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Executive Summary 
Summary of Key Findings and Conclusions 

1. The National Planning Policy Framework (NPPF)1 requires Local Planning Authorities to άŜƴǎǳǊŜ ǘƘŀǘ their 

Local Plan meets the full, objectively assessed needs for market and affordable housing in the housing 

ƳŀǊƪŜǘ ŀǊŜŀέ and άƛŘŜƴǘƛŦȅ ǘƘŜ ǎŎŀƭŜ ŀƴŘ ƳƛȄ ƻŦ ƘƻǳǎƛƴƎ ŀƴŘ ǘƘŜ ǊŀƴƎŜ ƻŦ ǘŜƴǳǊŜǎ ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ǇƻǇǳƭŀǘƛƻƴ 

is likely to need over the plan period which meets household and population projections, taking account of 

ƳƛƎǊŀǘƛƻƴ ŀƴŘ ŘŜƳƻƎǊŀǇƘƛŎ ŎƘŀƴƎŜέ (paragraphs 47 and 159).  The NPPF also identifies that άƭƻŎŀƭ ǇƭŀƴƴƛƴƎ 

authorities should have a clear understanding of business needs within the economic markets operating in 

ŀƴŘ ŀŎǊƻǎǎ ǘƘŜƛǊ ŀǊŜŀέ and establish άŀ Ǌƻōǳǎǘ ŜǾƛŘŜƴŎŜ ōŀǎŜ ǘƻ ǳƴŘŜǊǎǘŀƴŘ ōƻǘƘ ŜȄƛǎǘƛƴƎ ōǳǎƛƴŜǎǎ ƴŜŜŘǎ 

ŀƴŘ ƭƛƪŜƭȅ ŎƘŀƴƎŜǎ ƛƴ ǘƘŜ ƳŀǊƪŜǘέ (paragraph 160). 

2. Figure 1 sets out the process for establishing the Objectively Assessed Need (OAN) for housing.  Planning 

Policy Guidance (PPG)2 identifies that άƘƻǳǎŜƘƻƭŘ ǇǊƻƧŜŎǘƛƻƴǎ ǇǳōƭƛǎƘŜŘ ōȅ ǘƘŜ 5ŜǇŀǊǘƳŜƴǘ ŦƻǊ Communities 

ŀƴŘ [ƻŎŀƭ DƻǾŜǊƴƳŜƴǘ ǎƘƻǳƭŘ ǇǊƻǾƛŘŜ ǘƘŜ ǎǘŀǊǘƛƴƎ Ǉƻƛƴǘ ŜǎǘƛƳŀǘŜ ƻŦ ƻǾŜǊŀƭƭ ƘƻǳǎƛƴƎ ƴŜŜŘέ (paragraph 15) 

which should be adjusted to take account of local circumstances.  External market and macro-economic 

ŎƻƴǎǘǊŀƛƴǘǎ ŀǊŜ ǘƘŜƴ ŀǇǇƭƛŜŘ όΨaŀǊƪŜǘ SƛƎƴŀƭǎΩύ ƛƴ ƻǊŘŜǊ ǘƻ ŜƳōŜŘ ǘƘŜ ƴŜŜŘ ƛƴ ǘƘŜ ǊŜŀƭ ǿƻǊƭŘΦ  Lǘ ƛǎ ƛƳǇƻǊǘŀƴǘ 

to recognise that the OAN does not take account of any possible constraints to future housing supply.  Such 

factors will be subsequently considered by the Council before establishing the final Housing Requirement. 

Figure 1: Process for establishing a Housing Number for the HMA (Source: ORS based on NPPF and PPG) 

 

                                                           
1 https://www.gov.uk/government/publications/national-planning-policy-framework--2 
2 http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/ 

https://www.gov.uk/government/publications/national-planning-policy-framework--2
http://planningguidance.planningportal.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
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3. Opinion Research Services (ORS) and Atkins were jointly commissioned by Aylesbury Vale, Chiltern and 

Wycombe District Councils to prepare a Housing and Economic Development Needs Assessment that 

covered their three administrative areas: the Central Buckinghamshire HEDNA.  Following the decision to 

prepare a Joint Plan for Chiltern and South Bucks, an update of the previous study was commissioned to 

incorporate additional analysis for South Bucks district and establish the Full Objectively Assessed Need for 

housing and the Full Objectively Assessed Economic Needs across the whole of Buckinghamshire. 

4. Given this context, the Buckinghamshire HEDNA (Consultation Draft: January 2016) supersedes the Central 

Buckinghamshire HEDNA (Consultation Draft: October 2015).  Nevertheless, it does not take account of 

consultation feedback received by Aylesbury Vale and Wycombe Councils in Autumn 2015.  Chiltern and 

South Bucks Councils will be consulting on this report in early 2016 and the Buckinghamshire HEDNA will 

then be finalised taking account of the feedback received by all four local planning authorities. 

5. The Buckinghamshire HEDNA is fully compliant with both the NPPF and PPG.  In addition, the study, mindful 

of Planning Inspector Decisions and High Court Judgements, as well as emerging good practice including the 

technical advice note about Objectively Assessed Need and Housing Targets originally published by the 

Planning Advisory Service (PAS) in June 2014 with a second edition in July 2015. 

Household Projections 

6. The άǎǘŀǊǘƛƴƎ Ǉƻƛƴǘέ estimate for OAN are the latest household projections published by the Department 

for Communities and Local Government (CLG).  These projections suggest that household numbers across 

Buckinghamshire will increase by 40,847 over the 20-year period 2013-33, an average of 2,042 per year.  

However, the CLG household projections are based on short-term migration trends, and these risk rolling-

forward rates that are unduly high or unduly low.  Projections based on long-term migration trends are 

likely to provide a more reliable estimate of future households. 

7. ORS has also undertaken a detailed review of local demographic trends.  This has identified inconsistencies 

in some of the data, and it is important when establishing future housing need that projections take proper 

account of these issues.  In particular, the analysis has identified problems with the 2001 Census population 

estimate for Aylesbury Vale and also with historic migration data being too high in Aylesbury Vale and too 

low in Wycombe.  Improvements to the ONS estimates appear to have improved the migration estimates 

for Wycombe, but administrative data sources show that systematic problems continue to affect more 

recent data for Aylesbury Vale. 

8. The HEDNA has developed robust households projections based on local circumstances which take full 

account of errors in the trend-based data.  The key scenario uses 10-year migration trends based on the 

period 2004-14.  This projects that household numbers across the HMA will increase by 41,200 households 

over the 20-year period 2013-33. 

9. The growth identified for Aylesbury Vale is marginally lower than the CLG starting point; however this is 

mainly due to errors in the local population trend data.  The identified range in both Chiltern and Wycombe 

is higher than the CLG starting point, whereas the identified range in South Bucks is lower than the CLG 

starting point: all due to the underlying population projections and the associated patterns of migration.  

Providing for this increase yields a housing need of 42,728 dwellings over the period 2013-33 across the 

Buckinghamshire HMA. 

10. As these projections are based on long-term migration trends and take full account of local demography 

issues, these give the most reliable and appropriate demographic projections for establishing housing need. 
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Affordable Housing Need 

11. Based on evidence of current unmet need for affordable housing and the future household projections, the 

analysis has identified that the overall housing need should be increased by 634 households to take 

account of concealed families and homeless households that would not be captured by the household 

projections.  When the unmet needs from existing households living in unsuitable housing were included, 

the analysis established an overall need from 3,291 households in need of affordable housing in 2013. 

12. Based on the household projections, the HEDNA has established the balance between the future need for 

market housing and affordable housing; however, it is important to recognise that this need is based on a 

relatively stringent assessment of affordability.  Overall, there will be a need to provide additional 

affordable housing for 9,940 households (10,083 dwellings) as a minimum.  This would provide for the 

current unmet needs for affordable housing in addition to the projected future growth in affordable 

housing need, but assumes that the level of housing benefit support provided to households living in the 

private rented sector remains constant. 

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

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

are assumed be able to afford their housing costs, so they are not counted towards the need for affordable 

housing.  Nevertheless, if housing benefit support was no longer provided (or if there ǿŀǎƴΩǘ ǎǳŦŦƛŎƛŜƴǘ 

private rented housing available at a price they could afford) then this would increase the need for 

affordable housing. 

14. Given this context, the HEDNA has identified that the need for affordable housing could be considered as a 

range: from a minimum of around 10,100 dwellings to a maximum of 16,000 dwellings.  The proposed OAN 

for affordable housing is therefore 10,500 dwellings over the 20-year period 2013-33, which recognises 

that some households currently renting privately with housing benefit support will need to move to 

affordable housing.  Figure 79 identifies the range for each local authority area. 

Figure 2: Range of assessed need for affordable housing by LA: 2013-33 (Source: ORS Housing Model) 

 

Affordable Housing Need (dwellings) 

Aylesbury 
Vale 

Chiltern 
South 
Bucks 

Wycombe TOTAL 

Bottom end of range:  
No change in number of households  
renting privately with housing benefit support 

4,440 940 1,380 3,320 10,100 

Top end of range: 
Affordable housing provided for all households  
renting privately with housing benefit support  

6,580 1,750 1,950 5,670 16,000 

15. As policy decisions about housing benefit support provided to households living in the private rented sector 

are determined by the Government, it will be necessary for the local planning authorities to consider the 

possible impact of any changes when determining the most appropriate affordable housing targets for the 

area.  This will also need to take account of the latest information from the local authority housing 

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

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

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

area. 
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Objectively Assessed Housing Need 

Employment Trends 

16. While demographic trends are key to the assessment of OAN, it is also important to consider current 

Employment Trends and how the projected growth of the economically active population fits with the 

future changes in job numbers. 

17. Based on the conclusions about future jobs, the overall increase in employment is likely to yield 33,400 

extra jobs in the Buckinghamshire HMA over the 20-year period 2013-33; so it is appropriate that we 

balance future workers against these extra jobs.  Taking account of existing commuting patterns and 

changes to unemployment recorded over the period 2013-15, the demographic projections (without any 

uplift for market signals) would provide 21,400 extra workers locally whereas 29,900 extra workers would 

be needed.  Therefore, there is a need to increase housing delivery to ensure that there will be enough 

workers for the likely increase in jobs in the area. 

18. Considering the balance of jobs and workers in the two sub-FEMAs: 

» Aylesbury town sub-FEMA όǿƘƛŎƘ ƻƴ ŀ άōŜǎǘ Ŧƛǘέ ōŀǎƛǎ ŎƻǊǊŜǎǇƻƴŘǎ ǘƻ !ȅƭŜǎōǳǊȅ ±ŀle district) needs 

an extra 12,900 workers locally whereas a growth of 9,600 is identified: a shortfall of 3,300 workers.  

Balancing jobs and workers yields an extra housing need of 2,300 dwellings, which increases the 

overall housing need to 21,200 dwellings. 

» High Wycombe and Amersham sub-FEMA όǿƘƛŎƘ ƻƴ ŀ άōŜǎǘ Ŧƛǘέ ōŀǎƛǎ ŎƻǊǊŜǎǇƻƴŘǎ ǘƻ /ƘƛƭǘŜǊƴΣ 

South Bucks and Wycombe districts) needs an extra 17,000 workers locally whereas a growth of 

11,800 is identified: a shortfall of 5,300 workers.  Balancing jobs and workers yields an extra need of 

3,600 dwellings, increasing the overall housing need to 27,400 dwellings. 

Market Signals 

19. NPPF sets out that άtƭŀƴǎ ǎƘƻǳƭŘ ǘŀƪŜ ŀŎŎƻǳƴǘ ƻŦ ƳŀǊƪŜǘ ǎƛƎƴŀƭǎΧέ (ID 2a-017) and PPG identifies that άǘƘŜ 

housing need number suggested by household projections (the starting point) should be adjusted to reflect 

ŀǇǇǊƻǇǊƛŀǘŜ ƳŀǊƪŜǘ ǎƛƎƴŀƭǎέ. 

20. The HEDNA has considered the Market Signals for the Buckinghamshire HMA and compared these to other 

areas which have similar demographic and economic characteristics.  On the basis of this data we can 

conclude: 

» House Prices: lower quartile prices are higher than the national average, with a lower quartile price 

ƻŦ ϻмфуΣоллΣ ŎƻƳǇŀǊŜŘ ǘƻ 9ƴƎƭŀƴŘΩǎ ϻмнсΣнлл όōŀǎŜŘ ƻƴ нлмн-13 values).  The current price in the 

HMA is higher than West Kent but lower than both South West Hertfordshire and West Surrey.  

Over the last 5-years, prices have remained relatively stable across all of the comparator areas; 

» Rents: for average private sector rents in 2013-14, the study area is above the national average 

(£1,044 pcm cf. £720 pcm); however, market rents are notably higher in all of the comparator 

areas.  Average rents in the study area have increased in the past 5 years at a similar rate to all 

comparator areas, which has been at a faster rate than the national rate for England (44%); 

» Affordability (in terms of the ratio between lower quartile house prices and lower quartile earnings) 

ƛǎ ŎǳǊǊŜƴǘƭȅ ΨǿƻǊǎŜΩ ƛƴ ǘƘŜ ǎǘǳŘȅ ŀǊŜŀ ǘƘŀƴ ŀŎǊƻǎǎ 9ƴƎƭŀƴŘ ŀǎ ŀ ǿƘƻƭŜ όфΦпȄ ŎŦΦ с.5x), however the 

ǊŀǘŜ ƛǎ ƴƻǘŀōƭȅ ΨōŜǘǘŜǊΩ ǘƘŀƴ ƛƴ ǘƘŜ ŎƻƳǇŀǊŀǘƻǊ ŀǊŜŀǎΦ CǳǊǘƘŜǊƳƻǊŜΣ ŀŦŦƻǊŘŀōƛƭƛǘȅ Ǌŀǘƛƻǎ ƛƴ ǘƘŜ ǎǘǳŘȅ 
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area have improved since 2008 at a rate that is broadly consistent with the national average and 

comparator areas; 

» Overcrowding (in terms of Census occupancy rates) shows that 6.3% of households in the study 

area are overcrowded based on an objective measure, which is less than the rate for England (8.7%) 

and comparable with most of the comparator areas;  

» Rate of development (in terms of increase in dwelling stock over the last 10 years) shows that 

development has increased the stock size by 7.6%, which is lower than England (8.3%), South West 

Herts and West Kent, but is higher than West Surrey.  Of course, these figures will inevitably be 

influenced by local constraints as well as individual policies. 

21. On the basis of the Market Signals (in particular indicators relating to price), we can conclude that 

conditions across Buckinghamshire suggest that the level of Objectively Assessed Need for the HMA 

should be higher than suggested by household projections in isolation. 

22. Based on comparisons with other areas, the evidence supports a differential response for the local housing 

market areas: 

» Aylesbury Vale: based on the άƳƻŘŜǎǘέ affordability pressure identified, we would propose an 

overall uplift of 10% of the housing need identified based on the household projections; and 

» Chiltern, South Bucks and Wycombe: based on affordability being around double the level 

associated with άƳƻŘŜǎǘέ pressure, we would propose that the response to Market Signals should 

also be doubled with an overall uplift of 20% of the housing need identified based on the 

household projections. 

Conclusions 

23. We have calculated Objectively Assessed Need (OAN) based on demographic projections and assessed 

these against Market Signals to determine if a higher rate of housing delivery is needed.  CLG Household 

Projections suggest that household numbers across Buckinghamshire will increase by an average of 2,042 

per year, based on short-term migration trends.  However, demographic projections that take full account 

of local demography and which are based on 10-year migration trends provide a more reliable and 

appropriate basis for establishing future housing need.  On this basis, the HEDNA has identified a growth of 

41,152 households: a need for 42,728 dwellings over the 20-year period 2013-33, equivalent to an 

average of 2,136 dwellings per year. 

24. For !ȅƭŜǎōǳǊȅ ±ŀƭŜ όŀǎ ŀ άōŜǎǘ Ŧƛǘέ ǘƻ the Aylesbury town local HMA) an uplift of 10% is proposed in 

response to market signals.  Nevertheless, evidence from planned jobs and workers identifies a need to 

increase housing delivery by 2,313 dwellings to provide enough workers for the likely increase in jobs in the 

sub-FEMA.  The baseline housing need is therefore increased to a total of 21,289 dwellings over the 20-

year Plan period 2013-33.  This will provide sufficient housing for the workers needed and exceed the 

proposed market signals uplift. 

25. For Chiltern, South Bucks and Wycombe (aǎ ŀ άōŜǎǘ Ŧƛǘέ ǘƻ ǘƘŜ High Wycombe and Amersham local HMA) an 

uplift of 20% is proposed in response to market signals.  This is higher than the uplift needed to balance 

jobs and workers.  On this basis, the baseline housing need is increased to a total of 28,664 dwellings over 

the 20-year period 2013-33.  This will provide sufficient housing to deliver the proposed uplift in response 

to market signals and exceed the identified number of workers needed. 
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26. The OAN includes the unmet needs of homeless and other households in unacceptable accommodation 

that existed in 2013 and identified all needs arising over the 20-year period 2013-33, so there is no need to 

ƛƴŎƭǳŘŜ ŀƴȅ ŦǳǊǘƘŜǊ ΨōŀŎƪƭƻƎΩ ƻŦ ŀŘŘƛǘƛƻƴŀƭ ǳƴƳŜǘ ƴŜŜŘ ŦƻǊ ƘƻǳǎƛƴƎ ŀǘ ǘƘŜ ǎǘŀǊǘ ƻŦ ƴŜǿ tƭŀƴ ǇŜǊƛƻŘΦ 

27. Figure 3 summarises each of the stages for establishing the Full Objectively Assessed Need for Housing. 

Figure 3: Full Objectively Assessed Need for Housing across Buckinghamshire 2013-33 

Stage 

Aylesbury 
local HMA 

High Wycombe and Amersham  
local HMA 

TOTAL 
Aylesbury 

Vale 
Chiltern 

South  
Bucks 

Wycombe 

HOUSEHOLDS      

Demographic starting point 
CLG household projections 2013-33 

18,404 4,552 6,522 11,369 40,847 

Adjustment for local demographic factors and migration 
trends 
10-year migration trend 

-260 +752 -902 +715 +305 

Baseline household projections  
taking account of local circumstances 

18,144 5,304 5,620 12,084 41,152 

DWELLINGS      

Allowance for transactional vacancies and second homes 
Based on dwellings without a usually resident household 

697 198 256 425 1,576 

Housing need based on household projections  
taking account of local circumstances 

18,841 5,502 5,876 12,509 42,728 

Adjustment for suppressed household formation rates 
Concealed families and homeless households with allowance 
for vacancies and second homes 

130 + 5  
= 135 

38 + 1 
= 39 

192 + 4  
= 201 

274 + 10  
= 284 

634 + 25 
= 659 

Baseline housing need based on demographic projections 18,976 5,541 6,077 12,793 43,388 

Further 
adjustment
ǎ ƴŜŜŘŜŘΧ 

In response to balancing jobs and workers 
Projected growth in workers exceeds forecast 
jobs growth and planned jobs growth therefore 
no further adjustment needed 

2,313 818 873 1,860 5,864 

In response to market signals 
Dwellings needed (in addition to the adjustment  
for concealed families and homeless households) 
to deliver the overall percentage uplift proposed 

10% x 18,841 
= 1,884 

1,884 - 135  

= 1,749 

20% x 5,502 
= 1,100 

1,100 - 39 

= 1,061 

20% x 5,876 
 = 1,175 

1,175 - 201  

= 974 

20% x 12,509 
 = 2,502 

2,502 - 284   

= 2,218 

15% x 42,728 
= 6,409 

6,409 - 659  

= 5,750 

Combined impact of the identified adjustments +2,313 +1,061 +974 +2,218 +6,566 

Full Objectively Assessed Need for Housing 2013-33 21,289 6,602 7,051 15,011 49,954 

28. It is important to remember that PPG identifies that άŜǎǘŀōƭƛǎƘƛƴƎ ŦǳǘǳǊŜ ƴŜŜŘ ŦƻǊ ƘƻǳǎƛƴƎ ƛǎ ƴƻǘ ŀƴ ŜȄŀŎǘ 

ǎŎƛŜƴŎŜέ (ID 2a-014) and, whilst the OAN must be underwritten by robust evidence, the final conclusions 

should reflect the overall scale of the housing needed in the housing market area. 

29. The HEDNA therefore identifies the Full Objective Assessed Need for Housing in Buckinghamshire HMA 

to be 50,000 dwellings over the 20-year period 2013-33, equivalent to an average of 2,500 dwellings per 

year.  This includes the Objectively Assessed Need of Affordable Housing for 10,500 dwellings over the 

same period, equivalent to an average of 525 per year.  This is the average number of dwellings needed 

every year over the period 2013-33 and represents a 1.1% increase in the dwelling stock each year across 

Buckinghamshire HMA (consistent with the 1.1% growth required across England to deliver 253,600 

dwellings annually). 
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30. Figure 4 sets out the overall housing need for market and affordable housing in each local planning 

authority area, however the Local Plans will consider the spatial distribution of the OAN across the county 

and determine the most appropriate location for market and affordable housing, and the type and size of 

properties to be provided in different areas. 

Figure 4: Market and affordable housing need by LA covering the relevant Local Plan periods (Source: ORS Housing Model. 

Note: Figures relate to individual Local Authority Plan periods which differ across the HMA) 

 
Aylesbury  

Vale 
Chiltern 

South  
Bucks 

Wycombe 
Bucks  
HMA 

Total Housing Need (dwellings) 
Plan period 

2013-33 
Plan period 

2014-36 
Plan period 

2014-36 
Plan period 

2013-33 
20-year period 

2013-33 

Market Housing Need 16,700 6,200 6,200 11,700 39,500 

Affordable Housing Need 4,600 1,100 1,600 3,400 10,500 

Overall Housing Need 21,300 7,300 7,800 15,100 50,000 

Uplift from CLG starting point estimate +12% +38% +4% +28% +18% 

31. It is important to note that the overall housing need was increased substantially from the CLG starting 

point, partly to balance jobs and workers and partly in response to Market Signal indicators.  The affordable 

housing needs assessment identified that a number of households unable to afford their housing costs are 

likely to move away from the area, and some might prefer to stay in the area if housing costs were less 

expensive or if more affordable housing was available.  This trend is particularly evident in Chiltern and 

South Bucks where housing costs are highest. 

32. The proposed market signals uplift should increase the overall amount of housing available in the market 

area and therefore ease the housing market pressures that have been identified.  Nevertheless, it is unlikely 

that house prices will adjust sufficiently to enable many of those households who are unable to afford their 

housing costs from moving away from the area.  The Councils may therefore want to consider providing 

some of the additional housing proposed in response to market signals as intermediate affordable 

housing, including low cost home ownership products.  This would accord with the objectives set out at 

paragraph 50 of the NPPF to άǿƛŘŜƴ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ ƘƻƳŜ ƻǿƴŜǊǎƘƛǇ ŀƴŘ ŎǊŜŀǘŜ ǎǳǎǘŀƛƴŀōƭŜΣ ƛƴŎƭǳǎƛǾŜ ŀƴŘ 

ƳƛȄŜŘ ŎƻƳƳǳƴƛǘƛŜǎέ. 

33. Providing some of the proposed uplift as affordable housing would not change the overall housing need 

identified but would increase the proportion of affordable housing (and intermediate affordable housing in 

particular).  It would be appropriate for the local planning authorities to consider this option when 

determining the most appropriate affordable housing targets for the area. 

Employment Land Requirements 

Commercial Property Market 

34. ¢ƘŜ CǳƴŎǘƛƻƴŀƭ 9ŎƻƴƻƳƛŎ aŀǊƪŜǘ !ǊŜŀΩǎ όC9a!ύ ƛƴŘǳǎǘǊƛŀƭ ŦƭƻƻǊǎǇŀŎŜ ƳŀǊƪŜǘ ƛǎ ǇŜǊŦƻǊƳƛƴƎ ǿŜƭƭ ǿƛǘƘ ŀ 

steady stream of investment activity for B1c/B2 industrial units from local businesses in the FEMA. 

However, there is considered to be a lack of supply of suitable B1c/B2 stock across the FEMA area. Local 

commercial agents consider that additional sites need to be brought forward for B1c/B2 class development, 

in order to accommodate SMEs. 
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35. ¢ƘŜ C9a!Ωǎ ƻŦŦƛŎŜ ƳŀǊƪŜǘ ƛǎ ƳǳŎƘ ǎƳŀƭƭŜǊ ǿƘŜƴ ŎƻƳǇŀǊŜŘ ǘƻ ǘƘŜ ƛƴŘǳǎǘǊƛŀƭ ƳŀǊƪŜǘΦ ¢ƘŜ C9a! ƛǎ ƴƻǘ 

considered to be a prime office market and is considered by local agents to serve mainly locally based 

companies. In addition, Permitted Development Rights (allowing for the change of use from office to 

residential use without the need for a planning application) has contributed to the perceived decline in 

town centre office accommodation, particularly within Aylesbury and Chesham. 

Future Requirements 

36. The assessment of future employment land requirements considered a range of scenarios including: 

» A scenario based on the employment forecasts released by Experian in March 2015; 

» A scenario based on the employment forecasts released by Oxford Economics in March 2015; and 

» A trend-based scenario based on historical employment growth levels. 

37. The Oxford Economics employment scenario is considered to provide the most realistic projection of future 

employment land requirements, and are aligned to the key signals emerging from the market review and 

stakeholder consultation. 

38. The Oxford Economics forecasts identify potential growth in B class employment of around 14,360 full time 

equivalent employees for the FEMA over the period 2013-2033 (with an additional 2,270 jobs for the period 

2033-2036). 

39. Employment growth is anticipated to come primarily from B1a/b sectors (mainly office based jobs). The 

Oxford Economics forecasts identify smaller levels of B8 growth and decline in employment in industrial 

sectors. 

Supply of Employment Land 

40. The FEMA has approximately 5 million sq.m of B-class use employment floorspace. The majority of this 

floorspace consists of warehousing & distribution (B8) with a 45% share of total B-class employment 

floorspace, followed by industrial (B1c/B2) with a 31% share and office and research and development 

(B1a/b) with a 23% share. 

41. The FEMA has a low vacancy rate of 8%. This vacancy level is considered to be consistent with the efficient 

operation of the market (allowing for churn) and suggests strong levels of demand and little to no 

opportunity to release employment land across the FEMA. 

42. Buckinghamshire FEMA has a number of potential sources that could enable new employment floorspace 

to be developed, as follows: 

» Allocated Employment Land (without planning consent); 

» Land identified in Neighbourhood Plans; 

» Commercial development pipeline (sites with extant planning permission for employment 

floorspace); and 

» Prior approvals (this is not a source of supply but is considered as it represents a future reduction in 

supply).  
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Demand-Supply  

43. Figure 5 below sets out the relationship between the estimated demand and supply of employment 

floorspace in the FEMA by type of floorspace.  It takes account of the total supply identified in the study 

and subtracts the total demand identified from the preferred Oxford Economics scenario.  Figure 5 

identifies the remaining surplus once the anticipated demand has been removed from the potential supply 

of new sites.  Figure 5 identifies that the FEMA should theoretically have surplus of 80,100 sqm of B use 

class floorspace available, which should be sufficient to meet economic development needs over the period 

to 2036. 

Figure 5: FEMA Supply/demand floorspace balance under the Oxford Economics Scenario (up to 2036) (sq. m) (Note: Negative 

values indicate shortfall, positive values indicate surplus.  All numbers are rounded) 

Use Class 2013-2033 2033-2036 2013-2036 

Floorspace Balance (sq. m)    

B1a/b -26,000 -26,200 -52,200 

B1c/B2 +177,600 +15,400 +193,000 

B8 -27,300 -33,400 -60,700 

Total B use class +124,300 -44,200 +80,100 

Conclusions 

44. Although there is a theoretical surplus of B use class floorspace available as identified in the supply-demand 

balance, our assessment (including stakeholder consultation and telephone interviews with stakeholders 

and property agents) suggests that there is a lack of suitable land. It is clear that some of the sites will 

require significant investment in infrastructure to come forward for development.  There is also the 

perception that the type of premises available is lacking in certain respects. There is considered to be a lack 

of flexible space that is suitable for starts-ups or for SMEs looking to expand. Larger industrial premises are 

also considered to be in short supply. 

45. It is therefore recommended that the following is take into account: 

» Losses of employment space - It is anticipated that over the plan period at the District and FEMA 

levels that there will be some further loss of employment land, which in some cases could lead to 

the displacement of existing business occupiers. Where this occurs each of the local authorities 

would be justified in seeking replacement employment land to account for these losses.  

» Non delivery of local plan allocations and sites with planning permission - Given the long term 

nature of plan making, there may be some uncertainty as to whether all the allocated land and sites 

with planning permission will be delivered. If this is the case then the local authority would have a 

shortfall of employment floorspace. As such, each local authority may choose to build in a buffer in 

its land allocation to account for non-delivery of sites. 
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1. Introducing the Study 
Background to the project and wider policy context 

1.1 Opinion Research Services (ORS) and Atkins were jointly commissioned by Aylesbury Vale, Chiltern and 

Wycombe District Councils to prepare a Housing and Economic Development Needs Assessment (HEDNA) 

that covered their three administrative areas: the Central Buckinghamshire HEDNA.  Following the decision 

to prepare a Joint Plan for Chiltern and South Bucks, an update of the previous study was commissioned to 

incorporate additional analysis for South Bucks district and establish the Full Objectively Assessed Need for 

housing and the Full Objectively Assessed Economic Needs across the whole of Buckinghamshire. 

1.2 The purpose of the study is to support the local authorities in objectively assessing and evidencing the need 

for housing (both market and affordable) and employment, and to provide other evidence to inform local 

policies, plans and decision making.  The study adheres to the requirements of the National Planning Policy 

Framework (NPPF) published in 2012 and subsequent Planning Policy Guidance.  The methodology was also 

mindful of emerging good practice and outcomes from Examinations, as well as the Technical Advice Note 

about Objectively Assessed Need and Housing Targets that was originally published by the Planning 

Advisory Service (PAS) in June 2014 with a second edition in July 2015. 

National Planning Policy Framework 
1.3 The National Planning Policy Framework (NPPF) contains a presumption in favour of sustainable 

development, and states that Local Plans should meet the full, objectively assessed needs for market and 

affordable housing in the housing market area.  Given that Regional Spatial Strategies are now revoked, the 

responsibility for establishing the needs of the area rests with the local planning authority. 

At the heart of the National Planning Policy Framework is a presumption in favour of sustainable 

development, which should be seen as a golden thread running through both plan-making and 

decision-taking. 

Local planning authorities should positively seek opportunities to meet the development needs of 

their area. 

Local Plans should meet objectively assessed needs, with sufficient flexibility to adapt to rapid 

change, unless any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole. 

National Planning Policy Framework (NPPF), paragraph 14 

 

To boost significantly the supply of housing, local planning authorities should use their evidence 

base to ensure that their Local Plan meets the full, objectively assessed needs for market and 

affordable housing in the housing market area. 

National Planning Policy Framework (NPPF), paragraph 47 



 
 

Opinion Research Services ſ Atkins | Buckinghamshire Housing and Economic Development Needs Assessment January 2016 

 

 

 16  

1.4 Paragraph 158 of the Framework outlines the requirement for local planning authorities to ensure that 

their Local Plan is based on adequate, up-to-date and relevant evidence about the economic, social and 

environmental characteristics and prospects of their area.  Local planning authorities are asked to ensure 

that their assessment of strategies for housing, employment and other uses are integrated, and that they 

take full account of relevant market and economic signals.  Given this context, Housing and Economic 

Development Needs Assessments (HEDNAs) primarily inform the production of the Local Plan (which sets 

out the spatial policy for a local area). 

1.5 One of the key objectives is to provide the robust and strategic evidence base required to establish the 

Objectively Assessed Need (OAN) for housing in the Housing Market Area (HMA) and provide information 

on the appropriate mix of housing and range of tenures needed. 

Housing 

Local planning authorities should have a clear understanding of housing needs in their area. 

They should prepare a Strategic Housing Market Assessment to assess their full housing needs, 

working with neighbouring authorities where housing market areas cross administrative boundaries. 

The Strategic Housing Market Assessment should identify the scale and mix of housing and the 

range of tenures that the local population is likely to need over the plan period which: 

» meets household and population projections, taking account of migration and demographic 

change; 

» addresses the need for all types of housing, including affordable housing and the needs of 

different groups in the community (such as, but not limited to, families with children, older 

people, people with disabilities, service families and people wishing to build their own homes); 

and 

» caters for housing demand and the scale of housing supply necessary to meet this demand; 

National Planning Policy Framework (NPPF), paragraph 159 

1.6 The NPPF also identifies that local planning authorities should have a clear understanding of business needs 

within the economic markets operating in and across their area and establish a robust evidence base to 

understand both existing business needs and likely changes in the market. 

Business 

Local planning authorities should have a clear understanding of business needs within the economic 

markets operating in and across their area. To achieve this, they should: 

» work together with county and neighbouring authorities and with Local Enterprise Partnerships 

to prepare and maintain a robust evidence base to understand both existing business needs and 

likely changes in the market; and 

» work closely with the business community to understand their changing needs and identify and 

address barriers to investment, including a lack of housing, infrastructure or viability. 

National Planning Policy Framework (NPPF), paragraph 160 

1.7 Local authorities should avoid the long term protection of sites allocated for employment if there is no 

realistic prospect of these sites being used for that purpose.  A key factor underpinning employment land 

policies should therefore be the thorough consideration of market and economic signals. 
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Local planning authorities should use this evidence base to assess: 

» the needs for land or floorspace for economic development, including both the quantitative and 

qualitative needs for all foreseeable types of economic activity over the plan period, including for 

retail and leisure development; 

» the existing and future supply of land available for economic development and its sufficiency and 

suitability to meet the identified needs. Reviews of land available for economic development 

should be undertaken at the same time as, or combined with, Strategic Housing Land Availability 

Assessments and should include a reappraisal of the suitability of previously allocated land; 

» the role and function of town centres and the relationship between them, including any trends in 

the performance of centres; 

» the capacity of existing centres to accommodate new town centre development; 

» locations of deprivation which may benefit from planned remedial action; and 

» the needs of the food production industry and any barriers to investment that planning can 

resolve. 

National Planning Policy Framework (NPPF), paragraph 161 

Planning Practice Guidance 
1.8 ¢ƘŜ 5ŜǇŀǊǘƳŜƴǘ ŦƻǊ /ƻƳƳǳƴƛǘƛŜǎ ŀƴŘ [ƻŎŀƭ DƻǾŜǊƴƳŜƴǘΩǎ tƭŀƴƴƛƴƎ tǊŀŎǘƛŎŜ DǳƛŘŀƴŎŜ όttDύ ƛǎ ŀ ǿŜō-based 

resource that brings together planning practice guidance for England in an accessible and usable way.  The 

PPG guidance regarding the assessment of housing and economic development needs and housing and 

economic land availability assessments is of particular relevance to HEDNA studies. 

1.9 PPG states that the assessment of economic development needs should take into consideration: 

» Recent patterns of employment land supply and loss to other uses (based on extant planning 

permissions and planning applications); 

» Market intelligence (from local data and discussions with developers, property agents and local 

businesses) and market signals, such as levels and changes in rental values, and differentials 

between land values in different uses; 

» Potential infrastructure constraints; 

» The existing stock of employment land including recent statistics on take-up of sites; 

» Likely future business needs and future market requirements, including locational and premises 

requirements of particular types of business; and 

» Identification of oversupply and evidence of market failure. 

1.10 In terms of forecasting future trends, PPG states that plan makers should consider forecasts of both 

quantitative and qualitative need and future needs should be broken down by economic sectors. Local 

planning authorities should assess their development needs working with other local authorities in the 

relevant housing market area or functional economic market area in line with the duty to cooperate.  This is 

because such needs are rarely constrained precisely by local authority administrative boundaries. 

1.11 Projected demand should then be compared to the available stock of land so that any gaps in local 

employment land provision can be identified.  Sites or broad locations should be assessed in terms of their 
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suitability for development, availability and realistic likelihood of coming forward for development, and 

plan makers should use a range of techniques to assess future employment land requirements including: 

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

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

» Past take-up of employment land and property and/or future property market requirements; 

» Consultation with key stakeholders, studies of business trends, and monitoring of business, 

economic and employment statistics. 

1.12 The four local authorities are undertaking Housing and Economic Land Availability Assessments based on a 

common methodology that has been agreed. 

Duty to Co-operate 
1.13 The Duty to Co-operate was introduced in the 2011 Localism Act and is a legal obligation.  The NPPF sets 

out an expectation that public bodies will co-operate with others on issues with any cross-boundary impact, 

ƛƴ ǇŀǊǘƛŎǳƭŀǊ ƛƴ ǊŜƭŀǘƛƻƴ ǘƻ ǎǘǊŀǘŜƎƛŎ ǇǊƛƻǊƛǘƛŜǎ ǎǳŎƘ ŀǎ άthe homes and jobs needed in the areaέ ŀƴŘ άǘƘŜ 

provision of retail, leisure and other commerŎƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘέ. 

Public bodies have a duty to cooperate on planning issues that cross administrative boundaries, 

particularly those which relate to the strategic priorities set out in paragraph 156. The Government 

expects joint working on areas of common interest to be diligently undertaken for the mutual 

benefit of neighbouring authorities. 

Local planning authorities should work collaboratively with other bodies to ensure that strategic 

priorities across local boundaries are properly coordinated and clearly reflected in individual Local 

Plans. Joint working should enable local planning authorities to work together to meet development 

requirements which cannot wholly be met within their own areas ς for instance, because of a lack of 

physical capacity or because to do so would cause significant harm to the principles and policies of 

this Framework. As part of this process, they should consider producing joint planning policies on 

strategic matters and informal strategies such as joint infrastructure and investment plans. 

National Planning Policy Framework (NPPF), paragraphs 178-179 

1.14 This co-operation will need to be demonstrated as sound when plans are submitted for examination.  One 

key issue is how any unmet development and infrastructure requirements can be provided by co-operating 

with adjoining authorities (subject to tests of reasonableness and sustainability).  The NPPF sets out that 

co-ƻǇŜǊŀǘƛƻƴ ǎƘƻǳƭŘ ōŜ άa continuous process of engagementέ ŦǊƻƳ άthinking through to implementationέΦ 

Local planning authorities will be expected to demonstrate evidence of having effectively cooperated 

to plan for issues with cross-boundary impacts when their Local Plans are submitted for 

examination. This could be by way of plans or policies prepared as part of a joint committee, a 

memorandum of understanding or a jointly prepared strategy which is presented as evidence of an 

agreed position. Cooperation should be a continuous process of engagement from initial thinking 

through to implementation, resulting in a final position where plans are in place to provide the land 

and infrastructure necessary to support current and projected future levels of development. 

National Planning Policy Framework (NPPF), paragraph 181 
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Overview of the HEDNA 
1.15 The HEDNA was jointly commissioned by Aylesbury Vale, Chiltern, South Bucks and Wycombe local 

authorities to provide a consistent evidence base for housing across the Buckinghamshire HMA and FEMA. 

Study Area 

1.16 The area covered by the Central Buckinghamshire HMA and Central Buckinghamshire FEMA was the subject 

ƻŦ ŀ ǎŜǇŀǊŀǘŜ ǊŜǇƻǊǘΣ ΨΩHousing Market Areas and Functional Economic Market Areas in Buckinghamshire 

ŀƴŘ ǘƘŜ ǎǳǊǊƻǳƴŘƛƴƎ ŀǊŜŀǎΩΩ.  Figure 6 illustrates the functional housing market areas (HMAs) and functional 

economic market areas (FEMAs) that the study identified. 

Figure 6: Functional housing and economic market areas for Buckinghamshire and the surrounding area 

Functional Housing Market Areas (HMAs) 

 

Functional Economic Market Areas (FEMAs) 

 

1.17 The NPPF recognises that housing market areas may cross administrative boundaries, and PPG emphasises 

that housing market areas reflect functional linkages between places where people live and work.  

bŜǾŜǊǘƘŜƭŜǎǎΣ ǘƘŜǊŜ ƛǎ ƴŜŜŘ ŦƻǊ ŀ άōŜǎǘ Ŧƛǘέ ŀǇǇǊƻȄƛƳŀǘƛƻƴ ǘƻ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅ ŀǊŜŀǎ ŦƻǊ ŘŜǾŜƭƻǇƛƴƎ ŜǾƛŘŜƴŎŜ 

and policy as suggested by the PAS OAN technical advice note (second edition, paragraphs 5.9 and 5.21): 

ά.oundaries that straddle local authority areas are usually impractical, given that planning 

policy is mostly made at the local authority level, and many kinds of data are unavailable for 

smaller areasέ  

άLt is best if HMAs, as defined for the purpose of needs assessments, do not straddle local 

authority boundaries. For areas smaller than local authorities data availability is poor and 

analysis becomes impossibly complexΦέ 

1.18 DƛǾŜƴ ǘƘƛǎ ŎƻƴǘŜȄǘΣ ǘƘŜ ƻǊƛƎƛƴŀƭ ǎǘǳŘȅ ŜǎǘŀōƭƛǎƘŜŘ ǘƘŜ Ƴƻǎǘ ŀǇǇǊƻǇǊƛŀǘŜ άōŜǎǘ Ŧƛǘέ ŀǊŜŀǎ ŦƻǊ ǘƘŜ ŦǳƴŎǘƛƻƴŀƭ 

HMAs and FEMAs that had been identified, based on local authority boundaries.  The report concluded that 

the substantial majority of Buckinghamshire county residents (80%) live in the Central Buckinghamshire 

functional housing market area.  Chiltern and Wycombe districts fall entirely within this functional housing 
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market area together with almost two-thirds of the Aylesbury Vale district population (with the remaining 

population split across three different functional housing markets). 

1.19 However, it was concluded that South Bucks population was divided, with approaching half living in the 

Central Buckinghamshire functional housing market area and the remainder all living in the Reading & 

Slough functional area ς and in consideǊƛƴƎ ŀ άōŜǎǘ ŦƛǘέΣ ƛǘ ŎƻǳƭŘ ōŜ ŀǊƎǳŜŘ ǘƘŀǘ {ƻǳǘƘ .ǳŎƪǎ ǎƘƻǳƭŘ ōŜ 

associated with either Central Buckinghamshire or Reading & Slough.  Nevertheless, the study proposed a 

ƘƛŜǊŀǊŎƘȅ ŦƻǊ ǘƘŜ άōŜǎǘ Ŧƛǘέ ŦƻǊ {ƻǳǘƘ .ǳŎƪǎ ǎǳǇǇƻǊǘŜŘ ōȅ ǘƘŜ Řŀǘŀ ƻƴ ōƻǘƘ ŎƻƳƳǳǘƛƴƎ ŀƴd migration flows; 

with the first preference being London, the second being Berkshire and the third being with the rest of 

Buckinghamshire. 

1.20 In October 2015, ORS was asked to consider the implications of a Joint Plan being developed for Chiltern 

and South Bucks and a draft paper was prepared and circulated to neighbouring local authorities: άIa!ǎ 

and FEMAs in Buckinghamshire ς ¢ƘŜ LƳǇŀŎǘ ƻŦ ŀ Wƻƛƴǘ tƭŀƴ ŦƻǊ /ƘƛƭǘŜǊƴ ŀƴŘ {ƻǳǘƘ .ǳŎƪǎέ.  That paper 

confirmed that a Joint Plan would have no impact on the functional areas identified in Figure 6; but it noted 

ǘƘŀǘ ǘƘŜ ŎƻƴŎƭǳǎƛƻƴǎ ŀōƻǳǘ ǘƘŜ Ƴƻǎǘ ŀǇǇǊƻǇǊƛŀǘŜ άōŜǎǘ Ŧƛǘέ ŎƻƴŦƛƎǳǊŀǘƛƻƴ ŎƻǳƭŘ ōŜ ŀŦŦŜŎǘŜŘ ƛŦ /ƘƛƭǘŜǊƴ ŀƴŘ 

South Bucks ǿŜǊŜ Ƨƻƛƴǘƭȅ ŎƻƴǎƛŘŜǊŜŘ ŀǎ ŀ ǎƛƴƎƭŜΣ ŎƻƳōƛƴŜŘ ŀǊŜŀΤ ƛΦŜΦ ƛŦ ǘƘŜ άōŜǎǘ Ŧƛǘέ ƎŜƻƎǊŀǇƘȅ ǿŀǎ ōŀǎŜŘ 

on Local Plan areas rather than local planning authorities. 

1.21 There are two clear reasons for HMAs and FEMAs to be constrained to administrative boundaries.  These 

are summarised in the above extracts from the PAS OAN technical advice note:  

» Evidence: άŦƻǊ ŀǊŜŀǎ ǎƳŀƭƭŜǊ ǘƘŀƴ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘƛŜǎ Řŀǘŀ ŀǾŀƛƭŀōƛƭƛǘȅ ƛǎ ǇƻƻǊ ŀƴŘ ŀƴŀƭȅǎƛǎ ōŜŎƻƳŜǎ 

ƛƳǇƻǎǎƛōƭȅ ŎƻƳǇƭŜȄέ (second edition, paragraph 5.21); and  

» Policy: άboundaries that straddle local authority areas are usually impractical, given that planning 

policy is mostly made at the local authority levelέ (second edition, paragraph 5.9). 

1.22 Regardless of whether or not a Joint Plan is pursued, evidence will be available separately for the two local 

authority areas.  Nevertheless, whilst planning policy is mostly made at the local authority level, a Joint Plan 

would mean planning policy would be developed jointly for the combined area and this would benefit from 

a single, integrated evidence-base.  Furthermore, Planning Practice Guidance for housing and economic 

development needs assessments identifies that: 

Where there is a joint plan, housing requirements and the need to identify a five year supply of sites 

can apply across the joint plan area. The approach being taken should be set out clearly in the plan. 

Planning Practice Guidance (March 2014), ID 2a-010 

1.23 The paper confirmed that should a Joint Plan be pursued by Chiltern and South Bucks, it is likely that 

housing requirements and housing supply will be considered across the Joint Plan area; so the NPPF 

requirement to identify the άŦǳƭƭΣ ƻōƧŜŎǘƛǾŜƭȅ ŀǎǎŜǎǎŜŘ ƴŜŜŘ ŦƻǊ ƳŀǊƪŜǘ ŀƴŘ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎέ (paragraph 

47) would need to establish the overall housing needs of the combined area.  Therefore, it was considered 

ŀǇǇǊƻǇǊƛŀǘŜ ǘƻ ŜǎǘŀōƭƛǎƘ ŀ άōŜǎǘ Ŧƛǘέ ƎŜƻƎǊŀǇƘȅ ōŀǎŜŘ ƻƴ [ƻŎŀƭ tƭŀƴ ŀǊŜŀǎΦ 

1.24 Central Buckinghamshire functional HMA covers three quarters of the population of the combined area.  

Furthermore, whilst significant commuting and migration flows exist between London and the combined 

area, outside London the combined area has strong links with both the rest of Buckinghamshire and parts 

of Berkshire.  However, the strongest linkage for the combined area outside London was with the rest of 

Buckinghamshire in terms of both commuting and migration. 
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1.25 Based on detailed analysis of the evidence, the paper therefore concluded that the most pragmatically 

ŀǇǇǊƻǇǊƛŀǘŜ άōŜǎǘ Ŧƛǘέ ŦƻǊ /ƘƛƭǘŜǊƴ ŀƴŘ {ƻǳǘƘ .ǳŎƪǎ ŀǎ ŀ ǎƛƴƎƭŜΣ ŎƻƳōƛƴŜŘ ŀǊŜŀ ǿƻǳƭŘ ōŜ ŀǎ ǇŀǊǘ ƻŦ ǘƘŜ 

Central Buckinghamshire housing market area.  On this basis, the άōŜǎǘ Ŧƛǘέ ŦƻǊ ǘƘŜ ǿƘƻƭŜ 

Central Buckinghamshire HMA would comprise the local authorities of Aylesbury Vale, Chiltern, 

South Bucks and WycombeΤ ǘƘŜ ά.ǳŎƪƛƴƎƘŀƳǎƘƛǊŜ Ia!έ.  As the same functional area was identified for 

ǘƘŜ Ia! ŀƴŘ C9a!Σ ǘƘŜ ǊŜŎƻƳƳŜƴŘŜŘ άōŜǎǘ Ŧƛǘέ ŦƻǊ ǘƘŜ C9a! ǿƻǳƭŘ ŀƭǎƻ ōŜ ōŀǎŜŘ ƻƴ ǘƘŜ ǎŀƳŜ four local 

authority areasΤ ǘƘŜ ά.ǳŎƪƛƴƎƘŀƳǎƘƛǊŜ C9a!έ. 

1.26 The objective of the Buckinghamshire HEDNA was to establish the Objectively Assessed Need (OAN) for 

housing (both market and affordable) for the Buckinghamshire HMA and provide a robust assessment of 

the future full, objectively assessed, economic needs for the Buckinghamshire FEMA; ensuring that this was 

fully compliant with the requirements of the NPPF and PPG and mindful of good practice.  The 

Buckinghamshire HEDNA (Consultation Draft: January 2016) supersedes the Central Buckinghamshire 

HEDNA (Consultation Draft: October 2015).  Nevertheless, it does not take account of consultation 

feedback received by Aylesbury Vale and Wycombe Councils in Autumn 2015.  Chiltern and South Bucks 

Councils will be consulting on this report in early 2016 and the Buckinghamshire HEDNA will then be 

finalised taking account of the feedback received by all four local planning authorities. 

1.27 It is important to recognise that the information from the HEDNA should not be considered in isolation, but 

forms part of a wider evidence base to inform the development of housing and planning policies.  The 

HEDNA does not seek to determine rigid policy conclusions, but instead provides a key component of the 

evidence base required to develop and support a sound policy framework. 

Study Methodology 

1.28 Modelling future housing need requires a consideration of the housing market from a high-level, strategic 

perspective; in this way an understanding of how key drivers and long-term trends impact on the structure 

of households and population over the full planning period can be delivered. 

1.29 The methodology was therefore based on secondary data, and sought to: 

» Provide an overview of the FEMA and review the local policy context (Chapter 2); 

» Evidence the need and demand for housing based on demographic projections (Chapter 3); 

» Identify the appropriate balance between market and affordable housing (Chapter 4); 

» Consider the local property market and review the existing supply (Chapter 5); 

» Evidence future economic needs and employment forecasts (Chapter 6); 

» Establish the Objectively Assessed Need for housing (Chapter 7), including a review of the: 

ς Balance between future workers and jobs; and 

ς Market signals about the balance between demand for and supply of dwellings; 

» Consider overall housing requirements the needs for all types of housing (Chapter 8); and 

» Determine future employment land requirements (Chapter 9). 

1.30 Overall results have been provided for the period 2013-2033, with population projections that adopt a 

baseline date of 2013 and take account of population estimates for 2014.  The projections have also been 

extended to 2036 to cover the full plan period for Chiltern and South Bucks.  The following periods apply for 

the three Local Plans: 
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» Aylesbury Vale 2013-2033;  

» Chiltern and South Bucks 2014-2036; and 

» Wycombe 2013-2033. 

1.31 This report also includes the following appendices: 

» Appendix A ς List of property agents consulted; 

» Appendix B ς Stakeholder workshop meeting notes; 

» Appendix C ς Site Reconnaissance; 

» Appendix D ς Experian and Trend-based scenarios; 

» Appendix E ς Proportion of employment in each sector requiring B use class floorspace; and 

» Appendix F ς Sites with 1,000 sq. m or more or of Net gain or loss of B-class Employment floorspace. 
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2. Overview of the FEMA 
Local policy context and key socio-economic indicators 

2.1 This section summarises the socio-economic baseline and policy context for the Functional Economic 

Market Area and provides conclusions on the economic development implications of the policy review for 

Aylesbury Vale, Chiltern and Wycombe district councils.  The chapter reviews the existing evidence base, 

but it should be noted that this HEDNA provides the most up to date evidence on housing and economic 

development needs for the study area. 

Aylesbury Vale District 

The Vale of Aylesbury Plan (VALP) (un-adopted) 

2.2 The Council have started on a new strategic plan for the District that will set out anticipated growth, 

alongside site allocations. In May 2014 an eight-week consultation took place to scope out the content of 

ǘƘŜ ǇƭŀƴΣ ǿƘƛŎƘ ǿŀǎ ŀŎŎƻƳǇŀƴƛŜŘ ōȅ ŀ ΨŎŀƭƭ ŦƻǊ ǎƛǘŜǎΩΦ !ƴ LǎǎǳŜǎ ŀƴŘ hǇǘƛƻƴǎ Ŏƻƴǎǳƭǘŀǘƛƻƴ ƛǎ ǇǊƻǇƻǎŜŘ ŦƻǊ 

October 2015 and a Housing and Economic Land Availability Assessment (HELAA) is also being prepared. 

The Vale of Aylesbury Plan (VAP) (un-adopted)  

2.3 The Vale of Aylesbury Plan (VAP) was withdrawn on the advice of an independent planning inspector. The 

un-adopted Vale of Aylesbury Plan (VAP) intended to set the strategic vision for development within the 

District up to 2031. It anticipated that in addition to the existing 70,000 jobs there would be a rise by a 

minimum of 6,000 net new jobs up to 2031 in addition to those already committed.  

Aylesbury Vale Economic Development Strategy (2008-2026) (2009) 

2.4 The Economic Development Strategy sets out the economic vision for the District up to 2026. The Strategy 

seeks to support and nurture key sector strengths, which include high performance engineering, telehealth 

and rehabilitation technologies, food and ICT. The Strategy is also seeking to support and nurture 

enterprise within Aylesbury Vale, including through the roll-out of superfast broadband across the District. 

The Strategy supports a number of employment generating initiatives including: 

» Delivery of the Aylesbury Vale Town Centre Masterplan.  

» 9ǎǘŀōƭƛǎƘƳŜƴǘ ƻŦ ŀ ΨƪƴƻǿƭŜŘƎŜ ǇŀǊƪΩ ǿƘƛŎƘ ŦǳƴŎǘƛƻƴǎ ŀǎ ŀ ōŀǎŜ ŦƻǊ ŎƻƳǇŀƴƛŜǎ ƛƴ ǎŜŎǘƻǊǎ ǊŀƴƎƛƴƎ 

from food to high-tech engineering and an expanding healthcare sector.  

» Support the continued development of the tourism, 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, telehealth3 and disability sports technologies.  

» /ŀǇƛǘŀƭƛǎŜ ƻƴ ǘƘŜ 5ƛǎǘǊƛŎǘΩǎ ƭƻŎŀǘƛƻƴ ōŜǘǿŜŜƴ hȄŦƻǊŘ ŀƴŘ /ŀƳōǊƛŘƎŜ ŜƴƘŀƴŎŜŘ ōȅ ǘƘŜ ŘŜƭƛǾŜǊȅ ƻŦ 

East West Rail by 2017. 
                                                           
3 Telehealth is the delivery of health-related services and information via telecommunications technologies 

http://www.aylesburyvaledc.gov.uk/GetAsset.aspx?id=fAAxADQAMwAyADYAfAB8AFQAcgB1AGUAfAB8ADAAfAA1
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» Develop the skills base through investment in and work with higher and further education 

providers.  

2.5 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 District. 

This is expected to be supported by the delivery of the Waterside Academy, a new education and 

training hub (occupied mainly by Aylesbury Vale College and Bucks New University) that will be 

located in Aylesbury Vale. 

» Enabling infrastructure: delivery of new infrastructure including superfast broadband.  

» Business retention and growth: proactively targeting and supporting growth-orientated employers. 

Inward invesǘƳŜƴǘΥ ǇǊƻƳƻǘƛƻƴ ƻŦ ǘƘŜ 5ƛǎǘǊƛŎǘΩǎ ΨƴƛŎƘŜΩ ƻŦŦŜǊ ŀƴŘ ǇǊƻŀŎǘƛǾŜ ǘŀǊƎŜǘƛƴƎ ƻŦ ƛƴǿŀǊŘ 

investment opportunities to support local sector strengths.  

» Enhancing knowledge economy skills:  through work with the Universities (Buckingham University 

and Bucks New University) and University Technical Centres at Aylesbury College and Silverstone. 

Aylesbury Vale Employment Land Study Update (2012)  

2.6 The Employment Land Review (ELR) Update considers the supply of and demand for employment land and 

premises in Aylesbury Vale District.  The Study assesses the future employment development potential of a 

number of existing employment sites, and potential locations for future employment development.  Key 

economic growth sectors are considered to be in the high performance engineering and motorsports, tele-

health and rehabilitation technologies, food and ICT as well as the tourism sectors.  Employment in the 

manufacturing sector and agriculture are both forecast to fall (by 630 and 260 jobs respectively).   

2.7 The ELR Update recommends that provision is made for a net employment land supply of between 106-112 

hectares of land (between 405,000 to 425,000 sq. m of employment floorspace) across the District for the 

2011-31 plan period.  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. 

2.8 However the ELR considers that there is some basis to argue that development at both 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. 

2.9 Some of the key recommendations from the ELR include: 

» In Aylesbury, new town office floorspace should be encouraged in the centre. The Stoke Mandeville 

Hospital could provide a good location for an innovation centre / spin-off economic enterprises; 

» In Buckingham, an additional 6.5 hectares of land should be brought forward to support high value 

manufacturing and engineering in the north of the District; 

» In Winslow, localised living and working should be encouraged given the potential delivery of the 

East-West Rail. The consented employment development at Buckingham / Furze Lane could meet 

much of the demand for employment land in this area; 

» Westcott Venture Park has significant development potential that could be guided by a new 

comprehensive masterplan; and 
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» Potential for rationalisation of employment land within the Gatehouse Industrial Area that could be 

guided by a new comprehensive masterplan. 

Key Employment Sites Assessment (2013) 

2.10 The assessment reviews a number of identified key employment sites in the District, in order to help the 

Council to decide where it would be best to direct its limited resources to support new economic 

development. 

2.11 The Study identified that there is demand for industrial stock, but there are issues around viability and 

demand for new office development in the District.  Forty three sites with opportunities for new 

employment development were assessed for their likelihood for being brought forward in the current 

market and whether they would benefit from intervention by the Council.4 

2.12 The Study concluded that the Council does need to give consideration to direct intervention in order to 

prompt increased activity. It highlighted that the Council should look at its own land / land controlled by 

public sector partners in the short term. 

2.13 The Study identifies that Aylesbury Vale will need to attract inward investment on a large scale as it is 

competing with locations, such as Milton Keynes and Northampton. The District will need to attract new 

jobs across a broad range of sectors. Whilst the largest share of new jobs will be in Financial and Business 

Services there will be a need for supporting low-value sectors like warehouse distribution and non-B 

services. 

2.14 The Study identified that the Southern Growth Arc and College Road North represent an opportunity to 

ƛƳǇǊƻǾŜ ǘƘŜ ǉǳŀƭƛǘȅ ƻŦ !ȅƭŜǎōǳǊȅ ±ŀƭŜΩǎ ǎǘƻŎƪ ƻŦ ƛƴŘǳǎǘǊƛŀƭκǿŀǊŜƘƻǳǎƛƴƎ ǇǊŜƳƛǎŜǎΦ .ŜȅƻƴŘ ǘƘŜǎŜ ƭŀǊƎŜ 

strategic allocations, at the moment there is market demand for small, flexible industrial units and for 

freehold property. The Study identifies that the Council should support suitable proposals for small 

employment premises as well as encouraging redevelopment of town centre office accommodation to 

improve the quality and flexibility of units for SMEs. The study has been updated by the Aylesbury Vale ELR 

Update (2012). 

Aylesbury Vale Town Centre Improvements  

2.15 The Aylesbury Town Centre Plan (2014) sets out a Vision for the town centre and outlines a programme of 

improvements for key areas of the town. Work to create a new space for restaurants, apartments and a 

public square in the heart of the town centre has started. Aylesbury Vale District Council and 

Buckinghamshire County Council have worked together to draw up plans for the Waterside North, Hale 

Leys & Walton Street area.  

Aylesbury Vale Housing and Economic Development Needs Assessment ς Final Draft Report  

2.16 The Aylesbury Vale Housing and Economic Development Needs Assessment final draft report was published 

in June 2015. It identifies that the largest employment sectors in the District are business support services, 

education, retail, health and the public sector. Besides business support services, there are large 

employment sectors in many areas. The employment growth core scenarios identified that there would be 

jobs growth of between 15,600 and 19,000 jobs between 2013 and 2033. 

                                                           
4 Sites with design and build opportunities; development potential; potential for expansion; or with considerable vacancy. 
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Chiltern District 

Core Strategy for Chiltern District (2011) 

2.17 The 2011 adopted Core Strategy provides the strategic framework for the development of the District up to 

2026. The Council aims to secure the long-term retention of a portfolio of employment sites and premises 

within the District which are attractive to the market and which will provide a range of jobs to meet local 

needs.  

2.18 The District provides employment for about 32,500 people (with a resident workforce of 43,300). The Core 

Strategy, as a minimum, aims to maintain the number of people employed within Chiltern District over the 

plan period. 

2.19 The Core Strategy sets out a number of policies to maintain economic prosperity including encouraging 

SMART growth, protecting identified Green Belt employment sites and supports the rural economy. 

2.20 Whilst the Chiltern Core Strategy does contain a strong policy emphasis on the overall protection of 

employment sites, Policy CS16 does allow the redevelopment of employment sites for other uses, including 

residential in appropriate circumstances provided that a number of specific criteria are met. 

Adopted Chiltern District Local Plan (Including alterations adopted 29 May 2001) 

2.21 The adopted Chiltern District Local Plan contains a range of policies which are applied by Council Officers 

when assessing planning applications. It contains two policies (E2 and E3) which specifically seek to protect 

designated employment land within the District. 

Emerging Chiltern and South Bucks Local Plan 2014-36 

2.22 Previously both Chiltern and South Bucks District Councils were preparing separate Local Plans for their 

respective Districts but a single joint Local Plan όάWƻƛƴǘ tƭŀƴέύ is now to be produced covering the two areas.  

This was agreed by Chiltern District Council on 3 November 2015 and South Bucks District Council on 

10 November 2015.  Work has started on the Joint Plan for Chiltern and South Bucks. 

2.23 The Emerging Chiltern and South Bucks Local Plan, which will run from 2014 to 2036, will replace the 

adopted Core Strategy for Chiltern District (2011), adopted Chiltern District Local Plan (1997, consolidated 

2007 and 2011), adopted Core Strategy for South Bucks District (2011), adopted South Bucks Local Plan 

(1999) and the respective Policies Maps.  The Joint Plan will set out policies used to determine planning 

applications, site allocations and proposed new development (e.g. housing or employment) and broader 

land designations (e.g. Green Belt areas); and a joint Policies Map will be produced as part of the Joint Plan. 

Chiltern Employment Land Needs Assessment (2013) 

2.24 The Assessment identifies that Chiltern has seen growth in business services, recreation, health and media 

sectors, but will need to improve its economic productivity in order to keep up with its neighbours such as 

Wycombe, Three Rivers and Aylesbury Vale. By 2031, the Study identifies that there will be net increase of 

around 3,280 jobs. 

2.25 On balance there should be more than enough land available, in purely quantitative terms, to meet 

industrial needs arising under all demand estimates (7,730 sq. m to 62,160 sq. m). However, it should be 

ƴƻǘŜŘ ǘƘŀǘ Ƨǳǎǘ ǳƴŘŜǊ ƘŀƭŦ ƻŦ /ƘŜǎƘŀƳΩǎ ƛŘŜƴǘƛŦƛŜŘ ǎǳǇǇƭȅ ƻŦ ƛƴŘǳǎǘǊƛŀƭ ŦƭƻƻǊǎǇŀŎe relies upon one vacant 

site (Asheridge Road) and if this site does not come forward then it may limit the choice of sites available to 
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meet future industrial needs.5 In addition, a shortfall of office space is forecast under all demand estimates, 

ranging from a modest 2,040 sq. m up to a sizeable 45,280 sq. m for the estimate based on past 

development rates continuing. 

2.26 Based on available employment space identified by Council monitoring data and site assessments, in 

quantitative terms, Chiltern has insufficient office floorspace to meet future needs up to 2026, under 

various scenarios of future growth. Although a reasonable amount of office stock exists across the District, 

much of this is ageing, lacks the flexibility which modern businesses require and is less attractive to the 

market. The Council will need to encourage the upgrading and renewal of existing space and consider 

measures to bring forward additional land supply.  

2.27 ¢ƘŜǊŜ ƛǎ ŀ ƴŜŜŘ ǘƻ ƛƳǇǊƻǾŜ ǘƘŜ ǎǇŀǘƛŀƭ ŘƛǎǘǊƛōǳǘƛƻƴ ƻŦ /ƘƛƭǘŜǊƴΩǎ ƛƴŘǳǎǘǊƛŀƭ ǎǘƻck to better meet with market 

demand. It is crucial that any new allocations are located within areas of higher demand, such as 

Amersham and the Chalfonts, which have good accessibility. By contrast, the District has more than enough 

industrial floorspace, in quantitative terms, to meet future needs under all future development scenarios. 

IƻǿŜǾŜǊΣ ŘŜǇŜƴŘƛƴƎ ǳǇƻƴ ǘƘŜ ŦǳǘǳǊŜ ǊŜŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻǎǇŜŎǘ ƻŦ ǎƻƳŜ ƻŦ ǘƘŜ 5ƛǎǘǊƛŎǘΩǎ ƪŜȅ ƛƴŘǳǎǘǊƛŀƭ ǎƛǘŜǎΣ 

this surplus may change to a shortfall of industrial floorspace under two of the six scenarios to 2026. 

Employment Site Appraisals (2013) 

2.28 The assessment provides an assessment of the quality and strategic value of employment sites within the 

District. The Assessment identified that the following strategic investment should be considered by Bucks 

Business First (BBF) and Chiltern District Council: 

» Investment in signage and branding of larger employment sites, to improve coherence and image ς 

this might be targeted at the larger sites such as Raans Road, Amersham and Asheridge Road, 

Chesham; 

» Proactive investment in delivering new small business floorspace, subject to availability of capital 

funding. This might include small, affordable workshop and office suites for micro enterprises or 

incubation space. The most appropriate locations with development potential would be Raans 

Road, Amersham; Chess Business Park, Asheridge Road or Asheridge Road/Hivings Hill in Chesham; 

» Targeted investment in public realm and environmental improvements, particularly at those sites 

identified ŀǎ ƻŦ ΨŀǾŜǊŀƎŜΩ ƻǾŜǊŀƭƭ ǉǳŀƭƛǘȅΣ ǎǳŎƘ ŀǎ ǘƘŜ IƻǿŀǊŘ LƴŘǳǎǘǊƛŀƭ 9ǎǘŀǘŜ ƻǊ IƛƎƘŀƳ aŜŀŘ ƛƴ 

Chesham, or the Vale, Chalfont St Peter; 

» Investment and lobbying to improve rural broadband accessibility, which is a particular constraint 

on demand. This would be appropriately focused initially at Penn and Holmer Green. 

South Bucks District 

Emerging Chiltern and South Bucks Local Plan 2014-36 

2.29 Previously both Chiltern and South Bucks District Councils were preparing separate Local Plans for their 

respective Districts but a single joint Local Plan όάWƻƛƴǘ tƭŀƴέύ ƛǎ ƴƻǿ ǘƻ ōŜ ǇǊƻŘǳŎŜŘ ŎƻǾŜǊƛƴƎ ǘƘŜ ǘǿƻ ŀǊŜŀǎΦ  

This was agreed by Chiltern District Council on 3 November 2015 and South Bucks District Council on 

10 November 2015.  Work has started on the Joint Plan for Chiltern and South Bucks. 

                                                           
5 The planning permission for Asheridge Road has expired and therefore threatens the ability of the District to meet its industrial needs in 
quantitative terms. 
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2.30 The Emerging Chiltern and South Bucks Local Plan, which will run from 2014 to 2036, will replace the 

adopted Core Strategy for Chiltern District (2011), adopted Chiltern District Local Plan (1997, consolidated 

2007 and 2011), adopted Core Strategy for South Bucks District (2011), adopted South Bucks Local Plan 

(1999) and the respective Policies Maps.  The Joint Plan will set out policies used to determine planning 

applications, site allocations and proposed new development (e.g. housing or employment) and broader 

land designations (e.g. Green Belt areas); and a joint Policies Map will be produced as part of the Joint Plan. 

Adopted Local Plan (1999) (consolidated September 2007 and February 2011) 

2.31 The Adopted Local Plan sets out detailed policies and specific proposals for the development and use of 

land, and objective criteria against which planning applications are considered.. As of February 2011, 53 

Local Plan policies have been saved. 

2.32 When taken together, the contents of the Plan set out an overall planning strategy with the following 

features: 

» Maintaining the Green Belt and protecting it from inappropriate development; 

» Focusing development in existing built up areas whilst avoiding town cramming; 

» Minimising, as far as possible, the need to travel; 

» Maintaining the stock of employment sites in the District whilst not adding to them; 

» Providing for sufficient land to meet the Structure Plan housing allocation up to 2006; 

» Town and village centres to continue to provide for the needs of their communities; and 

» Environmental protection, conservation and improvement. 

2.33 ¢ƘŜ tƭŀƴΩǎ {ǘǊŀǘŜƎȅ ƛŘŜƴǘƛŦƛŜǎ ǘƘŜ ǇǊŜǎŜƴŎŜ ƻŦ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŎƻƴǎǘǊŀƛƴǘǎ ŀǎ ŀ ǎŜǾŜǊŜ ƭƛƳƛǘ ƻƴ ǘƘŜ ŎŀǇŀŎƛǘȅ ƻŦ 

the District to accommodate new development. The planning Strategy can be summed up as one of 

restraining development, with local needs met by efficient and sensitive development within existing built 

up areas, reflecting principles of sustainable development. 

2.34 Policies GB4, GB5 and GB1 restrict development of employment sites and housing in the Green Belt and 

Green Belt settlements apart from limited residential infilling in existing villages (set out in Policy GB3) 

where this would not adversely affect the character or amenities of the Green Belt.  

2.35 The Local Plan recognises that demand for housing in South Bucks is very strong. Fast rates of growth pre-

1994 limited the capacity of existing settlements to accommodate housing development in the 1996-2006 

period. As such, the Buckinghamshire County Structure Plan 1991-2011 allocated 2100 dwellings in the 

1991-2006 period.  

Core Strategy (2011) 

2.36 The 2011 adopted Core Strategy is the key document in the South Bucks Local Development Framework. It 

sets out the long-term vision, objectives and broad strategy for accommodating future development in the 

District in the period to 2026. The Council is committed to protecting the character of its towns, villages 

and countryside, whilst enabling appropriate new development to support local communities. As such, the 

Spatial Strategy aims primarily to protect the Green Belt by focusing new development on previously 

developed land within existing settlements. The Principal Settlements of Beaconsfield, Gerrards Cross, and 

to a lesser extent Burnham, are the main focus for new development. 
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2.37 Strategic Objective 1 seeks to manage the rate and scale of new housing development to deliver 2,200-

2,800 net new dwellings between 2006 and 2026 (Core Policy 1). Whilst at least 80% of this will provided in 

the Principal Settlements, the Opportunity Sites at Mill Lane and Wilton Park and some small scale rural 

exception sites will be developed. 

2.38 Strategic Objective 13 seeks to promote a balanced local economy in terms of jobs, skills and the local 

labour supply, and support existing businesses and start-ups. It states that there should be no overall net 

loss of B use class floorspace on the important employment sites. Core Policy 10 states that new 

employment development will be accommodated in the District and Local Centres on previously developed 

land, on the Opportunity Sites and through appropriate intensification on existing employment sites 

excluded from the Green Belt. 

Employment Land Review ς Update (March 2010)  

2.39 South Bucks District Council reviewed and updated parts of the Buckinghamshire Employment Land Review 

(ELR) (2006). The Study updates the policy and socio-economic context and the supply analysis of 

ŜƳǇƭƻȅƳŜƴǘ ƭŀƴŘ ǿƛǘƘƛƴ ǘƘŜ 5ƛǎǘǊƛŎǘ ōǳǘ ŘƛŘƴΩǘ ƴƻǘ ǇǊƻǾƛŘŜ ŀƴ ǳǇ-date on the employment demand 

forecasts for the District. 

2.40 The Study found that the real estate renting and business activities, and wholesale and retailing sectors 

employ the largest number of people in South Bucks. Compared with Buckinghamshire as a whole, South 

Bucks has a lower percentage of people employed in manufacturing activities and education services and a 

higher percentage employed in real estate, renting and business activities and wholesale and retail trade. In 

terms of key growth sectors, South Bucks has particular strengths in software and digital media, and 

aerospace and defence. 

2.41 South Bucks has a high proportion of micro businesses and a new firm formation rate ranking 7th of all UK 

local authorities, although the firm closure rate is also high. 

2.42 With the Green Belt constraint in South Bucks, the Study acknowledges that there is a strong argument in 

favour of retaining employment sites in employment use, because once they have been redeveloped for 

other uses, there are very few opportunities to identify new employment land areas. 

2.43 Despite some losses in the employment land stock in South Bucks since the Buckinghamshire ELR 2006, the 

Study notes that there was a 10,888 sqm net gain in employment floorspace and that there are outstanding 

planning permissions for over 100,000 sqm of employment floorspace, and some 20,000 sqm of vacant 

floorspace in the District capable of delivering economic growth. 

2.44 The Study supports the Core Strategy Core Policy 1 which will protect all employment land in employment 

use, other than in exceptional circumstances. Such circumstances will include where there is a significant 

increase imbalance between local job opportunities and the size of the resident workforce, to be identified 

ǘƘǊƻǳƎƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ ƳƻƴƛǘƻǊƛƴƎΦ !ƴȅ ŜƳǇƭƻȅƳŜƴǘ ƭŀƴŘ ǘƻ ōŜ ǊŜƭŜŀǎŜŘ ŦƻǊ ŀƭǘŜǊƴŀǘive uses will be 

identified through the LDF process. 

Employment Site Appraisals (2013) 

2.45 The Employment Site Appraisals consider the nature and quality of existing employment sites in the 

District; levels of vacant floorspace and land with development potential; the suitability of the sites to 

accommodate future growth sectors; and their overall market attractiveness. It includes an assessment of 
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the quality and strategic value of employment sites to meet economic development objectives ς excluding 

town centre sites. 

2.46 The District had an estimated 38,000 jobs in 2010, with a concentration of employment in media; financial 

and professional services; property; scientific and technical activities; accommodation and food; and 

construction.  

2.47 The Appraisals found that South Bucks has a diverse employment portfolio which overall is performing well. 

The main employment locations in the District are Denham and the principal settlements of Beaconsfield, 

Gerrards Cross and Burnham along with a concentration of employment generating development to the 

south of Iver village mainly on the Ridgeway Trading Estate, Thorney Business Park, (formerly the Bison 

Estate) and Court Lane. Other significant employment sites include Uxbridge Business Park; Pinewood 

Studios; Sefton Park, Stoke Poges and Wexham Springs. 

Wycombe District 

Adopted Local Plan (as amended July 2013)  

2.48 The Local Plan was adopted in January 2004, following adoption of the Core Strategy in July 2008 and the 

Delivery of Site Allocations Plan in July 2013 only some of the policies contained in the Adopted Local Plan 

were saved. This includes Policy E3 which permits the development of land for employment generating 

uses on sites identified as Employment Areas on the proposals map. On such sites planning permission will 

both be granted for uses which fall outside the Use classes B1, B2 and B8. 

New Local Plan 

2.49 The Council are in the process of developing a new Local Plan for the District. The new Local Plan will set 

out how much land is required for new homes and jobs and identify the locations for where new 

development should take place up to the year 2033. It will also include a number of policies covering design 

of development, affordable housing, the historic environment, infrastructure and the Green Belt.  

The Core Strategy (2008) 

2.50 The 2008 adopted Core Strategy provides the strategic framework for the development of the District up to 

2026. The Council aims to secure the long-term retention of a portfolio of employment sites and premises 

within the District which are attractive to the market and which will provide a range of jobs to meet local 

needs. Policy CS11 identifies that the needs of businesses in the District will be met through the protection 

of four types of business areas, which include prime business areas (mainly B1 use), general business areas 

(mainly B class uses with some non-B class uses), scattered business sites (small sites with some non-B class 

uses) and mixed use business area/sites. 

The Delivery and Site Allocations Plan (DSA) (2013) 

2.51 The DSA, adopted in July 2013, includes policies to protect Scattered Employment Sites as sites for business 

unless certain criteria are met.  The criteria for such development identified by Policy DM5 include: 

» Permission will be granted for B-class uses and other economic uses ς which include some sui 

generis uses, community uses and main town centre uses such as retail (subject to national policy). 

» Redevelopment for residential uses will only be permitted if it can be demonstrated that economic 

(employment-generating) uses are no longer practicable. 
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» To demonstrate that economic use is impractical due to lack of occupier demand, applicants have to 

show that the site has been marketed for such use, for a reasonable period of time and on 

reasonable terms. 

2.52 tƻƭƛŎȅ I²¢/п ƛŘŜƴǘƛŦƛŜǎ ΨIƛƎƘ ²ȅŎƻƳōŜ Town Centre and Southern QuadrantΩ scheme as having a central 

role for high quality office development. Key sites for development / intensification for office development 

include: HWTC 8 Council Offices and Royal Mail Sorting Office; HWTC 10 Swan Frontage; HWTC 16 Oxford 

Road Roundabout; HWTC 17 Bridge Street; and HWTC 19 Rapid House. 

Wycombe Economy Study & Employment Land Review (2014) 

2.53 The Economy Study & Employment Land Review assesses the need for employment land in Wycombe over 

the plan period to 2031, both in terms of quantity and qualitative mix, based on analysis of thŜ 5ƛǎǘǊƛŎǘΩǎ 

economy. The Study also assesses the existing and potential employment sites in relation to that need. 

2.54 Wycombe has the potential to build on it strengths in knowledge-based and high-value sectors in order to 

keep pace with other core locations, such as Reading and Maidenhead.  The High Wycombe / Marlow area 

is the most likely location to attract these type of occupiers. Throughout the District, older stock provides 

for lower-profile occupiers, including SMEs and start-ups. 

2.55 The Study identified that there is demand for between 7,000 and 26,490 jobs under the different scenarios. 

This Buckinghamshire HEDNA will update the employment need requirement for the next Local Plan.  For 

offices, the estimated net additional supply of 69,585 sq. m is only 44% of the expected need for 157,854 

sq. m over the plan period. It would be necessary to find capacity for a further 88,269 sq. m of net new 

office space. At the standard plot ratio this would require around 15ha.  For industrial space, the land 

supply estimated earlier is negative, equal to a loss of 13.7 ha. This equals 72% of the expected negative 

demand for 18.9 ha of industrial land. 

2.56 The Study identifies that the District needs to secure a supply of new land if it is to meet its employment 

land need. This is based upon creating an extensive area for new high quality employment development in 

accessible locations, and improving access to High Wycombe as a whole. The Study identifies a number of 

potential development locations: 

» Identifying land for strategic office development close to the A404. 

» This can be justified to open up the area around the new junction, including Abbey Barns but also a 

more extensive area, for new high quality employment development.  

» Identifying land for large-scale industrial development at Wycombe Air Park, which would need new 

infrastructure. 

» Consider securing a future supply of new land in Princes Risborough; most likely through a mixed 

use allocation at Longwick Road together with Park Mill Farm. 

Other Relevant Cross-District Studies 

Buckinghamshire Thames Valley Local Economic Partnership (BTV LEP) Strategic Economic Plan 

(2012-2031), (2014) 

2.57
 The Buckinghamshire Thames Valley Local Enterprise Partnership brings together representatives from 

leading Buckinghamshire businesses with Buckinghamshire County Council and the districts of Aylesbury 
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Vale, Wycombe, Chiltern and South Bucks, along with Buckinghamshire New University and local further 

education colleges. 

2.58 Key sectors identified by the BTV LEP including higher value manufacturing (particularly manufacture of 

computers), ICT (particularly software) and media (particularly programming and broadcast activities).  The 

.¢± [9t ǎǘǊŀǘŜƎƛŎ ŜŎƻƴƻƳƛŎ Ǉƭŀƴ ƳŀƪŜǎ ƛǘ ŎƭŜŀǊ ǘƘŀǘ ǘƘŜ ΨƳŀƧƻǊ ǾƛŀōƭŜ ǎǘǊŀǘŜƎƛŎ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀǊŜ ǘƻ ƛƳǇǊƻǾŜ 

north-ǎƻǳǘƘ ŎƻƴƴŜŎǘƛǾƛǘȅΩ ōŜǘǿŜŜƴ ǘƘŜ aпл ƛƴ ǘƘŜ ǎƻǳǘƘΣ ǳǇ ǘƻ ǘƘŜ aм ƛƴ ǘƘŜ ƴƻǊǘƘ όǾƛŀ Ƴŀƛƴ ǇƻǇǳƭŀǘƛƻƴ 

centres, including Beaconsfield, High Wycombe, Princes Risborough, Aylesbury and Milton Keynes).  

Buckinghamshire Thames Valley Local Economic Partnership (BTV LEP) Growth Deal, (2014) 

2.59 The Buckinghamshire Thames Valley Local Enterprise Partnership and central government have agreed to 

co-invest in the following jointly-agreed priorities:  

» Aylesbury Eastern Link Road and Stocklake Link scheme will complete and enhance transport 

infrastructure both North-South and East-West around Aylesbury, connecting new major 

development areas with the town centre and trunk road network. Advanced provision will 

accelerate the pace of planned housing and employment delivery, and a major new employment 

and mixed use development area will be promoted to link to the trunk road network.  

» High Wycombe Southern Quadrant scheme will accelerate delivery of the transport components of 

a masterplan to reconfigure the layout of High Wycombe town centre and to open up an area of 

land for employment use which will act as a key gateway to the town centre.  

» A355 Improvement Scheme improving North South Connectivity and connecting residual Ministry 

of Defence land by developing the A355 Improvement Scheme.  

» Transforming Amersham and Wycombe College Estate modernise the buildings at the Amersham 

Centre to support curriculum development and quality improvement. Renewal of the main 

buildings and essential maintenance, remodelling and upgrading of teaching and specialist facilities. 

Development of the campus as a specialist hub for creative and media industries.  

» 5G Testbed stimulating growth in Buckinghamshire electronics and telecommunications sector 

through early access to 5G technologies (cross-LEP Project).  

» Crossrail and East West Connectivity projects:  

ς Delivering modal shift by improving sustainable transport links to Crossrail stations in 

Taplow (linking Slough and Maidenhead).  

ς Delivering modal shift by improving sustainable transport links to Crossrail stations in Iver.  

ς Delivering modal shift by improving bus and cycle connections between Buckingham and the 

East West Rail in Winslow Station.  

2.60
 By 2021, the Buckinghamshire Thames Valley Local Economic Partnership Growth Deal aspires to create at 

least 4,000 jobs and allow 600 homes to be built. 

South East Midlands Local Economic Partnership (SEMLEP) 

2.61 The SEMLEP is a local economic development partnership, which covers 11 local authorities, including the 

four unitary authorities of Milton Keynes, Bedford, Central Bedfordshire and Luton, the seven districts of 

South Northamptonshire, Northampton, Daventry, Kettering, Corby, Aylesbury Vale and Cherwell. In 2015 

the SEMLEP secured significant investment via two Local Growth Deals, worth a combined £126m which 

ǿƛƭƭ ŜƴŀōƭŜ ǘƘŜ {9a[9t ǘƻ ŘŜƭƛǾŜǊ ƛǘǎΩ {ǘǊŀǘŜƎƛŎ 9ŎƻƴƻƳƛŎ tƭŀƴΦ 
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2.62 The Strategic Economic Plan (2015-2020) states that the construction of the £500m East-West Rail project 

that will link Oxford to Aylesbury, Milton Keynes and Bedford has started and is due to be completed at the 

end of 2017. 

2.63 The Strategic Economic Plan identifies a new priority project for Waterside North in Aylesbury. The project 

masterplan for the development of Waterside North, a prime development site in the centre of Aylesbury, 

includes a mixed-use scheme of housing, retail and leisure with public realm improvements. This is 

designed to support the regeneration of Aylesbury town centre to meet changing expectations and help 

Aylesbury fulfil its potential as a major centre for housing and employment growth. 

2.64 In addition, a new highway scheme is planned to link A418 east of Bierton to A41 east of Aylesbury, 

including the new crossing of the Aylesbury Arm of the Grand Union Canal; Stocklake Link connecting 

Eastern Link Road (north of Canal) to A4157 Oakfield Road Aylesbury; and Stocklake Urban Improvement 

connecting A4157 Oakfield Road to A418 Park Street, including a new network for pedestrians and cyclists.  
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Key Socio-economic Indicators 
2.65 Approximately 35% of residents of working age in the Functional Economic Market Area (FEMA) hold an 

NVQ4+ qualification, which is higher than the South East average (30%). All of the districts have a higher 

proportion of residents of working age holding an NVQ4+ qualification than the South East Average. 

Chiltern has the highest proportion with 41%, followed by South Bucks with 37%, Wycombe with 34% and 

Aylesbury Vale with 32% (Figure 7). 

Figure 7: Percentage of residents holding an NVQ4+ qualification (Source: Annual Population Survey, ONS) 

 

2.66
 The four Districts that make up the FEMA are some of the least deprived in the Country. Chiltern District 

(ranking 312th), South Bucks District (ranking 290th) Aylesbury Vale District (ranking 288th) and Wycombe 

District (ranking as 258th) most deprived local authority in the English Indices of Deprivation 2010 (where 1st 

is the most deprived local authority in England and 326th the least deprived). In 2014, all four districts had 

a low employment rate, with Aylesbury Vale achieving 3.5%, Chiltern with 4.7%, South Bucks with 3.6% and 

Wycombe with 4.8%. 

2.67 ¢ƘŜ C9a!Ωǎ ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ ŀǾŜǊŀƎŜŘ рΦл҈ ƻǾŜǊ ǘƘŜ ǇŜǊƛƻŘ нллп ǘƻ нлмп ŎƻƳǇŀǊŜŘ ǘƻ ŀƴ ŀǾŜǊŀƎŜ ƻŦ 

5.1% across the South East. It recently fell to a low of 4.2% during 2014 which was lower than the South 

East average (4.9%) (Figure 8).  At the District level, Wycombe and South Bucks had a peak in 

unemployment rate post financial crisis (both with8.9% in 2010), Aylesbury peaked a little later (8.3% in 

нлммύ ŀƴŘ /ƘƛƭǘŜǊƴΩǎ ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ ǊŜƳŀƛƴŜŘ ŦŀƛǊƭȅ ŎƻƴǎƛǎǘŜƴǘ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ ǇŜǊƛƻŘΦ  
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Figure 8: Unemployment rate - aged 16-64 (Source: Annual Population Survey, ONS) 

 

2.68
 The FEMA has a higher level of self-employment than the wider South East Region, with 12.3% of residents 

aged 16-64 being self-employed (compared to the South East average of 11.4%).  The majority of residents 

in employment (56%) work in the FEMA (Figure 9)6.  On a district level, a higher proportion of people living 

in South Bucks commute outside of the FEMA for work (Figure 9).  Approximately 8% work from home and 

the majority commute to work by car (65%)7. 

Figure 9: Travel to Work (Source: Travel to work data, ONS, 2011) 

 
Residents that work  

in the FEMA 
Residents that work outside 

the FEMA 
TOTAL 

Aylesbury 41,987 59% 28,622 41% 70,649 100% 

Chiltern 17,429 52% 15,959 48% 33,388 100% 

South Bucks 7,610 30% 17,464 70% 25,074 100% 

Wycombe 43,412 65% 17,464 35% 66,970 100% 

FEMA TOTAL 110,438 56% 72,264 44% 196,081 100% 

2.69
 The FEMA has a high concentration of jobs in the Public administration, education & health sector (34% of 

all jobs in the FEMA), followed by Public admin, education & health and the Distribution, hotels & 

restaurants sector (both with 22% of all jobs in the FEMA)8.  Conversely, it has a low concentration of jobs 

in the manufacturing and construction sectors (9%)  (Figure 10). The South East region has a higher 

concentration in Public admin, education & health (36%), followed by the Distribution, hotels & restaurants 

sector (23%). 

                                                           
6 Travel to work data, 2011 Census 
7 Method of travel to work, 2011 Census 
8 Office of National Statistics (ONS) Annual Population Survey data for the period January 2014 - December 2014, 
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2.70 At the District level, Aylesbury Vale had the highest concentration of jobs in the Public administration, 

education & health sector (37%) followed by Distribution, hotels & restaurants sector (18%). Chiltern had 

the highest concentration of jobs in the Distribution, hotels & restaurants sector (25%) followed by the 

Public administration, education & health sector (22%). South Bucks had the highest concentration of jobs 

in Distribution, hotels & restaurants (24%). Wycombe had the highest concentration of jobs in the Public 

administration, education & health sector (27%) followed by Banking, finance & insurance sector (21%).  

Figure 10: FEMA jobs by broad sector (Source: Annual Population Survey - Workplace Analysis, ONS) 

 

2.71
 According to the current 2013 ONS data, the FEMA had a jobs density of 0.81 which is slightly lower than 

ǘƘŜ {ƻǳǘƘ 9ŀǎǘΩǎ Ƨƻōǎ ŘŜƴǎƛǘȅ ƻŦ лΦунΦ ¢Ƙƛǎ ƳŜŀƴǎ ǘƘŜǊŜ ŀǊŜ лΦум Ƨƻōǎ ŦƻǊ ŜǾŜǊȅ ǊŜǎƛŘŜƴǘ ŀƎŜŘ мс-64 in the 

FEMA (Figure 2-4). This partly explains the high levels of out-commuting as people are travelling out from 

the FEMA for jobs with higher wages (Figure 2-5). Between 2002 and 2014, residents living but not working 

in the FEMA typically earned on average 10% more than those that worked in the FEMA (Figure 11). 

2.72 According to the latest Travel to Work data (2011), the majority of residents in the FEMA commute to other 

parts of the South East (74%) and London (17%) for work. Within the South East, the most popular 

commuting destinations for residents living the FEMA include Wycombe (22%), Aylesbury Vale (20%), 

Chiltern (9%), South Bucks (5%) and Westminster (5%). 

2.73 The latest Travel to Work data (2011) also show that approximately 34% of all commuters come from 

outside of the FEMA. Of those that commute into the FEMA from outside of the FEMA, the majority come 

from Slough (9%), Windsor and Maidenhead (8%), South Oxfordshire (8%), Dacorum (6%), Hillingdon (6%), 

Milton Keynes (5%) and Central Bedfordshire (5%). 

2.74 Figure 11 shows that the job density in the FEMA has reduced over the period (2000 ς 2013) from 1.02 (in 

2000) to 0.81 (in 2013), whilst the job density in the South East has remained constant at an average of 
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0.82. At the District level, job density in Wycombe and South Bucks has slightly fallen over the period. Job 

density in Chiltern and Aylesbury Vale has remained broadly constant over the period. 

2.75 Figure 12 compares the average annual salary of residents that live inside the FEMA but commute outside 

the FEMA for work against people that work inside the FEMA.  Between 2002 and 2014, residents who 

commuted outside of the FEMA for work, typically earned an average of approximately £30,300, which is 

10% more than people who work in the FEMA (approximately £27,300). 

Figure 11: Job Density (Source: ONS) 

 

Figure 12: Median gross annual pay - full t ime workers in the FEMA (Source: Annual Survey of Hours and Earnings) 
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Summary 
2.76 The NPPF requires local authorities to have a clear understanding of business needs within the economic 

markets.  This is also reiterated in national guidance (PPG) that states that economic development needs 

should be taken into consideration when preparing their Local Plans and supporting evidence base.  

2.77 The FEMA has low levels of deprivation, low levels of unemployment and a greater proportion of residents 

working within the FEMA than commuting outwards to other parts of the South East and Greater London9.  

However, the FEMA has a growing population whilst jobs density has declined, as such there will be a need 

to continue to focus on economic development and regeneration, with a particular emphasis on 

safeguarding local jobs and supporting and encouraging the creation of new employment opportunities. 

Aylesbury Vale 

2.78 The Aylesbury Vale Economic Development Strategy sets out the economic vision for the District up to 

2026. The Strategy seeks to support and nurture key sector strengths, which include high performance 

engineering, tele-health and rehabilitation technologies, food and ICT. There is a key focus on enhancing 

knowledge economy skills through strengthening links to universities and supporting the next generation of 

start-ups within the District. The Key Employment Sites Assessment identified 43 sites that could be 

brought forward for development in the District, although some of these may be easier to unlock than 

others. 

Chiltern 

2.79 The Chiltern Employment Land Needs Assessment identifies that Chiltern has seen growth in business 

services, recreation, health and media sectors, but will need to improve its economic productivity in order 

to keep up with its neighbours such as Wycombe, Three Rivers and Aylesbury Vale. The Employment Site 

Appraisals provides an assessment of the quality and strategic value of employment sites within the 

District. A key recommendation from the assessment identified that there should be proactive investment 

in delivering new small business floorspace, subject to availability of capital funding. This might include 

small, affordable workshops and office suites for micro enterprises or incubation space. 

South Bucks 

2.80 The South Bucks Employment Land Review (ELR) identified that the real estate renting and business 

activities, and wholesale and retailing sectors employed the largest number of people in South Bucks. The 

ELR identifies that the key growth sectors for South Bucks are software and digital media, and aerospace 

and defence. With the Green Belt constraint in South Bucks, the ELR acknowledges that there is a strong 

argument in favour of retaining employment sites in employment use, because once they have been 

redeveloped for other uses, there are very few opportunities to identify new employment land areas. 

Wycombe 

2.81 The Wycombe Economy Study & Employment Land Review identified that Wycombe has the potential to 

build on it strengths in knowledge-based and high-value sectors (particularly in the Wycombe / Marlow 

area) in order to keep pace with other core locations, such as Reading and Maidenhead.  The Study 

identifies a number of development locations for large-scale industrial development and mixed use 

development. 

                                                           
9 On a district level, a higher proportion of people living in Chiltern District commute outside of the FEMA for work. 
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Other Studies and Work 

2.82 The Buckinghamshire Thames Valley Local Enterprise Partnerships identified key sectors for the area as 

higher value manufacturing (particularly manufacture of computers), ICT (particularly software) and media 

(particularly programming and broadcast activities). 

2.83 The Buckinghamshire authorities have signed a Memorandum of Understanding relating to their local plans 

and evidence gathering. 
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3. Demographic Projections 
The starting point for Objectively Assessed Housing Need 

Process for Establishing Objectively Assessed Housing Need 
3.1 The Objective Assessment of Need identifies the quantity of housing needed (both market and affordable) 

in the Housing Market Area over future plan periods.  This evidence assists with the production of the 

Local Plan (which sets out the spatial policy for a local area). 

3.2 Figure 13 sets out the process for establishing the housing number for the Housing Market Area.  It starts 

with a demographic process to derive housing need from a consideration of population and household 

projections.  This chapter therefore considers the most appropriate demographic projection on which to 

base future housing need. 

3.3 To establish the Objectively Assessed Need (OAN), external market and macro-economic constraints are 

ŀǇǇƭƛŜŘ ǘƻ ǘƘŜ ŘŜƳƻƎǊŀǇƘƛŎ ǇǊƻƧŜŎǘƛƻƴǎ όΨaŀǊƪŜǘ {ƛƎƴŀƭǎΩύ ƛƴ ƻǊŘŜǊ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ ŀƴ ŀǇǇǊƻǇǊƛŀǘŜ ōŀƭŀƴŎŜ ƛǎ 

achieved between the demand for and supply of dwellings.  Nevertheless, it is important to recognise that 

the OAN does not take account of any possible constraints to future housing supply.  Such factors should 

subsequently be considered by the local planning authorities as part of the plan-making process in order to 

establish the appropriate Housing Requirement and planned housing number. 

Figure 13: Process for establishing the housing number for the HMA (Source: ORS based on NPPF and PPG) 
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Official Household Projections 
3.4 Planning Practice Guidance published in March 2014 places emphasis on the role of CLG Household 

Projections as the appropriate starting point in determining objectively assessed need.  PPG was updated in 

February 2015 following the publication of the 2012-based Household Projections. 

Household projections published by the Department for Communities and Local Government should 

provide the starting point estimate of overall housing need. 

The household projections are produced by applying projected household representative rates to the 

population projections published by the Office for National Statistics. 

Planning Practice Guidance (March 2014), ID 2a-015 

 

The 2012-2037 Household Projections were published on 27 February 2015, and are the most up-to-

date estimate of future household growth. 

Planning Practice Guidance (March 2015), ID 2a-016 

3.5 Given this context, Figure 14 sets out the 2012-based household projections together with previous 

household projections that CLG has produced for the area.  The projections have varied over time, with the 

most recent set of projections showing the lowest projected rates of growth.  Each set of household 

projections will be influenced by a wide range of underlying data and trend-based assumptions, and it is 

important to consider the range of projected growth and not simply defer to the most recent data. 

Figure 14: CLG Household Projections for Buckinghamshire HMA: annual average growth (Source: CLG Household Projections) 

 

2012-based 2011-based interim 2008-based 

10 years 
2012-22 

25 years 
2012-37 

10 years 
2011-21 

25 years 
Not published 

10 years 
2008-18 

25 years 
2008-33 

Aylesbury Vale 980 890 990 -   780 740 

Chiltern 190 230 210 -   250 280 

South Bucks 310 320 310 -   360 350 

Wycombe 600 560 380 -   480 500 

TOTAL 2,080 2,000 1,890 -  1,870 1,860 

3.6 The CLG 2012-based household projections show an increase of 2,000 households each year over the  

25-year period 2012-37, and a marginally higher rate (2,080 p.a.) in the initial 10-year period.  These figures 

project forward over the normal 25-year period and supersede both the 2008-based household projections 

(which projected a household growth of 1,860 per year from 2008-33) and the interim 2011-based 

household projections (which projected growth of 1,890 per year from 2011-21).  The differences are 

largely due to changes in the ONS population projections (Figure 15) on which the CLG household 

projections are based; although there have also been changes to household representative rates 

(considered later in this chapter). 

3.7 Given that the 2012-based household projections show an increase from 205,250 to 246,097 households in 

Buckinghamshire over the 20-year period 2013-33, we can establish that the άǎǘŀǊǘƛƴƎ Ǉƻƛƴǘ ŜǎǘƛƳŀǘŜ ƻŦ 

ƻǾŜǊŀƭƭ ƘƻǳǎƛƴƎ ƴŜŜŘέ for Buckinghamshire should be based on an overall growth of 40,847 households, 

with a further growth of 5,462 households projected for the subsequent period 2033-36 (equivalent to 

averages of 2,042 and 1,821 households per year respectively). 
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Official Population Projections 
3.8 Figure 15 shows the outputs from the latest (2012-based) ONS Sub National Population Projections 

together with the previous projections that have informed the various CLG household projections (though 

note that CLG did not produce household projections based on the 2010-based SNPP).  It is evident that the 

2012-based projection follows a similar trajectory to the 2011-based projection, but a notably higher rate 

of increase than projected by the 2008-based and 2010-based projections. 

Figure 15: ONS Mid-Year Estimates and Sub-National Population Projections for Buckinghamshire HMA (Source: ONS. Note: 

There were methodological changes to the migration assumptions between the 2008-based and subsequent SNPP. 

Household projections were not produced for the 2010-based SNPP) 

 

3.9 Differences in the projected increase in population between the different projections are largely associated 

with the assumed migration rates, which are based on recent trends using 5-year averages ς so short-term 

changes in migration patterns can significantly affect the projected population growth.  There were also 

methodological changes to the migration assumptions between the 2008-based and 2010-based figures.  

However, it is clear that the 2008-based household projections were based on a lower rate of population 

growth than is currently projected. 

Population Trends 
3.10 Whilst PPG identifies CLG household projections as the starting point for establishing housing need, it also 

recognises the need to consider sensitivity testing this data and take account of local evidence. 

Plan makers may consider sensitivity testing, specific to their local circumstances, based on 

alternative assumptions in relation to the underlying demographic projections and household 

ŦƻǊƳŀǘƛƻƴ ǊŀǘŜǎ Χ !ƴȅ ƭƻŎŀƭ ŎƘŀƴƎŜǎ ǿƻǳƭŘ ƴŜŜŘ ǘƻ ōŜ ŎƭŜŀǊƭȅ ŜȄǇƭŀƛƴŜŘ ŀƴŘ ƧǳǎǘƛŦƛŜŘ ƻƴ ǘƘŜ ōŀǎƛǎ ƻŦ 

established sources of robust evidence. 

Planning Practice Guidance (March 2014), ID 2a-017 
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Population Trends for Aylesbury Vale 
3.11 Figure 16 shows the official population estimates for Aylesbury Vale for the period since 1981, based on 

Census data and ONS Mid-Year Population Estimates.  The ONS Mid-Year Population Estimates were 

revised upwards following the 2001 Census (the estimate for mid-2010 increasing from 161,100 to 164,000) 

and revised downwards following the 2011 Census (mid-2010 reducing from 174,400 to 172,900 persons). 

Figure 16: Aylesbury Vale official population estimates for the period 1981-2014 (Source: UK Census of Population 1981, 1991, 

2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 

 

Figure 17: Aylesbury Vale annual net change in population based on official population estimates for the period 1981-2014 

(Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since 

superseded) 
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3.12 It is interesting to note that the Census data suggests that population increase averaged 1,520 persons 

per year from 1981-91 and 1,980 persons per year from 1991-2001; but increased by an average of only 

840 persons per year from 2001-11.  Nevertheless, there are methodological differences in the way in 

which that previous Censuses have enumerated the population (such as the way in which students were 

counted).  The ONS Mid-Year Estimates (MYE) provide a more consistent approach over time; and the 

estimates for Census years are based predominantly on Census data, without any reliance on the estimates 

of population flows that are used when establishing the MYE in other years. 

3.13 Over the period 1981-2011, the MYE has increased from 134,200 persons to 174,900 persons ς an overall 

growth of 40,700 persons, equivalent to an average of 1,360 persons annually over the 30-year period.  

Growth over the initial 10-year period 1981-91 averaged 1,300 persons each year (equivalent to compound 

growth rate of 0.93% per annum), and the original MYE estimates suggested that annual growth averaged 

1,460 persons over the period 1991-2000 (0.95% per annum). 

3.14 Nevertheless, as previously noted, the ONS revised the MYE for 2010 upwards by around 2,900 persons 

following the 2001 Census.  This was due to the 2001 Census estimating there to be 165,760 persons 

resident in the area, which was more than had previously been assumed.  Following this revision, growth 

for the 10-year period 1991-2001 averaged 1,870 persons annually (equivalent to a compound rate of 

1.21% per annum, which is 30% higher than the previous decade). 

3.15 The MYE was revised downwards by around 1,500 persons following the 2011 Census (as fewer persons 

were resident in the area than the ONS had originally estimated), therefore growth for the 10-year period 

2001-11 was 900 persons annually (0.53% per annum).  Nevertheless, growth over the 20-year period 

1991-2011 has averaged 1,380 persons annually (equivalent to a rate of 0.87%). 

3.16 Given this context, we can summarise that: 

» Annual population growth was estimated to be 1,300 persons (0.93%) over the period 1981-91; 

» Prior to the 2001 Census data being considered, annual population growth was estimated to be 

1,460 persons (0.95%) from 1991-2000; and 

» MYE data based on the 1991 and 2011 Census data suggests that annual population growth for 

the period 1991-2011 averaged 1,380 persons (0.87%). 

3.17 These conclusions, which are not dependent on the 2001 Census estimate, are all broadly consistent and 

suggest relatively stable population growth over time for the area.  Nevertheless, the 2001 Census implies 

that the rate of population growth over the decade 1991-2001 was more than double the growth 

experienced over the following decade 2001-2011 (1,870 cf. 900 persons per year) and there is no clear 

explanation for this difference. 

3.18 Housing completions recorded for the two periods were largely comparable (7,500 dwellings 1991-2001 cf. 

7,000 dwellings 2001-11), so it would be reasonable to expect a more even distribution of population 

growth over the 20-year period 1991-2011. 

3.19 The 2001 Census achieved a 92.7% response rate in Aylesbury Vale and the Census Coverage Survey 

achieved a response rate of 89.4%.  Overall, the relative confidence interval for the 2001 Census estimate 

was 2.0% (at the 95% confidence level) ς so whilst 165,760 persons was the most statistically likely 

estimate, this sat in a range from 162,400 up to 169,100 persons.  The MYE for 2001 was 165,900 persons, 

which was towards the middle of this statistical range and the most likely figure in the context of the 

evidence available at the time.  However, had the original MYE trends continued, the population estimate 
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for 2001 would have been around 162,500 persons which is also within the 95% confidence interval for the 

Census estimate. 

3.20 With the benefit of data from the 2011 Census, it seems likely that the uplift was unnecessary and that 

the population in 2001 was around 162,500 persons; 3,400 fewer than concluded at the time.  On this 

basis, we can conclude that the population increase averaged 1,300 persons per year from 1981-91, and 

probably increased by an average of around 1,530 persons per year from 1991-2001 (notably lower than 

the average of 1,870 persons suggested by MYE based on 2001 Census data) and 1,240 persons per year 

from 2001-11 (notably higher than the MYE average of 900 persons). 

3.21 The number of dwellings without any usual residents identified by the 2001 Census was also inconsistent 

with data from 1991 and 2011; in these years the rate for Aylesbury Vale was around 15% below the 

national average (5.0% for Aylesbury Vale cf. 6.0% for England in 1991; 3.7% cf. 4.4% respectively in 2011), 

but in 2001 the rate was notably different: 37% lower than the national average (2.4% for Aylesbury Vale cf. 

3.9% for England).  An underestimate of properties without any usual residents would lead to an 

overestimate of households living in the area, which in turn is likely to suggest a higher population.  Based 

on the consistent evidence about the relative rates from the 1991 and 2011 Census, we would expect the 

proportion of dwellings without any usual residents in Aylesbury Vale to have been around 3.3% in 2001 

(15% below the 3.9% rate for England).  This would imply that there were around 63,900 households 

resident in the area in 2001; 600 fewer than identified at the time. 

3.22 Based on the 2001 Census data, the average household size for Aylesbury Vale was estimated to be 2.50 

persons at that time.  This compares to an average of 2.59 persons in 1991 and 2.46 persons in 2011; which 

implies an overall decline in the average of 0.13 persons, with 65% of that decline over the first ten years 

and 35% in the later period.  Reducing the population by 3,400 persons and reducing the number of 

households by 600 suggests that the average household size was 2.47 persons in 2001.  This implies that 

almost all of the decline in the average was experienced over the decade 1991-2001; however this is 

consistent with the position for the South East where the average household size reduced from 2.46 to 2.38 

over the period 1991-2001 and subsequently remained relatively stable until 2011 (Figure 18). 

Figure 18: Trends in average household size for Aylesbury Vale (Source: CLG 2012-based Household Estimates) 
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3.23 On the basis of all of the evidence, there would appear to be substantial doubt about the reliability of the 

2001 Census estimate: 

» Trends in annual population growth have generally been consistent with relatively stable growth 

over time, however the 2001 Census estimate does not fit with other data sources; 

» Housing completion trends were comparable for 1991-2001 and 2001-2011, which supports that a 

broadly even distribution of population growth was likely; 

» The number of dwellings without any usual residents in the 2001 Census was inconsistent with 

estimates from 1991 and 2011, suggesting fewer households lived in the area at that time; 

» Revising the estimates for population and household numbers imply a larger reduction in 

households sizes over the period 1991-2001, which is consistent with regional trends. 

3.24 Therefore, we conclude that the population for Aylesbury Vale in 2001 was around 162,500 persons with 

63,900 households living in the area.  The population growth over the period 2001-11 was around 12,400 

persons with a 5,600 increase in households. 

Components of Population Change 

3.25 Changes in the population can be broadly classified into two categories:  

» Natural change in the population (in terms of births and deaths); and 

» Changes due to migration, both in terms of international migration and also moves within the UK. 

3.26 Figure 19 illustrates the annual components of change data for Aylesbury Vale, together with the total 

change in population recorded by the estimates.  For the periods 2001-02 to 2010-11, the components of 

ŎƘŀƴƎŜ ƛƴŎƭǳŘŜ ŀƴ άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƪƴƻǿƴ ŀǎ άUnattributable Population Changeέ ό¦t/ύ ǘƻ 

ensure that this data reconciles with population estimates for the two Census years.  The impact of 

removing this adjustment is also illustrated on the chart. 

Figure 19: Aylesbury Vale components of population change (Source: ONS Mid-Year Population Estimates, revised) 
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3.27 The individual components of population change are estimated by the ONS each year when deriving the 

MYE, however the original estimates for 2001-02 to 2009-10 were revised following the 2011 Census.  

Figure 20 shows these estimates for Aylesbury Vale. 

Figure 20: Components of population change for Aylesbury Vale for the period 2001-2011 showing the impact of revisions 

following the 2011 Census (Note: Solid lines show current estimates, dashed lines show superseded estimates. 

Source: ONS Mid-Year Estimate Components of Change, including data since superseded) 

 

3.28 It is evident that the estimates for natural change and UK migration did not change substantively, however 

international migration estimates changed marginally for the period 2001-04 and were fundamentally 

revised from 2005-06 onwards.  The original estimates for international migration identified a net loss of 

around 1,400 persons over the period 2001-10 whereas the revised figures identified a gain of around 

2,100 persons over the same period.  This change led to an additional 3,500 persons being incorporated in 

the population estimate for mid-2010, which increased from 174,400 to 178,200 (Figure 21)10. 

Figure 21: Official population estimates for Aylesbury Vale for the period 1981-2013 showing the impact of the adjustments to 

international migration (Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates) 

 

                                                           
10 The remainder of the difference was due other adjustments, including changes to UK migration and prisoner and armed forces populations. 
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3.29 Applying the revised components of change data year-on-year for the 10-year period 2001-11 suggests an 

overall population growth of 14,815 persons; which applied to the mid-2001 population estimate of 

165,920 persons suggests a population of 180,735 persons for mid-2011.  However, taking account of data 

from the 2011 Census, the ONS population estimate for mid-2011 was actually 174,880 persons; an 

increase of 8,960 persons, notably lower than suggested by the component of change data. 

Unattributable Population Change 

3.30 Given that the ONS consider the population estimates in 2001 and 2011 to be more robust than the 

component of change data from year-to-ȅŜŀǊΣ ŀƴ άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƛǎ ŦŀŎǘƻǊŜŘ ƛƴto the 

components of change to correct this data and ensure that it reconciles with the population estimates for 

the two Census years.  Therefore, in addition to the known population flows, an element of 

άUnattributable Population Changeέ ό¦t/ύ ƛǎ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘŜse figures. 

3.31 Figure 22 presents the underlying data from the components of annual population change. 

Figure 22: Aylesbury Vale components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year 

tƻǇǳƭŀǘƛƻƴ 9ǎǘƛƳŀǘŜǎΣ ǊŜǾƛǎŜŘΦ bƻǘŜΥ άhǘƘŜǊ /ƘŀƴƎŜǎέ ƛƴŎƭǳŘŜǎ ŀŘƧǳǎǘƳŜƴǘǎ ŦƻǊ ǇǊƛǎƻƴŜǊǎΣ ŀǊƳŜŘ ŦƻǊŎŜǎ ŀƴŘ ƻǘƘŜǊ 

unattributable changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be 

treated as accurate to the nearest 100. Figures for earlier years rounded to the nearest 100) 

 Births Deaths 
Natural 
Change 

UK Migration 
International  

Migration Other 
Change 

UPC 
Migration 
and Other 
Changes 

Total 
Change 

In Out In Out 

1991-92 2,200 1,200 +900 - - - - - - +1,800 +2,700 

1992-93 2,100 1,300 +700 - - - - - - +800 +1,600 

1993-94 2,100 1,400 +700 - - - - - - +100 +800 

1994-95 2,100 1,300 +800 - - - - - - +1,000 +1,900 

1995-96 2,100 1,400 +700 - - - - - - +900 +1,600 

1996-97 2,100 1,300 +800 - - - - - - +1,200 +2,000 

1997-98 2,000 1,300 +700 - - - - - - +1,000 +1,700 

1998-99 2,100 1,400 +800 - - - - - - +2,400 +3,200 

1999-00 2,000 1,300 +600 - - - - - - +700 +1,300 

2000-01 2,000 1,400 +600 - - - - - - +1,300 +1,900 

2001-02 1,913 1,323 +590 9,180 8,930 843 1,355 -30 -587 -879 -289 

2002-03 1,945 1,315 +630 8,886 8,809 734 859 +71 -591 -568 +62 

2003-04 2,010 1,353 +657 8,913 8,657 714 824 -15 -595 -464 +193 

2004-05 2,027 1,392 +635 8,470 8,045 929 720 +181 -605 +210 +845 

2005-06 1,962 1,333 +629 8,751 8,246 1,814 1,042 +65 -594 +748 +1,377 

2006-07 2,035 1,253 +782 9,243 8,564 1,763 1,209 +9 -592 +650 +1,432 

2007-08 2,170 1,296 +874 8,403 7,712 1,544 1,282 -115 -593 +245 +1,119 

2008-09 2,108 1,315 +793 7,606 7,150 1,528 1,392 -49 -577 -34 +759 

2009-10 2,112 1,286 +826 7,871 7,705 1,792 891 +147 -566 +648 +1,474 

2010-11 2,215 1,300 +915 7,980 7,161 1,957 1,198 +50 -555 +1,073 +1,988 

2011-12 2,278 1,340 +938 9,044 7,784 1,407 640 -52 - +1,975 +2,913 

2012-13 2,163 1,304 +859 9,523 7,877 1,370 661 +64 - +2,419 +3,278 

2013-14 2,163 1,360 +803 10,069 8,643 1,561 457 +143 - +2,673 +3,476 

3.32 It is evident that the UPC adjustment was typically a reduction of around 550-600 persons each year (a total 

of 5,855 persons over the 10-year period) which was needed to reconcile the component of change data 

with the Census population estimates for 2001 and 2011. 
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3.33 The ONS άwŜǇƻǊǘ ƻƴ ¦ƴŀǘǘǊƛōǳǘŀōƭŜ tƻǇǳƭŀǘƛƻƴ /ƘŀƴƎŜέ (ONS, January 2014)11 notes (page 3): 

άThe UPC is likely to be due to a combination of sampling variability, or other issues, in the 

following: 

ς International migration estimates 

ς Census estimates, both 2001 and 2011 

ς Internal migration estimates (at subnational level only)έ 

3.34 We have already established that the 2001 Census probably overstated the population for Aylesbury Vale 

by around 3,400 persons ς but this only explains part of the UPC adjustment which totals 5,855 persons. 

3.35 As previously noted, the relative confidence interval for the 2001 Census estimate for Aylesbury Vale was 

2.0%, and the relative confidence interval for the 2011 Census was 0.9% (both at the 95% confidence level); 

so we can establish that the statistical probability for the population increasing by 14,815 people (as 

suggested by the component of change data) is less than 1%.  Therefore, we are more than 99% confident 

that the component of population change data from the revised ONS mid-year estimates overestimates 

population growth for Aylesbury Vale. 

3.36 Based on the previous analysis of the 2001 Census, we concluded that the population growth over the 

period 2001-11 was likely to be around 12,400 persons; around 2,400 persons fewer than suggested by the 

growth of 14,815 persons based on the component of change data ς so even when adjustments to the 

2001 Census estimates are considered, the component of change data continues to overestimate actual 

population growth ōŀǎŜŘ ƻƴ ǘƘŜ hb{Ω ƴŜǿ ŀǇǇǊƻŀŎƘ ŦƻǊ ŜǎǘƛƳŀǘƛƴƎ ƛƴǘŜǊƴŀǘƛƻƴŀƭ ƳƛƎǊŀǘƛƻƴ. 

3.37 Figure 23 sets out adjusted estimates of population change based on the range of available data.  For the 

period 1991-2001 the estimates are based on the superseded ONS estimates (rolled forward for 2010-11); 

and for the period 2001-11, the estimates are based on current ONS estimates (excluding UPC) adjusted to 

match the overall population growth of around 12,400 persons. 

Figure 23: Aylesbury Vale annual net change in population based on official population estimates and adjusted estimates for 

the period 1981-2011 (Source: ONS Mid-Year Estimates, Buckinghamshire HEDNA) 

 
                                                           
11 http://www.ons.gov.uk/ons/about-ons/get-involved/consultations-and-user-surveys/consultations/consultation-on-the-2012-based-subnational-
population-projections-for-england/snpp-consult-upc.pdf 
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Mid-Year Estimates since 2011 

3.38 Figure 17 showed that the net population change in the component of change data for 2011-12, 2012-13 

and 2013-14 are all notably higher than in previous years.  Lǘ ƛǎ ƛƳǇƻǊǘŀƴǘ ǘƻ ǊŜŎƻƎƴƛǎŜ ǘƘŀǘ άǳƴŀǘǘǊƛōǳǘŀōƭŜ 

ŎƘŀƴƎŜέ ƛǎƴΩǘ ŦŀŎǘƻǊŜŘ ƛƴ ŦƻǊ any of these periods, as this would only be incorporated once data is published 

from the 2021 Census ς but given the scale of adjustment required post the 2011 Census, it is important to 

consider whether or not the flow data that is recorded for this period may be continuing to overstate the 

actual level of population increase. 

3.39 Alongside the Mid-Year Estimates published in mid-2013 and mid-2014, the ONS published quality 

assurance packs which provide a range of comparative data from administrative sources.  Whilst this 

administrative data does not provide a direct estimate of population, it provides a useful triangulation 

point.  Figure 24 shows the mid-2011 and mid-2014 population estimates together with the administrative 

data for the same years across the relevant age cohorts. 

Figure 24: Mid-Year Population Estimates and Administrative Data 2011 and 2014 for Aylesbury Vale (Source: ONS) 

Age 

Mid-Year Estimate Patient Register School Census State pension (aged 65+) 

2011 2014 2011 2014 2011 2014 2011 2014 

Aged 0 - 4 11,370 12,070 10,900 11,550 -   -   -   -   

Aged 5 - 9 10,640 12,050 10,630 11,620 9,810 10,790 -   -   

Aged 10 - 14 11,250 11,100 11,370 11,110 10,050 9,810 -   -   

Aged 15 - 19 11,060 11,420 11,240 11,270 -   -   -   -   

Aged 20 - 24 8,790 9,460 9,440 9,980 -   -   -   -   

Aged 25 - 29 9,870 10,760 10,320 10,500 -   -   -   -   

Aged 30 - 34 10,930 11,410 10,940 11,210 -   -   -   -   

Aged 35 - 39 12,030 11,980 12,480 11,640 -   -   -   -   

Aged 40 - 44 14,100 13,700 14,660 13,820 -   -   -   -   

Aged 45 - 49 14,560 14,880 15,090 15,240 -   -   -   -   

Aged 50 - 54 12,690 13,930 12,890 14,190 -   -   -   -   

Aged 55 - 59 10,520 11,590 10,860 11,810 -   -   -   -   

Aged 60 - 64 10,770 10,050 11,040 10,200 -   -   -   -   

Aged 65 - 69 8,080 10,000 8,200 10,170 -   -   7,870 9,530 

Aged 70 - 74 6,220 6,970 6,340 7,070 -   -   6,110 6,970 

Aged 75 - 79 4,980 5,530 4,930 5,510 -   -   4,900 5,440 

Aged 80 - 84 3,620 3,820 3,550 3,800 -   -   3,520 3,760 

Aged 85+ 3,410 3,860 3,310 3,720 -   -   3,380 3,740 

TOTAL 174,890 184,580 178,190 184,410 19,860 20,600 25,780 29,440 

Increase 2011-14 +9,690 +6,220 +740 +3,660 

MYE Total for  

same age cohorts 
174,890 184,580 174,890 184,580 21,890 23,150 26,310 30,180 

Increase 2011-14 +9,690 +9,690 +1,260 +3,870 

Difference between MYE 

and admin data 
-   +3,470 +520 +210 

3.40 In summary, over the 3-year period 2011-14: 

» The mid-year estimates suggest a population increase of 9,690 persons, which is 3,470 higher than 

the 6,220 increase recorded on the NHS patient register ς a difference of 1,160 persons on average 

each year; 
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» The mid-year estimates suggest an increase of 1,260 children aged 5-14, which is 520 higher than 

the  740 increase on the school census; and 

» The mid-year estimates suggest an increase of 3,870 people aged 65 or over, which is 210 higher 

than the 3,660 increase in people aged 65+ receiving state pension. 

3.41 It is evident that all of the administrative data sources that ONS identified for validating the population 

estimates suggest that the population is increasing slower than suggested by the estimates for the period 

mid-2011 to mid-2014, especially for those younger age groups that are particularly impacted by migration.  

It appears that the methodological improvement to estimating migration that the ONS introduced from 

2004-05 onwards has created a systematic problem in Aylesbury Vale which has persisted beyond 2011, 

and it therefore ƛǎƴΩǘ ŀǇǇǊƻǇǊƛŀǘŜ ǘƻ ŀŘƻǇǘ ǘƘƛǎ Řŀǘŀ ǳƴŎǊƛǘƛŎŀƭƭȅ. 

3.42 It is important to recognise that there has been no change in the ONS methodology for establishing the 

MYE since the mid-2011 estimates were produced ς so any systematic error that existed at that time will 

continue to impact on more recent estimates, and therefore cannot be ignored.  Whilst the ONS will not 

have a robust basis for correcting this data until the results of the 2021 Census are available (and therefore 

no correction can yet be made), it is apparent that corrections made to the mid-2011 estimates should also 

be applied to the data for more recent years unless the underlying issues can be addressed through 

changes to the methodology. 

3.43 The administrative data clearly justifies the continued need for an adjustment, and the correction that the 

ONS applied to data for the period 2001-11 was an average reduction of 586 persons per year ς however 

this addressed issues associated with the 2001 Census as well as errors in the component of change data.  

Insofar as the systematic problems are associated with migration, it is important to consider this element of 

the data independently.  Based on an overall population growth of around 12,400 persons over the period 

2001-11 of which 7,331 was associated with natural change (i.e. births minus deaths), we can conclude that 

net migration accounted for around 5,000 extra persons over the 10-year period.  The component of 

change flows suggested that migration contributed 7,484 persons during this period, around 50% higher 

than the corrected estimate. 

3.44 It is therefore appropriate to apply comparable adjustments to the 2011-12, 2012-13 and 2013-14 

migration flow estimates.  These adjustments suggest that the population increased by 7,339 persons over 

the period 2011-14.  Whilst this is around 25% lower than the increase of 9,690 persons suggested by the 

official estimates for the period, it remains higher than the increase of 6,220 persons indicated by the 

patient register and therefore may still overstate the actual population growth. 

Adjusted Population Estimates 

3.45 Figure 25 shows the combined impact of these adjustments on the population trends for the period since 

2001.  It is evident that the population starts from a lower base in 2001 and increases at a rate much faster 

than suggested by the current MYE for the period 2001-11 (which incorporates UPC) but at a rate slower 

than suggested by MYE for the period 2011-12 onwards (which does not incorporate any UPC).  This is due 

to part of the UPC adjustment addressing systematic problems with migration flow estimates. 

3.46 The adjusted population estimate is in line with the ONS component of change data over the period to 

2004, however when the revised approach for estimating international migration is introduced (from 2004-

05 onwards) the ONS estimate yields a higher growth trajectory which is inconsistent with 2011 Census 

data.  The adjusted population estimate takes account of this, and reconciles the trajectory with the Census 

and more recent administrative data. 
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Figure 25: Adjusted population estimates for Aylesbury Vale the period 1981-2014 (Source: Buckinghamshire HEDNA) 

 

3.47 Figure 26 compares the net population change each year based on the current MYE and the adjusted 

estimates.  Whilst the period 2001-04 represented net population decline in the current MYE (a loss of 30 

persons) now shows a population growth of 1,790 persons in the adjusted estimate.  This largely offsets a 

reduction in the net population growth suggested by the MYE for 1998-2001, where the impact of the 

adjusted estimate is to reduce the estimated growth for this 3-year period from 6,410 to 4,690 persons. 

3.48 Whilst the evidence demonstrates that the population growth suggested by more recent official estimates 

is likely to be overestimated, it remains likely that growth has steadily increased year-on-year over the 

period since 2008-09, which is consistent with higher levels of housebuilding. 

Figure 26: Aylesbury Vale annual net change in population based on adjusted population estimates for the period 1981-2014 

(Source: Buckinghamshire HEDNA) 
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Population Trends for Chiltern 
3.49 Figure 37 shows the current and historic mid-year population estimates and Census estimates for Chiltern 

ƻǾŜǊ ǘƘŜ ǇŜǊƛƻŘ ǎƛƴŎŜ мфумΦ  ¢ƘŜ /Ŝƴǎǳǎ Řŀǘŀ ǎǳƎƎŜǎǘǎ ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ did not change 

significantly over the 1980s and 1990s.  ONS Mid-Year Estimates for the period since 2001 originally 

estimated a period of slow population growth after the 2001 Census (Figure 27) but the 2011 Census 

identified a larger population than had previously been estimated.  In the light of the Census data, the 

estimates were marginally revised ς but this adjustment averaged around 100 persons annually, so is far 

less significant than the change in !ȅƭŜǎōǳǊȅ ±ŀƭŜ ŀƴŘ ŘƻŜǎƴΩǘ ǊŜǉǳƛǊŜ ǘƘŜ ǎŀƳŜ ƭŜǾŜƭ ƻŦ ŦǳǊǘƘŜǊ ŀƴŀƭȅǎƛǎ. 

Figure 27: Chiltern official population estimates for the period 1981-2014 (Source: UK Census of Population 1981, 1991, 2001 

and 2011; ONS Mid-Year Estimates, including data since superseded) 

 

Figure 28: Chiltern annual net change in population based on official population estimates for the period 1981-2012 (Source: UK 

Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 
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Components of Population Change 

3.50 Changes in the population can be broadly classified into two categories:  

» Natural change in the population (in terms of births and deaths); and 

» Changes due to migration, both in terms of international migration and also moves within the UK. 

3.51 Figure 29 illustrates the annual components of change data for Chiltern, together with the total change in 

population recorded by the estimates.  For the periods 2001-02 to 2010-11, the components of change 

ƛƴŎƭǳŘŜ ŀƴ άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƪƴƻǿƴ ŀǎ άUnattributable Population Changeέ ό¦t/ύ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ 

this data reconciles with population estimates for the two Census years.  The marginal impact of removing 

this adjustment is also illustrated on the chart. 

3.52 It is apparent that natural change remained relatively consistent over the entire period, averaging a gain of 

140 persons each year.  Migration and other changes vary much more ς ranging from a net loss of 900 

persons recorded for 1997-98, up to a net gain of around 900 persons recorded for 1996-97 (based on ONS 

Mid-Year Population Estimates). 

Figure 29: Chiltern components of population change (Source: ONS Mid-Year Population Estimates, revised) 
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3.53 Figure 30 presents the underlying data from the components of annual population change over the period 

1991 to 2014. 

Figure 30: Chiltern components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year Population 

9ǎǘƛƳŀǘŜǎΣ ǊŜǾƛǎŜŘΦ bƻǘŜΥ άhǘƘŜǊ /ƘŀƴƎŜǎέ ƛƴŎƭǳŘŜǎ ŀŘƧǳǎǘƳŜƴǘǎ ŦƻǊ ǇǊƛǎƻƴŜǊǎΣ ŀǊƳŜŘ ŦƻǊŎŜǎ ŀƴŘ ƻǘƘŜǊ ǳƴŀǘǘǊƛōǳǘŀōƭŜ 

changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be treated as accurate 

to the nearest 100. Figures for earlier years rounded to the nearest 100) 

 Births Deaths 
Natural 
Change 

UK Migration 
International  

Migration Other 
Change 

UPC 
Migration 
and Other 
Changes 

Total 
Change 

In Out In Out 

1991-92 1,000 900 +200 -   -   -   -   - - 0 +200 

1992-93 1,000 800 +100 -   -   -   -   - - -100 0 

1993-94 1,000 900 +100 -   -   -   -   - - +100 +200 

1994-95 1,000 800 +200 -   -   -   -   - - +400 +600 

1995-96 900 800 +100 -   -   -   -   - - -500 -400 

1996-97 1,000 900 +100 -   -   -   -   - - +900 +1,000 

1997-98 1,000 800 +200 -   -   -   -   - - -900 -700 

1998-99 1,000 900 +100 -   -   -   -   - - -300 -100 

1999-00 1,000 900 +100 -   -   -   -   - - -700 -700 

2000-01 900 800 +100 -   -   -   -   - - -400 -300 

2001-02 882 808 +74 5,315 5,432 617 936 -54 +129 -361 -287 

2002-03 922 846 +76 5,559 5,484 793 547 +1 +130 +452 +528 

2003-04 943 812 +131 5,473 5,314 701 511 -11 +118 +457 +588 

2004-05 875 759 +116 5,310 5,184 561 387 -4 +125 +422 +538 

2005-06 895 842 +53 5,915 5,364 672 505 -6 +100 +813 +866 

2006-07 974 754 +220 6,087 5,651 510 538 -7 +134 +535 +755 

2007-08 997 756 +241 5,231 5,290 480 517 -8 +106 +4 +245 

2008-09 904 748 +156 4,764 4,909 425 494 -4 +117 -101 +55 

2009-10 973 748 +225 5,144 5,078 307 330 +3 +118 +164 +389 

2010-11 965 786 +179 4,800 5,178 379 593 +7 +143 -442 -263 

2011-12 943 716 +227 5,297 5,089 317 466 +16 - +75 +302 

2012-13 854 713 +141 5,474 5,159 306 472 +6 - +155 +296 

2013-14 866 813 +53 5,755 5,196 386 280 +4 - +669 +722 
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Mid-Year Estimates since 2011 

3.54 Alongside the Mid-Year Estimates published in mid-2013 and mid-2014, the ONS published quality 

assurance packs which provide a range of comparative data from administrative sources.  Whilst this 

administrative data does not provide a direct estimate of population, it provides a useful triangulation 

point.  Figure 31 shows the mid-2011 and mid-2014 population estimates together with the administrative 

data for the same years across the relevant age cohorts. 

Figure 31: Mid-Year Population Estimates and Administrative Data 2011 and 2014 for Chiltern (Source: ONS) 

Age 

Mid-Year Estimate Patient Register School Census State pension (aged 65+) 

2011 2014 2011 2014 2011 2014 2011 2014 

Aged 0 - 4 5,490 5,400 5,320 5,220 -   -   -   -   

Aged 5 - 9 5,810 6,250 5,970 6,120 4,720 4,920 -   -   

Aged 10 - 14 6,350 6,290 6,450 6,340 5,200 5,090 -   -   

Aged 15 - 19 5,690 5,680 5,790 5,870 -   -   -   -   

Aged 20 - 24 3,710 3,810 4,410 4,650 -   -   -   -   

Aged 25 - 29 3,640 3,650 4,400 4,480 -   -   -   -   

Aged 30 - 34 4,370 4,020 5,080 4,780 -   -   -   -   

Aged 35 - 39 5,630 5,470 6,130 5,830 -   -   -   -   

Aged 40 - 44 6,980 6,830 7,580 7,250 -   -   -   -   

Aged 45 - 49 7,760 7,500 8,330 7,910 -   -   -   -   

Aged 50 - 54 7,110 7,500 7,350 7,880 -   -   -   -   

Aged 55 - 59 5,830 6,420 6,050 6,640 -   -   -   -   

Aged 60 - 64 6,180 5,350 6,500 5,550 -   -   -   -   

Aged 65 - 69 5,250 5,820 5,300 5,980 -   -   5,120 5,500 

Aged 70 - 74 4,160 4,470 4,180 4,540 -   -   4,040 4,460 

Aged 75 - 79 3,590 3,890 3,560 3,800 -   -   3,510 3,740 

Aged 80 - 84 2,580 2,810 2,570 2,770 -   -   2,590 2,770 

Aged 85+ 2,540 2,820 2,440 2,730 -   -   2,540 2,760 

TOTAL 92,670 93,980 97,410 98,340 9,920 10,010 17,800 19,230 

Increase 2011-14 1,310  930  90  1,430 

MYE Total for  

same age cohorts 
92,670 93,980 92,670 93,980 12,160 12,540 18,120 19,810 

Increase 2011-14 1,310  1,310  380  1,690 

Difference between MYE 

and admin data 
-   +380 +290 +260 

3.55 It is evident that the administrative data sources that ONS identified for validating the population estimates 

suggest that the population is increasing at a comparable rate to the population estimates for the period 

mid-2011 to mid-2014.  Whilst the growth in population aged 5-14 is perhaps higher than would be 

expected based on both the school census and patient register data for the relevant age cohorts, on the 

whole the Mid-Year Estimates for Chiltern published since 2011 appear reasonable. 
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Population Trends for South Bucks 
3.56 Figure 37 shows the current and historic mid-year population estimates and Census estimates for South 

Bucks ƻǾŜǊ ǘƘŜ ǇŜǊƛƻŘ ǎƛƴŎŜ мфумΦ  ¢ƘŜ /Ŝƴǎǳǎ Řŀǘŀ ǎǳƎƎŜǎǘǎ ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ŘƛŘ ƴƻǘ 

change significantly over the 1980s and 1990s.  ONS Mid-Year Estimates for the period since 2001 

estimated a period of slow population growth after the 2001 Census (Figure 27) which was broadly 

consistent with the population estimate based on the 2011 Census.  In the light of the Census data, the 

estimates were marginally revised ς but this adjustment averaged less than 100 persons annually, 

marginally less than the adjustment needed in Chiltern. 

Figure 32: South Bucks official population estimates for the period 1981-2014 (Source: UK Census of Population 1981, 1991, 

2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 

 

Figure 33: South Bucks annual net change in population based on official population estimates for the period 1981-2012 

(Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since 

superseded) 
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Components of Population Change 

3.57 Changes in the population can be broadly classified into two categories:  

» Natural change in the population (in terms of births and deaths); and 

» Changes due to migration, both in terms of international migration and also moves within the UK. 

3.58 Figure 29 illustrates the annual components of change data for South Bucks, together with the total change 

in population recorded by the estimates.  For the periods 2001-02 to 2010-11, the components of change 

ƛƴŎƭǳŘŜ ŀƴ άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƪƴƻǿƴ ŀǎ άUnattributable Population Changeέ ό¦t/ύ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ 

this data reconciles with population estimates for the two Census years.  The marginal impact of removing 

this adjustment is also illustrated on the chart. 

3.59 It is apparent that natural change has remained relatively consistent since around 2006, averaging a gain of 

140 persons each year.  Migration and other changes vary much more ς ranging from a net loss of around 

100 persons recorded for 2001-02, up to a net gain of over 800 persons recorded for 2004-05 (based on 

ONS Mid-Year Population Estimates). 

Figure 34: South Bucks components of population change (Source: ONS Mid-Year Population Estimates, revised) 
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3.60 Figure 30 presents the underlying data from the components of annual population change over the period 

1991 to 2014. 

Figure 35: South Bucks components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year 

tƻǇǳƭŀǘƛƻƴ 9ǎǘƛƳŀǘŜǎΣ ǊŜǾƛǎŜŘΦ bƻǘŜΥ άhǘƘŜǊ /ƘŀƴƎŜǎέ ƛƴŎƭǳŘŜǎ ŀŘƧǳǎǘƳŜƴǘǎ ŦƻǊ ǇǊƛǎƻƴŜǊǎΣ ŀǊƳŜŘ ŦƻǊŎŜǎ ŀƴŘ ƻǘƘŜǊ 

unattributable changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be 

treated as accurate to the nearest 100. Figures for earlier years rounded to the nearest 100) 

 Births Deaths 
Natural 
Change 

UK Migration 
International  

Migration Other 
Change 

UPC 
Migration 
and Other 
Changes 

Total 
Change 

In Out In Out 

1991-92 700 700 0 -   -   -   -   - - +400 +400 

1992-93 700 700 0 -   -   -   -   - - +200 +200 

1993-94 700 700 0 -   -   -   -   - - +200 +200 

1994-95 700 700 0 -   -   -   -   - - +300 +200 

1995-96 700 700 0 -   -   -   -   - - 0 0 

1996-97 700 700 0 -   -   -   -   - - -100 -200 

1997-98 600 600 0 -   -   -   -   - - +400 +400 

1998-99 700 700 0 -   -   -   -   - - 0 0 

1999-00 700 700 0 -   -   -   -   - - +500 +500 

2000-01 600 600 0 -   -   -   -   - - 0 0 

2001-02 617 638 -21 4153 4324 452 391 +28 -30 -112 -133 

2002-03 620 644 -24 4262 4423 655 250 +24 -29 +239 +215 

2003-04 677 579 +98 4614 4385 758 221 -68 -44 +654 +752 

2004-05 625 651 -26 4530 4222 727 145 -13 -35 +842 +816 

2005-06 598 590 +8 4634 4379 572 237 -6 -49 +535 +543 

2006-07 709 561 +148 5115 4552 517 299 -12 -52 +717 +865 

2007-08 705 542 +163 4525 4250 456 399 -1 -32 +299 +462 

2008-09 691 588 +103 4417 3785 393 478 -14 -61 +472 +575 

2009-10 734 588 +146 4764 4082 364 452 -3 -50 +541 +687 

2010-11 716 575 +141 4383 4061 415 449 +8 -82 +214 +355 

2011-12 732 629 +103 4621 4188 342 496 -7 - +272 +375 

2012-13 780 646 +134 4888 4326 321 494 -17 - +372 +506 

2013-14 703 584 +119 4,996 4,581 399 325 -37 - +452 +571 
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Mid-Year Estimates since 2011 

3.61 Alongside the Mid-Year Estimates published in mid-2013 and mid-2014, the ONS published quality 

assurance packs which provide a range of comparative data from administrative sources.  Whilst this 

administrative data does not provide a direct estimate of population, it provides a useful triangulation 

point.  Figure 31 shows the mid-2011 and mid-2014 population estimates together with the administrative 

data for the same years across the relevant age cohorts. 

Figure 36: Mid-Year Population Estimates and Administrative Data 2011 and 2014 for South Bucks (Source: ONS)  

Age 

Mid-Year Estimate Patient Register School Census State pension (aged 65+) 

2011 2014 2011 2014 2011 2014 2011 2014 

Aged 0 - 4 3,957 4,017 3,880 3,960 -   -   -   -   

Aged 5 - 9 3,854 4,299 3,960 4,240 3,030 3,320 -   -   

Aged 10 - 14 4,071 4,000 4,200 4,050 3,210 3,100 -   -   

Aged 15 - 19 3,963 3,716 4,130 3,890 -   -   -   -   

Aged 20 - 24 3,107 2,980 3,440 3,650 -   -   -   -   

Aged 25 - 29 3,419 3,553 3,740 3,970 -   -   -   -   

Aged 30 - 34 3,499 3,656 3,770 4,090 -   -   -   -   

Aged 35 - 39 4,013 3,897 4,490 4,260 -   -   -   -   

Aged 40 - 44 5,165 4,712 5,590 5,060 -   -   -   -   

Aged 45 - 49 5,408 5,513 5,780 5,820 -   -   -   -   

Aged 50 - 54 5,037 5,339 5,230 5,520 -   -   -   -   

Aged 55 - 59 4,242 4,601 4,460 4,690 -   -   -   -   

Aged 60 - 64 4,249 3,961 4,450 4,070 -   -   -   -   

Aged 65 - 69 3,528 3,999 3,540 4,120 -   -   3,330 3,720 

Aged 70 - 74 3,066 3,115 3,120 3,140 -   -   2,950 2,990 

Aged 75 - 79 2,522 2,769 2,480 2,740 -   -   2,450 2,680 

Aged 80 - 84 2,022 2,147 1,970 2,110 -   -   1,960 2,070 

Aged 85+ 1,938 2,238 1,900 2,170 -   -   1,850 2,140 

TOTAL 67,060 68,512 70,130 71,550 6,240 6,420 12,540 13,600 

Increase 2011-14 1,452 1,420 180 1,060 

MYE Total for  

same age cohorts 
67,060 68,512 67,060 68,512 7,925 8,299 13,076 14,268 

Increase 2011-14 1,452 1,452 374 1,192 

Difference between MYE 

and admin data 
-   32 194 132 

3.62 It is evident that the administrative data sources that ONS identified for validating the population estimates 

suggest that the population is increasing at a comparable rate to the population estimates for the period 

mid-2011 to mid-2014.  Whilst the growth in population aged 5-14 is perhaps higher than would be 

expected based on the school census data, on the whole the Mid-Year Estimates for South Bucks published 

since 2011 appear reasonable. 
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Population Trends for Wycombe 
3.63 Figure 37 shows the current and historic mid-year population estimates and Census estimates for 

Wycombe over the period since 1981.  The data shows ǘƘŀǘ ǘƘŜ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ increased more 

rapidly over the decade 2001-11 than over the previous 20-years.  The 2011 Census recorded the 

population at 127,100 which was much higher than ONS MYE figures for previous years.  The explanation 

for this discrepancy was much higher rates of international migration to the authority than had previously 

been assumed, which was confirmed by Census data about the number of residents born overseas. 

Figure 37: Wycombe official population estimates for the period 1981-2014 (Source: UK Census of Population 1981, 1991, 2001 

and 2011; ONS Mid-Year Estimates, including data since superseded)  

 

Figure 38: Wycombe annual net change in population based on official population estimates for the period 1981-2012 (Source: 

UK Census of Population 1981, 1991, 2001 and 2011; ONS Mid-Year Estimates, including data since superseded) 
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Components of Population Change 

3.64 Changes in the population can be broadly classified into two categories:  

» Natural change in the population (in terms of births and deaths); and 

» Changes due to migration, both in terms of international migration and also moves within the UK. 

3.65 Figure 39 illustrates the annual components of change data for Wycombe, together with the total change in 

population recorded by the estimates.  For the periods 2001-02 to 2010-11, the components of change 

ƛƴŎƭǳŘŜ ŀƴ άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƪƴƻǿƴ ŀǎ άUnattributable Population Changeέ ό¦t/ύ ǘƻ ŜƴǎǳǊŜ ǘƘŀǘ 

this data reconciles with population estimates for the two Census years.  The impact of removing this 

adjustment is also illustrated on the chart. 

3.66 It is evident from Figure 39 that natural change now contributes around 1,000 additional persons each 

year.  Again, migration and other changes vary much more, with significant out-migration to be seen 

between 1995 and 1998.   

Figure 39: Wycombe components of population change (Source: ONS Mid-Year Population Estimates, revised) 

 

Unattributable Population Change 

3.67 Given that the ONS consider the population estimates in 2001 and 2011 to be more robust than the 

component of change data from year-to-year, an άŀŎŎƻǳƴǘŀƴŎȅέ ŀŘƧǳǎǘƳŜƴǘ ƛǎ ŦŀŎǘƻǊŜŘ ƛƴǘƻ ǘƘŜ 

components of change to correct this data and ensure that it reconciles with the population estimates for 

the two Census years.  Therefore, in addition to the known population flows, an element of 

άUnattributable Population Changeέ ό¦t/ύ ƛǎ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘŜǎŜ ŦƛƎǳǊŜǎΦ 

3.68 Figure 40 presents the underlying data from the components of annual population change.  It is evident 

that the UPC adjustment was typically a increase of around 500-550 persons each year (a total of 5,482 

persons over the 10-year period) which was needed to reconcile the component of change data with the 

Census population estimates for 2001 and 2011. 
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Figure 40: Wycombe components of population change, revised in the light of the 2011 Census (Source: ONS Mid-Year 

tƻǇǳƭŀǘƛƻƴ 9ǎǘƛƳŀǘŜǎΣ ǊŜǾƛǎŜŘΦ bƻǘŜΥ άhǘƘŜǊ /ƘŀƴƎŜǎέ ƛƴŎƭǳŘŜǎ ŀŘƧǳǎǘƳŜƴǘǎ ŦƻǊ ǇǊƛǎƻƴŜǊǎΣ ŀǊƳŜŘ ŦƻǊŎŜǎ ŀƴŘ ƻther 

unattributable changes. Figures for 2001-02 onward presented unrounded for transparency, but should only be 

treated as accurate to the nearest 100. Figures for earlier years rounded to the nearest 100) 

 Births Deaths 
Natural 
Change 

UK Migration 
International  

Migration Other 
Change 

UPC 
Migration 
and Other 
Changes 

Total 
Change 

In Out In Out 

1991-92 2,300 1,300 +1,000 -   -   -   -   -   - 0 +1,000 

1992-93 2,100 1,400 +800 -   -   -   -   -   - -600 +100 

1993-94 2,300 1,300 +1,000 -   -   -   -   -   - -200 +900 

1994-95 2,100 1,300 +800 -   -   -   -   -   - +400 +1,200 

1995-96 2,100 1,300 +800 -   -   -   -   -   - -1,200 -400 

1996-97 2,100 1,300 +800 -   -   -   -   -   - -1,400 -500 

1997-98 2,100 1,200 +900 -   -   -   -   -   - -1,400 -500 

1998-99 2,000 1,300 +700 -   -   -   -   -   - +100 +800 

1999-00 2,100 1,300 +800 -   -   -   -   -   - -600 +200 

2000-01 2,000 1,300 +700 -   -   -   -   -   - -400 +300 

2001-02 1,975 1,294 +681 8,731 9,758 966 883 +68 +541 -335 +346 

2002-03 1,993 1,264 +729 8,599 9,901 1,386 780 +30 +527 -138 +591 

2003-04 2,061 1,296 +765 8,407 9,658 1,476 971 -127 +538 -336 +429 

2004-05 2,001 1,223 +778 8,305 8,964 1,260 817 +87 +552 +423 +1,201 

2005-06 2,157 1,185 +972 8,528 9,422 1,642 1,229 +1 +545 +64 +1,036 

2006-07 2,104 1,141 +963 8,805 9,491 1,356 1,084 -31 +584 +138 +1,101 

2007-08 2,184 1,187 +997 8,023 8,763 1,255 997 -37 +566 +47 +1,044 

2008-09 2,251 1,172 +1,079 7,648 8,195 1,062 1,088 -20 +567 -26 +1,053 

2009-10 2,139 1,155 +984 8,393 8,368 896 1,005 +10 +547 +473 +1,457 

2010-11 2,299 1,279 +1,020 8,261 8,068 1,059 1,164 +27 +515 +630 +1,650 

2011-12 2,203 1,174 +1,029 8,819 8,387 824 942 +5 - +319 +1,348 

2012-13 2,212 1,240 +972 8,855 9,162 828 885 -80 - -444 +528 

2013-14 2,100 1,162 +938 9,067 9,380 1,060 715 +74 - +106 +1,044 

3.69 As previously noted when considering the data for Aylesbury Vale, the ONS άwŜǇƻǊǘ ƻƴ ¦ƴŀǘǘǊƛōǳǘŀōƭŜ 

tƻǇǳƭŀǘƛƻƴ /ƘŀƴƎŜέ suggests that UPC is likely to be due to the variability (or other issues) relating to the 

Census estimates (both 2001 and 2011) combined with estimates of migration (both international 

migration and, at subnational level, internal migration between LAs).  The PAS technical advice note 

suggests that problems with Census data are more likely to be associated with the 2001 Census than 2011, 

but that migration is also a likely cause (second edition, para 6.28): 

άThe UPC may be due to miscounted population in one or both Censuses ς though this is 

more likely to be in 2001 than 2011, because in 2011 methods were considerably improved. 

It may also be due to unrecorded or misrecorded migration between the Censuses. More 

likely both factors are at work.έ 

3.70 The UPC adjustment in Aylesbury Vale represented a reduction in the population ς i.e. people were being 

ŎƻǳƴǘŜŘ ǿƘŜƴ ǘƘŜȅ ŘƛŘƴΩǘ ǊŜŀƭƭȅ ŜȄƛǎǘΦ  ¢ƘŜ ¦t/ ŀŘƧǳǎǘƳŜƴǘ ƛƴ ²ȅŎƻƳōŜ ǊŜǇǊŜǎŜƴǘŜŘ ŀƴ increase in the 

population ς ƛΦŜΦ ǘƘŜǊŜ ǿŜǊŜ ǇŜƻǇƭŜ άƳƛǎǎƛƴƎέ ŦǊƻƳ ǘƘŜ ŜǎǘƛƳŀǘŜ ǿƘƻ ƘŀŘƴΩǘ ōŜŜƴ ŎƻǳƴǘŜŘΦ  Whilst the 

component of change data suggests a net gain of around 2,300 persons due to international migration over 

the inter-censal period 2001-11, Census data shows that the population born outside the UK resident in 

Wycombe increased from 18,500 to 25,800 over the same period ς an increase of 7,300 persons.  This 

difference of 5,000 persons is a realistic explanation of the cause of the UPC adjustment in Wycombe. 
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Mid-Year Estimates since 2011 

3.71 Alongside the Mid-Year Estimates published in mid-2013 and mid-2014, the ONS published quality 

assurance packs which provide a range of comparative data from administrative sources.  Whilst this 

administrative data does not provide a direct estimate of population, it provides a useful triangulation 

point.  Figure 50 shows the mid-2011 and mid-2014 population estimates together with the administrative 

data for the same years across the relevant age cohorts. 

Figure 41: Mid-Year Population Estimates and Administrative Data 2011 and 2014 for Wycombe (Source: ONS) 

Age 

Mid-Year Estimate Patient Register School Census State pension (aged 65+) 

2011 2014 2011 2014 2011 2014 2011 2014 

Aged 0 - 4 11,100 11,310 11,100 11,230 -   -   -   -   

Aged 5 - 9 10,720 11,350 10,720 11,270 9,860 10,390 -   -   

Aged 10 - 14 10,840 10,820 10,820 10,790 9,520 9,650 -   -   

Aged 15 - 19 10,870 10,650 10,690 10,570 -   -   -   -   

Aged 20 - 24 10,410 10,470 10,530 10,320 -   -   -   -   

Aged 25 - 29 10,510 10,160 11,020 10,850 -   -   -   -   

Aged 30 - 34 11,200 11,200 11,870 11,750 -   -   -   -   

Aged 35 - 39 11,860 11,560 12,610 12,050 -   -   -   -   

Aged 40 - 44 13,280 12,860 13,740 13,120 -   -   -   -   

Aged 45 - 49 12,890 13,100 13,520 13,390 -   -   -   -   

Aged 50 - 54 11,060 11,960 11,650 12,500 -   -   -   -   

Aged 55 - 59 9,910 10,190 10,380 10,750 -   -   -   -   

Aged 60 - 64 9,870 9,230 10,200 9,440 -   -   -   -   

Aged 65 - 69 8,400 9,190 8,150 9,220 -   -   7,830 8,500 

Aged 70 - 74 6,340 7,160 6,510 7,140 -   -   6,220 6,980 

Aged 75 - 79 5,410 5,640 5,410 5,740 -   -   5,340 5,580 

Aged 80 - 84 3,810 4,300 3,800 4,250 -   -   3,780 4,230 

Aged 85+ 3,490 3,750 3,420 3,690 -   -   3,450 3,780 

TOTAL 171,970 174,900 176,140 178,070 19,380 20,040 26,620 29,070 

Increase 2011-14 2,930 1,930 660 2,450 

MYE Total for  

same age cohorts 
171,970 174,900 171,970 174,900 21,560 22,170 27,450 30,040 

Increase 2011-14 2,930 2,930 610 2,590 

Difference between MYE 

and admin data 
-   +1,000 -50 +140 

3.72 It is evident that the administrative data sources that ONS identified for validating the population estimates 

suggest that the population is increasing at a comparable rate to the population estimates for the period 

mid-2011 to mid-2014.  Whilst the growth in the overall population is around 1,000 persons higher than 

would be expected based on the patient register data, this represents a difference of only 330 persons each 

year across the whole population; and the mid-year estimates are consistent with data from the school 

census and state pensions.  Given this context, the Mid-Year Estimates for Wycombe published since 2011 

appear reasonable. 
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Population Projections Based on Local Circumstances 
3.73 Whilst PPG identifies CLG household projections as the starting point for establishing housing need, it also 

recognises the need to consider sensitivity testing this data and take account of local evidence. 

Plan makers may consider sensitivity testing, specific to their local circumstances, based on 

alternative assumptions in relation to the underlying demographic projections and household 

ŦƻǊƳŀǘƛƻƴ ǊŀǘŜǎ Χ !ƴȅ ƭƻŎŀƭ ŎƘŀƴƎŜǎ ǿƻǳƭŘ ƴŜŜŘ ǘƻ ōŜ ŎƭŜŀǊƭȅ ŜȄǇƭŀƛƴŜŘ ŀƴŘ ƧǳǎǘƛŦƛŜŘ ƻƴ ǘƘŜ ōŀǎƛǎ ƻŦ 

established sources of robust evidence. 

Planning Practice Guidance (March 2014), ID 2a-017 

3.74 Given that the demographic projections are trend-based, one of the most critical factors is the period over 

which those trends are based.  The PAS OAN technical advice note considers this issue in relation to the 

ONS population projections (first edition, paragraphs 5.12-5.13): 

ά¢ƻ ǇǊŜŘƛŎǘ ƳƛƎǊŀǘƛƻƴ ōŜǘǿŜŜƴ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘƛŜǎ ǿƛǘƘƛƴ ǘƘŜ ¦YΣ ǘƘŜ hb{ ǇƻǇǳƭŀǘƛƻƴ ǇǊƻƧŜŎǘƛƻƴǎ 

carry forward the trends of the previous five years. This choice of base period can be critical to 

the projection, because for maƴȅ ŀǊŜŀǎ ƳƛƎǊŀǘƛƻƴ Ƙŀǎ ǾŀǊƛŜŘ ƎǊŜŀǘƭȅ ƻǾŜǊ ǘƛƳŜΦ Χ ¢ƘŜ ǊŜǎǳƭǘǎ 

of a demographic projection for (say) 2011-31 will be highly sensitive to the reference period 

ǘƘŀǘ ǘƘŜ ǇǊƻƧŜŎǘƛƻƴ ŎŀǊǊƛŜǎ ŦƻǊǿŀǊŘΦέ 

3.75 This issue has also been reinforced in PAS advice to Local Authorities12, where it has been emphasised that 

whilst the CLG household projections provide the starting point, these official projections can be very 

unstable given that they are based on migration trends covering only five years: 

άCƻǊ ƳƛƎǊŀǘƛƻƴ ǘƘŜ ōŀǎŜ period is only five years: 

 ω Makes the official projections very unstable 

 ω !ƴŘ ǊŜŎŜƴǘ ǇǊƻƧŜŎǘƛƻƴǎ ƭƻŎƪ ƛƴ ǘƘŜ ǊŜŎŜǎǎƛƻƴέ 

3.76 The second version of the PAS OAN technical advice note (July 2015)13 has also strengthened the 

recommendation on the relevant period for assessing migration (second edition, paragraph 6.24): 

άLƴ ŀǎǎŜǎǎƛƴƎ ƘƻǳǎƛƴƎ ƴŜŜŘ ƛǘ ƛǎ ƎŜƴŜǊŀƭƭȅ ŀŘǾƛǎŀōƭŜ ǘƻ ǘŜǎǘ ŀƭǘŜǊƴŀǘƛǾŜ ǎŎŜƴŀǊƛƻǎ ōŀǎŜŘ ƻƴ ŀ 

longer reference period, probably starting with the 2001 Census (further back in history data 

may be unreliable). Other things being equal, a 10-to-15 year base period should provide 

ƳƻǊŜ ǎǘŀōƭŜ ŀƴŘ ƳƻǊŜ Ǌƻōǳǎǘ ǇǊƻƧŜŎǘƛƻƴǎ ǘƘŀƴ ǘƘŜ hb{Ωǎ ŦƛǾŜ ȅŜŀǊǎΦ .ǳǘ ǎƻƳŜǘƛƳŜǎ ƻǘƘŜǊ 

things will not be equal, because the early years of this long period included untypical one-

off events as described earlier. If so, a shorter base period despite its disadvantages could be 

ǇǊŜŦŜǊŀōƭŜΦέ 

3.77 The relevant period for assessing migration trends was considered by an article by Ludi Simpson (Professor 

of Population Studies at the University of Manchester) and Neil MacDonald (previously Chief Executive of 

the National Housing and Planning Advice Unit) published in Town and Country Planning (April 2015)14. 

ά¢ƘŜ ŀǊƎǳƳŜƴǘ ŦƻǊ ǳǎƛƴƎ ŀ ŦƛǾŜ-year period rather than a longer one is that the shorter the 

period, the more quickly changes in trends are picked up. The counter-argument is that a 

                                                           
12 ά{I[!!Σ {Ia! ŀƴŘ h!b ŀƪŀ ΨtƻōƻŘȅΩǎ bŜǊŦŜŎǘΩέΣ t!{ ǇǊŜǎŜƴǘŀǘƛƻƴ ŀǘ ¦Ǌōŀƴ 5ŜǎƛƎƴ [ƻƴŘƻƴ όWǳƭȅ нлмрύ 
http://learningspace.urbandesignlondon.com/course/view.php?id=339  
13 http://www.pas.gov.uk/documents/332612/6549918/OANupdatedadvicenote/f1bfb748-11fc-4d93-834c-a32c0d2c984d 
14 άaŀƪƛƴƎ ǎŜƴǎŜ ƻŦ ǘƘŜ ƴŜǿ 9ƴƎƭƛǎƘ ƘƻǳǎŜƘƻƭŘ ǇǊƻƧŜŎǘƛƻƴǎέΣ ¢ƻǿƴ ŀƴŘ /ƻǳƴǘǊȅ tƭŀƴƴƛƴƎ ό!ǇǊƛƭ нлмрύ 

http://learningspace.urbandesignlondon.com/course/view.php?id=339
http://www.pas.gov.uk/documents/332612/6549918/OANupdatedadvicenote/f1bfb748-11fc-4d93-834c-a32c0d2c984d
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shorter period is more susceptible to cyclical trends, an argument that has particular force 

when the five-year period in question ς 2007-12 ς neatly brackets the deepest and longest 

ŜŎƻƴƻƳƛŎ ŘƻǿƴǘǳǊƴ ŦƻǊ ƳƻǊŜ ǘƘŀƴ ŀ ƎŜƴŜǊŀǘƛƻƴΦ Χ ! ƭŀǊƎŜ ƴǳƳōŜǊ ƻŦ ƭƻŎŀƭ ŀǳǘƘƻǊƛǘȅ ŀǊŜŀǎ 

are affected by this issue. For 60% of authorities the net flow of migrants within the UK in 

2007-12 was different by more than 50% from the period 2002-07. While this is comparing a 

boom period with a recession, it serves to indicate the impact of the choice of reference 

ǇŜǊƛƻŘ ŦƻǊ ǘǊŜƴŘ ǇǊƻƧŜŎǘƛƻƴǎΦέ 

3.78 The issue has also been referenced by Inspectors examining numerous Local Plans, for example the 

following comments provided by the Cornwall Inspector in the letter setting out his preliminary findings 

(June 2015)15: 

άоΦс aƛƎǊŀǘƛƻƴ. The demographic model used in the SHMNA and the more recent ONS 

projection uses migration flows from the previous 5 years only. Given the significance of 

migration as a component of change for Cornwall and to even-out the likely effect of the 

recent recession on migration between 2008-2012 a longer period than 5 years would give a 

more realistic basis for projecting this component. A period of 10-12 years was suggested at 

the hearing and I consider that this would be reasonable, rather than the 17 year period 

ǳǎŜŘ ƛƴ L5ΦлмΦ//ΦоΦоΦ L ŀƭǎƻ ŎƻƴǎƛŘŜǊ ǘƘŀǘ ǘƘŜ hb{Ω ¦ƴŀǘǘǊƛōǳǘŀōƭŜ tƻǇǳƭŀǘƛƻƴ /ƘŀƴƎŜ 

component should be assigned to international migration for the reasons given by Edge 

!ƴŀƭȅǘƛŎǎ ƛƴ L5ΦлмΦ//оΦоΦ ¢Ƙƛǎ ŀǇǇǊƻŀŎƘ ǿŀǎ ƴƻǘ ŘƛǎǇǳǘŜŘ ŀǘ ǘƘŜ ƘŜŀǊƛƴƎΦέ 

3.79 On balance, we consider that: 

» 5-year trend migration scenarios are less reliable: they have the potential to roll-forward short-term 

trends that are unduly high or low and therefore are unlikely to provide a robust basis for long-term 

planning. 

» 10-year trend migration scenarios are more likely to capture both highs and lows and are not as 

dependent on trends that may be unlikely to be repeated.  Therefore, we favour using 10-year 

migration trends as the basis for our analysis. 

3.80 This HEDNA has, therefore, produced additional projections based on long-term migration trends as part of 

the analysis.  Whilst no one scenario will provide a definitive assessment of the future population; 

considering demographic projections where migration is based on long-term trends provides a more 

appropriate basis on which to consider future housing need. 

3.81 Given the inherent uncertainties associated with the estimates of migration flows within the ONS Mid-Year 

Estimates, it is important to consider changes recorded for the most recent inter-censal period (2001-11) as 

the data for inter-censal periods is far more robust than other 10-year periods, especially in areas where 

there are UPC issues identified.  This approach was supported by the Inspector examining the Core Strategy 

for Bath and North East Somerset.  His report16 concluded (paragraphs 42-43): 

άDƛǾŜƴ ǘƘŜ ǳƴŎŜǊǘŀƛƴǘƛŜǎ ƛƴƘŜǊŜƴǘ ƛƴ ǎƻƳŜ ƻŦ ǘƘŜ Řŀta, particularly for flows of migrants 

ƛƴǘŜǊƴŀǘƛƻƴŀƭƭȅΣ ŀ мл ȅŜŀǊ ǇŜǊƛƻŘ ƛǎ ŀ ǊŜŀǎƻƴŀōƭŜ ŀǇǇǊƻŀŎƘ Χ ¢ƘŜ ƛƴǘŜǊ-censal period provides 

a readily understandable and robust check on the reasonableness of the average of about 

550 per year for migration and other change used in the ORS model. Thus I consider that the 

ORS mid-ǘǊŜƴŘ ǇƻǇǳƭŀǘƛƻƴ ǇǊƻƧŜŎǘƛƻƴ ƛǎ ŀ ǊŜŀǎƻƴŀōƭŜ ŘŜƳƻƎǊŀǇƘƛŎ ǇǊƻƧŜŎǘƛƻƴΦέ 

                                                           
15 https://www.cornwall.gov.uk/media/12843214/ID05-Preliminary-Findings-June-2015-2-.pdf 
16 wŜǇƻǊǘ ƻƴ ǘƘŜ 9ȄŀƳƛƴŀǘƛƻƴ ƛƴǘƻ .ŀǘƘ ŀƴŘ bƻǊǘƘ 9ŀǎǘ {ƻƳŜǊǎŜǘ /ƻǳƴŎƛƭΩǎ /ƻǊŜ {ǘǊŀǘŜƎȅ όWǳƴŜ нлмпύ 

https://www.cornwall.gov.uk/media/12843214/ID05-Preliminary-Findings-June-2015-2-.pdf





































































































































































































































