50

In qualitative terms, it will be important that the portfolio of sites provides adequate provision for a
range of employment land needs and in particular that demand for smaller units for both office

28

This comprises the 220 in the development pipeline north of Verney Road and 400 being considered as part of the Vale of Aylesbury
Plan development
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(B1a) and industrial (B1c) uses are delivered. Existing employment sites, including smaller sites in
rural areas, will provide an important role in ensuring an adequate supply of land to support new
enterprises and move-on space.
Rural Economy
8.51

Aylesbury Vale has a strong and vibrant rural economy. The Growth Assessment highlights the
rural economy is focused towards private sector activities, has performed well and has growth
potential.

8.52

Against this context it is important that the Council continues to support the development of the rural
economy. There are a range of rural employment sites across the Vale which provide important
local opportunities and affordable business space, particularly for small businesses. It will be
important that planning policies support the retention of existing employment sites and premises
where these can continue to meet the needs of local businesses and protects these from
development pressures from higher value land uses such as residential development. Policies
should also exercise some flexibility to support small scale development and conversion of
buildings to provide employment floorspace.
Supporting Enterprise

8.53

The

Vale’s

economy

is

strongly

focused

towards

employment

in

small

businesses.

Buckinghamshire more widely is one of the most enterprising parts of the Country. It will be
important that the right infrastructure is put in place to support enterprise. This includes provision of
suitable accommodation, including small start-up and move on space for small businesses, and
floorspace which is available at a low cost and on flexible terms. It will be important both to support
the development of new facilities to support enterprise (such as managed workspace and enterprise
centres) but also to ensure that an adequate supply of affordable, small office and industrial units is
maintained in all parts of the District through protecting existing employment floorspace from
development for alternative land uses.
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9

CONCLUSIONS & RECOMMENDATIONS

9.1

This final section draws together the analysis undertaken in the report.
Employment Land Requirements

9.2

The Employment Land Review Update identifies a requirement for a supply of between 106 –
112 hectares of employment land over the 2011-31 period. This would support delivery of up to
425,000 sq.m of employment floorspace.

9.3

Delivery of this land resource can be expected to support a net increase in the supply of general
land for employment premises of around 50 hectares.
Figure 9.1: Forecasts of Net Floorspace & Land Requirements

9.4

Floorspace (sq.m)

Land (Ha)

Office (B1a/b)

73220

24.4

Industrial (B1c/B2)

-27878

-6.2

Warehouse (B8)

143570

31.9

Total

188912

50.1

These figures are based on a continuation of past trends in demand for commercial floorspace
together with expected future economic performance taking account of the District’s economic
structure and past performance. Development of a business park at the Silverstone Circuit and the
ARLA Mega Dairy in Aston Clinton are considered to be additional to this reflecting the special
circumstances associated with these planned developments.

9.5

Silverstone is a strategic employment site of national importance to the motorsports sectors. It
includes provision for 24.5 hectares of land for B-class development in Aylesbury Vale. The
allocation of significant employment land at this location is focused on developing the motorsports
cluster and attracting international inward investment rather than meeting specific local demand (as
expressed in the employment and completions forecasts).

9.6

Similarly the development of the ARLA Mega Dairy represents a major inward investment of
regional significance which is not represented in the demand forecasting. This 35 hectare site will
deliver a total of 164,560 sq.m of employment floorspace of which the majority, 142,263 sq.m (86%),
is targeted specifically at the needs of the business rather than available as general employment
floorspace for local firms. Just 7.31 hectares at Arla South is potentially available for wider
businesses.
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9.7

We consider that there is a strong basis for treating these sites (totalling 52.5 ha) somewhat
separately as they are not available for a range of business uses. Taking this into account, Figure
9.2 outlines the overall supply-demand balance for employment floorspace

9.8

Figure 9.2 assesses the current supply of employment land against this.
Figure 9.2: Assessing Supply against Gross Land Forecasts
Land (Ha)

Completions Forecasts

Baseline Demand

106

112

Land for Specific Uses

52.5

52.5

Total Requirement

158.5

164.5

0.6

0.6

Completions 2011-12
Development Pipeline, Mar 2012

9.9

Employment Forecasts

85

85

Sites with Permission Pending

35.2

35.2

Outstanding Requirement

37.7

43.7

Arguably there is some potential for development land at Silverstone to support high quality
employment in certain sectors, and it may therefore be realistic to take a more conservative view
and seek to plan for up to 30 hectares of additional employment land provision to meet
economic needs over the period to 2031 through the Vale of Aylesbury Plan.
Employment Land Allocations

9.10

The Employment Land Review Update identifies a number of potential locations which could be
considered for future employment land provision.

9.11

We consider that there is a particular need for a strong economic growth strategy for Aylesbury.
The town has been impacted more significantly than other parts of the Vale by the recession. Its
economic structure means it is more vulnerable than other parts of the Vale to public spending
restraints/ austerity measures. It is also a key location within the Vale for housing growth and there
is a need to ensure that employment development is brought forward alongside this to support
sustainable travel patterns.

9.12

GLH consider that a two pronged strategy would be appropriate to develop the quality and scale of
the office market in the town over the 20 year plan period. Delivery of new town centre
floorspace should be promoted as part of mixed-use development and redevelopment. We
recommend that this is taken forward through the review of the masterplan for Aylesbury Town
Centre. A masterplanning exercise should be used to consider the most appropriate location to
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focus office provision taking account of land availability, access, and environment with the aim of
delivering over time a concentration of modern commercial office floorspace.
9.13

Planning policies should also support the refurbishment of existing office floorspace within
Aylesbury Town Centre. They should also enable the subdivision of larger floorplate units to provide
space for small businesses.

9.14

There is also a limited supply of out-of-town office / research and development floorspace in
Aylesbury. Out-of-town floorspace may be more attractive to occupiers without ‘customer-facing’
functions and is likely to provide a greater level of parking provision relative to town centre provision.

9.15

GLH recommend that the Council consider the allocation of land suitable for development of a
modern business park, focused on B1a and B1b activities in a campus, landscaped setting. This
should provide sufficient critical mass to support key services and amenities on site. We would
thus recommend a 15 hectare allocation of land to provide a modern high quality business
park at Aylesbury which could support 50,000 sq.m or more of B1 floorspace. Land to the
north of the A41 within the Aston Clinton MDA continues to represent a suitable and commercially
attractive location for this form of development.

9.16

To support the development of the healthcare sector, and particularly to capitalise on opportunities
in telecare and assisted living, we recommend that an innovation centre is developed on the Stoke
Mandeville Hospital site. Planning policy should also support spin-off activities such as through
conversion of existing buildings and new development as appropriate on the Hospital site to support
employment uses.

9.17

Provision of additional employment land is also recommended at Buckingham, capitalising on the
town’s status as the largest town in the North of the Vale, which has a concentration of employment
in higher value manufacturing and engineering; the presence of the University; proposed housing
growth; and particularly the limited vacancy or further development potential within (and the
success of) the town’s existing employment sites – particularly the Buckingham Industrial Park.

9.18

We recommend an allocation of 6.5 hectares of land at Buckingham for employment
development to support the on-going development of the town’s economy. This is intended to
be of a scale and focus which does not undermine or compete with the focus for strategic
employment development in the north of the Vale at the Silverstone Circuit.

9.19

At Winslow, there is a case for development of employment land to support localised living and
working in the context of the growing size of the settlement and the potential delivery of East-West
Rail. The consented employment development at Buckingham Road/Furze Lane could meet much
of the demand for employment land at Winslow over the plan period. Should this site not come
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forward the Council might look to consider whether an alternative site should be identified. The
location of this should be considered alongside sites for future residential development and could
potentially be delivered as part of a mixed use development. It should provide good access to the
A413 and ideally be located within a short walking distance of the rail station to encourage
sustainable travel. Further employment development at Winslow should be phased to be delivered
alongside the development of the rail station.
9.20

Key employment sites in the west of the District include Haddenham Business Park, Westcott
Venture Park and Long Crendon Industrial Estate. There is a strong relationship between the
settlements in this area and Thame in South Oxfordshire. These sites also relate more strongly to
the M40 Corridor than those in other parts of the Vale. There remains significant development
potential at Westcott Venture Park (beyond the consented ‘Solids Area’ consent, 8.65 hectares in
size) within the Local Plan allocation area. At Haddenham Business Park, there is a further 4.3
hectares of land with planning consent for development.

9.21

To meet the needs of the south-west of the District, we consider that it would be appropriate to
make provision for around 10 hectares of employment land provision at Westcott Venture
Park in addition to the consented development. We recommend that the Council engage
Rockspring, the developer, to encourage development of a masterplan to guide and bring
greater coherence to the future development of the site.
Planning Policies Relating to Existing Employment Sites

9.22

The Council will need to set out clear policies relating to existing employment sites within the Local
Plan. Policies should support the investment in existing sites, including the redevelopment,
refurbishment and upgrading of dated employment floorspace and environmental improvements.

9.23

The Council might wish to consider identifying primary employment sites in which there is a general
presumption for the protection of existing employment use. On non-allocated employment sites we
would expect policy to protect the existing employment use unless the site or premises can be
demonstrated to be redundant and incapable of meeting the needs of modern employment uses
(B1-B8).

9.24

There may be limited circumstances where a reduction in employment floorspace provision is
justified on the basis that existing employment floorspace is redundant and incapable of meeting
the needs of modern businesses. This might include circumstances where proposals:
 Make more efficient and effective use of the site/premises delivery new employment floorspace
but potentially add some wider uses to ‘enable’ delivery of employment uses where viability is
challenging;
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 Deliver significant environmental improvements in terms of the public realm and landscaping of
existing employment sites;
 Improve the quality of the employment offer in terms of the type of employment (such as higher
value-added activities) and number or density of jobs.

9.25

Where a loss of employment is envisaged the Council should consider requiring applicants to
demonstrate redundancy of existing floorspace and that redevelopment for employment uses is not
feasible, with regard to: the location and accessibility of the site; site layout; quality of buildings;
adjacent uses; or the viability of development. Applications should demonstrate that the site has
been vacant or existing floorspace for some time, and that it has been actively marketed for
employment use at a realistic cost for a reasonable period of time. Where significant loss of
employment floorspace (2,000 sq.m+) is proposed, applications should be accompanied by
evidence that there is no reasonable prospect of employment development on the site, and that the
loss of employment floorspace will not result in an undersupply of employment floorspace in the
local area.

9.26

We would recommend that specific policies in the plan are set out relating to the potential for mixeduse development, guided by a masterplan-led approach, within the Gatehouse Industrial Area in
Aylesbury (as described above).

9.27

The Council should also consider its policies for sui generis employment-generating activities. We
consider that uses such as car showrooms, waste management and recycling activities are
potentially suitable on employment land, subject to specific assessment of the ‘fit’ of the proposed
uses with the existing uses on the employment site and the wider locality, including issues of the
impact of development on local amenity. The Council shouldshould set out clear policies regarding
these uses in the Vale of Aylesbury Plan.
Wider Actions to Support Economic Growth

9.28

In addition to policies for employment and economic activities within the Vale of Aylesbury Plan,
there are a number of wider actions which can support employment growth within the Vale. The
Council’s Economic Development Strategy 2011-14 identifies many of these as is the strategic
mechanism to identify priorities and guide delivery. From the Employment Land Review Update,
GLH consider the following as particularly important to the delivery of employment land:
 Enhancement of telecommunications and broadband infrastructure – it will be important that
AVDC continues to work with the Buckinghamshire Thames Valley LEPto deliver roll out of 3G
broadband infrastructure and enhance broadband accessibility, particularly in rural areas;
 Enterprise Infrastructure – AVDC and the LEPs should work together to ensure adequate
provision of both physical premises and business support to facilitate small business start-ups
and growth. This may include delivery of enterprise centres and managed workspace subject to
detailed feasibility testing;
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 Infrastructure Delivery – investment in infrastructure delivery can be a key role in supporting
economic growth. It will be important that AVDC continues to work proactively to facilitate
delivery of key infrastructure schemes, particularly the Aylesbury Eastern Relief Road and EastWest Rail proposals.
Monitoring & Review
9.29

In accordance with good practice in planning, it will be important that both demand and the supply
pipeline of employment floorspace are kept under review. On-going monitoring should address
trends in take-up and availability of employment floorspace and rental levels as well as key
indicators related to overall growth in employment, sector performance and skills.

9.30

Should there be a material change in the long-term economic outlook then it may be appropriate to
revise demand forecasts for employment floorspace and land. On the supply-side the Council to
seek to ensure that a 5-year supply of deliverable land is maintained, taking account of the phased
forecasts for employment floorspace requirements set out in this Report.

9.31

On-going monitoring and review should inform decision making in line with a ‘plan-monitor-manage’
approach.

GL Hearn

Page 84 of 85

J:\Planning\Job Files\J025174 - Aylesbury Vale Economic-Led Growth Assessment\Part II - Employment Land Review\Final ELR Update Report (28-09-12-nxi).doc

Aylesbury Vale Employment Land Review Update, Final Report: September 2012
Aylesbury Vale District Council

Appendices
1.

GL Hearn

Key Employment Sites
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Existing Employment Site
1
Haddenham Business Park
2
Triangle Business Park,
Stoke Mandeville
3
Westcott Venture Park
4
Long Crendon
Business Park, Thame
5
Aylesbury Town Centre
6
Gatehouse Industrial Area,
Aylesbury
7
Rabans Lane
Industrial Area, Aylesbury
8
Pitstone Green Business Park
9
Halton Brook Business Park,
Aston Clinton
10
Network 421,
Gawcott near Buckingham
11
Tingewick Road
Industrial Estate, Buckingham
12
Buckingham Industrial Park,
Buckingham
13
Silverstone Circuit
14
Aston Clinton Road
Major Development Area
15
ARLA
16
Stoke Mandeville Hospital

13
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