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Overview 

1. This statement has been prepared by Nexus Planning on behalf of Inland Homes. 

 

2. Inland Homes has various land holdings within Chiltern and South Bucks Districts (“the Plan area”), 

including land South East of Whielden Street, Old Amersham (allocation ref, BP5), as well as the 

following omission sites: 

 

• Burial Ground, Old Amersham (HELAA site ref. CD0120); 

• Homewood Terrace (HELAA site ref. CD0122); 

• Land north of London Road, Old Amersham (HELAA site ref. CD0123); 

• Land north of School Lane, Old Amersham (HELAA site ref. CD0124); 

• Land north of High Street, Old Amersham (HELAA site ref. CD0133); 

• Land at Gore Hill, Old Amersham (HELAA site ref. CD0127); 

• Brays Wood, Hyde Heath (HELAA site ref. CD0126); 

• Penn Road, Hazlemere (HELAA site ref. CD0170); 

• Stony Lane, Little Chalfont (HELAA site ref. CD0535); 

• Land at 148 Swallow Street, Iver (HELAA site ref. SB0003); 

• Land west of Fulmer Road, Gerrards Cross (HELAA site ref. SB0323); and 

• Springfield Road (HELAA site ref. CD0145). 

 

3. We provide a summary of the key matters that are of direct relevance to each of the relevant 

Questions of this Matter below, but continue to rely upon our Regulation 19 representations for a 

detailed analysis of the soundness of the Plan. 

 

Issue 1 - Housing Needs 

Q1 - In response to the Inspectors’ Initial Questions the Councils confirmed that the Plan should have 

a strategic policy which sets out the housing requirement and how this need will be met. Is a Main 

Modification required for effectiveness and consistency with paragraph 20 of the Framework? 

1. Yes. 

 

2. We agree that the Plan should include a policy that sets out the housing requirement to ensure 

consistency with paragraphs 20, 35a and 65 of the Framework.  

 

3. This figure should also expressed as a minimum given that the National Planning Practice 

Guidance (PPG) (paragraph ref. ID 2a-002-20190220) clearly states that the standard method 

identifies the minimum number of houses required to be planned for, and paragraphs 11b and 

35a of the Framework require plans to meet an area’s objectively assessed needs “as a minimum”. 
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Q2 - In determining the housing requirement, has the Local Housing Need (‘LHN’) assessment been 

carried out correctly, and conducted using the standard method as required by the Framework and 

the PPG? 

1. No. 

 

2. As detailed at paragraph 10 of our Regulation 19 representations to Table LPb, the Councils have 

calculated the standard method housing requirement using a base date of 2018. However, 

National Planning Practice Guidance (PPG) states that the current year should be the starting point 

for calculating annual household growth. The Plan was finalised and submitted in 2019, therefore 

this should be the base date. 

 

3. By applying a base date of 2019 to calculate annual household growth over a 10 year period (as 

required in line with PPG paragraph ref. ID 2a-004-20190220), the standard method requirement 

increases from 763 dwellings per annum (“dpa”) (as relied upon by the Plan) to 768dpa. Over the 

Plan period this amounts to an additional 100 dwellings. The Plan’s housing requirement should 

be updated to reflect this. 

 

 

Q3 - Where plans cover more than one area, the PPG states that it will be for the relevant strategic 

policy-making authority to distribute the total housing requirement across the plan area. How have 

the LHN assessments for Chiltern and South Bucks been distributed across the plan area? How was 

this decided? 

1. This issue was raised in our Regulation 19 representations, and we agreed that it is fundamentally 

unclear.  

 

2. Neither the Plan nor the SA (CSBLP7) explain how it has determined the distribution of growth 

across the Plan area. Following the submission of the Plan for examination, the Councils prepared a 

Settlement Capacity Study, dated January 2020 (ref CSBLP58), which provides the first indication of 

how housing numbers are split between the two Districts. However that still fails to provide a total 

figure and compare it against the local housing need figure. 

 

3. This is discussed in detail within our Matter 1 and Matter 3 Examination Statements. 
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Q4 - How has the LHN figure been translated into a housing requirement for the Plan period? For 

effectiveness and consistency with paragraph 65 of the Framework, should the Plan include a specific 

policy setting out the housing requirement for the whole plan area? 

1. The Councils have adopted the capped standard method requirement (although it needs adjusting 

as per our response to Q2 under this Issue), and multiplied it over the Plan period. 

 

2. Whilst we accept that the standard methodology does allow for the application of a cap in 

circumstances such the Plan area (to help ensure that the local housing need figure is as 

deliverable as possible), it is important to note that the cap does not of course eliminate the 

additional clearly identified need. The PPG is clear (paragraph ref. ID 2a-007-20190220) that:  

 

“The cap reduces the minimum number generated by the standard method, but does not 
reduce housing need itself. Therefore strategic policies adopted with a cap applied may 
require an early review and updating to ensure that any housing need above the capped level 
is planned for as soon as is reasonably possible.” 

 

3. In light of the affordability issues within the Plan area, as detailed in response to Q6 under Issue, 

we consider that the Councils should consider meeting the Plan area’s full standard method 

housing requirement, or at the very least include an early review mechanism within the Plan to 

address this. 

 

4. As per our response to Q1 under this issue, a strategic policy should be provided to express the 

housing requirement as a minimum figure in accordance with paragraphs 11a, 35 and 65 of the 

Framework. 

 

Q5 - The PPG states that the standard method can be used to calculate the minimum annual local 

housing need figure. Should the housing requirement also be expressed as a minimum, and is it a 

gross or net figure? 

1. As per our response to Q1 under this Issue, the housing figure should be expressed as a minimum 

in accordance with paragraphs 11b and 35a of the Framework. 

 

2. The housing requirement should be a net figure to ensure that the standard method requirement 

is met. 

 

Q6 - The PPG also states that the Government is committed to ensuring that more homes are built 

and supports ambitious authorities who want to plan for growth. It confirms that there will be 

circumstances where it is appropriate to consider whether the actual housing need is higher than the 
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standard method indicates. Have the Councils considered whether the need for housing is higher in 

Chiltern and South Bucks, having particular regard to issues around affordability? How have these 

considerations informed the plan-making process? 

1. Our Regulation 19 representations to Table LPb explore this matter in detail at paragraphs 25-28. 

In summary, Chiltern and South Bucks Districts both fall within the top 10 least affordable 

authorities in England (6th and 7th respectively), and this statistic is worsening rapidly over time. 

 

2. The standard method indicates that a cap should be applied if the affordability uplift exceeds a 

40% increase of the adopted local plan’s housing requirement, and this is the case for the Plan 

area. However, the PPG also notes that an affordability adjustment is applied “to ensure that the 
standard method for assessing local housing need responds to price signals and is consistent with 
the policy objective of boosting the supply of homes” (paragraph ref. ID. 2a-006-20190220). 

 

3. Given the chronic and rapidly worsening affordability issues within Chiltern and South Bucks, the 

Plan area is a prime example of an instance where additional housing growth should be delivered 

to address affordability issues. 

 

4. The offloading of unmet needs to Aylesbury Vale District is also relevant in demonstrating that the 

Plan is not effectively addressing the Plan area’s affordability issues given this part of the County 

has a very limited functional relationship with much of the Plan area, particularly South Bucks.  

 

Q7 - What is the justification for including an additional 10% to account for the potential non-delivery 

of homes from the Vale of Aylesbury Local Plan? 

1. Adding a buffer to the housing requirement is necessary to provide the Plan with the necessary 

flexibility to adapt to rapid change and ensure compliance with paragraph 11a of the Framework. 

However, we do not consider that a 10% buffer provides sufficient flexibility  

 

2. By way of context / contrast the adopted Guildford Local Plan, which identified a housing need of 

562dpa over a 19-year Plan period (a total of 10,678 homes), provides a minimum of 14,602 

homes - 37% in excess of the requirement - to ensure flexibility.  
 

3. The Guildford Local Plan does not offload any unmet needs to neighbouring authorities, and the 

Council therefore has full control over its delivery of housing. Given that 37% of the Plan area’s 

housing need is being offloaded to Aylesbury Vale District, and the delivery of these unmet needs 

is therefore controlled by AVDC, we would recommend that the Plan should provide a more 

substantial buffer and / or safeguard land to ensure that it is sufficiently flexible. 
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Q8 - Does the Plan set out a housing requirement for designated neighbourhood areas which reflects 

the overall strategy for the pattern and scale of development and any relevant allocations, as required 

by paragraph 65 of the Framework? 

1. No. 

 

2. Our Regulation 19 representations to Appendix LP1 address this matter in great detail, and 

illustrate that the potential numbers from the Housing and Economic Land Availability Assessment 

(HELAA - document ref. CSBLP19.01) for the neighbourhood areas do not align with the actual 

numbers that are outlined within the HELAA. For many parishes the discrepancies are significant. 

 

3. Where existing commitments are included there is an overall shortfall of 363 dwellings, however if 

they are not included the shortfall is 1,328 dwellings. The Councils need to clarify this matter as 

this would have a significant impact in establishing whether the Plan delivers the Plan area’s 

objectively assessed needs in full, and has consequently been positively prepared in accordance 

with paragraph 35a of the Framework. 

 

4. Furthermore, for the Plan to accord with paragraph 65 of the Framework it should identify specific 

housing requirements for designated neighbourhood areas, rather than outlining indicative 

figures. 

 

5. Notwithstanding the above, the Councils have prepared a Settlement Capacity Study (January 

2020 - document ref. CSBLP58), which post-dates the submission of the Plan. The table across 

pages 5&6 of this document identifies the housing figures to be provided for each parish through 

the Plan, although it would not be appropriate to rely upon this simply within the capacity study – 

it needs to form part of the Plan.  

 

Issue 3 - Employment Needs 

Q1 - In determining the need for employment land over the plan period, how has the Councils 

considered: 

• Employment forecasts and projections (labour demand); 

• Demographic assessments of future needs (labour supply); 

• Past take-up of employment land, for general industrial purposes and strategic warehousing; 

and 

• Consultation with relevant organisations and local business groups? 

1. The Councils have produced a Housing and Economic Development Needs Assessment (‘HEDNA’ - 

CSBLP26-28) which sets out projections for future employment land requirements.  Inland Homes 
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is satisfied that the document has been informed by the criteria above, including discussions with 

relevant organisations including the Bucks Thames Valley Local Enterprise Partnership.    

 

2. The HELAA goes on to identify sites that are suitable to help meet development needs including for 

employment purposes.    

 

 

Q2 - Based on the answers to Question 2, how much additional employment land is required over the 

plan period?    

1. The HEDNA conclusions are set out at paragraph 6.6.7 of the Local Plan.  Whilst it outlines a need 

for additional B1a/b and B8 floorspace it clearly outlines that there is a surplus of B1c/B2 floorspace 

of some 34,000 square metres.    

  

Q3 - Should the Plan set out the requirement for employment land in the same way as it does for 

housing?    

1. The Framework is clear at paragraph 11 that strategic policies should provide for the objectively 

assessed needs for housing and other uses. Paragraph 20 sets out that strategic policies should set 

out an overall strategy for the pattern, scale and quality of development. Against that background, 

we are in no doubt that the Plan should set out the requirement for employment land in the same 

way as it does for housing.      

 

Q4 - In planning to deliver 56,000 square metres of economic floorspace is Policy SP EP4 justified and 

positively prepared?  How does it relate to the figures in paragraph 6.6.7 of the submitted Plan?    

1. As set out above, the Plan outlines at paragraph 6.6.7 the HEDNA conclusion that there is a surplus 

of B1c/B2 floorspace of 34,000 square metres. It was established under previous planning 

applications (ref. CH/2015/2020/OA CH/2018/0240/DE relate) that the site at Springfield Road 

comprises floorspace within use class B1c.     

 

2. The HEDNA also outlines, at Paragraph 2.31, that full time employment jobs are predicted to decline 

across all B-Use class sectors, resulting in 3,000 fewer full time employees by 2036.  As such, it 

concludes that: 

 
‘Consequently, there will be no need for any type of additional B-use class floorsapce 
over the assessment period’. 
 

3. Against that background The HELAA (Jan 2020) provides an assessment of potential development 

sites. In connection with the wider Springfield Industrial Estate (site ref. CD0522), it notes that the 

land is suitable, available and achievable for development going on to state that: 
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’… a full application for 34 dwellings has been submitted and is pending 
determination (PL/19/1734).  The site is not protected as employment land and is 
available for development’.   

 

4. It outlines that the site has a net capacity of 34 dwellings, as per the current planning application.    

 

5. The ‘Employment Site Appraisals Final Report’ from March 2013 prepared by GL Hearn also forms 

part of the evidence base underpinning the emerging Local Plan. That document was prepared 

partly in order to consider the quality of existing employment sites and their potential for alternative 

uses.  It provides a comprehensive assessment of the Springfield Industrial Estate and draws the 

following conclusions: 

 

• The site is of poorer quality where the existing building stock is dated; 

• The level of activity is low and there are a number of vacant units; 

• The accessibility of the site is relatively limited and access by commercial vehicles impacts 

on residential amenity; 

• The existing commercial stock is approaching the end of its life but the likelihood of 

commercial redevelopment is limited, given the location and development constraints 

that exist; 

• The site could potentially be regarded as one the least important within the District’s land 

portfolio; 

• It has potential for residential redevelopment. 

 

6. The current planning application for 34 dwellings on the site (PL/19/1734/FA) is accompanied by an 

‘Employment Land Report’ prepared by JLL.  That document draws a number of important 

conclusions, notably that: 

 

• The units are dilapidated and beyond economic repair; 

• The continued employment use is not viable given the high cost of the repairs, the 

predicted demand and the achievable rents; 

• The site is ill suited to employment use given its location within a predominantly 

residential area with access via a narrow road with a steep gradient which is 

unsuitable for HGV movements; 

• the site lacks supporting services and is located away from recognised areas within 

Chesham where employment floorspace is provided. 

• Given the location, restricted access and the neighbouring residential uses, there is a 

risk that the remaining commercial units will remain vacant or be let at sub-optimal 

rental values. 

 

7. It is therefore clear that there is fundamentally no need for the B1c floorspace at the site over the 

Plan period and that furthermore, of the B1c employment sites in the District, the site at Springfield 

Road is a particularly poor example and its retention is unnecessary.   
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8. Inland Homes does not object therefore to the allocation of additional land within other use classes.  

However, the retention of land for which there is a demonstrable surplus and which represents the 

worst examples of that land is clearly unsound.    
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