% Opinion Research Services ATKINS
W Excellent research for the public, voluntary and private sectors

Buckinghamshire

Housingand Economic
DevelopmentNeeds
Assessment 2(&

Report of Findings

Consultation DraftJanuary2016

Opinion Research Service|s The StrandsSwansea SA1 1AF| 01792 535300| www.ors.org.uk | info@ors.org.uk


http://www.ors.org.uk/

Opinion ResearchServices [ Atkins Buckinghamshire Housing and Economic Development Needs Assessment January 2016

Opinion Research Services | The Strand, Swansea SA1 1AF
Jonathan Lee |David Harrison| Nigel Moore
enquiries: 01792 535300 info@ors.org.uk- www.ors.org.uk

Atkins | Euston Tower, 286 Euston RoadtW1 3AT

ATKI N S Richard Ainsley

enquiries: 0207121 2280- richard.ainsley@atkinsglobal.comwww.atkinsglobal.com

© Copyrightlanuary2016

Buckinghamshire HEDNA 2015
Consultation Draftlanuary2016

This report of the Buckinghamshire Housing and
Economic Development Needs Assessment

has been published as a consultation draft as part ef th
evidence base for the CoursSiemerging Local Plan

Chiltern District Council and South Bucks Dis@muincil would
welcome any comments on the report

Please ensure that all comments are received3§0pm
on 14 March2016.



mailto:info@ors.org.uk
http://www.ors.org.uk/
mailto:info@ors.org.uk
http://www.ors.org.uk/

Opinion ResearchServices [ Atkins Buckinghamshire Housing and Economic Development Needs Assessment January 2016

Contents

EXECULIVE SUMMAIY. .. oo e e e 6.
Summary of Key Findings and Conclusions
HOUSENOIA PrOJECHIONS. ...ttt e e e r e e e e e e e e e e e e 7
Affordable HOUSING NEE..........ooiiiiiii e e e e e es 8
Objectively Assessed HOUSING NEE.........ooo e 9
Employment Land REQUITEMENLS. ... ...ttt e et e e e e e e e e e e e e e e e e e e e e s s e e s e e s e ae s ennnanes 12
1. Introducing the StUdY..........oiriiii e 15
Background to the project and wider policy context
National Planning POlICY FrameEWOrK............cc.uuiiiiiiiiiiiieiie e 15
Planning PractiCe GUITAINCE. .......c.ccoiiiiiiiiiiiee ettt e e et e e e e e e e e e e e e e s n e e e e e e aann 17
DULY 10 CBOPEIALE.......ciiiieeeeeeeee ettt e e ettt et e e e et e e e e e e e e e e e e aaea e s e a e s s e nnnnns 18
OVErVIEW OF the HEDNAL......ooeiiei et e e e e e et e e e e e e e eaaaaaeaeens 19
2. Overview Of the FEMA ... ..o 23
Local policy context and key so@oonomic indicators
AYIESDUIY VAIE DISTICL ...ttt ettt et e e e e r e e e e e e a b e e e e e e e annes 23
(O 11T T 01 g o OO 26
SOULN BUCKS DISTIICT. ...ttt e e e e e e e e e e e e e nnneeees 27
WY COMDE DISTIICL ...ttt ee ettt ettt e e ettt e e e e ettt e e e e e s b b et e e e e e anbbnr e e e e e e aannes 30
OtherRelevant CroSBISINCt STUIES........uuuiiiiiiiiiiii i e e e e e 31
Key SOCHBCONOMIC INAICALONS........eeiiiieiiiiiiiiit ettt a s e e e et e e e e e e eeeeas 34
YU 0] 1= T TP PPTPPPPPPPPPN 38
3. DemographiC ProjeCtions...........coveveuiiiiiiieei e 40
The starting point for Objectively Assessed Housing Need
Process for Establishing Objectively Assessed Housing.Need.............cccooccciiiiiiiiiiiiieiieeeeeeeee, 40
OfficialHOUSENOI PrOJECHIONS ... ..cciiiiiiiiiiiieec e e e e e e e e e e e e e e e e 41
Official POPUIAtION PrOJECLIOMNS. ... ....uuiiiiiiiiiiiiii ettt e e e e e e e e e e e nnees 42
o] 01U F= 11 o] o N I =T o T SRR 42
PopulationTrends for AylesShury Vale...........oo e 43
Population Trends fOr ChIlLEINL.........ooi e 53
Population Trends for SOUth BUCKS...........ooiiiiiiiiiiieie e 57
Population Trends for WYCOMDE........cooi i e e e e e e e e eeaanes 61
Population Projections Based on Local CirCUMSIANCES.............cooevieiieeiiiiiiiiiiivieveeeeeeeeeeeeeeeeead 65
Considering Migration ASSUMPLIONS. ......ccovviiiiiiiiiiiieseeeeeeeeeeertinas e e e e eeeeeesearsssaaeaaeeeeeaeeennes 67
Establishing Population Projections for Buckinghamshire HMA ... eiiiriiiiiiiien e, 73
Establishing Household Projections for Buckinghamshire..............ccuvvviivviiiiiiiiiiiiiiiiiiiieeeeeee, 74
Household Population and Communal Establishment Population.............cccccvvieiininnneenn, 74
Household Representative RAtES.........c.cooviiiiiiicie e e e e e e e e e e e e e eeannes 75
HOUSENOI PrOJECHIONS. .....eeiiiiiiiiiiii ittt e e e e e s s e e e e e e naneees 76
(0] o Tod 1] T0] o 1 USSR & §




Opinion ResearchServices [ Atkins | Buckinghamshire Housing and Economic Development Needs Assessment January 2016

4. Affordable Housing Need.........cooooviiiiiiiiiii e 78
Identifying households who cannot afford market housing
Past Trends and Current Estimates of the Need for Affordable Hausing.............cccccocecvvveeeeen. 79
Local Authority Data: Homeless Households and Temporary Accommadation.................... 79
Census Data: Coealed Households and Overcrowding............ccooeeeeeeunvrnnvinnnniiereeereeeeeeeeens 80
ENnglish HOUSING SUIVEY DALa..........uuviiiiiiiiiiiiiiiiiie e 84
HOUSING REQISTEN DALAL.....ueeeiieieeeiiei ettt e e e e e e e eeeeeaaeaeeeend 87
Households Unable to Afford theHOUSING COSIS........uuuiiiiiiiiiiiiiiiiiieeieieieee e 89
Establishing Affordable HOUSING NEEM.........c..oviiiiiiiii e 90
Current Unmet Need for Affordable HouSING.............oooiiiiiiiiiiii e 90
Projected Future Affordable FISING NEEU...........oooiiiiiiiiiie e 93
Assessing the Overall Need for Affordable HOUSING............cuuviiiiiiiieiiiiiiiiicceeeeeeeeeeeeeeee, 101
(0] o o] 1§15 0] o L= 3SR 103
5. Current ECONOMIC Marketf..........c.ooviiiiiiiiiiiiieeii e 105
Analysis of the local property market and existing supply
LOCAl PrOPEITY IMAIKEL.....ciiiiiiiiieii ettt e e e e e e e s r e e e e e e 105
(@111 RPRR 105
1o (U] = PO PPPPP 106
Property MarketiNQiCAtOrS.......uuveiieeiieii e e e e e e e aee s 107
(@0t L= 01U SERPURT R 107
INAUSTIIAI RENTS....oiiiiiiiieeeee ettt e e e e e et e e e e e e aeaaaeaeaaaeaaeaasaassaanannnnns 108
INVESIMENT DBALS. ... ettt e et et e e e e e e e e e s e e s e ettt et s seeeeeeeeeeeees 109
LEASING ACHVILY. ...ciieieeeiee ettt e et r e e e e st e e e e e e e s s bt e et e e e e e e anbb e e e e e e e e e annnnnneeeas 110
B-Class Commercial Property Markel............ciiiii oot e e e e een s 112
S 1] To IS 0] o] o]V TP ST PP PPPPP TP 114
RV Tox= Lo B (oo €] o= Tt 114
Quality of EMpPIoYMENT SUPPIY . .ccoiieeeeiiee e e e e e e e e e e e e 116
(0] o o] 1§13 0] L= 3SR 118
6. Employment FOreCastS........ooviiiiiiiii e 120
Estmating future workers, jobs and demand for floorspace
ECONOMIC ACHVILY RAIES. ....ciiiiiiiiieiiie ettt e e e e et e e e e e s st e e e e e e e annnneeeaeeas 120
Labour Market PartiCipation ProjECHONS. ........ciiiiiiiiie et ee e e e e e e e 121
(O ][o [T gl e =To] o] = TP PP PPPPPRTT 122
Female Parti@iatioN ............uuiiiiiiiiiiie ittt e e e e e e e e e e e e e e 123
YOUNG PEOPLE ...ttt e ettt e e e e st e e e e e et b e e e e e e e anannees 125
Projecting Future Economic Activity for Buckinghamshire...........ccccvviiveiiiiiiiii i, 125
ECONOMIC FOTECASES......oiiiiiiiiiie ittt 127
Future Demand acroSs the SCENAKIOS. .. .. .uuuuuiuiiiiiiiieieieeii ettt e e e e e 128
EMPIOYMENT PrOJECHONS. .. .utiiiiiiiieieieee ettt e e e e e e e e e e e e e aaaeaaaeens 130
F Y] LT o1 £= =PRI 131
L4 01111 o o PR ERSSRRR 133
SOULN BUCKS . ...ttt e et e e e e e e e e e e e e e e e e e e eaeeens 134
LY Lel0] 0] o T PP PP PP 135
L] o 11 ][ L RPN 137




Opinion ResearchServices [ Atkins | Buckinghamshire Housing and Economic Development Needs Assessment January 2016

7. Objectively Assessed Housing Need............cccoiveiiieiiiiiecin e, 138
Analysing the evidence to establish overall housing need
National Context for ENGIANM...........oooiiiii e 139
HOUSENOIA GrOWLEL... ... eeeees 139
T CTg gt U To gt LAY T [ = 4o ] o IO P PPPP PP 139
IMAIKET SIGNAIS. ...ttt e e e e s st e e e e e e s bbbt e e e e e e nnnbeeees 140
ConVeErting t0 DWEIINGS. ....uuvuiiiie e s e e e e e e e et e e e e e e e e e e e erarra s 140
Establishing Objectively Assessed Need for Buckinghamshire. HMA...............ccccvvvvvviieeeeennenn. 141
(O G = (o]0 Y=Y g L] [o Il = o =Tox 1o 1 U< PP 141
Adustments for Local DemographiC FaCIOrS..........uuiiiiii e 142
Affordable HOUSING NEEM......... e e e e 142
EMPIOYMENT TIENUS. ...t e e e e e e e e e e e e e e e e ane 143
Conclusions 0N JOBS aNd WOTKEES .......ueeiiiiiieiiiii e 146
MAIKET SIGNAIS ...ttt s et e e e e et e e e e e e e et e e e e e e e e e e e e s nnnneees 147
HOUSE PIICES. ... ettt bttt e e e et e e e e e e e e e e aaaaeas 148
N 70 = o1 1S 151
(@ A7 (o3 £0111Y o |1V USSP 151
Summary of Market SIGNaALS..........ouuiiiiie e e e 152
HOUSING BACKIOG....eeeeeeiieiieeeeee e e e e e e e e e e e e e e e e e e e e e e aeas 155
(00 ] o[ 11 ][0 LTS PPUP PRI 155
8. HouSINg ReqUIrEMENIS.........i i 160
Considering the policy response to identified housing need
Affordable HOUSING NEEU...........ooiii e e e e e e e e e e e e e e aaaaeas 161
(O] [0 [T g =T o] o] = PR OUSRRRP 164
Households With SPeCIfiC NEEAS..........ooiii i 167
People Wishing to Build their OWN HOMES............uuiiiiieiiciiiieee et ee e 169
SEIVICE FAMIIIES ...eiiieeiie ettt e e e e ettt e e e e e e sttt e e e e e e e e nnbreeaaeeeennnrenees 171
9. Employment Lan®Requirements...........covvvvveiiieiieiee e 172
Understanding the future mix of floorspace
NatioNAl POIICY CONIEXL.......eeiiiiiiiiiiiiii et e e e e e e e s e s e e e e e e e annreees 172
Permitted Development RIGNES...........uii e 172
Starter HOMES INIIALIVE. ...t 173
Brownfield Land..........ooo oot e e 173
T g o] [ ToF= 11 o] 1 SRR 173
Potential Sources of Employment Land SUPPLY........oooiiieiioeeo e 173
Allocated Employment Land (without planning CONSENL)..........cccovvvviciiiii e, 174
NeIghDOUINOOT PIANS.......coiiiiiiii e 174
Commercial Development PIPeINE.........ooo i 174
PO APPIOVAIS. ...ttt e e et et e e e e e bbbt e e e e e esb et e e e e e e e nbbeneeeeeeaas 175
Demand / SUPPIY BalANCE..........ooiiiiiiiiiie e 176
(070 ] o[ 11 5] (0] LS PP PPPP PP 178
Table Of FIQUIES ...... e e 180




Opinion ResearchServices [ Atkins Buckinghamshire Housing and Economic Development Needs Assessment January 2016

Executive Summary

The National Planning Policy Framework (NPR&uires Local Planning Authorities @S y & dzNB&ir G K I {
Local Plan meets the full, objectively assessed needs for market and affordable housing in the housing
YI N) SGandaNBER &y G A Feé GKS &a01fS YR YAE 2F K2dAaAy3a |y
is likely to need over the plan periadhich meets household and population projections, taking account of
YAINI GA2Y | yR R Qaragehphk 406rid @59)0 Khe WMPPS élso identifiesithag O £ LJX |y
authorities should have a clear understanding of business needs within the ecanarkiets operating in

YR | ONE & aandie&tébliishidr || N lodza G SHARSYOS o6l &S (2 dzyRSNE
YR fA1Ste& OKLI(gam§raph869). G KS YI NJ Si¢

Figurel sets out the process for establishing the Objectively Assessed Need (OAN) for hdrlaimgng

Policy Guidance (PP@entifiesthatd K2 dza SK2f R LINRP 2SO0l A2y & CaminénkiesK SR ¢
FYR [20Ff D2@SNYYSyld &K2dzZ R LINBOARS  KpSragéaphl1B) i A y 3
which should be adjusted to take account of local circumstances. External market andenacamic
O2yaiNIXAyda I N5 SUBKBlYE &4 QL) ABR2KRENINGSGSYoOSR GKS yS
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 establighéniinal Housing Requirement.

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

Starting Point Household Projections
Estimate produced by CLG

Demographic issues
Are there any known problems with local data?
@ Do we need to take account of any anomalies?
What period should be used for population trends?
Has housing delivery suppressed formation rates?

Adjusted Household Projections
Estimate based on local circumstances

Implications of the household projections
@ Will there be enough workers for planned jobs?

Do Market Signals show worsening trends?

Policy Off Objectively
Housing Need Assessed Need . . . .
Planning and policy considerations

What are the planning constraints?
@ Can overall housing needs be met within the HMA?

Can the affordable housing needed be delivered?
Policy On Housing puty to Cooperate discussions
Housing Target Requirement ill other LPAs help address any unmet needs?

Are there any unmet needs from other HMAs?

! https://www.gov.uk/government/publications/nationaplanningpolicy-framework-2
2 http://planningguidance.planningportal.gov./{og/quidance/housineand-economicdevelopmenineedsassessments/



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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10.

Opinion Research Services (ORS) and Atkins were jointly commissioned by Aylesbury Valea@hiltern
Wycombe District Council® prepare a Housing and Economic Development Needs Assesshant
covered thér three administrative areaghe Central Buckinghamshire HEDN#ollowing the decision to
prepare a Joint Plan for Chiltern and South Buckgjpafate of the previous study waommissionedo
incorporate additional analysis for South Bucks district establish the Full Objectively Assessed Need for
housing and the Full Objectively Assessed Economic Needs acregsaieeofBuckinghamshire

Giwen this context, the Buckinghamshire HEDNA (Consultation Daaftary2016) supersedes the Central
Buckinghamshire HEDNA (Consultation Draft: October 2015). Nevertheless, it does not take account of
consultation feedback received by Aylesbury Vale wWhatombe 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.

TheBudkinghamshirdHEDNASs fully compliant with both th&\PPF an®PG. In addition, the studypindful

of Planning Inspector Decisions and High Court Judgements, as well as emerging good practice including the
technical advice note about Objectively Assesseg@dNand Housing Targetsiginally published by the
Planning Advisory Service (PAS) in June 2014 with a second edition in July 2015

Household Projections

Thed & G I NIi A ebtinate JBrAOyN d@re the latest household projections published by the Departmen
for Communities and Local Government (CLG). These projections suggdsiubahold numbers across
Buckinghamshirewill increase by40,847 over the 20year period 20B-33, an average oR,042 per year.
However, the CLG household projections are basedhortterm migration trends, and these risk rolling
forward rates that are unduly high or unduly low. Projections based ontlnmg migration trends are
likely to provide a more reliable estimate of future households.

ORS haalsoundertaken a detaile review of local demographic trends. This has identified inconsistencies
in some of the data, and it is importanthen establishing futuréousing needhat projectionstake proper
account of these issues. In particular, the analysis has identifiedgonshwith the2001 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 impmvedthe migration estimates

for Wycombe,but administrative data sources show that systematic problems continue to affect more
recent data for Aylesbury Vale.

The HEDNA has developed robust households projections based on local circumstances which take full
account of errors in the trenbased déa. The key scenaoi usesl0-year migration trend$ased on the

period 200414. This projects thatousehold numbers across ti#VAwill increase byt1,200 households

over the 20year period 201383.

The growth identified for Aylesbury Vale is margin&der than the CLG starting point; however this is
mainly due to errors in the local population trend dafBhe identified range in both Chiltern and Wycombe

is higher than the CLG starting point, whereas the identified range in Suaks is lower thathe CLG
starting point: all due to the underlying population projections and the associated patterns of migration.
Providing for this increase yields a housing need4d,728dwellings over the period 20133 across the
Buckinghamshire HMA.

As theseprojections are based on lotgrm 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 currenhmnet need for affordable housing and the future household projections, the
analysis has identified that the overall housing need should be increasé&Bdyouseholds to take
account of concealed families and homeless households that would not be cagtyrétte household
projections. When the unmet needs from existing households living in unsuitable housing were included,
the analysis established an overall need fr3291 households in need of affordable housing in 2013.

12 Based on the household projectisnthe HEDNA has established the balance between the future need for
market housing and affordable housirlgowever, it is important to recognise that this need is based on a
relatively stringent assessment of affordabilityOverall, there will be a neetb provide additional
affordable housing fo®,940 households(10,083 dwellingsps 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 thatethevel of housing benefit support provided to households living in the
private rened 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 affordableusong 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 ¢herét y Q4 & dzF T A
private rented housing available at a price they could afford) then this would increase the need for
affordable housing.

14 Given this context,ite HEDNAas identified thathe need for affordable housing could be considered as a
range: fom a minimum of around.0,100 dwellings to a maximum oB000 dwellings.The proposed OAN
for affordable housing is therefore 10,500 dwellings over the-g8ar period 201333, which recognises
that some households currently renting privately with housivgnefit support will need to move to
affordable housing Figure79identifiesthe range for each local authority area.

Figure2: Range of assessed need for affordable housing by LA: ZB(&ource: ORS Housing Model)

Affordable Housing Needd{vellings)
Aylesbury South

Bottom end of range:
No change in number of households 4,440 1,380 3,320 10,100
renting privatelywith housing benefit support

Top end of range:
Affordable housing provided for all households 6,580 1,750 1,950 5,670 16,000
renting privately with housing benefit support

15 As policy decisions about housing benefit suppodvided 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 affortiabiging tagets 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 froaimost 1,800 households needing affordable housing
at the start of the Plan periag] it will be appropriate to maximise affordable housing delivery in the early
years of the Plag) providing that this does not unduly compromise overall levels of housing delivery in the
area.
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16.

17.

18.

19.

20.

Obijectively Assessed Housing Need
Employment Trends

While demographidrends 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.

Based on the conclusions about future jobtse overall increase in employment is likely to yield 33,400
extra jobs in the Buckinghamshire HMA over they2@r period 201383; so it is appropriate that we
balance future workers against these extra jobs. Taking account of existing commuting paiterns
changes to unemployment recorded over the period 2053 the demographic projections (without any
uplift for market signals) would provid#l,400 extra workers locally wherea®,200 extra workers would
be needed. Therefore, there isa need to increase housing delivery to ensure that there will be enough
workers for the likely increase in jobs in the area.

Considering the balance of jobs and workers in the twoBEMAS:

» Aylesbury town SUFEMAO 6 KA OK 2y | ao0Sad FAGé¢ ledishid)deedd 2 NNEB a
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 dwatiis.

» High Wycombe and Amersham sBEMA6 6 KA OK 2y | aoSad FAdGe ol ara
SouthBucks and Wycombe districts¢eds an extra2,000 workers locally whereas a growth of
11,800 is identified: a shortfall &,300 workers. Balancing jobadaworkers yields an extra need of
3,600 dwellings, increasing the overall housing needtd00 dwellings.

Market Signals

NPPF setsoutthatt f  ya akKz2dz R G 1S I (DQ&uzyaind PPG ideitifie¢th&tii K S A Ty
housing need numbesuggested by household projections (the starting point) should be adjusted to reflect
FLILINBLINRF OGS .YFEN] SO aAxayltac

TheHEDNAas considered the Market Signals fbe Buckinghamshire HM#and compared these to other
areas which have similar demographic amcbnomic characteristics. On the basis of this data we can
conclude:

» House Pricedower quartile prices are higher than the national average, with a lower quartile price
2F MMy Zonnx O2YLI NBR (2 9Agdluds)y Fh@céurrepticeiicties nn 6 0
HMA is higher than West Kent but lower than both South West Hertfordshire and West Surrey.
Over the last 5/ears, prices have remained relatively stable across all of the comparator areas;

» Rents:for average private sector rents in 2013, 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, hich 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)
Ad OdNNByGfte Wg2NARSQ Ay GKS &l dzRBx), how&érthé KIy | O
NF¥GS Aa yz2aGrofeée WoSGGSND (GKFy Ay (GKS O2YLI NI¥ G2
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21

22.

23.

24,

25.

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 developmentin 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.

On the basis of the Market Signals (in particular indicators relating to price), we can conclude that
conditions across Buckinghamshire suggest that the leveDljéctively Assessed Need fahe HMA
should be higher than suggested by household projectiagmgsolation

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

» Aylesbury Valebased on thé Y 2 R &ffbrdability presure identified, we would propose an
overall uplift of10% of the housing neetlentified based on the household projections; and

» Chiltern, South Buckand Wycombe based on affordability being around double the level
associated with Y 2 R $rasduge, we would propose that the response to Market Signals should
also be doubled with an overall uplift 20% of the housing neemllentified based on the
household projections.

Conclusions

We have calculated Obijectively Assessed Ng24N)based ondemographic projections and assessed
these against Market Signals to determine if a higher rate of housing deliveee@ked CLG Household
Projections suggest that household numbers ac®gskinghamshirevill increase by an average 2042
per year,based on shorterm migration trends. However, demographic projectidhat take full account
of local demography and which atgased on 1€/ear migration trends provide a more reliable and
appropriate basis for establishing future housing ne&oh this bsis, he HEDNAias identifieda growth of
41,152 householdsa need for 42,728 dwellings over the Z@ar period 201333, equivalent to an
average of 2,136 dwellings per year.

For! @f SA0dzNE =+ £ S thé IAdesbury towd $osaHMAFak uipift ofi1®% 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
subFEMA. The base& housing need is therefore increasedadotal of 21289 dwellings over the 20

year Plan period 201333. This will provide sufficient housing for the workers needed and exceed the
proposed market signalgplift.

ForChiltern South Buckand Wycombe @ | & 6 S & HighTWdbrabe @ngl Aniefsiém loeVA)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 increas¢otabat 28,664dwellings over

the 20-year period 201233. 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.

21.

28.

29.

The OAN includes the unmet needs of homeless and dtbeseholds in unacceptable accommodation
that existed in 2013 and identified all needs arising over thgedr period 201383, so there is no need to
AyOf dzZRS Fye TFdzZNHKSNI Wol O1t23Q 2F FRRAGA2YIFE dzyYSi

Figure3 summarises each of the stages for establishing the Full Objectively Assessed Need for Housing.

Figure3: Full ObjectivelyAssessed Need for Housing across Buckinghamshire -3313

Aylesbury High Wycombeand Amersham
local HMA local HMA

Stage — A TOTAL
Aylesbury . 0
Vale Chiltern Bucks Wycombe

HOUSEHOLDS

Demographic starting point

CLG household projections 2033 18,404 4,552 6,522 11,369 40,847

Adjustment for local demographic factors and migration
trends -260 +752 -902 +715 +305
10-year migration trend

Baseline household projections

. . 18,144 5,304 5,620 12,084 41,152
taking account of local circumstances
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 18,841 5,502 5876 12,509 42728

taking account of local circumstances

Adjustment for suppressed household formation rates

Concealed families and homeless households with allowan 679 gy L (e2 DA 2 0y G 2

. =135 =39 =201 =284 =659
for vacancies and second homes
Baseline housing neeblased on demographic projections 18,976 5,541 6,077 12,793 43,388
Further In response to balancing jobs and workers
adjustment Projected growth in workers exceeds forecast
& y SS jobsgrowth and planned jobs growth therefore ZRES BEs g L8y S
no further adjustment needed
In response to market signals 10%x 18,841  20%x 5,502  20%x 5,876 20%x 12,509 15%x 42,728
Dwellings needed (in addition to the adjustmer =1,884 =1,100 =1,175 =2,502 =6,409
for concealed families and homeless househol ~ 1,884-135 1,100-39  1,175-201  2,502-284  6,409-659
to deliver the overall percentage uplift propose = 1,749 =1,061 =974 =2,218 =5,750
Combined impact of the identified adjustments +2,313 +1,061 +974 +2,218 +6,566

FullObjectively Assessed Need for Housing 2683 21,289 6,602 7,051 15,011 49,954

It is important to remember that PPG identifies ti@atS a G 60 f AAa KAy 3 Fdzidz2NBE ySSR 7
& OA S(IpQ4&044) and, whilst the OAN must be underwritten impust evidence, the final conclusions
should reflect the overall scale of the housing needed in the housing market area.

The HEDNA therefore identifies the Full Objective Assessed Need for Housing in Buckinghamshire HMA
to be 50,000 dwellings over the 2@ear period 201333, equivalent to an average of 208 dwellings per

year. Thisincludesthe Objectively Assessed Need of Affordable Housing 16500 dwellings over the

same period, equivalent to an average 625 per year. This is the average numbef dwellings needed

every year over the period 28133 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.

3L

32.

33.

34,

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 acrasstite

and determine the most appropriate location for market and affordable housing, and the type and size of
properties to be provided in different areas.

Figure4: Market and affordable housingneedby LAcovering the relevantocal Plan periodéSource: ORS Housing Model.
Note: Figuregelate to individual Local Authority Plan periods which differ across the HMA

Aylesbury : South Bucks

Towl Housing Need wetings)  PRRPSIY  Plbelod  Plnpeiod  Panperod 20jeeperos
Market Housing Neec 16,700 6,200 6,200 11,700 39,500
Affordable Housing Nees 4,600 1,100 1,600 3,400 10,500

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

It is important to note that the overall housing need was increased substanfially the CLG starting

point, partly to balance jobs and workers and paitiyesponse 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 housingnarstdess
expensive or if more affordable housing was available. This trend is particularly evident in Giritlern
South Bucksvhere housing costs are highest.

The proposednarket signalaplift shouldincrease the overall amount of housing availabléhie 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 movingway 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 product§.his would accord with the obgtives set out at
paragraph 50 of the NPPFdog A RSy 2 LI NI dzyAGASE F2NJ K2YS 246y SNEK.
YAESR O2YYdzyA(GASaé

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 teigfor the area.

Employment Land Requirements

Commercial Property Market

¢tKS CdzyOlA2ylf 902y2YAO al NJSG ! NBFQa 6C9a! 0 AYR
steady stream of investment activity for B1c/B2 industrial units from local bsséwe in the FEMA.
However,there is consideredo 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 B1¢c/B2 class development,

in order to accommodate SME




Opinion ResearchServices [ Atkins Buckinghamshire Housing and Economic Development Needs Assessment January 2016

5 ¢KS C9a! Qa 2FFAOS YIFINYISG A& YdzOK aYlffSNI gKSy O3
considered to be a prime office market and is considered by local agents to serve mainly locally based
companies. In addition, Permitted Development RigtaBowing 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

%. The asessment 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 in2BtEscland
» A trendbased 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 enmgefgim the market review and
stakeholder consultation.

8. 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 20033 (with an additional 2,270 jobs fthre period
20332036).

3. Employment growth is anticipated to come primarily from Bla/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 Employent Land

4. The FEMA has approximately 5 million sg.m @faBs use employment floorspace. The majority of this
floorspace consists of warehousing & distribution (B8) with a 45% share of tafals® employment
floorspace, followed by industrial (B1lc/B2)thvia 31% share and office and research and development
(Bla/b) with a 23% share.

4. 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 stronglée of demand and little to no
opportunity to release employment land across the FEMA.

4. Buckinghamshir&EMAhas a number of potential sources that could enable new employment floorspace
to be developed, as follows:
» Allocated Employment Land (without plang 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 futureoreducti
supply).
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43.

44

45,

DemandSupply

Figure5 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 preferréaxford Economics scenarioFigure 5
identifies the remaining surplus once the anticipated demand has been removed from the potential supply
of new sies. Figure5 identifies that the FEMA should theoretically hasarplus of 80,10@gm of B use

class floorspace available, which should be suffidiemeet economic development needs over the period

to 2036.

Figure5: FEMA Supply/demand floorspace balance under the Oxford Economics Scenario (up to 2036) (sg. m) (Note: Negative
values indicate shortfall, positive values indite surplus. All numbers are rounded)

20152093 mm— m—

Floorspace Balance (sg. m)

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

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

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

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

Although there is a theoretical surplus of B use class floorspace available as identified in thedeupgiyg
balance, our assessment (including stakeholder consultation and telephone interviews with stakeholders
and property agents) suggestisat 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 resp&bere is considered to be a lack

of flexible space that is suitable for statips or for SMEs looking to expand. Larger industrial premises are
also considered to be in short supply.

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

» Losses of employment spacdt 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. Whereottgsrs 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 permissi@iven the long term
nature of plan making, there may lseme 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 baitiiffer in
its land allocation to account for nedelivery of sites.
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1.2

13

1. Introducing the Study

Opinion Research Services (OR&) Atkinswere jointly commissioned byAylesbury Vale, Chilterand
Wycombe Digict Counci$ to prepare aHousingand Economic Development Needssessmen(HEDNA

that covered their three administrative areathe Central Buckinghamshire HEDN#llowing the decision

to prepare a Joint Plan for Chiltern and South Bucks, an update of the previous study was commigsioned
incorporate additional analysis for South Bucks district establish the Full Objectively Assessed Need for
housing and the il Objectively Assessed Economic Needs acrosslibée ofBuckinghamshire

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 pl@wther evidence to inform local
policies, plans and decision makinghe study adheres to the requirements of the National Planning Policy
Framework(NPPFpublishedin 2012 andsubsequenfPlanning Policy Guidanc&he methodology was also
mindful of emerging good practice and outcomes iftcExaminations, as well as the Technical Advizie N

about Objectively Assessed Need and Housing Targets thatovigisally published by the Planning
Advisory Service (PAS) in June 201th a second edition in July025.

National Planning Policy Framework

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 housig in the housing market area. Given that Regional Spatial Strategies are now revoked, the
responsibility for establishing theeeds of the areaests with the local planning authority.

At the heart of the National Planning Policy Frameworkpgeeaumption in favour of sustainable
development which should be seen as a golden thread running through bothnpdding and
decisiontaking.

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

Loal 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 Framewakeh Bis 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 newadskirand
affordable housing in the housing market area.

National Planning Policy Framework (NPPF), paragraph 47
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14 Pparagraph 158 of the Framework outlines the requirement for local planning authorities to ensure that
their Local Plan is based on adequaie;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 areatgdgand that they
take full account of relevant market and economic signa&ven this contextHousingand Economic
Development Needs Assessme(itHEEDNA) primarily inform the production of the Local Plan (which sets
out the spatial policy for a locatea)

1> One of he key objectiveis to providethe robust and strategievidence 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 rangf tenures needed.

Housing
Local planning authorities should have a clear understanding of housing needs in their area.
They shoulgrepare a Strategic Housing Market Assessment to assess their full housing needs,
working with neighbouring authorities vehe 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 householdnd 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 chjldtder
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% 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 aard establish aobust evidence base to
understand both existing business needs ¢kely 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 neighbouringthorities 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 nedddeariify and
address barriers to investment, including a lack of housing, infrastructure or viability.
National Planning Policy Framework (NPPF), paragraph 160

17 Local authorities should avoid the long term protection of sites allocated for employmeherié tis 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 eviddyase to assess:

» the needs for land or floorspace for economic development, including both the quantitative and
gualitative needs for all foreseeable types of economic activity over the plan period, including for
retail and leisure development;

» the existig 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 lgdwsid 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 tietyding any trends in
the performance of centres;

» the capacity of gisting centres to accommodate new town centevelopment;
» locations of deprivation which may benefit from planned remedial actioa;

» the needs of the food production industry and any barriers to investmenptaahing can
resolve.

National Planning Blicy Framework (NPPF), paragrapB1l

Planning Practice Guidance

8 ¢KS 5SLINILGYSYd F2NI/2YYdzyAGASa FyR [20Ff DaseéiSNYyYS
resource that brings together planning practice guidance for England in an accessibigabielway.The
PPG guidance regarding the assessment of housing and economic development needs and housing and
economic land availability assessments is of particular relevand&RNA studies

19 pPpG states that the assessment of economic developmeeds 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 agahtscal
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 onuphd 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.

11910 terms of forecasting future trend?PG states that plan makers should consider forecasts of both
guantitative and qualitative need and future needs should be broken down by economic sdaioes.
planning authorities should assess their development needs working with other local awantihe
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.

111 projected demand should then be compdréo 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 forwarddéwelopment, 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 (Iabppty techniques);
» Past takeup 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.

112 Thefour local auhorities are undertaking Housing and Economic Land Availability Assessments based on a
common methodology that has been agreed.

Duty to Ceoperate

113 The Duty to Cmperate was introduced in the 2011 Localism Act and is a legal obligafioe.NPPF sets
out an expectation that public bodies will-amerate with others on issues with any crdssundary impact,
AY LI NI AOdzZE F NI Ay NBf I ( Atieyhomés2anddjabiNdedd&dIritiie afleNPORIRKISH A S |
provision of retail, leisure and other comr@ek  f RS @St 2 LIYSy ¢

Public bodies have a duty to cooperate on planning issues that cross administrative boundaries,
particularly those which relate to tr&rategic prioritiesset out in paragraph 156. The Government
expects joint working on areas of comniaterest 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 andyledlected in individual Local
PlansJoint working should enable local planning authorities to work together to meet development
requirements which cannot wholly be met within their own are&® instance, because of a lack of
physical capacity or lsause 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 an
strategic matters and informal strategies such as joint infrastructure andgiment plans.

National Planning Policy Framework (NPPF), paragraphs1748

114 This ceoperation will need to be demonstrated as sound when plans are submitted for examination. One
key issue is how any unmet development and infrastructure requirements canob@led by ceoperating
with adjoining authorities (subject to tests of reasonableness and sustainability). The NPPF sets out that
co2 LIS NI (i A 2 ya chriiioizé fRocessSof eingagement T KihRfng through to implementatich ®

Local planning autbrities will be expected to demonstrate evidence of having effectively cooperated
to plan for issues with crodmundary impacts when their Local Plans are submitted for
examination. This could be by way of plans or policies prepared as part of a jomitmEma
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 positiwhere 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 theHEDNA

11> The HEDNA was jointly commissioned Awlesbury Vale, ChilternSouth Bucksand Wycombe local
authorities to provide a consistent evidence b&sehousing across thBuckinghamshire HMA and FEMA.

Study Area

118 The area covered by the Central Buckinghamshire HMACentral Buckinghamshire FEMas the subject
2T | aS LI Mbusiy Mbdset J2dddiand Féretional Economic Market Areas in Buckinghamshire
'yR (GKS & dzNNERigimgdRIhsfaes theNfihttian® Aousing market areas (HMAs) and functional
economic market areas (FEMAS) that the study identified.

Figure6: Functionalhousing and economic market areas for Buckinghamshire and the surrounding area

Functional Housmg Market Areas (HMAs) Functional Economic Market Areas (FEMA
N

pham: A&z~

Y o, ~ 4 ‘ )
. dTo't {
- A4146
\oghjppmg S Y, ] f/mght 7 o

Ny to )

Hertfordshire
FEMA

Central
Buckinghamshire
FEMA

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

that housing market areas refledunctional linkages between places where people live and work
bSOSNIKStf Sdaxr GKSNB Aa ySSR F2NJ I aoSad FAGE LN
and policy as suggested by the PAS OAN technical advice note (second edition, paragraghs.28:a

G 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 areas

atlis best if HMAs, as defined for therpase of needs assessments, do not straddle local
authority boundaries. For areas smaller than local authorities data availability is poor and
analysis becomes impossibly comgiex

MBpDAGSY GKA& O2yGSEGZ GKS 2NAIAYIEAG athARe ISHBAINFS®t % a K
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 housng market area. Chiltern and Wycombe districts fall entirely within this functional housing

19
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1.19

1.20

121

1.22

1.23

1.24

market area together with almost twthirds of the Aylesbury Vale district population (with the remaining
population split across three differéfunctional housig markets).

However, it was concluded th&outh Bucks populatiowas divided, with approaching half living in the

Central Buckinghamshire functional housing market area and the remainder all living in the Reading &
Slough functional areg andin consid®dA y3 | ao6Sad FAGEZ AG O2dAZ R o085
associated with either Central Buckinghamshire or Reading & Slough. Nevertheestsidy proposed a
KASNI NOKeé F2NJ GKS aoSaid FTAGE F2N { 2 dzil kigratideGlows; & dzLJIL
with the first preference being London, the second being Berkshire and the third being with the rest of
Buckinghamshire.

In October 2015, ORS was asked to consider the implications of a Joint Plan being developed for Chiltern
and South Bcksand a draft paper was prepared and circulated to neighbouring local authortiésa ! a

and FEMAs in Buckinghamshget KS L YLJI OG 2F | W2Ay{d t { IThat pageiNI / KA
confirmed that a Joint Plan would have no impact on the fumeti@reas identified ifrigure6; but it noted

GKIFIG GKS 02y OfdzaAizya Fo2dzi GKS Y2ad | LIINBLINARFGS
South Bucks SNB 22Ayifeé O2yaARSNBR la I aiAy3atSs O2YoAy.
on Local Plan areas rather than local planning authorities.

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:

» Evidenced F2NJ I NBl & &aYlFftftSN GKIy t20Fft | dziK2NRGASA
A YL & &A o f(fecotizdftiodf, tagraph 5.21); and

» Policy:éboundarieghat straddle local authority areas are usually impractical, given that planning
policy is mostly made at the local authority léslecond edition, paragraph 5.9).

Regardless of whether or not a Joint Plan is pursued, evidence will be available dgdaratee 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 anglthis would benefit from

a single, integrad evidencebase 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 theint plan area. The approach being taken should be set out clearly in the plan.

Planning Practice Guidance (March 2014), |B028&

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 thed ¥ dzf { = 20 2B OYiId @Bt €2 NJAKISHBE S (pbayaBaph T F 2 NJ
47) would need to establish the overall housing needs ofctirabined area Therefore, it was considered

F LILINRBLINA I GS (2 SadlofArakK | aoSaid FAGE 3IS23IANI LKE o

Central Buckinghamsleirfunctional HMA covers three quarters of the population of the combined area.
Furthermore, whilst significantommuting and migratiorilows exist betweerLondon and the combined
area, outside London the combined area has strong links with both the f&tickinghamshire 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

1.26

1.27

1.28

1.29

1.30

Based ondetailed analysis of the evidencthe papertherefore concluded that the most pragmatically
FLILINBLINRAFGS adaoSaid FAGE F2N) / KATGSNY FyR {2dziK . d:
CentralBuckighamshire housing market area. On this basis, thed S&ad FA (€ F2NJ
CentralBuckinghamshire  HMAwould comprise the local authorities of Aylesbury Vale, Chiltern,
SouthBucks and Wycome (G KS & . dzO1 A y AstHe ¥aink fultibnal ased was identified for

GKS la! YR C9a!3x GKS NBO2YYSYRSR &ao0Sail féuklcal F2 NJ
authorityarea§ (G KS a. dzZO]1 AYy.3KI YAKANS C9al! ¢

The objective of tle BuckinghamshirélEDNA was to establish the Objectively Assessed Need (OAN) for
housing (both méaeet and affordable) fothe BuckinghamshiréedMA and provide a robust assessment of

the future full, objectively assesd, economic needs foine Buckinghamshir&€EMA ensuring that this was

fully compliant with the requirements of the NPPF and PPG and mindful of good praciibe.
Buckinghamshire HEDNA (Consultation Dr&huary 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 beconsulting 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.

It is important to recognise that the information from the HEDNA should not beideres! 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 toedtelop and support a sound policy framework.

Study Methodology

Modelling future housing need requires a consideration of the housing market from dewvgh strategic
perspective; in this way an understanding of how key drivers andtkmng trends impaton the structure
of households and population over the full planning period can be delivered.

The methodology watherefore based orsecondary dataand sought to:

» Provide an overview of thEEMAand review the local policy contexii{apter 2);
» Evidencdhe need and demand for housing based on demographic projectidrap(er 3);
» |ldentify the appropriate balance between market and affordable hougihgygter 4);
» Consider the local property market and review the existing sugiplggter 5);
» Evidence futureconomic needs and employment forecasikdpter 6);
» Establish the Objectively Assessed Need for houSimaper 7), including a review of the:
¢ Balance between future workers and jobs; and
¢ Market signals about the balance between demand for and suppdyveflings;
» Consider overall housing requirements the needs for all types of houSnagter 8); and
» Determine future employment land requirementShipter 9).
Overall results have been provided for the period 2@D33, with population projections thatdapt 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 Buitlesfollowing periods apply for
the three Local Plans
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» Aylesbury ¥le 20132033;
» Chiltern and South Bucks 2620636; and
» Wycombe 20132033.

131 This report also includes the following appendices:

» Appendix A; List of property agents consulted

» Appendix B Stakeholder workshop meeting notes

» Appendix @ Site Reconnaissance

» Appendix D; Experian and Trenrbdased scenarigs

» Appendix E Proportion of employment in each sector requiring B use class floorspade

» Appendix F Sites with 1,000 sg. m or more or of Net gain or lossdBBs Employment floorspace
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2. Overview of theFEMA

21 This section summarises the soeiconomic baseline and policy context for tif@inctional Economic
Market Areaand provides conclusions on tleeonomic developmenimplications ofthe policy review for
Aylesbury Vale, Chiltern and Wycombe district councllee 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 stly area.

Aylesbury Vale District
The Vale of Aylesbury Plan (VALP}ddapted)

22 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 eigkek consultation toolplace to scope out the content of
0KS LIXlys gKAOK gla O002YLIYASR o0& | WwWOrftt F2NJ a
October 2015 and a Housing and Economic Land Availability Assessment (HELAA) is also being prepared.

The Vale of Agsbury Plan (VAP) (tadopted)

23 The Vale of Aylesbury Plan (VAP) was withdrawn on the adviceinfl@mendent planning inspectofhe

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 additiorthose already committed.

Aylesbury Vale Economic Development Strategy (ZI#5) (2009)

24 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, wingtude 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-oait of superfast broadband across the District.

The Strategy supports a number of employment generating initiatives including:

» Delivery of the Aylesbury Vale Town Centre Masterplan.
» 9atlrofAaKYSyd 2F F WwWiy2¢fSRAS LINJIQ 6KAOK TFdzyO
from food to hightech ergineering 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
developnent associated with rehabilitation, teleheaftand disability sports technologies.

» [ FLAGFEEAAS 2y GKS S5Aa0NAOCGQA 201 GA2y 06S0G6SSy
East West Rail by 2017.

®Telehealth is the delivery of healtielated 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 andkweith higher and further education
providers.

#® 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.

2.6

2.7

2.8

2.9

»

»

»

»

Enterprise: encouraging the next generation of si#ps 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 anksBlmw 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 grasitntated employers.
Inwardinved YSY Y LINRY2(GA2Y 2F (GKS 5Aa0NAOGIQE WyAOKS
investment opportunities to support local sector strengths.

Enhancing knowledge economy skills: through work with the Universities (Buckingham University
and Bucks New Wrersity) and University Technical Centres at Aylesbury College and Silverstone.

Aylesbury Vale Employment Land Study Update (2012)

The Employment Land Reviéigl R)Jpdate considers the supply of and demand for employment land and
premises in Aylesbury \@aDistrict. The Study assesses the future employment development potential of a
number of existing employment sites, and potential locations for future employment developnméey.
economic growth sectors are considered to be in the high performance esmgig and motorsports, tete

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).

The ELR Updatecommends that provision is made for a net employment land supply of betweed 1196
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 egoelp support a net increase in the supply

of general land for employment premises of around 50 hectares.

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 Ssiwere Circuit is focused on attracting specialist inward
investment and is not available to meet general business needs. If these sites are exiludad be
realistic to plan for up to 30 hectares of additional employment land provision to meet econmaits

over the period to 2031.

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 /-sffieconomic 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 giverotkatfal delivery of the
EastWest 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 guidedéy a n
comprehensive masterplan; and
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2.10

211

212

213

2.14

2.15

2.16

» 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)

The assessment reviews a number of idestifkey 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.

The Study identified that there idemand for industrial stock, but there are issuaround viability and
demand for new office development in the DistrictForty 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 benefitom intervention by the Council.

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 ctor partners in the short term.

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 &road range of sectors. Whilst the largest share of new jobs will be in Financial and Business
Services there will be a need for supporting tealue sectors like warehouse distribution and Adn
services.

The Study identified that the Southern Growth Aaad College Road North represent an opportunity to
AYLNR @GS (GKS ljdzhtAGe 2F 1 &fSaodaNE +FtSQa adz201 21
strategic allocations, at the moment there is market demand for small, flexible industrial units and fo
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 SMEse Btudy has been updated by the Aylesbury Vale ELR
Update (2012).

Aylesbury Vale Town Centre Improvements

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. Wak 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 &WValton Street area.

Aylesbury Vale Housing and Economic Development Needs Assesshiealt Draft Report

The Aylesbury Vale Housing and Economic Development Needs Assessment final draft report was published
in June 2015. It identifies that the largesnployment sectors in the District are business support services,
education, retail, health and the public sector. Besides business supgsovices, thex are large
employment sectors in many areas. The employment growth core scenarios identified thattbald be

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

* Sites with design and build opportunities; development potential; potentiaéfransion; or with considerable vacancy.
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Chiltern District

Core Strategy for Chiltern District (2011)

The 2011 adopted Core Strategy provides the strategic framework for the development of the District up to
2026. Tk Council aims to secure the lotgym 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.

The District provides employment for aboB2,500 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.

The Core Strategy sets out a nhumber of policies to maintain economic pityspeiuding encouraging
SMART growth, protecting identified Green Belt employment sitessupports the rural economy.

Whilst the Chiltern Core Strategy does contain a strong policy emphasis on the overall protection of
employment sites, Policy CS16 dadlow 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)

Theadopted 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 Dist.

Emerging Chilterand South Buckisocal Plan 20136

Previously both Chiltern and South Bucks District Councils were preparing separate Local Plans for their
respective Ditricts buta singlgoint Local Plad & W2 A yiginow tb beyrbduced covering the two areas.

This was agreed bghiltern District Council on November2015 and South Buck®istrict Council on

10 November2015 Work has started on théint Plan for Chiltern and South Bucks.

The Emerging Chiltern arBouth Bucks Local Plan, which will run from 2014 to 2036, will replace the
adopted Core Strategy for Chiltern District (2011), adopted Chiltern District Local Plapnddr@@iidated

2007 and 2011), adopted Core Strategy for South Bucks District (2@lidjted South Bucks Local Plan
(1999) andthe respective Policies MapsThe 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 designationge.g. Green Belt aregsinda joint Policies Mapvill be produced as part of thdointPlan.

Chiltern Employment Land Needs Assessment (2013)

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
around3,280 jobs

On balance there should be are than enough land available, in purely guantitative terms, to meet
industrial needs arising under all demand estimates (7,730 sq. m to 62,160 sg. m). However, it should be
Yy20SR 0GKIG 2dzad dzy RSNJ KFfF 27F / KSer&liesYupoa onk Walayiti A T A
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 needsIn 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 sg. m for the estimate based on past
development rates continuing.

226 Based on available employment space identified by Council monitoring data and site assessments, in
guantitative terms, Chiltern has insidient 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 requires dskiattractive 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.

22T¢ KSNB A& | ySSR (2 AYLINROS (KS &kl bétlerdnfeet With Markeh o dzi A
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 floorspacein quantitative terms, to meet future needs under all future development scenarios.

| 26 SOSNE RSLISYRAY3I dzll2y GKS FdzidzZNBE NBRS@St 2LIVSy
this surplus may change to a shortfall of industrial floorspawgeu two of the six scenarios to 2026.

Employment Site Appraisals (2013)

228 The assessment provides an assessment of the quality and strategic value of employment sites within the
District. The Assessment identified that the following strategic investmentldhme considered by Bucks
Business First (BBF) and Chiltern District Council:

»

»

»

»

Investment in signage and branding of larger employment sites, to improve coherence and;image
this might be targeted at the larger sites such as Raans Road, Amersham aridgi&sRead,
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 appropedbcations 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
identifiedr & 2F WI @SN} 3SQ 20SNItft ljdzZtAdes adzOK | a
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 ampriately focused initially at Penn and Holmer Green.

South Bucks District

Emerging Chiltern and South Bucks Local Plan-3614

229 previously both Chiltern and South Bucks District Councils were preparing separate Local Plans for their
respective Ditricts kut a singlgoint Local Plad ¢ W2 Ay G t tFyé 0 Aa y2g G2 0S5 LN
This was agreed bghiltern District Council on November2015 and South Buck®istrict Council on
10 November2015 Work has started on the Joint Plan for Chiltern and South Bucks.

®The planning permission for Asheridge Road has expired and therefore threatens the ability of the District to meet italingesis in
guantitative terms.
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239 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 LocgllP%h 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 allocains 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 Februdry 20

231 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.

232 \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 townrarag;

» 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 centrée continue to provide for the needs of their communities; and

» Environmental protection, conservation and improvement.

2BeKS ttlyQa {iNIGS3eé ARSYy(GAFTASE GKS LINBaSyosS 2F¥ Sy
the District to accommodat 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.

23 policies GB4, GB5 a@B1 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 amenitiethefGreen Belt.

2% 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 the20086
period. As such, the Buckinghahire County Structure Plan 199011 allocated 2100 dwellings in the
19912006 period.

Core Strategy (2011)

23% The 2011 adopted Core Strategy is the key document in the South Bucks Local Development Framework. It

sets out the longerm vision, objectivesrad 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 hew development to support local comimsinits 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, atlee main focus for new development.
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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 Princpal Settlements, the Opportunity Sites at Mill Lane and Wilton Park and some small scale rural
exception sites will be developed.

Strategic Objective 13 seeks to promote a balanced local economy in terms of jobs, skills and the local
labour supply, and sygort existing businesses and stamps. 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 Locak€ean previously developed

land, on the Opportunity Sites and through appropriate intensification on existing employment sites
excluded from the Green Belt.

Employment Land Revieg®Update (March 2010)

South Bucks District Council reviewed and updatadspof the Buckinghamshire Employment Land Review

(ELR) (2006). The Study updates the policy and -sgoimomic context and the supply analysis of
SYLX 28YSyd tFryR gAGKAY (KS 5-HaieloNXkh® émploydzént deraRdy Q i
forecasts fotthe District.

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 pememployed 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 seftarat digital media, and
aerospace and defence.

South Bucks has a high proportion of micro businesses and a new firm formation rate rdhkihgl7UK
local authorities, although the firm closure rate is also high.

With the Green Belt constraint in SduBucks, 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.

Despie some losses in the employment land stock in South Bucks since the Buckinghamshire ELR 2006, the
Study notes that there was a 10,888 sgm net gain in employment floorspace and that there are outstanding
planning permissions for over 100,000 sgm of emplegtfloorspace, and some 20,000 sgm of vacant
floorspace in the District capable of delivering economic growth.

The Study supports the Core Strategy Core Policy 1 which will protect all employment land in employment
use, other than in exceptional circumstzes. 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
0KNRdZAK GKS /2dzyOAftQa Y2yAG2NRAYID ! yite uey Wil Bed YSy (
identified through the LDF process.

Employment Site Appraisals (2013)

The Employment Site Appraisals consider the nature and quality of existing employment sites in the
District; levels of vacant floorspace and land with development paknthe 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 objegteseduding
town centre sites.

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.

The Appraisals found th&outh 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 employnesmrating 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 Parkidke Poges and Wexham Springs.

Wycombe District

Adopted Local Plan (as amended July 2013)

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 sontleegfolicies 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

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 2038viltalso include a number of policies covering design

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

The Core Strategy (2008)

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

2026. The Council aims to secure the lbeign 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 €11 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 HBrtlass uses), dtared business sites (small sites with some +®nlass

uses) and mixed use business area/sites.

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

The DSA, adopted in July 2013, includes policies to protect Scattered Employment Sites as sites $sr busine
unless certain criteria are nheThe criteria forsuchdevelopmentidentified by Policy DMBclude:

» Permission will be granted for@ass uses and other economic ugesghich include some sui
generis uses, community uses and main town centre usdsasicetail (subject to national policy).

» Redevelopment for residential uses will only be permitted if it can be demonstrated that economic
(employmentgenerating) uses are no longer practicable.
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» To demonstrate that economic use is impractical due to tdaccupier demand, applicants have to
show that the site has been marketed for such use, for a reasonable period of time and on
reasonable terms.

22t 2¢ 208 1 2¢/ n ARSyoinEsntiiandBoutharK Quadéa@éehante &s 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 tBHRayse.

Wycombe Economy Study & Employment Land Review (2014)

233 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 analysiSof 1A & (G N& O
economy. The Study also assesses the existing and potential employment sites in relation to that need.

234 \Wycombe has the potential to build on it strengths in knowletigsed and higivalue sectors in order to
keep pace with other core locationsuch 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 sigrs.

255 The Study identifiethat 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 LocdFdtlan.
offices, the estimated net additional supply of 69,585 sq. m is &% of the expected need for 157,854
sg. 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 15Rar industrial space, the land
supply etimated 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% The Study identifies that the District needs to secure a supply of new lanis tbimeet its employment
land need.This is based upon creating an extensive area for new high quality employment development in
accessible locatig) and improving access to High Wycombe as a whole. The Study identifies a number of
potential development locations:
» ldentifying land for straggic 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 largescale industrial deslopment at Wycombe Air Park, which woulgednew
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 Crodsistrict Studies

Buckinghamshire Thames Valley Local Economic Partnership (BTV LEP) Strategic Economic Plal
(20122031), (2014)

#°" 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 witkiBghamshire New University and local further
education colleges.

28 Key sectors identified by the BTV LEP including higher value manufacturing (particularly manufacture of
computers), ICT (particularly software) and media (particularly programming anddastaalctivities).The

. ¢+
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centres, including Beconsfield, High Wycombe, Princes Risborough, Aylesbury and Milton Keynes).

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

2% The Buckinghamshire Thames Valley Local Enterprise Partnership and central governmemjréadeoa
co-invest in the following jointhagreed priorities:

»

»

»

»

»

»

2% By 2021, the Buckinghamshire Thames Valley Local Economic Partnership Growth Deal aspires to create at

Aylesbury Eastern Link Road and Stocklake Link scheiieomplete and enhance transport
infrastructure both NorthSouth and EastVest around Aylesbury, connecting new major
development areaswvith 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 Wyombe Southern Quadrant schemgill 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 Schemienproving North South Connectivity and connecting residual Ministry
of Defence land by developing the A355 Improvement Scheme.

Transforming Amersham and Wycombe College Estatalernise the buildings at the Amersham
Centre to suppd 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 Testbedstimulating growth in Buckinghamshire electronics and telecommunications sector
through early access to 5G technologies (cldsB Project).
Crossrail and East West Connectivity projects

¢ Delivering modal shift by improving sustainable transgioks to Crossrail stations in
Taplow (linking Slough and Maidenhead).

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

¢ Delivering modal shift by improving bus and cycle connections between Buckinghafmeand t
East West Rail in Winslow Station.

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

South East Midlands Local Economic Partnership (SEMLEP)

261 The SEMEP 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, Keitg, Corby, Aylesbury Vale and Cherwell. In 2015
the SEMLEP secured significant investment via two Local Growth Deals, worth a combined £126m which
Attt Sylrots GKS {9a[9t (2 RSEAGSNIAGEAQ {GNFGS3AO
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%2 The Strategic Economic Plan (2@1%0) stées that the construction of the £500m Eaatest 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.

263 The Strategic Economic Plan identifiasew priority project for Watersie North in Aylesbury. The project
masterplan for the development of Waterside North, a prime development site in the centre of Aylesbury,
includes a mixedise scheme of housingetail and leisure with public realm improvements. This is
designed to supparthe regeneration of Aylesbury town centre to meet changing expectations and help
Aylesbury fulfil its potential as a major centre for housing and employment growth.

284 |In addition, a new highway scheme is planned to link A418 east of Bierton to A41 eAgtesbury,
includingthe new crossing of the Aylesbury Arm tife Grand Union Canal; Stocklake Link connecting
Eastern Link Road (north of Canal) to A4157 Oakfield Road Ayleahdi$tocklake Urban Improvement
connecting A4157 (xéield Road to A418 PaBkreet, includinga new network for pedestrians and cyclists.
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Key Soci@conomic Indicators

285 ppproximately 35% of residents of working age in the Functional Economic Market Area (FEMA) hold an
NVQ4+ qualification, which is higher than the South Bastage (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
Ayleshlury Vale with 32%Higure?).

Figure7: Percentage of residents holding an NVQ4+ qualification (Source: Annual Populatio®BudbNS)
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2% The four Districts that make up the FEMA are some of the least deprived in the Country. Chiltern District
(ranking 312), South Bucks District (ranking 390Aylesbury Vale District (ranking #88and Wycombe
District (ranking as 288 mostdeprived local authority in the English Indices of Deprivation 2010 (whére 1
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%, Ghiltéh 4.7%, South Bucks with 3.6% and
Wycombe with 4.8%.

"¢ KS C9al! Qa dzySYLX 28YSyid NIGS | gSNF ISR pom: 2GSNI
5.1% across the South East. It recently fell to a low of 4.2% during 2014 which was lower thaatlthe S
East average (4.9%Figure 8). At the District level, Wycombe and South Bucks had a peak in
unemployment rate post financial crisis (both witB8 in 2010), Aylesbury peaked a little later (8.3% in
HAMMO YR / KAfGSNYyQa dzySYLX 28YSyid NrXraGS NBYFAYSR 7T
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Figure8: Unemployment rate- aged 1664 (SourceAnnual Population Survey, ONS)
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2% TheFEMA has a higher level of sefiiployment than the wider South East Region, with 12.3% of residents

2.69

aged 1664 being selemployed (compared to the South East average of 11.4%). The majority of residents
in employment (56%) work in the FEMAgure9)°. On a district level, a higher proportion of people living

in South Bucks commute outside of the FEMA for wbigure9). Approximately 8% work from home and

the majority commute to work by car (65%)

Figure9: Travel to Work (Source: Travel to work data, ONS, 2011)

Resdents that work Residents that work outside TOTAL
in the FEMA the FEMA

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%

FEMATOTAL 110,438 72,264 196,081 100%

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&onversely, it has a low concentration of jobs

in the manufacturing and construction sectors (9%fig(re 10). The South East region has a higher
concentration in Public admin, education & health (36%), followed by the Distribution, hotels & restaurants
sector (23%).

® Travel to work data, 2011 Census
" Method of travelto work, 2011 Census
8Office of National Statistics (ONS) Annual Population Survey data for the period Januarp@6arber 2014,

35
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270 At the District level, Aylesburyale 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 & restauramstor (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%).

Figurel0: FEMA jobs by broad sector (Source: Annual Population Sur¥prkplace Analysis, ONS)

reva [
wyeore. |

0% 20% 40% 60% 80% 100% 120% 140%
m Agricuture & fishing m Energy & water Manufacturing
m Construction m Distribution, hotels & restaurant® Transport & Communication

m Banking finance & insurance eta Public admin, education & healsa Other services

2™ According to the current 2013 ONS data, FEEMA had a jobs density of 0.81 which is slightly lower than
0KS {2dziK 91FI3a0GQa 220a RSyaAaAde 2F noyHd ¢6hkhde YSI y:
FEMA (Figure-2). This partly explains the high levels of-catmmuting as people argavelling out from
the FEMA for jobs with higher wages (Figutg) 2Between 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).

272 pccording to the latest Travel 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%), Aylé&dary20%),
Chiltern (9%), South Bucks (5%) and Westminster (5%).

27 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, thé&yrajme
from Slough (9%), Windsor and Maidenhead (8%), South Oxfordshire (8%), Dacorum (6%), Hillingdon (6%),
Milton Keynes (5%) and Central Bedfordshire (5%).

274 Figure11 shows that the job density in the FEMA has reduced over the period @20@3) 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 dsity 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.

27> Figure12 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, tydigaearned an average of approximately £30,300, which is
10% more than people who work in the FEMA (approximately £27,300).

Figurell: Job Density (Source: ONS)

1.20

=
o
S

o
o)
o

g
.~

0.40

0.20

0.00
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

= Aylesbury Val Chiltern Wycombee=== South BuCkg===FEMA South East

Figurel2: Median gross annual payfull time workers in the FEMA (Source: Annual Survey of Hours and Earnings)
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Summary

The NPPF requires local authorities to have a clear understanding of business needs within the economic
markets. Thiss 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.

The FEMA has low levels of deprivation, low levels of unemploymena @nelater proportion of residents
working within the FEMA than commuting outwards to other parts of the South East and Greater f.ondon
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

The Aylesbury Vale Economic Development Strategy setsheued¢onomic 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. There is a key focus on enhancing
knowledye 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, althglh some of these may be easier to unlock than
others.

Chiltern

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 praguctiorder

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 thessessment 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 incubatiae spa

South Bucks

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 growtlectors 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 omgehidwve been
redeveloped for other uses, there are very few opportunities to identify new employment land areas.

Wycombe

The Wycombe Economy Study & Employment Land Review identified that Wycombe has the potential to
build on it strengths in knowledgeasel and highvalue 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 largmale industrial development and mixedseu
development.

° On a district level, a higher proportion of people living in Chiltern District commute outside of the FEMA for work.
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OtherSudies andwork

282 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
(particuarly programming and broadcast activities).

28 The Buckinghamshire authorities have signed a Memorandum of Understanding relating to their local plans
and evidence gathering.

39



Opinion ResearchServices

%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 pradoficthe

3.2

3.3

Atkins

Buckinghamshire Housing and Economic Development Needs Assessment

3. Demographid’rojections

Process for Establishing Objectively AssestmasingNeed

LocalPlan (which sets out the spatial policy for a local area).

Figurel3 sets out the process for establishing the housing number forHbasing 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 resl.

To establish the Objectively Assessed Need (OAN), external market and-enanmmic constraints are

G2 GKS RSY23INILKAO LINR2SOlA2ya o6Wal NJSi
achieved between the demand for and suppfydwellings. 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 thenpdétimgprocess in order to

F LILX A SR

establish the appropriate Housing Requirement and planned housing number.

Figurel3: Process for establishing the housing number for the HMA (Source: ORS based on NPPF and PPG)

Starting Point

Household Projections

Estimate produced by CLG
Adjusted Household Projections
Estimate based on local circumstances
Policy Off Objectively

Housing Need

Assessed Need

Policy On
Housing Target

Housing
Requirement

Demographic issues

Are there any known problems with local data?

Do we need to take account of any anomalies?
What period should be used for population trends?
Has housing delivery suppressed formation rates?

Implications of the household projections
Will there be enough workers for planned jobs?
Do Market Signals show worsening trends?

Planning and policy considerations

What are the planning constraints?

Can overall housing needs be met within the HMA?
Can the affordable housing needed be delivered?

Duty to Cooperate discussions
Will other LPAs help address any unmet needs?
Are there any unmet needs from other HMAs?

January 2016

{
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3.4

35

3.6

3.7

Official Household Projections

Planning Practice Guidance published in March 2014 places emphasis on the @l&5oHousehold
Projectionsas the appropriate starting point in determining objectively assessed need. PPG was updated in
February 2015 following the publication of the 26i&2sed 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 housepoddentative rates to the
population projections published by the Office for National Statistics.

Planning Practice Guidand®&larch2014), ID 2a015

The 20122037 Household Projections were published on 27 February 2015, and are the {tmast up
date estinate of future household growth.
Planning Practice Guidand®&larch2015), ID 2a016

Given this contextFigure 14 sets out the 201zbased 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 willbe influenced by a wide range of underlying data and trbaded assumptions, and it is
important to consider the range of projected growth and not simply defer to the most recent data.

Figurel4: CLG Household Projections fBuckinghamshirdHMA: annual average growth (Source: CLG Household Projections)
- 2012based 201%-based interim 2008based

10 years 25 years 10 years 25 years 10 years PASRYEES
201222 2012-37 2011-21 Not published 200818 200833
980 890 990 - 780 740

Aylesbury Vale
Chiltern 190 230 210 - 250 280
South Bucks 310 320 310 - 360 350

Wycombe 600 560 380 - 480 500
orAL___________ | 2080{ 2000 180l .| 1870l 1860]

The CLG 2032ased household projections show an increase2000 households each year over the
25year period 20187, and a marginally higher rat2,@80p.a.) in the initial 168/ear period. These figures
project forward over the normal 2gear period and supersede both the 20b8sed household projections
(which pojected a household growth of 860 per year from 20083) and the interim 20l-based
household projections (which projected growth o820 per year from 201R1). The differences are
largely due to changes in the ONS population projectidfigu¢e 15) on which the CLG household
projections are based; although there have also been changes to household representative rates
(considered later in this epter).

Given that the 201:based household projections show an increase f@f,250to 246,097 households in
Buckinghamshire over the 3@ar period 201383, we can establish that thé & G F NI Ay 3 L2 A Y
2PSNI ff K FodBuskiighamghiéhBuld be based on an overall growth 49,847 households,

with a further growth 0f5,462 households projected for the subsequent period 2683 (equivalentto
averages oR,042and 1821 households per yeaespectively)
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Official Population Projections

%% Figure 15 shows the outputs from the latest (204fased) ONS Sub NationBbpulation Projections
together with the previous projections that have infoed the various CLG household projections (though
note that CLG did not produce household projections based on the-B84€d SNPP). It is evident that the
2012based projection follows a similar trajectory to the 26ddsed projection, but a notably highrate
of increase than projected by the 20@&sed and 201-Based projections.

Figurel5. ONS MidYear Estimates and Sti¥ational Population Projections forBuckinghamshirdtHMA (Source: ONSNote:
There were methodologicathanges to the migration assumptions between the 20b&8sed and subsequent SNPP.
Household projections were not produced for the 20@&sed SNPP
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39 Differences in the projected increase in population between the different projections are largely associated
with the assumed migration rateswhich are based on recent trends usingear averages so shortterm
changes in migration patterns can significantly affect the projected population growth. There were also
methodological changes to the migration asqtions between the 200®&ased and 201based figures.
However, it is clear that the 2088sed household projections were based olowaer rate ofpopulation
growth than is currently projected.

Population Trends

310 Whilst PPG identifies CLG househaidjections 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 circumstoased,on
alternative assumptions in relation to the underlying demographic projections and household
F2NXYIFGAZ2Y NI GSa X !'ye €20t OKFy3aSa ¢g2dz R ySSR
established sources of robust evidence.

Planning Pradgte GuidancéMarch 2014)ID 2a017
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Population Trends foAylesbury Vale

#11 Figure16 shows the official population estimates féylesbury Valdor the period since 1981, based on
Census data and ONS Mi@ar Population EstimatesThe ONS MitYear Population Estimates were
revised upwards following the 2001 Census (the estimate for2@iD increasing from 161,100 to 164,000)
and revised downwarslfollowing the 2011 Census (#2010 reducing from 174,400 to 172,900 persons).

Figurel6: Aylesbury Vale official population esnates for the period 19812014 (Source: UK Census of Population 1981, 1991,
2001 and 2011; ON®id-Year Estimates, including data since superseded)
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Figurel7: Aylesbury Vale annual net change in population based on official population estimates for the period-20&4
(Source: UK Census of Population 1981, 1991, 20@l2011; ONS MiYear Estimates, including data since

superseded)
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It is interesting to note that the Census data suggests figiulation increaseaveragedl,520 persons
peryear from 198191 and1,980 persons per year from 1994001; but increased bgn average obnly

840 persons per year from 20alll. Nevertheless, Here aremethodological differences in the way in
which that previous Censuses have enumerated gopulation (such as the way in which studemtsre
counted) The ONS Midfear Estimate (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 usedhen establishing the MYi& other years.

Over the petbd 198122011, the MYE has increased from 134,200 persons to 174,900 peysaoneverall
growth of 40,700 persons, equivalent to an average of 1,360 persons annually over-yiear3period.
Growth over the initial 1§ear period 19891 averaged 1,300 psons each yedequivalent to compound
growth rate of 0.93% per annunmand the original MYE estimates suggested that annual growth averaged
1,460 persons over the period 192000 (0.95% per annum).

Nevertheless, as previously noted, the ONS revisedMh&for 2010 upwards by around 2,900 persons
following the 2001 CensusThis 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 1992001 averaged 1,870 persons annually (equivalent to a compound rate of
1.21% per annumyhich is30% higher than the previous decade).

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 estimatbeéyefore growth for the 1Gyear period

2001-11 was 900persons annually (0.53% per annum). Nevertheless, growth over thedOperiod
19912011 has averaged 1,380 persons annually (equivadea rate of 0.87%).

Given this context, we caaummarise that

» Annual population growth was estimated to be 1,300 persons (0.93%) over the perio€1981

» Prior to the 2001 Census data being considemathual population growth was estimated to be
1,460 persons (0.95%)om 199212000; and

» MYE data based on the 1991 and 2011 Census data suggests that annual population growth for
the period 19912011 averaged 1,380 persons (0.87%).

These conclusions, which are not dependent on the 2001 Census estamatd| broadly consistent and
suggest relatively stable population growth over time for the ardivertheless, the 2001 Census implies
that the rate of population growth over the decade 199001 was more than double the growth
experienced over the folloiwg decade 2002011 (1,870 cf. 900 persons per year) and there is no clear
explanation for this difference.

Housing completions recorded for the two periods were largely comparable (7,500 dwelling2 Q@D tf.
7,000 dwellings 20011), so it would be r@sonable to expect a more even distribution of population
growth over the 26year period 1992011.

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 relatiméidEnce interval for the 2001 Census estimate

was 2.0% (at the 95% confidence levelso whilst 165,760 persons was the most statistically likely
estimate, this sat in a range from 162,400 up to 169,100 pers®hs. MYE for 2001 was 168(Bpersons,

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 16Q(bpersons with is also withirthe 95% confidence intervébr the
Census estimate

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 8500 persons;3,400 fewer than concluded athe time. On this

basis, we can conclude that thmpulation increase averaged 1,3p6rsons pegear from 198191, and
probably increased by an average of around3) persons per year from 1992001 (notably lower than

the average of 1,870 persons segted by MYE based on 2001 Census data) artd h@rsons per year

from 200111 (notably higher than the MYE average of 900 persons).

The number of dwellings without any usual residents identified by the 2001 Census was also inconsistent
with data from 199 and 2011; in these years the rate for Aylesbury Vale was around 15% below the
national average (5.096r Aylesbury Valef. 6.0% for England in 1991; 3.7% cf. 4rd8pectivelyin 2011),

but in 2001 the rate was notably different: 37% lower than the oz average (2.4%r Aylesbury Valef.

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 onsistent evidence about the relative rates from the 1991 and 2011 Census, we would expect the
proportion of dwellings without any usual residents Aylesbury Val¢éo have been around 3.3% in 2001
(15% below the 3.9% rate for England). This would inpdy there were around 63,900 households
resident in the area in 2001; 600 fewer than identified at the time.

Based on the2001 Censusdata, the average household size foyl&sbury Valevas estimated to be 2.50
persons at that time.This compares to aaverage of 2.59 persons in 1991 and 2.46 persons in;2@ith

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 b8,400 persons and reducinthe number of
households by 600 suggests that the average household siz@ Wapersons in 2001. Thimpliesthat

almost all of thedeclinein the averagewas experiencedver the decade 1992001; however this is
consistent with the positioffior the South Easivhere the averag@ousehold sizeeduced from 2.46 to 28

over the period 1992001 and subsequently remained relatively stable until 2@Fidurels).

Figurel8: Trends in &erage household sizior Aylesbury ValgSource:.CLG 201-based Household Estimatgs
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323 On thebasisof all of the evidencethere would appear to bsubstantialdoubt about the reliabity of the
2001 Census estimate:

» Trends in anual population growthhave generallypeenconsistentwith relatively stable growth
over time however the2001 Censusstimate does not fit with other data sourges

» Housing completion trends were comparable 1912001 and 2002011, whichsupports thata
broadlyeven distribution of population growttvas likely

» The number of dwellings without any usual resideinthe 2001 Census wasconsistent with
estimates fromL991 and 2011, suggestifgwer househola 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 192001, which is consistent witlegionaltrends.

324 Therefore, we conclude that the population foyl&sbury Vale in 2001 was around2]®0 persons with
63,900 households living in the area. The population growth over the period2D®as around 2,400
persons with a 5,600 increase in households.

Components of Population Change
325 Changes in the population can be broadly classified into two categories:

» Natural change in the population (in terms of births and deathsy

» Changes due to migration, both in terms of international migratéord also moves within the UK.

326 Figure 19 illustrates theannual components ofchange data for Aylesbury Vale, together with the total
change in population recorded by the estimates. For the piri200102 to 201011, thecomponents of
OKIFy3aS AyOfdzRS |y &l OO02 dynatrifuddes PodulRiBrdhanyeS yai! t 1/ yo2 sy
ensure that this data reconciles with population estimates for the two Census yeHns. impact of
removing this adjusnent is also illustrated on the chart.

Figure19: Aylesbury Vale components of population change (Source: ONSY&dr Population Estimates, revised)
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%2" The individual components of population change are estimated by the @dSyear when deriving the
MYE however the original estimates for 2002 to 200910 were revised following the 2011 Census.
Figure20 shows theeestimates for Aylesbury Vale.

Figure20: Components of population change for Aylesbury Vale for the period 2Q011 showing the impact of revisions
following the 2011 CensudNpte: Solid lines show current estimates, dashed lines show superseded estimates.
Source:ONS MidYear Estimate Components of Changecluding data since superseded)
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%28 |t is evident that the estimates for natural change and Ugration did not change substantively, however
international migration estimates changed marginally for the period 200land were fundamentally
revised from 20086 onwards. Theoriginal estimates fointernational migrationidentified a net loss of
around 1,400 persons over the period 200Q@ 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 mi@010, which increaskfrom 174,400 to 178,200 {gure21)™°.

Figure21: Official population estimates for Aylesbury Vale for the perid®81-2013 showing the impact of the adjustments to
international migration (Source: UK Census of Population 1981, 1991, 2001 and 2011; ONS:MidEstimates)
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®The remainder of the difference was due other adjustments, including changes to UK migratisrisoner and armed forces populations.
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329 Applying the revised components of change data y@ayear for the 16year period 200411 suggsts an
overall population growth of 14,815 persons; which applied to th&-2001 populationestimate of
165,920 persons suggesipopulationof 180,735personsfor mid-2011. However, taking account of data
from the 2011 Census, the ONS population eatenfor mid2011 was actually 174,880 persons; an

increase of 8,960 persons, notably lower than suggested by the component of change data.

Unattributable Population Change

330 Gjven that the ONS consider the population estimates in 2001 and 2011 to be rotmust than the

component of change data from yetr-&8 S| NI

Pyl y®OR ©O21dR/idza G Y Sypithe A3 F

components of change to correct this data and ensure that it reconciles with the population estimates for

the two Census years.

oUnattributable Population Change

Therefore, in diddi to the known population flows, an element of

6!t/ 0

A & sefigh®t dzZRSR Ay

idKS

331 Figure22 presents the undeyiing data from the components of annual population change

Figure22: Aylesbury Vale components of population change, revised in the light of the 2011 Census (Source: ONN8avlid
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332 It is evident that the UPC adjustment was typically a reduction of arounds86(ersons each year (a total
of 5,855 persons over the 3ear period) which was needed to reconcile the component of change data
with the Census population estimates for 2001 and 2011.
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aThe UPC is likely to be due to a combination of sampling variability, or other issues, in the

3.34

3.35

3.36

3.37

following:

¢ International migration estimates

¢ Census estimates, both 2001 and 2011

¢ Internal migration estimates (at subnational level oaly)

We have already established that the 2001 Census probably overstated the population for Aylesbury Vale
by around 3,400 persat but this only explains part of the UPC adjustehich totals 5,855 persons.

As previously noted, the relative confidence interval for the 2001 Census estimate for Aylesbury Vale was
2.0%, and the relative confidence interval for tt@11 Census was 0.9% (botltle 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 thanTt#érefore,we are more than 99%onfident

that the component of population change data from the revised ONS méhr estimates overestimates
population growth for Aylesbury Vale.

Based on the previous analysis of the 2001 Census, we concluded that the population growth over the
period 20-11 was likely to be around 12,400 perspasound?2,400 persons fewer than suggested by the
growth of 14,815 persons based dime component of change data so even when adjustments to the

2001 Census estimates are considered, the component of changecdatinues to overestimate actual
populationgrowthd F A SR 2y GKS hb{Q ySé I LILINRIFOK F2NJ SaidAyl

Figure23 sets out adjusted estimates of population change based orrdnge ofavailable data For the
period 19922001 the estimates are based on the superseded ONS estimates (rolled forwardl@et 2O

and for the period 20041, the estimates are based on current ONS estimates (excluding UPC) adjusted to
match the overall population growth of around 12,400 persons.

Figure23: Aylesbury Vale annual net change in pdation based on official population estimateand adjusted estimategor
the period 181-2011 (Source: ONS MiYear EstimatesBuckinghamshire HEDNA
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" http://www.ons.gov.uk/ons/aboutons/getinvolved/consultationsand-usersurveys/consultations/consultationn-the-2012-basedsubnational

population-projectionsfor-england/snppconsultupc.pdf
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338 Figure17 showed that the net population change in the component of change data fot-2012012-13
and 201314 areall notably higher tharin previous yearsL

OKIl y3aS¢

Ad AYLRNILF YD

G2 NBOz23y

& y Qainy offtes® peRiddl® & this ywouR anlydbe incorporated once data is published

from the 2021 Censusbut given the scale of adjustment required post the 2011 Census, ipisriant to
consider whether or nothe flow data that is recorded for thperiod may becontinuing to overstatehe

actual level of population increase.

339 Alongside the Midv¥ear Estimates published in n2013 and mid2014 the ONS published quality

assuraige pack which providea range of comparative data from administrative sources.

Whilst this

administrative data does not provide a direct estimate of populatibmrovides a useful triangulation
point. Figure24 shows the mieR011 and mieR014 population estimates together with the administrative
data for the same years across the relevant age cohorts.

Figure24: Mid-Yea Population Estimates and Administrative Data 2011 and 2@dr Aylesbury Vale (Source: ONS)

Mid-Year Estimate Patient Register School Census State pension (aged 65+
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Aged 59

Aged 10 14
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Aged 40 44
Aged 45 49
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Aged 55 59
Aged 60 64
Aged 65 69
Aged 70 74
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Aged 80 84
Aged 85+

MYE Total for
same age cohorts

Increase 201114

2011 2014 2011 2014 2011 2014 2011 2014

11,370
10,640
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11,060
8,790
9,870
10,930
12,030
14,100
14,560
12,690
10,520
10,770
8,080
6,220
4,980
3,620
3,410

174,890

12,070
12,050
11,100
11,420

9,460
10,760
11,410
11,980
13,700
14,880
13,930
11,590
10,050
10,000

6,970

5,530

3,820

3,860

49,690

10,900
10,630
11,370
11,240
9,440
10,320
10,940
12,480
14,660
15,090
12,890
10,860
11,040
8,200
6,340
4,930
3,550
3,310

174,890

11,550
11,620
11,110
11,270

9,980
10,500
11,210
11,640
13,820
15,240
14,190
11,810
10,200
10,170

7,070

5,510

3,800

3,720

184,580

49,690

9,810
10,050

21,890

10,790
9,810

23,150

+1,260

7,870
6,110
4,900
3,520
3,380

TOTAL 174,890 184,580| 178,290| 184,410 19,860 20,600 25,780 29,440
Increase 201414 +9,690 +6,220 +3,660

184,580 26,310

9,530
6,970
5,440
3,760
3,740

30,180

+3,870

leferenc'ebetween MYE +3.470 4520 4210
and admin data

349 In summary, over the-$ear period 201414:

» The midyear estimates suggest a population increase of 9,690 persons, wiBigty& higherthan
the 6,220 increase recorded on the NHS patient registedifference of 1,160 persons on average

each year

50
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3.41

3.42

3.43

3.44

3.45

3.46

» The midyear estimates suggest an increase of 1,260 children agel Which i520higherthan
the 740 increase on the school census; and

» The midyear estimates suggest an increase of 3,870 peogdel &5 or over, which BLOhigher
than the 3,660 increase in people aged 65+ receiving state pension.

It is evident that all of the administrative data sources that ONS identified for validating the population
estimates suggest that the population is rieasing slower than suggested by the estimates for the period
mid-2011 to mid2014, especially for those younger age groups that are particularly impacted by migration.

It appears that the methodological improvement to estimating migration that the OM&8dinced from

200405 onwards has created a systematic problem in Aylesbury Vale which has persisted beyond 2011,
and itthereforeA 8y Q04 F LILINRLINR I GS G2 FR2LJI GKAA REFEGF dzy ONXR

It is important to recognise that there has been no change in the ONSoaelitgy for establishing the
MYE since the mig011 estimates were produceglso 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 basi®r 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 the2@id estimates should also

be applied to the data for more recent years unless thalarnlying issues can be addressed through
changes to the methodology.

The administrative data clearly justifies the continued need for an adjustment, and the correction that the
ONS applied to data for the period 26@1 was an average reduction of 5Bérsons per yeag 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 indgendently. 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 personsrotre 10Gyear period. The component of
change flows suggested that migration contributed 7,484 persons during this period, around 50% higher
than the corrected estimate.

It is therefore appropriate toapply comparableadjusiments to the 201112, 201213 and 201314
migration flow estimates These adjustments suggest that the population increased 380 personsover

the period2011-14. Whilst this isaround 5% lower thanthe increaseof 9,690personssuggested by the
official estimatesfor 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

Figure25 shows thecombinedimpact of these adjustments on the population trends for the periosince
2001. It is evident that the population starts from a lower base in 2001 and incrataasite much faster
than suggestd by the current MYE for the period 26Q1 (which incorporates UPC) but at a rate slower
than suggested by MYE for the period 2a@Lonwards (which does not incorporate any UPTQ)is is due

to part of the UPC adjustment addressing systematic probleitismigration flow estimates.

The adjusted population estimate is in line with tBdNS component of change dadaer the period to

2004, however when the revised approach for estimating international migration is introduced (from 2004
05 onwards) the ON8stimate 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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Figure25: Adjusted population estimates for Aylesbury Vale the period 198214 (Source: BudkghamshireHEDNA)
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347 Figure 26 compares the net population change each year based on the current MYE and the adjusted
estimates. Whilst the period 200104 representednet 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 2838l, where the impact fothe
adjusted estimate is to reduce the estimated growth for thigezir period from 6,410 to 4,698rsons

348 Whilst the evidence demonstrates that the population growth suggested by more recent official estimates
is likely to be overestimated, it remairigely that growth has steadily increasegearon-year over the
period since 20089, which is consistent with higher levels of housebuilding.

Figure26: Aylesbury Vale annual net change in population based on adjusted popoifaéstimates for the period 1982014
(SourceBucknghamshireHEDNA
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Population Trends for Chiltern

349 Figure37 shows the current and historic migkar population estimates and Census estimates for Chiltern
2PSN) GKS LISNA2R aAyOS mpymo ¢ KS / Sy a dfd noRchange & dz3 =
significantlyover the 1980s and 1990s ONS Migrear Estimates for the period since 2001 originally
estimated a period oflow population growthafter the 2001 Censudrigure27) but the 2011 Census
identified a larger population than had previously been estimated. In the light of the Ceasaysthe
estimates weremarginallyrevised¢ but this adjustment averaged around 100 persons annuallyis far
less significant than the changelire f Sao6dzN® =+t S FyR R2Say Qi NXSI dzA NB

Figure27: Chiltern official population estimates for the period 1982014 (Source: UK Census of Population 1981, 1991, 2001
and 2011; ONS MiYear Estimtes, including data since superseded)
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Figure28: Chilternannual net change in population based on official population estimates for the period 12812 (Source: UK
Census of Population 1981, 1991, 2001 and 2011; ONSYéid Estimates, including data since superseded)
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Components of Population Change
330 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 terms of international migration and also moves within the UK.

21 Figure29 illustrates the annual components of change data@ltern together with the total change in
population recorded by the estimates. For the periods 20@1to 201011, the components oflange
AyOf dzZRS 'y 4Gl 002 dzy (i | YeadributablRRDpzkationyGhghde 10y 24 V0 G2 Sy &
this data reconciles with population estimates for the two Census years. The marginal impact of removing
this adjustment is also illustrated on tlohart.

32 |t is apparenthat natural change remained relatively consistent over the entire period, averaging a gain of
140 persons each year. Migration and other changes vary much guaeging from a net loss of 900
persons recorded for 19998, up to a et gain of around 900 persons recorded for 1996 (based on ONS
Mid-Year Population Estimates).

Figure29: Chiltern components of population change (Source: ONS-M&hr Population Estimates, revised)
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%23 Figure30 presents the underlying data from the components of annual population change over the period
1991 to 204.

Figure30: Chilterncomponents of population change, revised in the light of the 2011 Census (Source: ONSadidPopulation
9aliAYIFH(iSaY NBOAASR® b20SY GhGKSNI / KFy3dSaé¢ AyOtdzRSa I Radz
changes. Figures for 20602 onwad presented unrounded for transparency, but should only be treated as accurate
to the nearest 100. Figures for earlier years rounded to the nearest 100)

. International
UK Migration
Births | Deaths | Natural Migration

o

Migration
UPC |andOther

1991-92 1,000 900 +200 = =

199293 1,000 800 +100 = = = = = =

199394 1,000 900 +100 = = = - - - +100 +200
199495 1,000 800 +200 - - - - - - +400 +600
199596 900 800 +100 = - = = = = -500 -400
199697 1,000 900 +100 = = = = = = +900 +1,000
199798 1,000 800 +200 = = = = - - -900 -700
199899 1,000 900 +100 - - - - - - -300 -100
199900 1,000 900 +100 - - - - - - -700 -700
200001 900 800 +100 - - - - - - -400 -300
2001-02 882 808 +74 5,315 5,432 617 936 -54 +129 -361 -287
200203 922 846 +76 5,559 5,484 793 547 +1 +130 +452 +528
200304 943 812 +131 5,473 5,314 701 511 -11 +118 +457 +588
200405 875 759 +116 5,310 5,184 561 387 -4 +125 +422 +538
200506 895 842 +53 5,915 5,364 672 505 -6 +100 +813 +866
200607 974 754 +220 6,087 5,651 510 538 = +134 +535 +755
2007-08 997 756 +241 5,231 5,290 480 517 -8 +106 +4 +245
200809 904 748 +156 4,764 4,909 425 494 -4 +117 -101 +55
200910 973 748 +225 5,144 5,078 307 330 +3 +118 +164 +389
201011 965 786 +179 4,800 5,178 379 593 +7 +143 -442 -263
201112 943 716 +227 5,297 5,089 317 466 +16 - +75 +302
201213 854 713 +141 5,474 5,159 306 472 +6 - +155 +296
201314 866 813 +53 5,755 5,196 386 280 +4 - +669 +722
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3% Alongside the Mid¥ear Estimates published in 2013 and mieR014, 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 plagion, it provides a useful triangulation
point. Figure31 shows the mieR011 and mie2014 population estimates together with the administrative
data for the same years across the relevant age cohorts.

Figure31: Mid-Year Population Estimates and Administrative Data 2011 and 201£fdltern (Source: ONS)

School Census

State pension(aged 65+)

2011 2014 2011 2014 2011 2014 2011 2014

Aged 0-4

Aged 59

Aged 10 14
Aged 15 19
Aged 20 24
Aged 25 29
Aged 30 34
Aged 35 39
Aged 40 44
Aged 45 49
Aged 50 54
Aged 55 59
Aged 60 64
Aged 65 69
Aged 70 74
Aged 75 79
Aged 80 84
Aged 85+

5,490
5,810
6,350
5,690
3,710
3,640
4,370
5,630
6,980
7,760
7,110
5,830
6,180
5,250
4,160
3,590
2,580
2,540

5,400
6,250
6,290
5,680
3,810
3,650
4,020
5,470
6,830
7,500
7,500
6,420
5,350
5,820
4,470
3,890
2,810
2,820

5,320
5,970
6,450
5,790
4,410
4,400
5,080
6,130
7,580
8,330
7,350
6,050
6,500
5,300
4,180
3,560
2,570
2,440

5,220
6,120
6,340
5,870
4,650
4,480
4,780
5,830
7,250
7,910
7,880
6,640
5,550
5,980
4,540
3,800
2,770
2,730

4,720 4,920
5,200 5,090

TOTAL 92,670 93,980 97,410 98,340 9,920 10,010

MYE Total for
same age cohorts

Increase 201414

92,670

93,980

1,310

80
Dn‘ferenc.e between MYE +380 +290 +260
and admin data

92,670

93,980

1,310

12,160 12,540

3

5,120
4,040
3,510
2,590
2,540

18,120

5,500
4,460
3,740
2,770
2,760

19,810

1,690

%5 It is evident that the administrative data sources that ONS identified for validating the population estimates
suggest that the population is increasiaga comparable rate tdéhe populationestimates for the period
mid-2011 to mid2014 Whilst the growth in population aged13 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 MidYearEstimates for Chiltern published since 2011 appear reasonable.
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PopulationTrends for South Bucks

%% Figure37 shows the current and historic migear population estimates and Census @sates for South
Bucks2 3SNJ G KS LISNAZ2R &aAyOS mMpymo ¢tKS / Syadza RFGF a
change significantly over the 1980s and 1990s. ONSYkhd Estimates for the period since 2001
edimated a period of slow population growth after the 2001 Censkigure 27) which was broadly
consistent with the population estimate based tre 2011 Census. In the light of the Census data, the
estimates were marginally revised but this adjustment averagedess than100 persons annually,
marginally less than the adjustment needed in Chiltern

Figure32: South Bicksofficial population estimates for the period 1982014 (Source: UK Census of Population 1981, 1991,
2001 and 2011; ONS Midear Estimates, including data since superseded)

Census
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Figure33: South Buckannual net change in population based on official population estimates for the period 12812
(Source: UK Census of Population 1981, 1991, 2001 and 2011; ON®elslicEstimates, including data since

superseded)
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Components of Population Change
37 Changesn 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.

38 Figure29illustrates the annual components of change dataSouth Buck, together with the total change
in population recorded by the estimates. For the periods 20010 201011, the components of change
AyOf dzZRS 'y 4Gl 002 dzy (i | YeadributablRRDpzkationyGhghde 10y 24 V0 G2 Sy &
this data reconciles with population estimates for the two Census years. The marginal impact of removing
this adjustnent is also illustrated on the chart.

359 It is apparent that natural chandeasremained relatively consistersince around 2006averaging a gain of

140 persons each year. Migration and other changes vary much gramging from a net loss @round
100 peasons recorded foR001-02, up to a net gain obver 800 persons recorded fa200405 (based on
ONS MidYear Population Estimates).

Figure34: South Buck components of population change (Source: ONS Midar Population Estimas, revised)

Natural change = Migration and other changes
Total change - = = Total change (excluding UPC)
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380 Figure30 presents the underlying data from the components of annual populatiomghdaver the period
1991 to 2014

Figure35: South Buck components of population change, revised in the light of the 2011 Census (Source: ONS&did
t2Ldz FGA2y 9alAYIFGSar NBGAASR® b2GSY ahiKSNI/ KFIy3aSaé Ay
unattributable changes. Figures for 20602 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 gﬁg’ggg UPC x\lgrgttlﬁgr CL‘gr?'ge
Clrangies

199192 700 700 0 ; ; . ; ; . +400  +400
199203 700 700 0 ; - . - ] - 4200 4200
199394 700 700 0 ; - . - ] - 4200 4200
199495 700 700 0 - - . - ] - 4300 4200
199596 700 700 0 ; ; . ; ; . 0 0
199697 700 700 0 ; ; . ; ; . 100 -200
1997.98 600 600 0 ; ; - ; ; - #400  +400
199899 700 700 0 . ; . ; ; - 0 0
199900 700 700 0 . ; . ; ; - 4500 4500
200001 600 600 0 . ; . ; - - 0 0
200102 617 638 21 4153 4324 452 301 +28 30 112 -133
200203 620 644 24 4262 4423 655 250 +24 29 4239 4215
200304 677 579 198 4614 4385 758 221 68 44 4654 4752
200405 625 651 26 4530 4222 727 145 13 35 4842 4816
200506 508 590 48 4634 4379 572 237 % 49 4535 4543
200607 709 561  +148 5115 4552 517 299 12 52 4717 4865
200708 705 542 4163 4525 4250 456 399 1 32 4299 4462
200809 691 588  +103 4417 3785 303 478 14 61 4472 4575
200910 734 588 +146 4764 4082 364 452 3 50 541 4687
201011 716 575  +141 4383 4061 415 449 +8 82 4214 4355
201112 732 620  +103 4621 4188 342 496 7 - w272 4375
201213 780 646  +134 4888 4326 321 494 17 - 4372 4506
201314 703 584  +119 4996 4,581 399 325 37 - ws2 471
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361 Alongside the Mid¥ear Estimates published in 2013 and mieR014, the ONS published quality

3.62

assurance packs which provide a range of comparative data from administrative sources.

Whilst this

administrative data does not provide a direct estimate of plagion, it provides a useful triangulation
point. Figure31 shows the mieR011 and mie2014 population estimates together with the administrative
data for the same years across the relevant age cohorts.

Figure36: Mid-Year Population Estimates and Administrative Data 2011 and 2014fmrth Buck (Source: ONS)

Statepension (aged 65+

2011 2014 2011 2014 2011 2014 2011 2014

Aged 0-4

Aged 59

Aged 10 14
Aged 15 19
Aged 20 24
Aged 25 29
Aged 30 34
Aged 35 39
Aged 40 44
Aged 45 49
Aged 50 54
Aged 55 59
Aged 60 64
Aged 65 69
Aged 70 74
Aged 75 79
Aged 80 84
Aged 85+

3,957
3,854
4,071
3,963
3,107
3,419
3,499
4,013
5,165
5,408
5,037
4,242
4,249
3,528
3,066
2,522
2,022
1,938

4,017
4,299
4,000
3,716
2,980
3,553
3,656
3,897
4,712
5,513
5,339
4,601
3,961
3,999
3,115
2,769
2,147
2,238

3,880
3,960
4,200
4,130
3,440
3,740
3,770
4,490
5,590
5,780
5,230
4,460
4,450
3,540
3,120
2,480
1,970
1,900

3,960
4,240
4,050
3,890
3,650
3,970
4,090
4,260
5,060
5,820
5,520
4,690
4,070
4,120
3,140
2,740
2,110
2,170

School Census

3,030 3,320
3,210 3,100

TOTAL 67,060 68,512 70,130 71,550 6,240 6,420
Increase 201414 1,452 1,420 1,060

MYE Total for
same age cohorts

Increase 201414

74
Dn‘ferenc.e between MYE 32 194 132
and admin data

67,060

68,512

1,452

67,060

68,512

1,452

7,925 8,299

3

3,330
2,950
2,450
1,960
1,850

3,720
2,990
2,680
2,070
2,140

13,076

14,268

1,192

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 mid2014. Whilst the growt in population aged 84 is perhaps higher than would be
expected based on the school census data, on the whole thevdat Estimates fddouth Buckgublished

since 2011 appear reasonable.
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PopulationTrendsfor Wycombe

363 Figure 37 shows the current and historic migkar population estimates and Census estimates for
Wycombeover the period since 1981. The dateows(i K+ & (G KS f 2 OF f inclefiskd®nmdde (i & Qa
rapidly over the decade 20011 than over the previous 2fears The 2Q@1 Census recorded the
population at127,100 which wasmuch higher than ONS MYE figures for previous years. The explanation
for this discrepancy was much higher rates of internationgjration to the authoritythan had previously
been assumed, which was confirmed by Census data @aheutumber ofresidents born overseas.

Figure37: Wycombeofficial population estimates for the period 1982014 (Source: & Census of Population 1981, 1991, 2001
and 2011; ONS MiYear Estimates, including data since superseded)

Census
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Figure38: Wycombeannual net change in population based on official population estimates for the period 12812 (Source:
UK Census of Population 1981, 1991, 2001 and 2011; ON&'®hd Estimates, including data since superseded)
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Components of Population Change
364 Changes in the population can be broadly classified into two categories:

» Natural change in the populatn (in terms of births and deaths); and

» Changes due to migration, both in terms of international migration and also moves within the UK.

35 Figure39illustrates the annual components of change data for Wycombe, together with the total change in
population recorded by the estimates. For the periods 20@1to 201011, the components of @nge
AyOf dzZRS 'y 4Gl 002 dzy (i | YeadributablRRDpzkationyGhghde 10y 24 V0 G2 Sy &
this data reconciles with population estimates for the two Census years. The impact of removing this
adjustment is also illustrated on the chart.

36 It is evident fromFigure39 that natural change now contributes around 1,000 additional persons each

year. Again, migration and other changes vary much more, with significarniguation to be seen
between 1995 and 1998.

Figure39: Wycombe componets of population change (Source: ONS Mie@ar Population Estimates, revised)
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Unattributable Population Change

367 Given that the ONS consider the population estimates in 2001 and 2011 to be more robust than the
component of change data from yetw-year, and | OO2dzy i yOe&é¢ | R2dzadYSyi
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
dUnattributable PopulationChange 6!t / 0 A& Ay Of dzZRSR Ay GKSAS FA3dzNJ

368 Figure40 presents the underlying data from the components of annual population changs. eltident
that the UPC adjustment was typicallyirereaseof around ®0-550 persons each year (a total o482
persons over the 1§ear period) which was needed to reconcile the component of change data with the
Census population estimates for 2001 arid 2.
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Wycombe components of population change, revised in the light of the 2011 Census (Source: ON&Mid
t2LJdzE FGA2y 9&GAYFGES&aZ NBOA&ASRO b2idSY

unattributable changes. Figures for 20612 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)
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Other
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+68 +541
+30 +527
-127 +538
+87 +552
+1 +545
-31 +584
-37 +566
-20 +567
+10 +547
+27 +515
+5 -
-80 -
+74 -

Migration

and Other

Changes

+473
+630
+319
-444
+106

369 As previously noted when considering the data for Aylesbury ValeOtN8d w S L2 NJi
t 2 LJdzt | (O A 2syggestKthay BPE és 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 LA§he 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 isalso aikely cause(secondedition, para6.28):

GThe UPC may be due to miscounted populatiomé&ay both Censuseshough this is

more likely to be in 2001 than 2011, because in 2011 methods were considerably improved.

Total
Change

+1,000
+100
+900
+1,200
-400
-500
-500
+800
+200
+300
+346
+591
+429
+1,201
+1,036
+1,101
+1,044
+1,053
+1,457
+1,650
+1,348
+528
+1,044

2y

It may also be due to unrecorded or misrecorded migration between the Censuses. More
likely both factors are at work.

GhiKSN) / Kley 38a¢ AY

Ly GG

37 The UPC adftment in Aylesbury Vale representedeuction in the populationg i.e. people were being
OS2 dzy 4 SR

populationc A ®S @

6KSY
(K SNB

i K

S& RARYQi
6 SNB

NEIffea

S E A a ( ihcreaseiktBe

Lt/

LIS2 LS HORKAIRANERI WhNBtIhe (| B S dzyf
component of change data suggests a net gain of around 2,300 persons due to international migration over
the inter-censal period 20011, Census data shows that the population born outside the UK resident in
Wycombe mcreased from 18,500 to 25,800 over the same peioan 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

37 Alongside the Mid¥ear Estimates yblished in mie2013 and mieR014, 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 usefofdiation
point. Figure50 shows the mieR011 and mie2014 population estimates together with the administrative
data for the same years across thdeneant age cohorts.

Figure41l: Mid-Year Population Estimates and Administrative Data 2011 and 2014 for Wycombe (Source: ONS)

- Mid-Year Estimate School Census State pension (aged 65+
Age

2011 2014 2011 2014 2011 2014 2011 2014

Aged 0-4 11,100 11,310 11,100 11,230 - - - -
Aged 59 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 171,970 174,900 176,240] 178,070 19,380 20,040 26,620 29,070
Increase 201414 2,930 1,930 m 2,450

MYE Total for 171,970 174,900 171,970 174,900 21,560 22170 27450 30,040
same age cohorts

Increase 201114 2,930 2,930 610 2,590
Dn‘ferenc.e between MYE +1,000 50 +140
and admin data

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 mid2014. Whilst the growt in the overall populationis around 1,000 personkigher than
would be expected based on the patient register d#ités represents a difference of only 330 persons each
year across the whole population; and the nyiglar estimates are consistent with @afrom the school
census and state pensions. Given this contiae,Mid-Year Estimates foycombepublished since 2011
appear reasonable.

3.72
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Population ProjectionBased on Local Circumstances

373 Whilst PPG identifies CLG household projections as the stauiing 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 assumigons in relation to the underlying demographic projections and household
F2NXYIFGA2Y NI GSa X !tye €20t OKFry3dSa ¢2dzZ R ySSR
established sources of robust evidence.

Planning Practice Guidand®&larch2014), ID 2a017

37 Given that the demographic projections are trebdsed, 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 projectiongirst edition, paragraphs 5.1:5.13):

G¢2 LINBRAOG YAIANI GA2Y 06SiG6SSy 20t | dZiK2NAGAS
carry forward the trends of the previous five years. This choice of base period can be critical to

the projection, because fornga®@ | NBlF & YAINI GA2y KIF&a @FNASR 3IANBSI
of a demographic projection for (say) 2631 will be highly sensitive to the reference period

GKFG GKS LINRP2SOGA2Y OFNNASaA F2NBI NRDE

375 This issue has also been reinforced in PAS advice to Lutbakifies'?, 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:

G C2 NJ YA 3 NI @efiod i only fivEyeard: & S

w Makes the official projections very unstable

w! YR NBOSyld LINR2SOGA2ya t201 Ay (GKS NBOSaaiz

37 The second version of the PAS OAN technical advice note (July™*2048)also strengthened the
recommendation on the relevant periddr assessing migratiosécond editionparagraph 6.24):

LY FaasSaaAry3d K2dzaAy3d ySSR Al A& 3ISYySNrtfte RO
longer reference period, probably starting with the 2001 Census (further back in history data
may beunreliable). Other things being equal, atbdl5 year base period should provide
Y2NB aidlofS FYR Y2NB NRodzald LINR2SOlAz2ya (KFy 0
things will not be equal, because the early years of this long period included uhtypca

off events as described earlier. If so, a shorter base period despite its disadvantages could be
LINBEFSNI ot Soé

37" The relevant period for assessing migration trenass considered by an article by Ludi Simpson (Professor
of Population Studies at theniversity of Manchester) and Neil MacDonald (previously Chief Executive of
the National Housing and Planning Advice Unit) published in Town and Country Planning (Agfil 2015)

G ¢ KS | NHdzY Sy lyeaf peidd dehek tifal a IbngeF n@iS that teorter the
period, the more quickly changes in trends are picked up. The caugtenent is that a

Pg{1rprts {1a! FtYyR h!b 1} Wt262R&8Qa bSNFSOGQés t!1{ LINBaSydalaazy a4 !
http://learningspace.urbandesignlondon.com/course/view.php?id=339

13 http://www.pas.gov.uk/documents/332612/6549918/OANupdatedadvicesittbfb748-11fc-4d93834ca32c0d2c984d

Ygal {Ay3a aSyas 27 GKS ySgp 9y3ItAaK K2dzaSK2f R LINR2SOGAZ2yaéds ¢28y +FyYyR |/



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 fiveyear period in questiog2007-12 ¢ neatly bra&ets the deepest and longest
SO2y2YA0O R2¢6ylGdzNYy F2NJ Y2NB (GKIFy | 3ISYSNIGAZ2Yy®
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% frometperiod 200207. While this is comparing a

boom period with a recession, it serves to indicate the impact of the choice of reference

LISNA2R F2NJ NBYR LINR2SOilA2yadé

37 The issue has also been referenced by Inspectors examining numerous Local Plans, foe ¢éxampl
following comments provided by the Cornwall Inspectothie letter setting out his preliminary findings
(June 2015>:

d o ®dc a ATHeNIEnibgrapliic model used in the SHMNA and the more recent ONS

projection uses migration flows from the previouggars only. Given the significance of

migration as a component of change for Cornwall and to exdrthe likely effect of the

recent recession on migration between 2a88L2 a longer period than 5 years would give a

more realistic basis for projectingishcomponent. A period of P years was suggested at

the hearing and | consider that this would be reasonable, rather than the 17 year period

dzZASR AY L5®dam®/ / dodod L Ffaz O2yaARSNI GKIFG GKS
component should be assigho international migration for the reasons given by Edge
lyFrfteiAOad AY L5daM®P/ / odod ¢KAA | LIINRIFOK gl a y2

37 On balance, we consider that:

»

»

5-year trend migration scenarios are less reliable: they have the potential torelard dhort-term
trends that are unduly high or low and therefore are unlikely to provide a robust basis fetdong
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 unliggo be repeated.Therefore, we favour using t9ear
migration trends as the basis for our analysis.

38 ThisHEDNAas, therefore, produced additional projections based on ltergh migration trends as part of
the analysis. Whilst no one scenario will gdes a definitive assessment of the future population;
considering demographic projections where migration is based on-temg trends provides a more
appropriate basis on which to consider future housing need.

381 Given the inherent uncertainties associateitwthe estimates of migration flows within the ONS Midar
Estimatesit is important to considechanges recorded for the ost recent intercensal period4001-11) as
the data for intercensal periods is far more robust than othery€ar periods, espéally in areas where
there are UPC issues identifie@hisapproach was supported by the Inspector examining the Core Strategy
for Bath and North East Somerset. His refaoncluded (paragraphs 42):

GDA@SY (KS dzy OSNI I Ay (ta, Gadticukaryy FOSIDME yiimigrants a2 YS 2 F
AYOSNYFGA2yFEt@X | wmn &SI N LiSéhkaPpBriodpiiovides NS a2 y |
a readily understandable and robust check on the reasonableness of the average of about
550 per year for migration and othehange used in the ORS model. Thus | consider that the
ORSmidi NEBY R LI LJz | GA2y LINRP2SOGA2Y A& | NBFaz2yl of

'3 https://www.cornwall.gov.uk/media/12843214/IDGBreliminaryFindingsJune2015-2-.pdf

BWwSLR NI 2y (KS 9EI YAYlIGAZ2Y AyG2 . FGK FYR b2NIK 9Fad {2YSNBSG / 2dzy Ohf



https://www.cornwall.gov.uk/media/12843214/ID05-Preliminary-Findings-June-2015-2-.pdf























































































































































































































































































































































