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EXECUTIVE SUMMARY 
 
Introduction 

1. Aylesbury Vale District Council has undertaken this study to assess the potential for 
residential development in existing settlements in the District, particularly on 
previously developed land, in the period up to 2021. The outcome will help inform 
policies and proposals to be included in the Local Development Framework (LDF) 
and inform the Council’s contribution and response to regional and sub-regional 
policy guidance. It is stressed, however, that the identification of a site does not 
necessarily mean that planning permission for residential development will be granted 
or that it will be allocated for housing in future development plans. 
 
Methodology 

2. A draft methodology for the study was published for consultation in December 2004 
and some changes made in the light of the comments received. The methodology has 
had regard to good practice set out in ‘Tapping the Potential – Assessing Urban 
Housing Capacity’ (DETR, 2000), and  ‘Assessing Urban Housing Potential - A Good 
Practice Guide’ published by the South East England Regional Assembly (SEERA) 
and the Government Office for the South East (GOSE). The study has also had regard 
to work undertaken by the County Council on assessing the potential for housing in 
Aylesbury Vale, published in the Buckinghamshire Housing Potential Study, 2003.  
 

3. The study has included the main sources of supply set out in ‘Tapping the Potential’ 
and the Buckinghamshire County Council Housing Potential Study. Some sources 
have been assessed in aggregate rather than by identification of specific sites: empty 
homes, sub-division of existing housing, ‘living over the shop’ and intensification and 
redevelopment of residential areas. Other sources of supply – employment land and 
premises, community and institutional uses, other land uses and previously 
undeveloped land - were assessed mainly by identifying site specific opportunities. A 
threshold for the inclusion of specific sites of 5+ dwellings was adopted. 
 

4. Where site-specific opportunities are identified, an ‘opportunity’ is defined as: 
‘land (vacant or occupied, and free-standing or within a curtilage), or a building or 
group of buildings, part or all of which is or could be appropriate for housing or for 
mixed use to include housing, and which meets one or more of the following tests: 
 it is evidently underused; 
 it is conspicuously inappropriate amongst uses in the near vicinity; 
 it might reasonably be expected to be targeted for development; and/or 
 it will not be needed for its present purpose in the future.’ 

 
5. In order to ensure that all housing potential is considered, an assessment of potential 

from small sites below the threshold of 5 dwellings was undertaken for those sources 
of supply where larger sites were individually identified. This was informed by an 
analysis of past completion rates and trends, existing planning permissions relating to 
that source of supply, and policy considerations which might affect future supply. 

 
6. A short programme of consultation was undertaken with land owners, local interest 

groups, developers and agents to identify possible opportunities. Discussions were 
also held with relevant District and County Council officers. Existing data sources in 
the Council were utilised wherever possible including: planning permissions; 
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planning refusals/withdrawn applications; lapsed permissions; current applications not 
yet determined; Aylesbury Vale District Local Plan (AVDLP) allocations; alternative 
sites promoted at the local plan inquiry; sites already notified by developers for 
consideration for inclusion in the LDF; and a review of the previous Buckinghamshire 
County Council study. 
 

7. Finally, having identified opportunities from the sources listed above, opportunities 
were also identified from comprehensive surveys of the five main settlements in 
Aylesbury Vale: Aylesbury, Buckingham, Haddenham, Wendover and Winslow. 
Dwelling yields for newly-identified potential sites were generally derived using 
density multipliers, taking account of guidance on densities in the AVDLP. 

 
8. Discounting has been built into the process as a whole by excluding some types of 

‘opportunities’ from the outset, for example, sites that do not accord with current or 
potential policy scenarios. However, in some instances further information would 
need to be gathered to increase the degree of certainty and confidence about the 
deliverability, yield and timing of the sites, and to address this issue a discount rate 
for the potential of some categories of site has been applied. This will be kept under 
review as part of the LDF monitoring process. On sites with planning permission 
where development has not yet started a discount rate of 5% is applied. 

 
9. Part 2 of the study examines each potential source of supply in detail and Appendices 

set out all the site-specific opportunities evaluated.  
 
Future Work 

10. At the present stage, this report should be regarded as ‘work in progress’. The Council  
will consider whether the study should be subjected to independent market 
assessment, and will review the study as the LDF progresses, to assess the effect of 
varying policy assumptions on the conclusions. 
 
Main Findings 

11. Overall the study identifies potential for around 11,806 dwellings in the period 2004 –
2021. The main characteristics of this potential are: 

 
 A high contribution from previously undeveloped land, accounted for by the  

urban extension sites allocated in the AVDLP. 
 The other main sources of supply are residential intensification/ 

redevelopment, employment land, and community and institutional uses. 
 A high proportion of sites identified in the study are within Aylesbury or 

planned extensions to the town. 
 Some 70% of the potential is identified to come forward in the first seven 

years of the study period. 
 

12. The findings of the study have been compared with past completion rates, with the 
findings of the Buckinghamshire County Council Housing Potential Study 
(September 2003), and with the housing requirements of the Milton Keynes –South 
Midlands Sub-Regional Strategy (MKSM SRS). The main conclusions are as follows: 

 Overall, the potential identified is slightly below the past completions level for 
the District measured over the last thirteen years. This is to be expected, given 
that current allocations only take us to just beyond 2011. The LDF will ensure 
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that regional planning requirements and completions are maintained to 2021 
and beyond. 

 The potential identified in this study is some 12% higher than that identified in 
the Buckinghamshire Study. A number of factors contribute to this difference, 
particularly the more comprehensive estimate of potential in rural areas, and 
the fact that various sites in Aylesbury town centre are now estimated to have 
more residential potential. 

 The estimated potential provides more than enough opportunities to meet the 
requirements of the MKSM SRS in the period up to 2011 and for a few years 
beyond. However, it will be necessary for additional sites to be identified and 
allocated in the LDF to meet the requirement to 2021, with an overall shortfall 
of around 4,545 dwellings. Also, through the LDF and the South-East Plan, 
there will be a need to consider requirements outside Aylesbury in the post-
2016 period. 
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PART 1 – INTRODUCTION AND METHODOLOGY 
 
1. INTRODUCTION AND PURPOSE OF THE STUDY 
 
1.1 Aylesbury Vale District Council has undertaken this study to assess the potential for 

residential development within existing settlements in the District, particularly on 
previously developed land, in the period up to 2021. The outcome will help inform 
policies and proposals for housing provision to be included in the Local Development 
Framework (LDF) which, when adopted, will supersede the existing Aylesbury Vale 
District Local Plan (AVDLP). It will also inform the Council’s contribution and 
response to regional and sub-regional policy guidance. It is stressed, however, that the 
study is independent of decisions on housing allocations which will be made through 
the LDF, and the identification of any site does not necessarily mean that planning 
permission for residential development will be granted or that it will be allocated for 
housing in future development plans. 
 

1.2 The Government’s planning guidance on providing for housing (Planning Policy 
Guidance Note 3) requires all local planning authorities to undertake urban capacity 
studies in order to establish how much additional housing can be accommodated 
within urban areas. Authorities are advised to follow the principles laid down in good 
practice guidance (PPG3, para. 24), and the Council has therefore had regard to good 
practice set out in ‘Tapping the Potential – Assessing Urban Housing Capacity’ 
(DETR, 2000), in particular ensuring that each of the main sources of potential 
identified in that guidance are examined.  

 
1.3 The Council recognises, however, that ‘capacity’ implies a finite resource, whereas a 

study such as this can only be an assessment of potential at a particular point in time, 
involving judgements on a number of factors in assessing whether a site is likely to 
come forward for development in the timescale of the study. Moreover, historically a 
significant contribution to the supply of housing in Aylesbury Vale has come from 
settlements not generally regarded as ‘urban’ and the potential for residential 
development in these areas has also to be considered. For these reasons the Council 
has termed the present study as ‘Housing Potential’ rather than ‘Urban Capacity.’ 

 
1.4 PPG3 states that regional planning bodies should coordinate the programme of 

capacity studies undertaken by constituent local authorities and maintain consistency 
of approach by agreeing the standards to be applied (PPG3, para. 25). The South East 
England Regional Assembly (SEERA) and the Government Office for the South East 
(GOSE) have recently published good practice guidance for the South East region - 
‘Assessing Urban Housing Potential - A Good Practice Guide’ - and this guidance has 
been taken into account in undertaking this study. 

 
1.5 The study has also had regard to work undertaken by the County Council on assessing 

the potential for housing in Aylesbury Vale, published in the Buckinghamshire 
Housing Potential Study, 2003. It has built on the experience gained in that study, 
updating some aspects of it where appropriate, and using local knowledge to provide 
more detail in respect of other aspects. 

 
1.6 The study looks ahead to the year 2021. The reason for this timescale is twofold. 

Firstly, the main purpose of the study is to inform housing provision in the new Local 
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Development framework (LDF). Government advice is that plans in the future should 
make provision for a ten year supply of housing from the date of adoption of the plan. 
It is anticipated that housing aspects of the LDF will be adopted in 2008/09. Secondly, 
the Milton Keynes-South Midlands Sub-Regional Strategy, published in March 2005, 
includes figures for the amount of new housing to be provided in Aylesbury up to 
2021 (and 2016 in the rest of the District). The document further states that 
development at Aylesbury should be delivered through maximising the use and re-use 
of land within the urban area as well as through the development of new sustainable 
urban extensions. 

 
1.7 Current policies for development in Aylesbury Vale District are set out in the 

Aylesbury Vale District Local Plan (adopted in January 2004). These policies are 
saved until replaced by appropriate sections of the LDF. The first sections of the LDF 
are expected to be adopted in March 2008, but many of the planning control policies 
will not be replaced until later sections of the LDF are produced. The housing 
potential study has therefore been carried out using the current AVDLP policies as a 
basis. Since the policy framework of the LDF may well differ from AVDLP, there 
will be a need to review the housing potential study, to assess the effect of varying 
policy assumptions on the conclusions of the study (see section 3.6). Additionally, the 
implementation of policies and the delivery of housing provision will be monitored as 
the LDF progresses, and the results assessed against the conclusions of the housing 
potential study. 

 
1.8 A base date for the study of 31st March, 2004 has been adopted to tie in with the 

Council’s existing monitoring regime. The information collected and recorded has 
been entered in a database so that it is capable of being tracked in order to update the 
information when required.  

 
1.9 The following section sets out the way in which the study has been undertaken, which 

reflects the process for housing potential studies set out in advice to local authorities 
in the South East.  
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2. OVERALL METHODOLOGY 
 

Consultation on draft methodology 
2.1 A draft methodology for this study was published for consultation in December 2004. 

33 organisations were consulted including neighbouring Local Authorities and Bucks 
County Council, other relevant government bodies such as the Government Office for 
the South East and SEERA as well as the House Builders Federation and several 
locally active house builders. The consultation ran for just under three weeks, from 3rd 
December to 22nd December 2004. 
 

2.2 A total of 11 responses were received to the consultation. These comments were 
considered and responses prepared which were sent to the respondents. Some changes 
to the methodology were made in the light of the comments received. 
 
Geographical extent of study 

2.3 ‘Tapping the Potential’ suggests that for the purposes of urban capacity studies 
‘urban’ embraces all settlements that can contribute to sustainable patterns of 
development. This study generally follows the approach of the Buckinghamshire 
County Council Housing Potential Study (2003) and includes comprehensive surveys 
for urban areas of 4,000+ population. These areas are: 
 Aylesbury;  
 Buckingham; 
 Haddenham; 
 Wendover; and  
 Winslow.  

The location of these settlements is indicated in Appendix 1, profiles of the 
settlements are given in Appendix 2, and maps of the settlements are shown in 
Appendix 3. 

 
2.4 In the County Council study, apart from large rural brownfield sites, villages and 

remaining rural areas were assessed in aggregate, primarily by extrapolation of past 
trends. Such an approach has limitations in Aylesbury Vale, where a significant 
proportion of residential development occurs in rural areas. In the thirteen year period 
March 1992 – March 2004 a third of all housing completions occurred outside the 
settlements listed above, and as at March 31st, 2004, 40% of outstanding housing 
commitments were in these rural areas.  

 
2.5 SEERA suggests that the selection of settlements for inclusion in the study should be 

based on their role rather than simply their size. Policies of the Aylesbury Vale 
District Local Plan (AVDLP) allow limited small-scale development at settlements 
that have some community facilities like shops, pubs and post offices, are reasonably 
accessible and may provide some employment opportunities. These are listed in 
Appendix 4 of the plan. However, there are 70 such settlements (excluding those 
identified in paragraph 2.3, above) and it would be beyond the resources of this study 
to undertake comprehensive surveys of all of them. In any event, current AVDLP 
policies mean that development schemes are generally limited to a maximum of five 
dwellings, the threshold adopted for this study (see paragraph 2.11, below) and an 
initial assessment has concluded that no single village or group of villages has 
contributed significantly to residential completions in the recent past (except where 
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development has occurred on major developed sites in the countryside specifically 
allocated in development plans). 

 
2.6 Therefore, the contribution of rural settlements has not been assessed by 

comprehensive survey. However, major developed sites in the countryside which are 
covered by Policies RA25 (former Calvert Brickworks) and RA26 (former Pitstone 
Cement Works) of the AVDLP and any specific opportunities above the threshold 
size of five dwellings which were identified in any of the sources of information listed 
in paras. 2.13 – 2.18 of this paper were included in the assessment process. The 
contribution of smaller sites has been assessed primarily by extrapolation of past 
trends. Appendix 4 shows the location of rural settlements containing sites identified 
in the study. 
 

2.7 The AVDLP does not define settlement envelopes. Therefore, a pragmatic approach 
has been taken to defining limits to settlements taking account of guidelines set by 
Policies RA13 and RA14 of the plan.  
 
The Approach to Assessing Potential 

2.8 The study has included the main sources of supply set out in ‘Tapping the Potential’ 
and the Buckinghamshire County Council Housing Potential Study. It is appropriate 
to look at some on a site-specific basis, while others have been looked at in aggregate 
form with an assessment of potential being based on factors such as past trends, 
existing permissions, policy considerations and sampling techniques. The proposed 
approach to each potential source of housing is set out in Table 2.1 below. 

 
2.9 Most effort has been concentrated on sources where the majority of provision will 

come from and where confidence levels can be improved. In this context it is worth 
noting that intensification of existing residential development, residential 
redevelopment, and sub-division of existing housing have in the past made only 
modest contributions to supply, and the majority of schemes are under 5 dwellings. 
The approach to defining potential from these sources has therefore largely relied on 
updating the results of the BCC Study (2003).  

 
 

TABLE 2.1: APPROACH TO ASSESSING HOUSING POTENTIAL 
 

Source of Supply Site Specific? Approach to Assessment 
Sub-Division of Existing 
Housing 

N Based on BCC Study, updated as 
appropriate from more recent 
monitoring. 

Flats over shops N Based on BCC Study, reviewed in light 
of local circumstances and more recent 
monitoring. 

Empty homes N Based on BCC Study, reviewed in light 
of local circumstances and more recent 
monitoring. 

Intensification of existing 
residential areas 

Partly Based on BCC Study, updated as 
appropriate from more recent 
monitoring. 
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Redevelopment of existing 
residential areas 

Partly Based on BCC Study, updated as 
appropriate from more recent 
monitoring. 

Redevelopment of 
employment sites and 
conversion of industrial 
and commercial buildings 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below, 
particularly the Employment Study. 

Redevelopment of car 
parks 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below, 
particularly the Aylesbury Access and 
Parking Study. 

Redevelopment and 
conversion of land and 
buildings in 
institutional/community 
use 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below, 
particularly the AVDC Leisure 
Strategy. 

Redevelopment of other 
land uses 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below. 

Previously developed 
vacant and derelict land 
and buildings 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below. 

Previously undeveloped 
land 

Y Identification of individual sites, having 
regard to information sources set out in 
paragraphs 2.13-2.20, below. 

Review of existing 
housing allocations 

Y Desk-top exercise to reflect progress on 
sites identified in AVDLP 

Review of other existing 
allocations in plans 

Y Desk-top exercise to reflect progress on 
sites identified in AVDLP and 
suitability for residential development 

 
 

2.10 Where site-specific opportunities are identified, an ‘opportunity’ is defined as: 
‘land (vacant or occupied, and free-standing or within a curtilage), or a building or 
group of buildings, part or all of which is or could be appropriate for housing or for 
mixed use to include housing, and which meets one or more of the following tests: 
 it is evidently underused; 
 it is conspicuously inappropriate amongst uses in the near vicinity; 
 it might reasonably be expected to be targeted for development; and/or 
 it will not be needed for its present purpose in the future.’ 

 
2.11 With the exception of the last bullet point, this definition conforms to that contained 

in ‘Assessing Urban Housing Potential - A Good Practice Guide’ (SEERA). The same 
guidance suggests a threshold for the inclusion of specific sites of 5+ dwellings, and 
this has been adopted in the current study. Having regard to the densities set out in 
paragraph 2.29, below, this translates into site areas of approximately: 
 0.1ha in Aylesbury Town Centre and other town centres well served by public 

transport; 

November 2005    Aylesbury Vale Housing Potential Study 
- 8 - 



 

 0.125 ha in other locations within Aylesbury, Buckingham, Haddenham, and 
Winslow;  

 0.15 ha in Wendover and other village locations 
However, the overriding criterion for inclusion is the potential housing yield rather 
than site area. 
 
Assessment of Site Specific Opportunities 

2.12 Clear criteria for the identification of site-specific opportunities were developed, 
having regard to the previous work carried out by Buckinghamshire County Council 
(2003). However, the identification of a site as an ‘opportunity’ does not imply an 
acceptability that it has potential for residential development that should be counted as 
an outcome of the study, only that it merits evaluation in the next stage of the process. 
Site specific opportunities were identified by a range of different techniques as set out 
in the following paragraphs. 
 
Public Consultation 

2.13 A short programme of consultation was undertaken inviting land owners, local 
interest groups, developers and agents to identify possible opportunities within the 
specified settlements. A total of 209 of these types of groups were written to inviting 
site suggestions from them. The consultation was also advertised on the Council’s 
website, in local newspapers and in the Council’s weekly ‘Planning Bulletin.’ A 
proforma was made available, a copy of which is included at Appendix 5. The 
consultation period ran for 4 weeks, from 24th January to 21st February, 2005. 
 

2.14 A total of 42 sites were suggested through this consultation process. Of these 30 sites 
were not taken forward into the study as they did conform to the methodology – for 
instance they were outside of the defined settlement boundaries or under the site size 
threshold.  
 
Individual Meetings/Discussions 

2.15 Meetings or phone conversations were held with a number of landowners, including 
the District and County Councils, to identify or discuss opportunities. 
 

2.16 Discussions were also held with other relevant staff within the Council to identify 
opportunities. These included Development Control team leaders who identified and 
commented on potential sites using their existing knowledge of the District. 
 
Utilising existing information 

2.17 Existing data sources in the Council were utilised wherever possible. These include: 
 planning permissions 
 planning refusals/withdrawn applications 
 lapsed permissions 
 current applications not yet determined 
 AVDLP allocations 
 alternative sites promoted at local plan inquiry 
 sites already notified by developers for consideration for inclusion in the LDF 
 review of previous Buckinghamshire County Council study 

Appendix 6 to this report adds further information on how some of these sources were 
utilised. 
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2.18 Information was also drawn from specific studies that have been undertaken recently 
or are currently being undertaken, including: 
 AVDC Employment Study 
 AVDC Leisure Strategy 
 Study of Council-owned land for housing 
 Aylesbury Access and Parking Study 

 
2.19 As many site-specific opportunities as possible were therefore identified through 

desk-top work, including examination of maps and aerial photographs as well as the 
information sources listed above. This restricted the need for site surveys outside the 
main settlements to areas where clarification was required, or where site-specific 
conditions needed further investigation in order to inform later stages of the study.  
 
Survey 

2.20 Finally, having identified opportunities from the sources listed above, opportunities 
were also identified from survey work in the main settlements. This included 
examination of maps and aerial photographs and “on the ground” surveys.  
 
Evaluation of Identified Opportunities 

2.21 A clear process and defined criteria for assessment of opportunities were established 
to eliminate as far as possible the need for subjective assessment on which 
opportunities should be included in the assessment of potential. The criteria have 
regard to the sustainability indicators included in Appendix 1 of the AVDLP, policies 
of the plan, and the criteria set out in paragraph 31 of PPG3.  

 
2.22 In particular, it was decided that residential development on sites meeting the 

following criteria which would be contrary to national planning policy and/or the 
policies of the AVDLP, would not be regarded as opportunities, unless specifically 
identified for residential development in the AVDLP or by the grant of planning 
permission: 
(i) Allocated for non-residential purposes in the AVDLP including proposed 

transport infrastructure; 
(ii) In open countryside, including the Chilterns AONB, Areas of Attractive 

Landscape, Local Landscape Areas and the Green Belt; 
(iii) On the edge of settlements which are not substantially enclosed by existing 

development or would intrude into the countryside; 
(iv) Requiring direct access to inter-urban A-class roads or Trunk Roads; 
(v) Affecting Scheduled Ancient Monuments; 
(vi) Involving loss of ground floor retail in Primary Shopping Frontages; 
(vii) Below powerlines of 132Kv or more; 
(viii) Where development would result in loss of trees and hedgerows of amenity, 

landscape or wildlife value; 
(ix) Formal parks; 
(x) Public or private playing fields, except where redevelopment of a small part of 

the site will enhance sports or recreational provision, or where alternative 
provision of at least the equivalent size, suitability and convenience can be 
made; 

(xi) Allotments, unless there is no demonstrable demand, suitable alternative 
provision can be made or where the allotment facility would be enhanced 
through the development; 
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(xii) Other maintained open land which makes a significant contribution to 
amenity. 

 
2.23 Further criteria were recorded which may constrain residential development or 

influence when a site might come forward for development. They may be both on-site 
features or features of adjoining land which could be material considerations 
influencing a planning decision. They include: 

 
(a) Criteria derived from policies of the AVDLP: 
 
(i) Potential harm from neighbouring uses 
(ii) Access 
(iii) Community use with local need 
(iv) Landscape/townscape character 
(v) Trees and hedges 
(vi) Listed building 
(vii) Conservation area 
(viii) Archaeological site 
(ix) Park or Garden of Special Historic Interest 
(x) Nature Conservation Value 
(xi) Watercourse 
(xii) Flood risk 
(xiii) Public right of way 
(xiv) Contamination 
(xv) Shopping area 
(xvi) AONB/AAL/LLA 
(xvii) Agricultural Land 
 
(b) Other potential constraints: 
 
(i) Topography 
(ii) Ownership 
(iii) Infrastructure 
(iv) Alternative Use 

 
2.24 Appendix 7 sets out the database proforma used to consider the sites assessed. 
 
2.25 Appendix 8 of this report sets out all the site-specific opportunities evaluated as part 

of this study. The sites are set out in Appendix 8 in two ways. First, they have been 
categorised according to their potential (see below). Second they have been 
categorised by the different sources of supply. In relation to their potential, sites are 
grouped into three categories: 
(i) Sites considered to have realistic potential for residential development; 
(ii) Sites which may have potential but for which further assessment is required – no 

allowance is made for any dwelling yield from these sites at this stage; 
(iii)Sites that were suggested during the consultation process, but were rejected as not 

having potential at this stage and for which no allowance for any dwelling yield is 
made. 

November 2005    Aylesbury Vale Housing Potential Study 
- 11 - 



 

Appendix 8 also lists those sites that were suggested during the consultation process, 
but which fall within the sources of supply assessed in aggregate (see part 2 below), 
so the potential from these sites has not been individually assessed. 

 
2.26 In categorizing the sites, particular regard has been had to both site suitability and 

likely availability and landowner/developer intentions. For most of the sites in 
category 1, there has been either an indication from the landowner that they wish their 
site to be considered/or that it may become available, or developer interest in the site.  
The inclusion of sites does not automatically mean that planning permission would be 
granted for development of the site. The sites would still have to be considered 
through the normal development control and, where appropriate, the development 
plan process. Their inclusion in the study in any particular category does not override 
the normal planning processes. 

 
2.27 Sites above the site size threshold that have a planning permission or resolution to 

grant a planning permission at the time of the base date for this study have been 
specifically identified as such. They have not been subjected to evaluation other than 
to assess the potential timing of delivery and yield (where not fixed by the 
permission). They are presented in the results of this study in relation to each site 
specific capacity source to help to provide a fuller picture of the overall potential for 
residential development from the identified sources. 
 
Determining the yield 

2.28 “Tapping the Potential” and “Assessing Urban Housing Potential” highlight a number 
of approaches to assessing the yield from sites, with the application of density 
multipliers and design led approach being the two main approaches. Although site-
specific design studies can help to demonstrate that a particular density can be 
achieved on a site, resource limitations have meant that such exercises have not been 
undertaken specifically for this Housing Potential Study. However, the study has had 
regard to any appraisals which have already been carried out, for instance in preparing 
development briefs or concept statements. Where planning permission has been 
granted or a resolution to grant has been made, dwelling numbers specified in the 
permission have generally been used. 
 

2.29 Using density multipliers has provided a practical alternative way of dealing with 
other sites and helped to make the assessment task more manageable because useable 
figures can be produced quickly. Taking account of guidance on densities in PPG3, 
the following densities have generally been applied: 50 dph in Aylesbury Town 
Centre and in other town centres well served by public transport; 40dph at locations 
that are well related to Primary Public Transport Corridors, such as within the Major 
Development Areas of Aylesbury; 35dph in other locations within Aylesbury, 
Buckingham, Haddenham, and Winslow; and 30 dph in Wendover and other village 
locations. It should be made clear that the dwelling yield figures included in this 
report for individual sites does not mean acceptance of a particular level of housing 
provision on a site when a planning application is considered. Each planning 
application will be considered on its merits. 

 
2.30 Densities higher than 50 dph may be appropriate for some sites in Aylesbury town 

centre. Empirical evidence from recent developments and permissions in and around 
the town centre shows that the average density of such developments is 100 dph. The 
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details of these developments are given in Appendix 9. On the basis of this evidence, 
densities above 50 dph have been applied to some Aylesbury town centre sites, and 
where this is the case, it has been stated in Appendix 8. 
 

2.31  The dwelling yields identified at this stage have been apportioned to a relevant 
phasing period, based on current information about site availability, infrastructure, 
current use and other constraints. In some instances landowners/developers have been 
contacted to confirm the timing of the availability of sites. Information on availability 
was also provided on the proforma site suggestion forms, and much information is 
also available internally as a result of ongoing discussions with developers. Where 
such information is not available, yields have been allocated in accordance with the 
criteria set out in Table 2.2, below. 
 

TABLE 2.2: PHASING CRITERIA 
Period Criteria 
2004-2006 
 

Dwellings completed since 31/3/04 
Dwellings under construction 
25% of dwellings with full planning permission on 31/3/04 not yet 
started. 

2006-2011 
 

Remainder of dwellings with full planning permission on 31/3/04 
Other sites with planning permission granted after 31/3/04 
50% of identified sites which meet AVDLP policies and have no 
significant constraints 
Completions on AVDLP allocated sites assessed in light of phasing 
agreements, discussions with developers, etc. 
Sites for which concept statements have been published. 

2011-2016 
 

Balance of AVDLP allocated sites 
50% of identified sites which meet AVDLP policies and have no 
significant constraints (balance of 2006 – 2011 allocation) 
50 % of identified sites which meet AVDLP policies but have 
significant constraints 

2016-2021 
 

50 % of identified sites which meet AVDLP policies but have 
significant constraints (balance of 2011 – 2016 allocation) 

 
Discounting 

2.32 ‘Tapping the Potential’ suggests that studies should produce an unconstrained figure 
for potential which is then discounted to take account of factors which may prevent 
sites coming forward for development. However, the approach now recommended by 
SEERA is to build discounting into the process as a whole and this approach has been 
followed in this study. Therefore, some types of ‘opportunities’ were excluded from 
the outset, for example, sites that do not accord with current or potential policy 
scenarios. Further sites with no realistic prospect of development were removed at the 
evaluation stage, and an informed assessment of housing yield and phasing further 
reduced uncertainty. As such, it is considered that the overall approach to the study 
provides a realistic assessment of potential which reduces the need for discounting. 

 
2.33 However, whilst a good deal of information has been gathered about the identified 

sites, and an assessment has been undertaken, it is recognised that in some instances 
further information would need to be gathered to increase the degree of certainty and 
confidence about the deliverability, yield and timing of the sites. To address this issue 
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it is considered appropriate to include a discount rate for the potential of those sites. 
The discount rate to be applied to each category of site specific sources at this stage is 
outlined in the relevant sections of this report. 

 
2.34 With regard to sites with planning permission, on sites where development has not yet 

started a discount rate of 5% is applied. This is in line with the housing land supply 
assessment of the AVDLP. For sites that are already under construction no 
discounting is applied. 

 
2.35 The approach to discounting in this report may be reviewed following further 

consultation with contributors to the report and other consultees. 
 

Assessment of Potential from Non-site Specific Sources and Small Sites 
2.36  Table 2.1, above, sets out the approach taken to particular sources of housing supply 

which have been assessed in aggregate rather than by identification of specific sites. 
The sources of supply for which this applies are: 
 Empty Homes 
 Sub-division of existing housing 
 Living over the Shop 
 Intensification in residential areas 
 Residential redevelopment 

In addition, to complete the assessment of potential for residential development in the 
District as a whole, in order to ensure that all housing potential is considered, an 
assessment of potential from small sites below the threshold of 5 dwellings was 
undertaken for those sources of supply where larger sites were individually identified. 
This was informed by an analysis of past completion rates and trends, existing 
planning permissions relating to that source of supply, and policy considerations 
which might affect future supply.  

 
2.37  More detail on how potential has been assessed from these non-site specific sources 

of supply is set out in the individual sections of this report relating to those sources.  
 

Comparison with Past Completions Data 
2.38 The overall findings of the study for each source of supply assessed on a site specific 

basis have been compared with past completion rates for that source. This enabled the 
degree of corroboration to be identified and any significant variances to be explained. 
Tapping the Potential indicates in particular that if the assessed capacity is 
substantially lower than historic housebuilding rates then the assumptions underlying 
the study are likely to have been overly cautious and will need to be revisited. 
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3. FURTHER WORK 
 
3.1 At the present stage, this report should be regarded as ‘work in progress’. Two further 

stages are proposed in order to finalise this study. 
 
 Market Assessment 
3.2 Secondly, SEERA’s ‘Assessing Urban Housing Potential - A Good Practice Guide’ 

suggests that a market viability exercise should be undertaken, to look at the 
propensity of a developer to bring forward housing within the specified time period, 
having regard to the housing and land market and ownership considerations. 

 
3.3 The need for an independent market assessment will be examined in the light of other 

information that the Council has recently obtained on market conditions in the area. 
 
 Further Information and Assessment 
3.4 Finally, the study has recorded information on a number of sites which require further 

assessment before a final decision can be taken on whether they are included as 
potential housing sites. In some cases, this is just because further information is 
required, for example on-site conditions for particular sites in settlements which were 
not subject to comprehensive survey.  

 
3.5 As discussed in section 1.7, there will be a need to review the study as the LDF 

progresses, to assess the effect of varying policy assumptions on the conclusions. For 
example, regarding previously undeveloped land in rural settlements, it may be 
appropriate to assess the implications of removing the policy constraint on 
development of more than five dwellings on sites within settlements which accord 
with planning policies in all other  respects. Additionally, the implementation of 
policies and the delivery of housing provision will be monitored, and the results 
assessed against the conclusions of the housing potential study. 
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PART 2 – SOURCES OF SUPPLY ASSESSED IN 

AGGREGATE 
 

4. SUB-DIVISION OF EXISTING HOUSING 
 
4.1 The conversion and subdivision of existing dwellings can make a useful contribution 

to housing provision by adapting the existing housing stock to meet the needs of the 
increasing number of smaller households. It may also help to meet the need for 
affordable and low-cost market housing. ‘Tapping the Potential’ recognizes that this 
can be a significant potential source of new homes although the subdivision of 
existing housing into two or more units is something that many studies have found 
difficult to estimate. 

 
Policy Context 

4.2 The AVDLP generally supports the conversion and subdivision of existing dwellings 
provided the resultant residential units provide an adequate standard of 
accommodation, and the proposals have regard for the character of the area in which 
the property is located and for the amenity of nearby properties. Policy GP 6 reads: 
“ Proposals for the subdivision or conversion of existing dwellings into two or more 
units of accommodation will be permitted, provided they make adequate provision in 
terms of access, parking, amenity space and noise attenuation and have regard to the 
amenity of adjoining or nearby properties and the effect on the character of the area 
and the balance of the community.” 

 
4.3 The policy is consistent with PPG3 which encourages local planning authorities to 

promote conversions, by taking a more flexible approach to development plan 
standards with regard to densities, car parking, amenity space and overlooking. 

 
The Approach to Assessing Potential 

4.4 The County Council’s Housing Potential Study (2003) extrapolated past trends data to 
derive baseline estimates for gains from sub-division of existing residential properties, 
net of losses through mergers such as conversion of two or more houses into one 
larger one. An analysis of subdivisions and mergers from 1991/92 – 2001/02 revealed 
that gains from subdivision activity in the urban areas of Aylesbury Vale (Aylesbury, 
Buckingham, Haddenham, Wendover and Winslow) have been very modest, 
averaging just five dwellings per annum, and that most subdivisions occurred in 
Aylesbury and Buckingham.  
 

4.5 In keeping with the methodology of this study which focuses more attention on the 
main sources of supply, the County Council’s approach of extrapolating past trends is 
continued. It has, however, been enhanced in two ways: 
by updating the analysis of trends to 31st March, 2004; and  
by adding information on subdivisions of housing outside the main urban areas. 

 
Recent Sub-Division Activity in Aylesbury Vale 

4.6 As already noted, the County Council’s Housing Potential Study identified an average 
of just five dwellings per annum from sub-division activity in the period 1991/92 – 
2001/02 in the District’s five urban areas. Gains from this source in the years 2002/03 
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to 2003/04 are now available and these have been included in Table 4.1 below. 
Completions from areas of the District outside the five settlements have also been 
added. 
 
Table 4.1: Sub-Division of Existing Housing 
 Annual Average 

1991/02-2001/02 
2002/03 2003/04 

Aylesbury 3 2 1 
Buckingham 1 0 0 
Haddenham 0 0 0 
Wendover 0.5 1 0 
Winslow 0.5 0 3 
Total urban areas 5 3 4 
Rest of District 1 -2 0 
Total 6 1 4 

 
Stock of permissions 

4.7 Whilst past completions can provide a reasonably good indication of future 
completion rates, the stock of sub-division permissions and schemes which are under 
construction can provide a good indication of how much potential will be completed 
in the next few years and can help to inform the assessment in the short to medium 
term. 

 
4.8 The permissions stock for sub-division of existing housing on all sites at 31st March 

2004 was 39 dwellings of which 16 are under construction and 23 have not yet been 
started. In accordance with the general criteria for phasing adopted in this study (see 
Table 2.2) it is assumed that all dwellings under construction on 31st March 2004 will 
be completed in the first 2 years (first period) of the study period. The total of 
dwellings not yet started, discounted by 5% to take account of non-implementation 
(see para. 2.33, above), is split over the first and second periods of the study (ie 2004-
2006 and 2006-2011) in the ratio of 25% to 75%. On this basis, the following 
completions from sites with planning permissions may be expected: 

  
 Table 4.2: Phasing of completions from sites with planning permissions 

 2004-2006 2006-2011 
Aylesbury 3.5 7 
Buckingham 0 0 
Haddenham 0 0 
Wendover 0.5 1.5 
Winslow 0.5 0.5 
Rest of District 17.5 7 
Total 22 16 

 
 Conclusions 
4.9 The County Council study’s baseline estimate for the potential net gains from sub-

division in the District’s urban areas (Aylesbury, Buckingham, Haddenham, 
Wendover and Winslow) was 72 dwellings for the period 2001 – 2016. A number of 
factors which may impact on the number of subdivision schemes coming forward in 
the future were considered. It was concluded that, given the right circumstances, there 
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could be an increase in the number of schemes coming forward, but that only a small 
increase above baseline estimates was likely. An enhanced indicative figure of 100 
dwellings for the period 2001 – 2016 was therefore adopted. 

 
4.10 Table 4.1 indicates that rural areas of the District have not been a significant source of 

completions from sub-division of existing housing. Taking the District as a whole, the 
annual average number of completions between 1991 and 2004 was 5.5 dwellings 
(net). Although the County Council study concluded that the yield from this source 
might be enhanced, figures for the last two years suggest otherwise. A continuation of 
the average annual yield since 1991 has therefore been assumed for the purposes of 
this study. Taking account of the outstanding permissions, the estimates have been 
phased as shown in the following table. 

  
Table 4.3: Estimates for Subdivision of Existing Housing 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 3 10 14 13 40 
Buckingham 0 3 6 6 15 
Haddenham 0 0 0 0 0 
Wendover 1 2 2 2 7 
Winslow 1 2 2 3 8 
Rest of 
District 

17 7 0 0 24 

Total 22 24 24 24 94 
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5. FLATS OVER SHOPS 
 
5.1 ‘Tapping the Potential’ notes that there is likely to be potential to convert the space 

over shops and local offices into flats whatever the size of settlement, including 
villages. Although estimates of the potential of this source vary, all point to its 
significance. For example, the Living Over the Shop (LOTS) project initially 
estimated that the national potential for flats over shops was around 500,000 units. 

 
Policy Context 

5.2 PPG3 states that conversions of the upper-floor space over shops can provide an 
important source of additional housing, particularly in town centres, and that local 
planning authorities should adopt positive policies to bring it into housing use. This 
may be achieved in conjunction with the local authority's housing programme and 
empty property strategy and, where appropriate, acquisition of properties under 
compulsory purchase procedures. 

 
5.3 The AVDLP suggests that the upper floors above shops in Aylesbury may be 

particularly suitable for conversion to flats. Policy AY31 reads: 
“The Council will seek provision of additional housing within Aylesbury town centre 
as follows: 
a) upper floors above shops; 
b) conversion of older offices; or 
c) as subsidiary parts of (re)development and larger development subject to 
compliance with other policies in this Plan.” 

 
The Approach to Assessing Potential 

5.4 ‘Tapping the Potential’ outlines a number of approaches to assessing the potential 
capacity of space above shops using ‘yardsticks’. The County Council Housing 
Potential Study adopted an approach based on sample surveys underpinned by 
estimates of retail floorspace “in view of the probable limited potential of this source 
and the resource implications of a full survey.” Five sample urban areas in the 
County, including Aylesbury and Buckingham, were surveyed in 2002 to identify 
apparent vacant or underused floorspace above retail premises, making judgements 
based on observations made at street level.  

 
5.5 The Aylesbury survey showed that offices (B1 and A2) were the most common use 

above retail premises in the town centre. The results, however, suggested significant 
potential for LOTS based conversions with 22% of upper floors being either vacant or 
under-utilised. There also appeared to be a high proportion of LOTS based conversion 
opportunities in Buckingham, with 23% of the town centre’s floors above ground 
floor level being classified as vacant or under-utilised. However, Buckingham had a 
much higher proportion of flats above shops than Aylesbury – 39% compared with 
15%. 

 
5.6 Following the survey an assessment was made of the gross floorspace of all the units 

identified as offering LOTS potential in the five sampled settlements. The total 
estimated floorspace was then compared with total retail floorspace (adjusted to 
exclude managed shopping centres, purpose built large foodstores and single-storey 
shops) to enable the percentage of retail floorspace considered to have LOTS potential 
to be calculated. The figures for Aylesbury and Buckingham are given in Table 5.1. 
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Table 5.1: Percentage of Potential LOTS Floorspace in Aylesbury and 
Buckingham (County Council Study, 2002) 
Settlement Total adjusted 

town centre retail 
floorspace (m2) 

Total viable town 
centre LOTS 

potential 
floorspace (m2) 

Percentage of 
total adjusted 

retail floorspace 
with LOTS 

potential 
Aylesbury 37,750 6,627 17.55% 
Buckingham 14,040 3,205 22.83% 

 
5.7 An average percentage figure for all five urban areas surveyed in Buckinghamshire 

was also calculated in order to arrive at a conversion figure which could be applied to 
un-surveyed settlements to produce indicative LOTS floorspace estimates. This 
‘yardstick’ conversion factor was 12%, and this was applied to retail floorspace in 
Haddenham, Wendover and Winslow. 

 
5.8 The final stage in estimating LOTS potential was to convert the floorspace estimates 

into actual dwelling numbers. A standard of 38m2 for 1-bed flats and 56m2 for 2-bed 
flats was applied to produce the dwellings potential shown in the following table. 

 
Table 5.2: LOTS Dwelling Potential (County Council Study, 2002) 

A B C Settlement 
Total LOTS 
potential 
floorspace 

(m) 

Dwelling 
potential 
assuming 1-
bed flats 
(Column 
A/38m2) 

Dwelling 
potential 
assuming 2-
bed flats 
(Column 
A/56m2) 

Aylesbury 6,627 174 118 
Buckingham 3,205 84 57 
Haddenham,Wendover,Winslow 831 21 13 
District Total 10,663 279 188 

 
5.9 The County Council’s estimates above represent gross potential from LOTS 

conversions, and do not take account of the many factors that affect the re-use of 
vacant and under-used space above shops. These include practical problems 
(particularly access), noise associated with other town centre uses, and financial and 
attitudinal constraints. Clearly, attempting to carry out a discounting exercise 
reflecting all these issues would be very complex and time consuming. In view of the 
the limited potential from this capacity source, the County Council concluded that 
such an approach could not be justified. Instead, discount rates set out in ‘Tapping the 
Potential’ were used to provide a range of estimates as shown in Table 5.3. 
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Table 5.3: Discounted LOTS Potential in Aylesbury Vale (County Council Study, 
2002) 

Net Potential No. of Units (after 
discounting) 

 Final Gross LOTS 
Units Potential 

(Mid-point 
between no. of 1 
and 2 bedroom 

flats 

40% of Final 
Gross LOTS units 

25% of Final 
Gross LOTS units 

Aylesbury  146 58 36 
Buckingham  70 28 17 
Haddenham 0 0 0 
Wendover 10 4 2 
Winslow  6 2 1 
Aylesbury Vale              232 92 56 

 
5.10 The County Council then assumed that the estimated potential is realised in the period 

up to 2016 and that completions would be spread equally between the three periods of 
2001-2006, 2006-2011 and 2011-2016. 

 
5.11 In carrying out this study, AVDC has considered whether the County Council 

methodology could be enhanced, but has concluded that the effort required to carry 
out further survey work could not be justified for a source of capacity which is only 
likely to make a small contribution to future housing supply. It has, however, sought 
to test the soundness of the County Council estimates by monitoring conversions 
above shops in its town centres since 2001.  

 
Recent LOTS conversions in Aylesbury Vale 

5.12 Completions of LOTS conversions since 2001 are given in Table 5.4, below, together 
with outstanding permissions on the base date of this study. Where conversions 
involve offices above shops, these have been included in this section of the study, but 
not in the ‘Employment Land and Premises’ section to avoid double-counting. 

 
Table 5.4: LOTS Conversions, April 1st 2001-March 31st 2004 
 Completions 2001-2004 Outstanding permissions 

at 31st March, 2004 
Aylesbury 14 29 
Buckingham 2 3 
Haddenham 0 0 
Wendover 0 0 
Winslow 0 2 
Rest of District 1 1 
Aylesbury Vale 17 35 

 
Conclusions  

5.13 The above figures appear to confirm the County Council’s conclusion that LOTS 
activity will not be a significant source of housing potential in Aylesbury Vale. The 
estimates from the earlier study have therefore been rolled forward into this Housing 
Potential Study, based on the mid-point of the range of discounted potential, ie. 74 
dwellings in total. However, because LOTS potential is a fairly finite resource, it has 
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been assumed that the phasing of activity will be extended into the period 2016-2021. 
Outstanding planning permissions on 31st March 2004, discounted by 5% to take 
account of non-implementation (see para. 2.33, above), have been split over the first 
and second periods of the study (ie 2004-2006 and 2006-2011) in the ratio of 25% to 
75%, with the remaining units spread equally over the later phases. 

 
Table 5.5: Phasing of LOTS Conversions 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 7 21 10 9 47 
Buckingham 1 2 9 10 22 
Haddenham 0 0 0 0 0 
Wendover 0 0 2 1 3 
Winslow 0 1 0 0 1 
Rest of District 0 1 0 0 1 
Total 8 25 21 20 74 
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6. EMPTY HOMES 
 
6.1 ‘Tapping the Potential’ notes that the number of empty homes that can be brought 

back into use is a significant source of capacity. The stock of empty homes in England 
varies around the figure of 750,000 dwellings, which is about 3.7% of the total 
housing stock. 

 
6.2 Concern has been expressed about the inclusion of empty homes in capacity studies 

because they are outside the direct control of the planning system. Also, as the 
majority are in the private sector, they are not directly susceptible to local authority 
management. Some vacancies are also necessary to allow the normal operation of the 
housing market (for example when houses are empty pending re-sale or re-let) and 
some will be under repair. In addition housing requirements in Local Plans are 
expressed in terms of net additions to the dwelling stock. Empty properties, whilst not 
housing anyone whilst being vacant, do form part of the existing dwelling stock. 

 
6.3 However, since empty homes have been identified in ‘Tapping the Potential’ it is 

pertinent to consider the potential contribution in this study.  
 

Policy Context 
6.4 PPG3 requires local planning authorities to adopt positive policies to identify and 

bring empty housing into use, in conjunction with the local authority's housing 
programme and empty property strategy and, where appropriate, acquire properties 
under compulsory purchase procedures.  

 
6.5 In recent years there have been significant changes to encourage the re-use of empty 

properties. The Housing Investment Programme (HIP) for local authorities now 
collects information on the number of empty dwellings in the District, and the number 
that have been vacant for more than six months. The scheme of BV Performance 
Indicators introduced by the Audit Commission contains a specific indicator to 
measure local authority performance in bringing empty private sector dwellings back 
into use. Aylesbury Vale District Council has developed an Empty Homes Strategy to 
focus on bringing empty private sector homes back into occupation. 

 
The Approach to Assessing Potential 

6.6 Properties that are empty but are awaiting a sale, in the process of renovation, subject 
to probate, where the occupier is in care or where the outcome of a planning 
application is awaited are inappropriate targets for empty homes action. Their vacancy 
tends to be short-term and their re-use is planned. It is the unnecessary long-term 
vacancies that are of particular concern and it is here that capacity studies should 
focus their efforts. 

 
6.7 Various studies have suggested that the capacity from empty homes should be based 

on the extent to which local vacancy rates exceed national or local averages, and this 
approach was explored by the County Council in the Housing Potential Study 
published in 2003. However, it was ultimately rejected in favour of targets which the 
District Councils had set themselves.  
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Empty Homes in Aylesbury Vale 
6.8 HIP returns estimate that there were 1,485 vacant homes in Aylesbury Vale District at 

1st April, 2004, representing 2.23% of the total housing stock. Comparative figures for 
the South East region and for England at the 1st April 2004 were 2.40% and 3.17% 
respectively. The vast majority of the vacant dwellings (1,378) were in the private 
sector. Of these, it is estimated that 603 had been vacant for more than six months, 
representing 0.9% of the total housing stock. Comparative figures for the South East 
region and for England are 1% and 1.3% respectively. 

 
6.9 A range of activities have been undertaken and incentives developed through the 

Council’s Empty Homes Strategy and earlier initiatives, including an Empty Homes 
Grant and information packs for owners of vacant properties. However, uptake has 
been poor compared to the effort expended. In 2002/03, there was an out-turn of 5 
properties, and in 2003/04 the figure was 9 (against a target of 6). Targets for 2004/05 
and 2005/06 are 8 and 10 properties. 

 
Conclusions 

6.10 It is clear that whilst initiatives are being undertaken to bring vacant dwellings back 
into occupation, the likely contribution to housing capacity is limited. It is also 
possible that some vacant property will have been included in other categories of this 
study, particularly in LOTS potential or as properties awaiting demolition to facilitate 
intensification or redevelopment in existing residential areas, and to include them in 
this section would involve double-counting. Moreover, as stated in the introduction to 
this section, doubts have been expressed whether gains from this source should in any 
event be included in housing potential studies. In the light of these factors, no specific 
allowance for dwelling potential is included from this source of supply in the current 
study. 
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7. INTENSIFICATION AND REDEVELOPMENT OF EXISTING 

RESIDENTIAL AREAS 
 
7.1 In broad terms, intensification is making more effective use of land in a given area; 

for example, by developing garage courts, large gardens and backlands. Such sites can 
often be poorly used, and even unsightly.  

 
7.2 ‘Tapping the Potential’ identifies redevelopment of existing housing as a separate 

potential source of housing capacity, although it qualifies this by referring only to the 
redevelopment of areas of poor quality housing. In Aylesbury Vale, this is not a 
significant issue.  Redevelopment generally involves replacement of single properties 
in large grounds or redevelopment of a number of properties involving land assembly 
in response to market opportunities. As such, most forms of redevelopment could be 
considered as intensification since they also involve more intensive use of residential 
areas. In practice, moreover, developing backland sites sometimes involves the 
demolition of one or more dwellings to gain access so it is difficult to make a clear 
distinction between the two sources of capacity. Therefore, for the purposes of this 
study, the two sources are considered together. 
 

7.3 The intensification of residential areas can have benefits in increased visual variety, 
increased support for local services and shops and not least through reducing the need 
for development of greenfield sites. Intensification is also commonly associated with 
adverse impacts on the character of local areas and also through the loss of ‘greenery’ 
within urban areas as they intensify. However, a number of studies based on 
assessments of  ‘typical residential areas’ have demonstrated that existing residential 
areas can accommodate additional housing units through both redevelopment and 
backland development without detriment to the character and amenity of these areas.  

 
Policy Context  

7.4 Planning Policy Guidance Note 3: Housing (2000) formally introduced a sequential 
approach to the allocation of sites for residential development, starting with the reuse 
of previously developed land and buildings within urban areas. Intensification and 
redevelopment of existing residential areas is a contributor to realising the 
Government’s target for at least 60% of additional housing on previously developed 
land. 

 
7.5 The increased pressure for intensification coupled with the PPG3 density range for 

new development (30-50 dph) increases the need for the good design and layout of 
new development. PPG3 advocates that the good design and layout of development 
can help to achieve the Government’s objectives of making best use of previously 
developed land without compromising the quality of the environment (Para.54). 
Regional Planning Guidance for the South East (RPG9) recognises the need for 
careful attention to form and design and also suggests that “intensifying the use of 
urban areas offers many benefits in terms of maximising the viability of existing 
infrastructure and service provision at the same time as protecting the countryside of 
the South East”. A balance therefore has to be struck between making the most of 
‘urban intensification’ (and so reducing the need for ‘greenfield’ development) and 
‘amenity’ issues such as protecting the character of an area. 
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7.6 There are no specific policies in the AVDLP relating to intensification or 
redevelopment of existing residential areas, although Policies GP34 – GP39 set out 
the design principles which will be applied to new developments. The policies reflect 
PPG3 guidance by seeking to give priority to the use of previously developed land 
and to ensure that new housing schemes are designed to as high a density as is 
reasonable whilst seeking to achieve a high standard of design in keeping with 
surrounding development. 

 
7.7 In respect of density, paragraph 4.122 of the Plan reads: 

“The Council considers the following are appropriate net densities for residential 
developments in the District: 
 in and immediately adjacent to Aylesbury town centre and in other town centres in 

the District that are well served by public transport: 50 dwellings per hectare net; 
 at locations that are well related to Primary Public Transport Corridors, such as 

within the MDAs*: 40 dwellings per hectare net; 
 other locations within Aylesbury, Buckingham, Haddenham or Winslow: 35 

dwellings per hectare net; 
 Wendover and other village locations: 30 dwellings per hectare net. 

It may be appropriate for the Council to seek higher net densities on sites or a part of 
larger sites where any of the following situations apply: 
 surrounding development is already at a higher density; 
 proposals are particularly close to or have good access to employment or local 

services; 
 proposals have particularly good public transport access.” 

 
*Major Development Areas 
 
The Approach to Assessing Potential 

7.8 Although the potential from intensification and redevelopment of existing residential 
areas is not insignificant, the Buckinghamshire County Council Study (2003) 
concluded that it was not a major source of housing in Aylesbury Vale’s urban areas. 
One reason may be that identified in ‘Tapping the Potential’ which notes that “the 
potential from intensification becomes more important relatively where capacity from 
other sources is limited.” 

 
7.9 The approach to assessing this potential in this study takes forward the assessment 

undertaken by Buckinghamshire County Council (although it needs to be recognized 
that the County Council examined intensification and redevelopment as separate 
categories). It has, however, been enhanced in two ways: by updating the analysis of 
trends to 31st March, 2004, and by adding some information on settlements outside 
the main urban areas. It is primarily an overall assessment of intensification potential, 
which does not seek to identify individual sites. This recognises that whilst it is 
possible to use a criteria-based method to identify sites capable of residential 
intensification, there is no way of knowing which sites will in fact come forward 
(unless there is interest currently being expressed in sites through the planning 
application process). Instead several information sources are used to present a global 
assessment of potential. These information sources are detailed in the following 
sections and include: 
 an analysis of past completion trends; 
 the use and expansion of the Bucks County Council GIS assessment of backland 
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potential to provide a broad indication of the ‘space’ available for backland 
development;  

 an assessment of any backland sites identified through other sources of 
information; and 

 an analysis of the current stock of permissions and schemes under construction. 
 
7.10 In respect of area-based redevelopment, particularly in the public sector, it takes 

account of consultation with Council Housing Officers and the current Housing 
Investment Programme.  

 
Past intensification and residential redevelopment completions 

7.11 Whilst past trends are not necessarily a guide to the future they allow a realistic 
assessment of how much housing potential will come forward over the plan period. In 
a sense they provide a benchmark for the assessment, which can be sensitively 
adjusted to reflect other findings. Completions data for residential intensification and 
redevelopment schemes is available from 1991/92, as set out in Table 7.1. 
 
Table 7.1: Residential Intensification and Redevelopment Completions in 
Aylesbury Vale, 1991/92 – 2003/04 
Area Total Completions 

1991/92 – 2003/04 
Annual Average 

Aylesbury 185 14 
Buckingham 130 10 
Haddenham 78 6 
Wendover 74 6 
Winslow 36 3 
Total Urban Areas 503 39 
Rest of District 880 68 
District Total 1383 106 

 
 

7.12 Table 7.1 demonstrates the extensive contribution from the rural areas of the District, 
which over the last thirteen years has accounted for 64% of completions. 

 
7.13 It should be noted, however, that the average completion figures in Table 7.1 mask 

variations in the annual completions data, and housing supply from intensification and 
redevelopment appears to have generally decreased over the thirteen year period. 
‘Tapping the Potential’ suggests a minimum of 5 years of completions should be 
analysed and this has been done in more detail to consider both the number of 
completions and the site area. The past five years of completions also equates more 
closely to the period since PPG3 was published (March 2000), although it is 
recognized that the implications of that guidance will not have fed through 
immediately into the dwelling completion rates. The results of this analysis are 
included in Table 7.2 
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Table 7.2: Size and Density of Residential Intensification  and Redevelopment 
Schemes 1999/2000-2003/04 
Area No. of 

Developments 
Site Area (ha) Gross 

Completions  
Average 
Density 

Aylesbury 20 0.55 28 51 
Buckingham 14 2.79 72 26 
Haddenham 4 0.33 4 12 
Wendover 9 1.37 24 18 
Winslow 9 0.41 14 34 
Total Urban 
Areas 

56 5.45 142 26 

Rest of District  28.12 347 12 
District Total  33.57 489 15 

 
7.14 The annual average completion rate from intensification and redevelopment is 106 

dwellings per year over the last 13 years, representing 14% of total completions. The 
annual average completions rate over the last five years is 95 dwellings, 13.5% of the 
annual completions average over the same period. The lower average rate over the last 
5 years appears to demonstrate that less land is now coming forward for residential 
intensification and redevelopment schemes, although as house prices continue to rise, 
landowners and housebuilders may be more willing to capitalize on the value of sites. 
Continuation of the rate of annual completions over the last 5 years has therefore been 
taken as the starting point for looking at potential from residential intensification and 
redevelopment in this study. 

 
7.15 A key point from Table 7.2 is that average site densities achieved in intensification 

and redevelopment schemes in areas other than Aylesbury fall below those sought in 
the AVDLP. It may be that the density requirements of PPG3 and the Local Plan are 
only just having an effect. Therefore, the past five year completions average of a total 
of 95 dwellings per year would appear to be conservative.  

 
7.16 Table 7.2 has therefore been reworked to arrive at a figure for net completions if 

AVDLP densities had been achieved for the same land take in urban areas outside 
Aylesbury (Table 7.3). This shows that the past five year completions average of a 
total of 28 dwellings per year in urban areas could potentially be raised to 38 
dwellings a year, although it is recognized that no account has been taken of site 
constraints or other factors that might have an influence on density. Realizing the 
higher densities in many rural settlements is even more problematic and could mean 
that many developments would exceed five dwellings and therefore be contrary to 
current AVDLP policy (see paragraph 2.5, above). For this reason, only a modest 
increase in annual dwelling completions, from 69 to 76 a year, has been assumed for 
the Rest of the District. 
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Table 7.3: Potential Completions and Densities of Residential Intensification and  
      Redevelopment Schemes 1999/2000-2003/04 

Area No. of 
Developments 

Site Area (ha) Potential Net 
Completions  

AVDLP 
Average 
Density 

Aylesbury 20 0.55 28 51(actual) 
Buckingham 14 2.79 98 35 
Haddenham 4 0.33 12 35 
Wendover 9 1.37 41 30 
Winslow 9 0.41 14 35 
Total Urban 
Areas 

56 5.45 193  

 
7.17 The estimates of potential from intensification and redevelopment for the period of 

this study, based on land coming forward at the same rate as the annual average for 
the last 5 years and taking account of the factors in the preceding paragraph, is 
therefore 646 dwellings in urban areas and 1292 elsewhere in the 17 year study 
period. Whether these estimates can be achieved through residential intensification 
and redevelopment will depend on the extent and availability of potential supply, 
which is investigated in the following sections. 

 
GIS assessment of backland potential 

7.18 As a starting point for assessing unconstrained potential for residential intensification  
the Buckinghamshire County Council Housing Potential Study utilised a GIS-based 
methodology to examine the backland potential of the settlements of Aylesbury, 
Buckingham, Haddenham, Wendover and Winslow. The methodology systematically 
identified areas of residential curtilage that are roughly capable of development under 
the following assumptions: 
 existing dwellings retain a residual back garden of not less than 15 metres if the 

back gardens of the original dwellings were developed; 
 backland sites with less than 25m depth were excluded as this depth was 

considered the minimum to allow for a rear garden, the depth of a property and an 
access road to the front or rear of the development. 

All sites greater than 0.16ha were included providing a minimum of five dwellings at 
a density of 30 per ha. 

 
7.19 Under the assumptions outlined above, the County Council concluded that the gross 

potential in the urban areas of Aylesbury Vale District was 41ha, distributed as shown 
in Table 7.4.  

 
Table 7.4: Potential for Intensification on Sites >0.16ha (County Council Study, 
2002) 
Settlement Area (ha) 
Aylesbury 21 
Buckingham 3 
Haddenham 4 
Wendover 8 
Winslow 4 
Total 41 
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7.20 In carrying out the present study, the areas identified by the County Council as having 

potential for intensification (comprising both residential gardens and underused 
garage courts) have been re-examined in the course of comprehensive studies of the 
main settlements. The surveys have shown that the potential from this source in the 
urban areas remains largely as previously assessed, suggesting that there is sufficient 
potential in the urban areas to maintain the annual rate of completions set out in 
paragraph 7.17. 
 

7.21 It is recognized that there are many factors which impact upon whether large garden 
areas will come forward for development or whether they can be developed 
satisfactorily. The assessment is merely used to build a picture of the amount and 
distribution of unconstrained backland potential and to indicate how realisable a 
completions-based projection would be. This gross unconstrained potential excludes 
sites which are less than 0.16ha and is also likely to exclude many infill plots on plots 
with wide street frontages due to the 15m buffer placed around individual dwellings. 
Furthermore, this assessment also excludes development of sites at higher dwelling 
densities than the minimum density of 30dph set out in PPG3. This would indicate 
that there is more unconstrained potential than this analysis indicates.  

 
7.22 Outside the urban areas, sites totalling some 19ha with potential for residential 

intensification and redevelopment have been identified from the various sources of 
information listed in paragraphs 2.13 – 2.18, above. Although this only accounts for 
around a three year supply at the rate sites have been coming forward over the last 5 
years, it is inevitable that many more potential sites would have been identified had 
comprehensive surveys of rural settlements been undertaken. Moreover, no account 
has been taken of small sites in these areas. 

 
Area-based Local Authority Redevelopment Schemes 

7.23 The local authority housing stock in Aylesbury Vale stands at 7,638 units, around half 
of the stock in 1980 when the ‘Right to Buy’ (RTB) was introduced. Limited 
redevelopment of the stock has taken place, largely to replace defective system-built 
housing, but this has not produced any significant increase in dwellings. Discussions 
with Housing officers suggests that large-scale redevelopment schemes of the existing 
housing stock at higher densities is unlikely in the period of this study due to: 
 the widespread distribution of former RTB properties in areas of local authority 

housing; 
 just under half the public housing stock was built since 1964 and only around 14% 

is pre-1945;  
 the general condition of the stock is good and poor condition is therefore unlikely 

to be a catalyst for redevelopment; and 
 most additional affordable housing will be achieved through planning agreements 

thereby reducing the need to consider major redevelopment options. 
 
7.24 In the light of these factors no specific contribution from redevelopment of local 

authority housing is included in this assessment. 
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Redevelopment of Private Sector Housing 
7.25 The last Private Sector Stock Condition Survey, involving a sample survey of 800 

homes, was carried out in the District in 2001 (a further study is planned later this 
year). Some of the key findings were: 
 56% of the private sector housing stock was built after 1964 compared to 37% 

nationally; 
 39% of all properties are detached, compared to 21% nationally; 
 only 1% of the stock is considered to be unfit; and 
 the proportion of dwellings in disrepair is lower than the national average, with 

the cost of urgent repairs estimated at £140 per dwelling over the whole stock 
compared to £1,280 nationally. 

 
7.26 The above statistics provide some useful pointers regarding redevelopment potential: 

 a significant proportion of the stock built after 1964 has been in the form of 
estates on the periphery of the settlements of Aylesbury, Buckingham, 
Haddenham and Winslow, where redevelopment potential is likely to be 
extremely limited; and 

 with limited stock considered to be unfit this is unlikely to be a major factor in 
determining redevelopment activity. 

A further factor is the scale of greenfield development likely to take place in the 
period of this study, which may dampen down redevelopment activity. 

 
Stock of permissions 

7.27 Whilst past completions can provide a reasonably good indication of future 
completion rates, the stock of intensification and residential redevelopment 
permissions and schemes which are under construction can provide a good indication 
of how much potential will be completed in the next few years and can help to inform 
the assessment in the short to medium term. 

 
7.28 The permissions stock for residential intensification and redevelopment on all sites at 

31st March 2004 was 293 dwellings of which 68 are under construction and 225 have 
not yet been started. The breakdown by location is set out in Table 7.5. 

 
 Table 7.5: Permissions stock for residential intensification and redevelopment 

 Under construction Not yet started Total 
Aylesbury 10 36 46 
Buckingham 3 26 29 
Haddenham 2 8 10 
Wendover 2 6 8 
Winslow 1 7 8 
Rest of District 50 142 192 
Total 68 225 293 

 
 
7.29 In accordance with the general criteria for phasing adopted in this study (see Table 

2.2) it is assumed that all dwellings under construction on 31st March 2004 will be 
completed in the first 2 years (first period) of the study period. The total of dwellings 
not yet started, discounted by 5% to take account of non-implementation (see para. 
2.33, above), is split over the first and second periods of the study (ie 2004-2006 and 
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2006-2011) in the ratio of 25% to 75%. On this basis, the following completions from 
sites with planning permissions may be expected: 

  
 Table 7.6: Phasing of completions from sites with planning permissions 

 2004-2006 2006-2011 
Aylesbury 18 26 
Buckingham 9 18 
Haddenham 4 6 
Wendover 3 4 
Winslow 3 5 
Rest of District 84 101 
Total 121 160 

 
These figures are consistent with a continuation of trends in completions over the last 
five years. 

 
 Phasing of Development 
7.30 Taking account of the information in the preceding paragraph, and assuming that sites 

as yet unidentified will come forward equally in the periods 2006 -2011, 2011 – 2016 
and 2016 – 2021, it is anticipated that the overall phasing of potential yield from 
residential intensification and redevelopment would be as set out in Table 7.7. 

 
Table 7.7: Phasing of Potential Yield from Residential Intensification and 
Redevelopment 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 18 28 28 28 102 
Buckingham 38 95 95 95 323 
Haddenham 4 10 10 10 34 
Wendover 16 40 40 40 136 
Winslow 6 15 15 15 51 
Rest of District 146 382 382 382 1292 
Total 228 570 570 570 1938 

 
Conclusions 

7.31 It is recognized that there are many factors which impact upon whether sites will 
continue to come forward for development in existing residential areas or whether 
they can be developed satisfactorily. Significant constraints which have been 
identified in the course of this study are means of access, often requiring demolition 
of one or more properties, and ownership, whereby the agreement of a number of 
owners is required in order to assemble sites for development. Within the resources 
available it has not been possible to carry out any intensification case studies. Urban 
design work may help to develop learning points for comprehensive schemes which 
might allow the Council to be more pro-active in promoting development. 
 

7.32 While residential intensification and redevelopment schemes will undoubtably 
continue to come forward in the private sector there is no evidence at the present time 
that opportunities will present themselves more than in the past. However, it is likely 
that developers will seek higher densities in accordance with PPG3. In the light of 
these considerations, this study concludes that there is potential for a slight increase in 
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past rates of completions from intensification and redevelopment, based on higher 
densities being achieved on the same amount of land. 
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PART 3 – SOURCES OF SUPPLY ASSESSED BY 
IDENTIFICATION OF POTENTIAL SITES 

 
 

8. REDEVELOPMENT OR CONVERSION OF EMPLOYMENT LAND AND 
PREMISES 
 
Scope of Category 

8.1 For the purpose of this study the term ‘employment land and premises’ refers to those 
uses which fall within Part B of the Town and Country Planning (Use Classes) Order, 
1987 (as amended), and includes B1 Business, B2 General Industry and B8 Storage 
and Distribution. 

 
8.2 ‘Tapping the Potential’ identifies two categories relevant to consideration of this 

source: previously-developed vacant and derelict land and buildings; and the 
conversion of commercial buildings. For the purposes of this study, sites in the former 
category which were formerly in employment use are included in this section, as are 
conversions of commercial buildings. In addition, some sites currently in employment 
use, which nevertheless comply with this study’s definition of an ‘opportunity’ (see 
para. 2.10) have been included. In respect of such sites, the Council has had regard to 
the Aylesbury Vale Employment Study undertaken by GWE and DPDS, which is 
described below. 

 
Policy Context 

8.3 Paragraph 42 of Planning Policy Guidance Note 3: Housing (PPG3) expresses 
concern that local authorities have allocations of employment land that cannot 
realistically be taken up and is a wasted resource. It indicates that local planning 
authorities should therefore review all their non-housing allocations when reviewing 
their development plan and consider whether some of this land might better be used 
for housing or mixed use developments (see also paragraph 15.1, below). 

 
8.4 Recent amendments to PPG3 (January 2005) mean that proposals for housing or 

mixed use development on land no longer needed for industrial or commercial use 
should be considered favourably, unless:  
• the proposal fails to reflect the rest of the guidance set out in PPG3 about the 

assessment of housing sites, and so on;  
• the housing development would undermine an up-to-date housing strategy in 

the development plan; or  
• it can be demonstrated that there is a realistic prospect of the allocation being 

taken up, or that its loss to housing would undermine regional and local 
economic development strategies.  

 
8.5 Aylesbury has been identified as a growth town in both the emerging South East Plan 

and the Milton Keynes & South Midlands (MKSM) Sub-Regional Strategy. The 
MKSM emphasises the need to focus on the provision of quality employment land 
and buildings.  The business park planned for the Aston Clinton Road major 
development area is one important component in realising that strategy. Also 
important is the promotion of existing employment sites and the encouragement of 
investment in these sites. 
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Local Plan Policy Context 

8.6 In line with the objective of maintaining a healthy and diverse economy and balancing 
the number of jobs with the workforce, the Council generally seeks to retain existing 
employment sites in employment use.  

 
8.7 Policy GP17 of the AVDLP reads: 

“The Council will seek to retain existing employment sites and uses. Proposals for 
changes of use or redevelopment of employment sites will only be permitted where: 
a) the existing use has an adverse impact on amenity of neighbours and its proposed 
replacement would be an improvement; 
b) there are appropriate alternative employment opportunities either on other sites in 
the locality or as part of the proposed development; and 
c) there are opportunities in larger settlements of a more advantageous land-use 
arrangement through redevelopment for mixed use, including residential, purposes. 
Within the context of this policy, the AVDLP identified a number of specific 
proposals for residential development, or mixed use development including an 
element of residential, on a number of employment sites (see Table 8.1, below). 

 
8.8 The 2004 Aylesbury Vale Employment Study, undertaken for the Council by external 

consultants, is an ODPM-funded piece of work to assess the quantity, quality and 
future provision of employment land in the District  The study has been divided into 
three parts:  
i)   employment sites audit  
ii)  delivering the economic vision  
iii) assessing deliverability  

 
8.9 The key finding has been that considerable additional allocations of employment land 

are needed in the period 2002 to 2026. This finding supports continuing employment 
use on existing sites as the preferred option, in order to minimise greenfield releases 
for future employment sites.  

 
8.10 Current policy (Policy GP.17) states clearly that the Council will seek to retain 

existing employment sites and uses, and this should be the starting point in any 
assessment of proposals for the loss of employment land, particularly in light of the 
findings of the Employment Study. The Study’s findings, and the wider growth 
agenda, mean that it is all the more important that the policy is retained through the 
LDF and consistently applied. To clarify this position the Council issued an 
‘Employment Policy Advice Note’ in February 2005 (revised August 2005). 

 
8.11 The advice note concludes that the Employment Study has shown that it is unlikely 

that criteria b) and c) of AVDLP Policy GP17 will be acceptably demonstrated. 
Where this is the case, but applicants feel that the case under criterion a) is 
particularly strong, it remains possible for such cases to be considered as departures.  

 
Allocated Sites  

8.12 The Employment Site Audit also includes sites to be taken out of employment use as 
a result of allocations in the Aylesbury Vale District Local Plan. The sites proposed 
for housing, or mixed use including housing, are identified below, excluding sites 
with planning permission.  
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Table 8.1: Employment Sites Allocated for Residential Development in AVDLP 
AVDLP 
Proposal 

Location Site Area 
(ha) 

No. of 
Dwellings

AY4 Hazell’s, Tring Road, Aylesbury (remaining 
part of allocation which does not have 
planning permission) 

0.54 27 

AY6 Bearbrook House, Oxford Road, Aylesbury 1.65 83 
AY32 Ex-Council Offices, Walton St., Aylesbury * 1.31 200 
RA26 Former Cement Works, Pitstone 8.9 175 
Total  12.4 485 

 * Including adjacent car park (see paragraph 9.6) 
 

Planning Permissions Data 
8.13 Existing planning permissions on the base date of 31st March, 2004, identified a net 

gain of 767 units within this category (excluding AVDLP proposal sites) on sites of 5 
dwellings or more. Of these 170 units were on sites under construction. A summary of 
these permissions is given in the table below, and the sites are listed in Appendix 8. 

 
Table 8.2: Planning Permissions for Residential Development of >5 dwellings on 

Former Employment Sites 
 

Area No. of Sites Site Area No. of Dwellings  
   u/c nys 

Aylesbury 7 6.51 99 518 
Buckingham 2 0.34 0 30 
Haddenham 0 0 0 0 
Wendover 0 0 0 0 
Winslow 1 0.07 6 0 
Total Urban Areas 10 6.92 105 548 
Rest of District 6 7.77 65 49 
District Total 16 14.69 170 597 
 
New Sites Identified 

8.14 In the light of the recently issued policy guidance, sites in employment use are not 
generally considered to offer any potential for residential development. However, 
some sites have been identified as having potential for housing (for example, through 
the publication of a concept statement), prior to the completion of the Employment 
Study. These sites are listed in Appendix 8 and summarised in Table 8.3 below.  

 
Table 8.3: Other Employment Sites with Potential for Residential Development 

  
Area No. of Sites Site Area No. of Dwellings 
Aylesbury 5 3.14 204 
Buckingham 1 0.15 7 
Haddenham 0 0 0 
Wendover 0 0 0 
Winslow 0 0 0 
Total Urban Areas 6 3.29 211 
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Rest of District 1 0.82 25 
District Total 7 4.11 236 

 
 
Small Sites Assumptions 

8.15 The table below shows the past trends since 1995/1996 for net completions of 
dwellings on employment sites below the threshold size for this study. It demonstrates 
that completion rates have been variable but on average fairly limited in number, with 
a 9 year average of 9 dwellings per year and a last 5 year average of 12 dwellings per 
year. In assessing the potential from this source, regard has been had to the Council’s 
most recent policy guidance which may result in planning permission for 
redevelopment of employment sites being granted less readily than in the past. 
Therefore, a 50% reduction of the completion rate for the last 5 years has been 
assumed for each of the study’s time periods. 

 
Table 8.4: Net Completions from Employment Uses on Sites <5 dwellings 
 
 1995/ 

1996 
1996/ 
1997 

1997/ 
1998 

1998/ 
1999 

1999/ 
2000 

2000/ 
2001 

2001/ 
2002 

2002/ 
2003 

2003/ 
2004 

9-year 
average 

Last 5-
year 
average 

Aylesbury - - - - 9 3 2 1 8 - 5 
Buckingham - - - - 0 0 0 0 1 - 0 
Haddenham - - - - 3 1 0 0 0 - 1 
Wendover - - - - 0 0 0 2 0 - 0 
Winslow - - - - 2 0 0 0 0 - 0 
Rest of 
District 

- - - - 4 6 5 11 2 - 6 

Total 3 5 5 12 18 10 7 14 11 9 12 
 
 
Overall Potential from Employment Sites 

8.16 Bringing together the above information, Table 8.5 summarises the overall residential 
potential from land in employment uses. 

 
Table 8.5: Total Potential from Employment Sites 
 
 Sites u/c Sites nys 

(discounted)1
Allocated 
sites 

Identified 
sites 

Small site 
contribution 
(discounted) 

Aylesbury 99 492 310 204 43 
Buckingham 0 29 0 7 0 
Haddenham 0 0 0 0 8 
Wendover 0 0 0 0 0 
Winslow 6 0 0 0 0 
Rest of District 65 46 175 25 51 
Total 170 567 485 236 102 

 1discounted by 5% to take account of non-implementation (see para. 2.33, above) 
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8.17 Table 8.6, below, indicates how the above total is estimated to be phased over the 
period of the study. The high number of expected completions in the period 2006-
2011 is based on the large number of dwellings provided for in existing planning 
permissions, local plan allocations and a number of sites in Aylesbury on which the 
Council has accepted residential development in principle.  

 
Table 8.6: Phasing of Potential Yield from Employment Sites 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 108 999 29 12 1148 
Buckingham 8 25 3 0 36 
Haddenham 1 2 2 3 8 
Wendover 0 0 0 0 0 
Winslow 6 0 0 0 6 
Rest of District 81 251 15 15 362 
Total 204 1277 49 30 1560 

 
Conclusions 

8.18 Allocations and recent planning permissions have highlighted those employment sites 
which are inappropriate for continued employment use. These will result in significant 
residential development. Also, in the light of recent employment studies, the need to 
protect existing employment sites has been strengthened. For these reasons the future 
potential from this source is therefore limited.  
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9.  REDEVELOPMENT OF CAR PARKS 
 

Scope of Category 
9.1 Car parks can take up a great deal of space in towns which are often highly accessible 

by public transport yet encourage excessive car use and are only in use for a small 
portion of the day. ‘Tapping the Potential’ notes that even well-used car parks can 
yield capacity; for example, by using part of a surface car park for new development 
and (if necessary) replacing the lost spaces by 'decking over' the remaining car park. 
This study has therefore considered whether any free-standing public and private car 
parks meet its definition of a site-specific ‘opportunity’; generally, parking associated 
with other uses has been taken into account in assessing the potential of those other 
uses. 

 
Local Plan Policy Context 

9.2 Within the AVDLP there are no specific planning policies relating to the 
redevelopment of car parks in the District, although there is a general policy to reduce 
car parking associated with new development, and in town centres. The plan further 
provides commentary on the car parking situation in the main settlements which has 
been taken into account in this study.   

 
9.3 The parking strategy for Aylesbury is to maintain an adequate short stay parking 

supply close to the town centre with limited long stay parking in and around the town 
centre complemented by the introduction of Park-and-Ride facilities at the edge of the 
town.  

 
9.4 Current circumstances in Buckingham, Wendover, and Winslow support the retention 

of existing car parks. 
 
9.5 The Aylesbury Town Centre Parking and Access Study (2004) concluded that the 

increased population in Aylesbury, including that from the MDAs and brownfield 
developments, will inevitably impact upon the number of trips made by car on the 
road network. This will in turn increase the demand for town centre car parking. 
Despite existing strategies which help to encourage more trips to be made on foot, by 
bicycle or by bus, the demand for town centre parking spaces will certainly increase, 
so that by 2011 the ratio of parking demand to parking supply will be greater than it 
currently is.  

 
 Allocated Sites 
9.6 Local Plan proposals include the redevelopment of four sites in Aylesbury which 

contain an element of public car parking, listed below. Two of the sites, Walton Street 
and the Canal Basin, are seen as having potential for residential development; the 
former Council office site has been included in the ‘Employment’ section of this 
study and the Canal Basin under ‘other land uses.’  In light of the conclusions of the 
Aylesbury Parking and Access study it is likely that development of all four sites will 
need to retain public car parking. No further capacity from this source has therefore 
been included in this study.  

  
Policy  Location Proposed Use 
AY24 Exchange Street (North) Retail, parking, commercial, leisure 
AY27 Buckingham Street/Odeon Site Retail 
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AY32 Ex-Council Offices and Car 
Park, Walton Street 

Residential, car parking, leisure. 

AY34 Canal Basin, Exchange St., 
Aylesbury 

Mixed-use, based principally on 
residential and leisure uses 

 
 

Existing Planning Permissions  
9.7 No car parking sites were identified as having an existing planning permission at the 

base date of this study. 
 

New Sites Identified 
9.8 From the examination of site-specific sources for this study including comprehensive 

survey of the main settlements, only two sites were identified for further 
consideration: the overflow shoppers car park at the junction of Long Meadow and 
Brentwood Way, Bedgrove, and Coopers Yard Car Park, Buckingham Street, 
Aylesbury. The former requires further surveys of its use to see whether it constitutes 
an opportunity within the terms of this study; in any event its potential contribution 
would be small (approximately 6 dwellings). The Coopers Yard Car Park is part of a 
mixed use area and its development potential is most likely to be realized in the 
context of redevelopment of a wider area. However, the comments relating to demand 
for town centre car parking made above will also be a consideration. In the light of 
these factors, no potential from these sites have been assumed in this section of the 
study. 
 
Small Sites Assumptions 

9.9 Past trends since 1995/1996 for net completions of dwellings on car park sites below 
the threshold size for this study demonstrate that completion rates have been 
negligible. Therefore no contributions are assumed from this source of supply given 
the past trends data. 

 
Table 9.1: Net Completions from Car Park Uses on Sites <5 dwellings 
 
1995/96 1996/97 1997/98 1998/99 1999/2000 2000/01 2001/02 2002/03 2003/04 9-year 

average 
Last 5-
year 
average 

0 0 0 0 0 1 0 0 0 0 0 
 
 

Overall Potential from Car Parks 
9.10 In light of  the above information, particularly the need to retain the current stock of 

car parking in the main settlements, no potential from car parks has been included in 
this study. 
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10.  REDEVELOPMENT OR CONVERSION OF COMMUNITY AND 

INSTITUTIONAL USES  
 
Scope of Category  

10.1 For the purposes of this study, community facilities and institutional uses include 
community centres, public and private meeting halls, schools and other educational 
establishments, places of worship, hospitals and clinics. 

 
Local Plan Policy Context 

10.2 The AVDLP notes that community facilities and services make a vital contribution to 
the social and economic life of the community, particularly in rural areas, and are 
especially important for elderly and disabled people and for those who do not have 
easy access to private or public transport. As such the Council will refuse proposals 
that would result in the erosion of community facilities and services, unless it can be 
clearly demonstrated that there is no long-term requirement for their retention. In the 
case of a commercial venture, the applicant will need to satisfy the Council that the 
existing use is no longer commercially viable and, where a business is continuing to 
trade, that a genuine attempt has been made to market the enterprise as a going 
concern. 

 
10.3 Policy GP93 of the plan reads: 

“The Council will resist proposals for the change of use of community buildings and 
facilities for which there is a demonstrable local need. In considering applications for 
alternative development or uses the Council will have regard to the viability of the 
existing use, the presence of alternative local facilities and the community benefits of 
the proposed use. Where permission includes building conversions, conditions will be 
imposed so as not to exclude later resumption of a community use.” 

 
10.4 This restrictive policy has resulted in community use sites not being counted within 

this study unless there has been an indication that the use of the site will become 
surplus to requirements or that the site’s uses may be located suitably elsewhere. Care 
was taken particularly not to identify schools sites unless there was clear evidence that 
the sites had either ceased their useful life as a school site and were to be released by 
the County Council for redevelopment, or are programmed to close and the site is 
likely to be released for redevelopment. Detailed information was gained from 
discussions with the Education and Property departments of Bucks County Council. 
In fact, three of the school sites identified had already ceased functioning which 
allowed the study to determine a firmer idea regarding the timing of their 
development potential. 

 
Allocated Sites 

10.5 In the course of preparing the AVDLP, the former Princess Mary’s Hospital at RAF 
Halton was declared surplus to the Ministry of Defence’s requirements, and Policy 
WE.1 of the plan proposes that approximately 11ha of the 19ha site be developed for 
a minimum of 300 dwellings, and community and employment uses. The AVDLP 
(Policies AY.5 and AY7) also proposes that two other community and institutional 
sites be developed: land at Stoke Mandeville Hospital, Aylesbury, to be developed for 
community uses and housing (approximately 275 dwellings), and the Territorial Army 
(TA) site at Oxford Road, Aylesbury for housing (approximately 50 dwellings). 
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Figures in this study have been adjusted to reflect subsequent planning applications. 
The last mentioned has received planning permission and is therefore included in 
Table 10.2, below. 
 
Table 10.1: Community/Institutional Sites Allocated for Residential 
Development in AVDLP 
AVDLP 
Proposal 

Location Site Area 
(ha) 

No. of 
Dwellings

AY5 Stoke Mandeville Hospital, Aylesbury 13.1 411 
WE1 Princess Mary’s Hospital, Wendover 10.9 400 
Total  24 811 

 
Planning Permissions Data 

10.6 Existing planning permissions on the base date of 31st March, 2004, identified a net 
gain of 380 units within this category (excluding AVDLP proposal sites) on sites of 5 
dwellings or more. Of these 81 units were on sites under construction. A summary of 
these permissions is given in the table below, and the sites are listed in Appendix 8. 

 
Table 10.2: Planning Permissions for Residential Development of >5 dwellings on 

Former Community and Institutional Sites 
 
Area No. of Sites Site Area No. of Dwellings  

   u/c nys 
Aylesbury 5 3.49 71 105 
Buckingham 0 0 0 0 
Haddenham 0 0 0 0 
Wendover 0 0 0 0 
Winslow 0 0 0 0 
Total Urban Areas 6 3.49 71 105 
Rest of District 4 8.56 10 194 
District Total 10 12.05 81 299 
 
Other Sites Identified 

10.7 The Council has published a Leisure Strategy (2004). An audit of community 
facilities was undertaken to inform this strategy, as a result of which 3 further sites in 
Aylesbury have been identified as having potential for redevelopment as part of a 
programme of rationalization of facilities. These are: 

 Southcourt Community Centre, Prebendal Avenue 
Elmhurst Community Centre, Fairfax Road 
Community Centre, Eagles Road 
These are included in Table 10.3, below 
 

10.8 From the comprehensive surveys of the main settlements and other sources of 
information, 12 sites were identified as having realistic potential for residential 
development. These are listed in Appendix 8 and the contribution summarized in the 
table below. Applying the density criteria set out in para. 2.29, above, this translates 
to a potential yield of around 454 additional dwelling units. Because there is a 
reasonable certainty that these sites will come forward (see paras. 10.4 and 10.7, 
above), no discounting has been applied to these sites. A further 2 sites were 
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identified as potential opportunities and could provide a potential yield of around 15 
additional dwelling units. However, to accord with current Council policies, 
development would only be permitted if alternative provision was made available 
elsewhere or the Council was satisfied that there was no demand for the facility. No 
contribution from these additional sites has therefore been included in the tables 
below. 

 
Table 10.3: Identified Community and Institutional Uses with Potential for 
Residential Development 

 
Area No. of Sites Site Area No. of Dwellings 
Aylesbury 6 10.14 355 
Buckingham 2 1.43 24 
Haddenham 0 0 0 
Wendover 0 0 0 
Winslow 0 0 0 
Total Urban Areas 8 11.57 379 
Rest of District 4 3.62 75 
District Total 12 15.19 454 
 
Small Sites Assumptions 

10.9 The table below shows the past trends since 1995/1996 for net completions of 
dwellings on community/ institutional sites below the threshold size for this study. It 
demonstrates that completion rates have been variable but on average fairly limited in 
number, with a 9 year average of 5 dwellings per year and a last 5 year average of 3 
dwellings per year. In assessing the potential from this source, continuation of the 
completion rate for the last 5 years has been assumed for each of the study’s time 
periods. 

 
Table 10.4: Net Completions from Community/ Institutional Uses on Sites <5 
dwellings 
 
 1995/ 

1996 
1996/ 
1997 

1997/ 
1998 

1998/ 
1999 

1999/ 
2000 

2000/ 
2001 

2001/ 
2002 

2002/ 
2003 

2003/ 
2004 

9-year 
average 

Last 5-
year 
average 

Aylesbury - - - - 0 0 0 0 0 - 0 
Buckingham - - - - 0 0 0 0 0 - 0 
Haddenham - - - - 0 0 0 0 0 - 0 
Wendover - - - - 0 0 0 0 0 - 0 
Winslow - - - - 0 0 1 0 0 - 0 
Rest of 
District 

- - - - 1 4 2 1 5 - 3 

Total 12 1 13 3 1 4 3 1 5 5 3 
 
 
Overall Potential from Community Uses and Institutions 

10.10 Bringing together the above information, Table 10.5 summarises the overall 
residential potential from land in community and institutional uses. 
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Table 10.5: Total Potential from Community Uses and Institutions 
 Sites u/c Sites nys 

(discounted)1
Allocated 
sites 

Identified 
sites  

Small site 
contribution 

Aylesbury 71 100 411 355 0 
Buckingham 0 0 0 24 0 
Haddenham 0 0 0 0 0 
Wendover 0 0 400 0 0 
Winslow 0 0 0 0 0 
Rest of District 10 184 0 75 51 
Total 81 284 811 454 51 

 1discounted by 5% to take account of non-implementation (see para. 2.33, above) 
 

10.11 Table 10.6, below, indicates how the above total is estimated to be phased over the 
period of the study. The high number of expected completions in the period 2006-
2011 results largely from the two large sites included in local plan allocations. 

 
Table 10.6: Phasing of Potential Yield from Institutional/Community Sites 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 77 633 227 0 937 
Buckingham 0 22 2 0 24 
Haddenham 0 0 0 0 0 
Wendover 0 400 0 0 400 
Winslow 0 0 0 0 0 
Rest of District 16 244 45 15 320 
Total 93 1299 274 15 1681 

 
 
Conclusions 

10.12 From the evidence gathered it can be seen that this source of supply offers a large 
amount of potential for future residential development, although it must be noted that 
nearly half of the potential results from AVDLP allocated sites.  
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11.  REDEVELOPMENT OR CONVERSION OF OTHER USES 
 
Scope of Category 

11.1  The category ‘other redevelopment’ is made up of a number of land uses that do not 
fall within any of the other source of supply categories. These include retail, public 
houses and agricultural buildings, as well as any other uses (including mixed use 
sites) which cannot be easily placed in the other sources considered in this study. 

 
11.2 For most of the uses in this category, opportunities have been defined by the general 

criteria set out in para. 2.10, above. However, more refined criteria for identifying 
opportunities for redevelopment or conversion of retail sites have been defined 
(following those used in the County Council Housing Potential Study), having regard 
to the policies of the AVDLP set out below. These are: 

 
 Shops and 
professional 
services 
(ground floor) 

Older supermarkets likely to 
require refurbishment over the 
plan period; or replacement of 
single-storey retail frontages with 
new development comprising 
accommodation over retail 
floorspace; or shops in marginal 
locations. 

No development potential 
where it would: (a) involve the 
loss of Primary Shopping 
frontage; or (b) be adjacent to 
a non-shop use in secondary 
shopping frontages; or (c) 
adversely affect vitality or 
viability of town or district 
centre; or (d) involve loss of a 
free-standing shop unless 
there is no local demand. 

Retail 
warehouse 

Free standing retail warehouse in a 
location with poor car and delivery 
access, or in a location which does 
not encourage multi-use trips. 

No loss of retail use on retail 
warehouse park 

Motor vehicle 
sales 

Sites with adverse impact on local 
amenity 

 

 
 

Local Plan Policy Context 
11.3 Due to the wide range of uses within this category there is no single Local Plan Policy 

which can be applied to all. However policies relating to retail, public houses and 
agricultural buildings are particularly relevant in light of the potential opportunities 
identified from these uses. 

 
11.4 The AVDLP seeks to retain and consolidate retailing in the Central Shopping Areas 

of Aylesbury and other urban areas, and to retain public houses, shops and Post 
Offices for which there is a demonstrable local need (Policy GP32). The Council 
encourages the re-use of rural buildings where they contribute to the character and 
appearance of the countryside, provided they can be converted without major 
rebuilding. Although employment use is preferred to residential use, permission for 
the latter may be granted where it is part of a business conversion scheme or attempts 
to secure business use have been unsuccessful (Policy RA11). 
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Table 11.1: Other Use Sites (incl. Mixed Use Sites) Allocated for Residential 
Development in AVDLP 
AVDLP 
Proposal 

Location Site Area 
(ha) 

No. of 
Dwellings

AY34 Canal Basin, Exchange St., Aylesbury 2.6 200 
AY8 Ardenham Lane, Aylesbury 2.24 50 
AY9 Car Showroom, Park St., Aylesbury 0.48 19 
BU8 West Street/Moreton Road, Buckingham 2.2 40 
BU8 Land between Market Square/Bridge 

Street/River Ouse, Buckingham 
1.5 38 

Total  9.02 347 
 

Planning Permissions Data 
11.5 Existing planning permissions on the base date of 31st March, 2004, identified a net 

gain of 137 units within this category on sites of 5 dwellings or more.  Of these 58 
units were on sites under construction. A summary of these permissions is given in 
the table below, and the sites are listed in Appendix 8. 
 
Table 11.2: Planning Permissions for Residential Development of >5 dwellings on 
‘Other Use’ Sites 

 
Area No. of Sites Site Area No. of Dwellings  

   u/c nys 
Aylesbury 3 0.8 27 9 
Buckingham 0 0 0 0 
Haddenham 1 0.28 0 5 
Wendover 1 0.16 0 5 
Winslow 1 0.21 0 12 
Total Urban Areas 6 1.45 27 31 
Rest of District 10 6.76 31 48 
District Total 16 8.21 58 79 
 
Other Sites Identified 

11.6 Within this category 24 sites were identified as having residential potential, as listed 
in Appendix 8. In a few cases, in mixed use areas in Aylesbury around New Street 
and Buckingham Street, it has been recognized that inclusion of residential as part of 
a mixed use scheme may be appropriate, and assumptions have therefore been made 
that only 50% of the site will be available for residential use. Applying the density 
criteria set out in paragraph 2.29, above, the identified sites point to a potential yield 
of around 260 additional dwelling units (see Table 11.3, below).  
 

Table 11.3: Identified ‘Other Uses’ with Potential for Residential Development 
Area No. of Sites Site Area No. of Dwellings 
Aylesbury 10 3.07 131 
Buckingham 1 0.52 18 
Haddenham 0 0 0 
Wendover 0 0 0 
Winslow 2 0.41 19 
Total Urban Areas 13 4.0 168 
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Rest of District 11 3.07 92 
District Total 24 7.07 260 
 
Small Site Assumptions 

11.7 The table below shows the past trends since 1995/1996 for net completions of 
dwellings on ‘other use’ sites below the threshold size for this study. It demonstrates 
that completion rates have been variable but on average fairly limited in number, with 
a 9 year average of 29 dwellings per year and a last 5 year average of  23 dwellings 
per year. Many of the completions in rural areas involve conversion of agricultural 
buildings to residential use. An assumption is made that this level of completions will 
continue into the future. 
 
Table 11.4: Net Completions from Other Uses on Sites <5 dwellings 
 1995/ 

1996 
1996/ 1997/ 

1998 
1998/ 
1999 

1999/ 
2000 

2000/ 
2001 

2001/ 
2002 

2002/ 
1997 2003 

2003/ 
2004 

9-year 
average 

Last 5-
year 
average 

Aylesbury - - - - 1 0 0 0 0 - 0 
Buckingham - - - - 0 0 0 0 0 - 0 
Haddenham - - - - 0 0 1 0 0 - 0 
Wendover - - - - 0 0 0 0 1 - 0 
Winslow - - - - 3 0 0 0 0 - 1 
Rest of 
District 

- - - - 26 16 22 20 24 - 22 

Total 37 42 34 34 30 16 23 20 25 29 23 
 
 
Overall Potential from “other” uses 

11.8 Bringing together the above information, Table 11.5 summarises the overall 
residential potential from land in ‘other uses’. In recognition of the uncertainties 
regarding whether all the opportunities will actually come forward for development 
for residential use, a discount rate of 30% has been applied to identified sites, ie the 
baseline yield figure is reduced by 30% to give the discounted figure. This is 
consistent with the discount rates set out in Tapping the Potential.  
 
Table 11.5: Total Dwelling Potential from Other Uses 
 Sites 

u/c 
Sites nys 
(discounted)1

Allocated 
sites 

Identified 
sites 
(discounted) 

Small site 
contribution 

Aylesbury 27 8 269 92 0 
Buckingham 0 0 78 12 0 
Haddenham 0 5 0 0 0 
Wendover 0 5 0 0 0 
Winslow 0 11 0 13 17 
Rest of District 31 46 0 65 374 
Total 58 75 347 182 391 

 1discounted by 5% to take account of non-implementation (see para. 2.33, above) 
 

11.9 Table 11.6, below, indicates how the above total is estimated to be phased over the 
period of the study. The high number of expected completions in the period 2006-
2011 results largely from the sites included in local plan allocations.  
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Table 11.6: Phasing of Potential Yield from Other Use Sites 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 29 305 43 19 396 
Buckingham 0 46 25 19 90 
Haddenham 1 4 0 0 5 
Wendover 1 4 0 0 5 
Winslow 13 5 12 11 41 
Rest of District 86 177 140 113 516 
Total 130 541 220 162 1053 

 
 

Conclusions 
11.10 This particular category of potential involves a number of different sources, ranging 

from redevelopment of mixed use areas in Aylesbury to conversions of agricultural 
buildings in rural settlements. It is therefore difficult to make confident estimates of 
the likelihood of the identified potential coming forward, and therefore the potential 
from newly identified sites has been significantly discounted. However, ‘other land 
uses’ are still expected to make a significant addition to housing potential during the 
study period. 
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12.  PREVIOUSLY DEVELOPED VACANT AND DERELICT LAND AND 
BUILDINGS 
 
Scope of category 

12.1  Although this category is identified in Tapping the Potential, all the sites looked at 
within the context of this study have generally been classified within an alternative 
source of supply category, such as those relating to employment, 
community/institutional and “other” redevelopment. As a result no sites were 
identified within this category of previously developed/vacant and derelict land. 
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13.  PREVIOUSLY UNDEVELOPED LAND 
 

Scope of Category 
13.1 National planning policy is directed to maximising the re-use of previously-developed 

land and empty properties and the conversion of non-residential buildings for housing, 
in order both to promote regeneration and minimise the amount of greenfield land 
being taken for development. In identifying sites to be allocated for housing, local 
planning authorities are required to follow a search sequence, starting with the re-use 
of previously-developed land and buildings within urban areas, then urban extensions.  

 
13.2 Notwithstanding this general guidance, ‘Tapping the Potential’ notes that vacant land 

which has not previously been developed is a significant potential source of housing 
land and should be recognised as such, certainly in the initial stages of a capacity 
study. The definition, however, excludes land in built up areas that is used for 
agricultural, playing fields, parks or allotments. PPG3 states that local authorities are 
expected to have clear policies for the protection and creation of open space and 
playing fields, and this approach is clearly reflected in the AVDLP policies set out 
below. 

 
13.3 In light of this national and local planning policy framework, consideration of 

previously undeveloped land in this study has been restricted to sites within the 
boundaries of existing settlements and specifically excludes: 
• Sites within the Chilterns AONB, Areas of Attractive Landscape, Local 

Landscape Areas and the Green Belt; 
• Formal parks; 
• Public or private playing fields, except where redevelopment of a small part of 

the site will enhance sports or recreational provision, or where alternative 
provision of at least the equivalent size, suitability and convenience can be 
made; 

• Allotments, unless there is no demonstrable demand, suitable alternative 
provision can be made or where the allotment facility would be enhanced 
through the development; and 

• Other maintained open land which makes a significant contribution to 
amenity. 

 
Local Plan Policy Context 

13.4 The AVDLP notes (para. 4.221) that existing open spaces, whatever their function, 
contribute a great deal to the character of the District and the quality of the 
environment. Difficulties in providing new open spaces within the existing built-up 
area serve to emphasise the importance of retaining and making best use of those that 
already exist. Accordingly, Policy GP 74 states: 
“The Council will protect the open recreational, sporting and amenity spaces, and 
leisure facilities of the District from development that would result in the loss of a 
facility for which there is a local need or demand.”  

 
13.5 Further, 

“proposals for building on playing fields will only be permitted where there is 
sufficient existing community recreation and amenity land to meet local needs, or 
where appropriate new or enhancement of existing sport and recreation facilities 
would be provided” (Policy GP85) and, 
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“the Council will protect working allotment gardens from adverse development. 
Exceptionally, permission will only be granted for the change of use from allotment 
purposes in cases: 
a) where there is no demonstrable allotment demand; and 
b) where suitable alternative provision can be made; and 
c) where the allotment facility would be enhanced through the development” (Policy 

GP92). 
 
13.6 As explained in paragraph 13.3 this section of the Housing Potential Study is only 

concerned with identifying specific sites within defined settlement areas. However, in 
order to meet levels of growth set out in Regional Planning Guidance, the AVDLP 
sets out proposals for development on previously undeveloped urban extension sites. 
These are considered separately in the next section of this report. 
 
Planning Permissions Data 

13.7 Existing planning permissions on the base date of 31st March, 2004, identified a net 
gain of 608 units within this category on sites of 5 dwellings or more. Of these 248 
units were on sites under construction. A summary of these permissions is given in 
the table below. 

 
Table 13.1: Planning Permissions for Residential Development of >5 dwellings on 
Previously Undeveloped Sites 

 
Area No. of Sites Site Area No. of Dwellings  

   u/c nys 
Aylesbury* 1 26.5 190 342 
Buckingham 1 1.4 39 0 
Haddenham 0 0 0 0 
Wendover 0 0 0 0 
Winslow 0 0 0 0 
Total Urban Areas 2 27.9 229 342 
Rest of District 2 1.86 19 18 
District Total 4 29.76 248 360 

 *including Fairford Leys 
 

Other Sites Identified 
13.8 Few other opportunities have been identified in the urban areas of the District, largely 

as a result of national and local policies which seek the protection of open land, as set 
out in paragraphs 13.4 – 13.5 of this study. Nor have many been identified in rural 
areas; in addition to the policies to protect open land already referred to, current 
AVDLP policies RA13 and RA14 generally restrict development in rural areas to no 
more than 5 dwellings, the threshold size for this study. A number of potential 
opportunities in rural areas have been listed in Appendix 8 which, but for the limit 
imposed by Policies RA13 and RA14 could be seen as potential development sites 
which consolidate existing settlement patterns and have no other significant 
constraints. It is an issue for future policy formulation in the LDF to assess whether 
some, if any, of this potential might be realized. It has not, however, been included in 
the estimated housing potential in this study.  
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13.9 Within this category 16 sites have been identified as having residential potential, as 
listed in Appendix 8. Applying the density criteria set out in paragraph 2.29, above, 
this translates to a potential yield of around 133 additional dwelling units (see Table 
13.2, below).  

 
Table 13.2: Identified Previously Undeveloped Land with Potential for 
Residential Development 

 
Area No. of Sites Site Area No. of Dwellings 
Aylesbury* 2 0.32 12 
Buckingham 2 0.46 16 
Haddenham 2 1.27 38 
Wendover 1 0.54 16 
Winslow 0 0 0 
Total Urban Areas 7 2.59 82 
Rest of District 9 1.8 51 
District Total 16 4.39 133 
*including Fairford Leys 
 
Small Site Assumptions 

13.10 The table below shows the past trends since 1995/1996 for net completions of 
dwellings on previously undeveloped sites below the threshold size for this study. It 
demonstrates that completion rates have been variable but on average fairly limited in 
number, with a 9 year average of 27 dwellings per year and a last 5 year average of 19 
dwellings per year.  
 
Table 13.3: Net Completions from Previously Undeveloped Land on Sites <5 
dwellings 
 
 1995/ 

1996 
1996/ 
1997 

1997/ 
1998 

1998/ 
1999 

1999/ 
2000 

2000/ 
2001 

2001/ 
2002 

2002/ 
2003 

2003/ 
2004 

9-year 
average 

Last 5-
year 
average 

Aylesbury - - - - 0 0 0 0 0 - 0 
Buckingham - - - - 1 0 1 0 0 - 0 
Haddenham - - - - 1 0 0 0 0 - 0 
Wendover - - - - 0 0 0 0 0 - 0 
Winslow - - - - 4 0 1 1 0 - 1 
Rest of 
District 

- - - - 20 16 25 13 14 - 18 

Total 51 39 37 23 26 16 27 14 14 27 19 
 
 
Overall Potential from Previously Undeveloped Land 

13.11 Bringing together the above information, Table 13.4 summarises the overall 
residential potential from previously undeveloped land. However, in recognition of 
the uncertainties regarding whether all these sites will actually come forward for 
development for residential use, a discount rate of 30% has been applied to identified 
sites, ie the baseline yield figure is reduced by 30% to give the discounted figure. This 
is consistent with the discount rates set out in ‘Tapping the Potential.’  
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Table 13.4: Total Dwelling Potential from Undeveloped Land (excluding AVDLP 
allocations) 

 
 Sites 

u/c 
Sites nys 
(discounted)1

Allocated 
sites 

Identified 
sites 
(discounted) 

Small site 
contribution 

Aylesbury 190 325 - 8 0 
Buckingham 39 0 - 11 0 
Haddenham 0 0 - 26 0 
Wendover 0 0 - 12 0 
Winslow 0 0 - 0 17 
Rest of District 19 17 - 36 306 
Total 248 342 - 93 323 

 1discounted by 5% to take account of non-implementation (see para. 2.33, above) 
 

13.12 Table 13.5, below, indicates how the above total is estimated to be phased over the 
period of the study.  

 
Table 13.5: Phasing of Potential Yield from Previously Undeveloped Land 
(excluding AVDLP allocations) 
 2004-2006 2006-2011 2011-2016 2016-2021 Total 
Aylesbury 272 247 4 0 523 
Buckingham 39 2 6 3 50 
Haddenham 0 9 13 4 26 
Wendover 0 0 6 6 12 
Winslow 2 5 5 5 17 
Rest of District 59 122 105 92 378 
Total 372 385 139 110 1006 

 
 
Conclusions 

13.13  The large number of estimated completions in the first two periods of this study is 
largely the result of outstanding planning permissions for residential development at 
Fairford Leys to the west of Aylesbury. As explained above the restrictive policies 
which apply to this source of supply generally mean that it is unlikely to provide a 
large potential for residential development, unless allocations of land are made in 
future Local Development Frameworks. The study has however identified a number 
of sites which are considered to have some potential with a prospective yield of 93 
dwellings. This may be seen as conservative if policy restrictions on the number of 
dwellings which may be built on sites in rural settlements are relaxed, or, 
alternatively, if only parts of sites are brought forward to enable developments within 
the ambit of current policies. 
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14.  REVIEW OF ALLOCATED HOUSING SITES 
 

Scope of Category 
14.1 ’Tapping the Potential’ suggests that a capacity study represents a good opportunity to 

revisit existing housing allocations using more up to date approaches. It may be 
possible to develop allocated sites more intensively, through applying better design 
and sensitive layouts, with the overall result being a better mix of size and types of 
development. 

 
Status of the Allocated Housing Sites 

14.2 Proposals of the AVDLP allocate a number of sites for residential development or 
mixed development including residential. Where these involve a source of capacity 
specifically identified in this study, they have already been considered in the relevant 
sections. For information, these sites are: 
 
Employment Sites (see Section 8) 
Former BPCC Works (Hazells), Tring Road, Aylesbury 
Bearbrook House, Oxford Road, Aylesbury 
Ex-Council Offices, Walton St., Aylesbury 
Former Cement Works, Pitstone 
 
Community/Institutional Sites (see Section 10) 
Stoke Mandeville Hospital, Aylesbury 
Princess Mary’s Hospital, Wendover 
 
Other Use Sites (incl. Mixed Use Sites) (see Section 11) 
Canal Basin, Exchange St., Aylesbury 
Ardenham Lane, Aylesbury 
Car Showroom, Park St., Aylesbury 
West Street/Moreton Road, Buckingham 
Land between Market Square/Bridge Street/River Ouse, Buckingham 
 
Previously Undeveloped Land (see Section 13) 
Portfields (Treefields), Buckingham 
 

14.3 In order to meet levels of growth set out in Regional Planning Guidance, the AVDLP 
also sets out proposals for development on previously undeveloped urban extension 
sites. Below is a summary of the current status of each of these sites and the estimated 
housing yield.  

 
Table 14.1: Progress on AVDLP Allocated Sites and Estimated Yield 

AVDLP 
Proposal 

Location Current Progress No. of 
Dwellings

AY11 Circus Fields, Aylesbury  100 
AY13 Berryfields MDA, 

Aylesbury 
An outline application was 
considered by Development 
Control Committee on 1st April 
2004. Committee resolved that 
officers be authorised to 

3,000 
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determine the application 
following the concurrence of the 
Secretary of State, and the 
completion of a Framework Plan 
and planning obligation 
agreements.  

AY14 Weedon Hill MDA, 
Aylesbury 

Outline planning consent was 
granted on 24th November 2004. 

850 

BU1 Moreton Road, 
Buckingham 

A draft development brief has 
been prepared for consultation in 
May/June 2005. 

200 

WI1 Verney Road, Winslow A draft development brief has 
been prepared for consultation in 
May/June 2005. 

250 

Total   4,400 
 

14.4 It is anticipated that dwellings from these sites will generally be completed in the 
2006-11 phasing period, although in the case of the Berryfield MDA the AVDLP  
states that not more than 1,850 houses shall be built in the period to 2011. The 
remainder of the allocation has therefore been assigned to the period 2011-2016. 
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15. REVIEW OF OTHER LOCAL PLAN ALLOCATIONS 

 
Scope of Category 

15.1 ’Tapping the Potential’ suggests that a capacity study should also review land 
allocated for other uses in development plans to see if they continue to be appropriate.  
As noted in the Employment section of this study, Paragraph 42 of Planning Policy 
Guidance Note 3 Housing (PPG3) expresses concern that local authorities have 
allocations of employment land that cannot realistically be taken up and is a wasted 
resource. It indicates that local planning authorities should therefore review all their 
non-housing allocations when reviewing their development plan and consider whether 
some of this land might better be used for housing or mixed use developments. 
 
Non-Housing Local Plan Allocations  

15.2 Proposals of the AVDLP allocate a number of sites for uses other than residential 
development or mixed development including residential. For information, these sites 
are: 
 
Aylesbury 
 
Pol. 

Location Previous Use Proposed Use 

AY15 Aston Clinton Road MDA Previously undeveloped Employment 
AY16 Stocklake (west) Previously undeveloped Employment 
AY16 Stocklake (east) Previously undeveloped Employment 
AY16 Telford Close Previously undeveloped Employment 
AY24 Exchange St. (north) Community, car park, 

previously undeveloped 
Retail, car park, commercial, 
leisure 

AY26 Cambridge Close Retail, Institutional Mixed use, mainly retail 
warehousing* 

AY27 Buckingham St./Odeon Retail, commercial, car 
park 

Retail 

AY27 High St./Cambridge St Veterinary surgery Retail 
* Planning permission for redevelopment of the Cambridge Close site includes permission for 9 
dwellings. These are included in this study under ‘other land uses.’ 
 
Buckingham 
Pol. Location Previous Use Proposed Use 
BU3 Within and adjacent to 

Buckingham Industrial 
Park 

Previously undeveloped Employment 

BU3 South of Buckingham 
Bypass 

Previously undeveloped Employment 

BU9 Wharf Yard Employment Retail, or other Town Centre 
Uses 

 
Haddenham 
Pol. Location Previous Use Proposed Use 
HA1 West and east of 

Haddenham Business Park 
Previously undeveloped Employment 

 
Winslow 
Pol. Location Previous Use Proposed Use 
WI2 Furze Lane/ Buckingham 

Road 
Previously undeveloped Employment, Station 
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Rest of District 
Pol. Location Previous Use Proposed Use 
RA30 Silverstone Motor Racing 

Circuit 
Motor Racing Circuit Employment 

RA32 Former Royal Ordnance 
Site, Westcott 

Employment Employment 

RA34 Former brickworks, 
Newton Longville 

Employment Employment 

 
15.3 The employment section above has already justified the need to retain employment 

sites in order to meet levels of growth set out in Regional Planning Guidance. Other 
AVDLP allocations have been examined in the course of undertaking this study, and 
it is concluded that the proposals of this recently adopted local plan remain 
appropriate. They have, therefore, not been regarded as opportunities for the purposes 
of this study (see para. 2.22(i), above). 
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PART 4 – OVERALL FINDINGS, ANALYSIS AND 
COMPARISONS 

 
16.  OVERALL FINDINGS  

 
16.1 The two previous sections of this study have provided a detailed analysis of the 

potential contribution from different sources to housing land supply in the future. The 
conclusions are brought together in this section, first by individual sources, then as a 
summary of overall potential in Aylesbury Vale District. 

 
16.2 The following sections of this part of the study then compare the results with past 

housebuilding rates, and with the earlier Buckinghamshire Housing Potential Study, 
2003, and finally assess the implications for meeting the levels of housing growth set 
out in the current Aylesbury Vale District Local Plan and the Milton Keynes-South 
Midlands (MKSM) Sub-Regional Strategy. 

 
Potential Contribution from Non-Site Specific Sources 

16.3 Part 2 of this study concluded that opportunities arising from sub-division of existing 
housing and the conversion of floorspace over shops to residential use were limited in 
Aylesbury Vale. However, proposals for intensification and/or redevelopment of 
existing residential areas could potentially continue to come forward at rates similar to 
the last five years. Taking all these sources together, the potential yield over the 
period 2004 – 2021 is in the order of 2,100 dwellings. 

 
Potential Contribution from Employment Sites 

16.4 Redevelopment of sites previously in employment use has been a major source of 
housing land in the district in recent years, accounting for around 9% of dwellings in 
the period 1995-2004. The study demonstrates that this source will continue to be a 
significant contributor to overall housing land supply in the future, with an estimated 
potential of 1,560 dwellings between 2004 and 2021. 

 
16.5 The majority of this potential is already committed, either by a planning permission or 

allocation for residential use in the AVDLP, and further sites have been agreed in 
principle by the Council. Although other identified sites could potentially yield a 
substantial number of additional dwellings, the Council has recently re-emphasised its 
policy of generally retaining land in employment use in order to meet demands for 
growth in employment arising from the MKSM Strategy.  
 

16.6 Unsurprisingly, in light of the current distribution of employment land in the District 
and the Council’s policy of concentrating growth in Aylesbury, three-quarters of the 
potential is located there. 

 
16.7 In terms of phasing the large number of existing commitments means that around 

80% of the estimated potential is expected to be developed in the period 2006-11. 
 

Potential Contribution from Community and Institutional Sites 
16.8 The potential contribution of 1,681 dwellings from sites currently or previously in 

community or institutional use is largely accounted for by two large sites allocated for 
residential use in the AVDLP – land at Stoke Mandeville Hospital, and the former 
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Princess Mary’s Hospital, Wendover – which together account for nearly 50% of the 
potential from this source. (The TA Centre, Aylesbury, also allocated for residential 
use in the AVDLP, now has planning permission for 71 dwellings and has therefore 
been included as a site with planning permission.).  
 

16.8 The high proportion of contribution from ‘other identified sites’ results from the 
potential redevelopment of Quarrrendon School, Aylesbury, once a replacement 
secondary school has been completed in the Berryfields MDA. Elsewhere the 
potential from ‘other identified sites’ is accounted for by the planned redevelopment 
of school sites already closed or scheduled for closure, and three community centres 
in Aylesbury identified in a recently-completed audit of leisure facilities in the 
District. Although some other potential opportunities were identified in the course of 
this study (see Appendix 8, part 4) their redevelopment would be subject to AVDLP 
policy which requires identification of alternative facilities or a demonstration that 
there is no longer a need for the facility. In the absence of firm evidence in respect of 
these other opportunities, they have not been included in the estimate of potential. 

 
16.9 Due to the major contribution of the large sites identified in the preceding paragraphs, 

most of the potential is concentrated in Aylesbury and Wendover. In terms of phasing 
the high proportion of potential already committed suggests that the majority of 
completions will occur in the period 2006-11. 

 
Potential Contribution from ‘Other Land Uses’ 

16.10 The potential contribution of 1,053 dwellings in this category arises from a number of 
different land uses. Around 60% of the supply from identified sites arises in 
Aylesbury. Otherwise there is a much more even distribution throughout the District 
than with other potential sources, with much of the potential in rural areas (and small 
sites) arising from conversions of agricultural buildings. 

 
16.11 Around half of completions are likely to occur in the period 2006-11. 
 

Potential Contributions from Previously Undeveloped Land (including sites 
allocated in the AVDLP) 

16.12 The high potential contribution of 5,406 dwellings from previously undeveloped land 
results from the inclusion of urban extensions allocated in the AVDLP. These are 
dominated by the MDAs at Aylesbury, accounting for 3,850 dwellings, with smaller 
sites at Buckingham and Winslow. There are also outstanding planning permissions 
for further dwellings at Fairford Leys, currently under construction on the western 
edge of Aylesbury. 

 
16.13 Few other opportunities have been identified in the urban areas of the District, largely 

as a result of national and local policies which seek the protection of open land. Nor 
have many been identified in rural areas; in addition to the policies to protect open 
land already referred to, current AVDLP policies RA13 and RA14 generally restrict 
development in rural areas to no more than 5 dwellings, the threshold size for this 
study. A number of potential opportunities in rural areas have been listed in Appendix 
8 (part 4), which, but for the limit imposed by these policies could be seen as potential 
development sites which consolidate existing settlement patterns and have no other 
significant constraints. It is an issue for future policy formulation in the LDF to assess 
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whether some, if any, of this potential might be realized. It has not, however, been 
included in the estimated housing potential in this study. 

 
16.14 Because of the dominance of allocated urban extension sites in this source of land 

supply, the locational distribution is heavily weighted towards Aylesbury. The 
majority of completions are expected in the period 2006-11, with significant further 
development in the following period particularly arising from the completion of the 
Berryfields MDA. 

 
Overall Potential 

16.15 Overall the study identifies potential for around 11,806 dwellings in the period 2004 –
2021. Table 16.1 sets out the overall discounted potential by source of supply. 
Appendix 10 contains equivalent tables for each of the five main settlements, and for 
the rest of the District. The high contribution from ‘Previously Undeveloped land’ is 
accounted for by the inclusion of urban extension sites allocated in the AVDLP. 
Section 17 of this report considers in more detail how these findings compare with 
past completions levels. 
 

Table 16.1 Overall Discounted Potential by Source of Supply 
Source Allocated 

in AVDLP 
Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     94
LOTS     74
Empty Homes     0
Residential 
Intensification/ 
Redevelopment 

    1938

Employment 
Land 

485 737 236 102 1560

Car parks 0 0 0 0 0
Community & 
Institutional 

811 365 454 51 1681

Other Uses 347 133 182 391 1053
Previously 
Undeveloped 

4400 590 93 323 5406

Total   11806
 
 

16.16 Table 16.2 shows the location of the potential identified in the study. Around 60% of 
the identified potential is within Aylesbury or planned extensions to the town. 
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Table 16.2 Overall Discounted Potential by Settlement 
Location Allocated 

in 
AVDLP 

Sites with 
Planning 
Permission 

Other Sites 
Identified 

Non-site 
specific 
potential* 

Total 

Aylesbury 4940 1312 659 232 7143
Buckingham 278 68 54 360 760
Haddenham 0 5 26 42 73
Wendover 400 5 12 146 563
Winslow 250 17 13 94 374
Rest of 
District 

175 418 201 2099 2893

Total 6043 1825 965 2973 11806
* Includes small site contributions from those sources of supply assessed by 
identification of individual sites, and all contributions from those sources of supply 
assessed in aggregate. 
 

16.17 Table 16.3 sets out the total discounted potential identified in the study for each 
period. The potential for the period up to 2011, ie the end of the current Local Plan 
period, is 8,428 dwellings. Some 70% of the potential is therefore identified to come 
forward in the first seven years of the study period, with the remaining 30% coming 
forward after 2011. This might suggest that some assumptions regarding timing of 
development are optimistic, but is mainly due to three factors: 
 The high level of planning permissions (or sites with a resolution to grant 

planning permission) that existed at the base date of 31st March 2004 on sites 
above the site size threshold - clearly there is a high degree of certainty that the 
dwelling yield will be achieved on these sites; 

 The number and size of sites allocated for residential development in the 
AVDLP – again there is a high degree of certainty that the planned number of 
dwellings will be completed on these sites; and 

 The difficulty of identifying individual sites with realistic potential for later in 
the plan period. 

This suggests that the potential identified for later in the study period could prove 
to be an underestimate at this stage and may be significantly influenced by policy 
scenarios which emerge during preparation of the LDF.  
 
Table 16.3 Discounted Potential by Phasing Periods 
 2004-06 2006-11 2011-16 2016-21 Total 
Aylesbury 514 5043 1505 81 7143 
Buckingham 86 395 146 133 760 
Haddenham 6 25 25 17 73 
Wendover 18 446 50 49 563 
Winslow 28 278 34 34 374 
Rest of District 405 1184 687 617 2893 
Total 1057 7371 2447 931 11806 

 
16.18 Around 8833 dwellings or 75% of the total potential is on sites that have been 

individually identified (ie site specific sources).  
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17.  COMPARISON OF POTENTIAL IDENTIFIED IN THE STUDY WITH PAST 

COMPLETION RATES AND THE BUCKINGHAMSHIRE HOUSING 
POTENTIAL STUDY 

 
Comparison with past completion levels 

17.1 “Tapping the Potential” and “Assessing Housing Potential” both recommend that the 
potential identified in a study should be compared with past completions data to 
identify the degree of corroboration and offer some explanation of the results. In 
terms of the overall dwelling potential identified in the study, the total discounted 
potential identified of 11,806 dwellings amounts to an annual completions rate of 
around 700 dwellings per annum. This is slightly below the long term average 
completions level for the District measured over the last thirteen years of 727 
dwellings a year. A shortfall is to be expected, since sites have not yet been allocated 
to meet the housing requirement for the later years of the study period. It is the role of 
the LDF to address this shortfall, by making the allocations necessary to meet housing 
requirements. 

 
17.2 Further comparisons have been made from those sources of potential for which 

specific sites have been identified; there is no need to do this for non-site specific 
sources as estimated potential is generally based on past completion rates anyway. 
Table 17.1 below sets out potential annual completion rates for the whole study period 
for those sources of supply by dividing the overall discounted potential by 17 (the 
total number of years covered by the study). This is compared with the completions 
average for the last 9 years and also for the last 5 years.  
 

Table 17.1 Comparison of Study Findings with Past Completion Rates for 
Site-Specific Sources 

Source Housing Potential Study Average Annual 
Completions 

 Discounted 
Potential 

Annual Rate 
of 
Completion  

 Last 9 
years 

Last 5 
years 

Employment 1560 92 172 173 
Car parks 0 0 4 5 
Community/Institution 1681 99 63 42 
Other Uses 1053 62 49 37 
Previously 
undeveloped 

5406 318 356 368 

 
 

17.3  Comparisons between potential dwelling completion rates arising from the study and 
the past completions levels reveal that: 
 Potential completion rates for employment sites are significantly less than past 

completion rates. 
 Potential completion rates for community/institutional sites are estimated to be 

higher than past completion rates. 
 Potential completion rates for other use sites are somewhat higher than past 

completion rates. 
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 Potential completion rates on previously undeveloped land are of a similar order 
to past completion rates. 

 
17.4  There are a number of reasons for these differences: 

 The Council’s intention to consistently and effectively apply its policy of 
retaining land in employment use. 

 A high number of completions in recent years on employment sites, due to a 
number of one-off redevelopments of large sites (such as Pitstone cement works 
and Calvert brickworks). 

 Potential completion rates for community/institutional sites are influenced in 
particular by the allocation of two large sites (Stoke Mandeville hospital and 
Princess Mary’s hospital). The only large site that influenced past completion 
rates was the redevelopment of St. John’s hospital, Stone (158 dwellings, 
completed in 1999).  

 Because of the variety of types of site included in the “other uses” category, it is 
difficult to effectively compare past completions with estimated potential. The 
estimated potential is influenced particularly by the inclusion of the large mixed-
use Aylesbury canal basin (Waterside) site. 

 
Comparison with the Buckinghamshire Housing Potential Study 

17.5  A further useful benchmark for the study is to compare the findings with the housing 
potential estimates set out in the Buckinghamshire Housing Potential Study which 
was published in September 2003. Both studies have adopted a similar approach in 
terms of the sources of supply assessed, and, as noted in Table 2.1, above, some 
results of the Buckinghamshire Study (albeit updated and re-assessed) have been 
incorporated into this study. In respect of some sources of potential, however, the 
results are not always directly comparable. In particular:  
 the Buckinghamshire Study assessed potential from rural areas in aggregate form 

whereas the Aylesbury Vale study has included some specific sites outside the 
settlements considered by the County Council;  

 the Buckinghamshire study excluded previously undeveloped land allocated for 
residential development in the AVDLP; and  

 the time periods for the two studies are different, as the Buckinghamshire study 
covers the period 2001 to 2016.  

Nevertheless, a broad comparison of results can be made, by adding completions data 
from 2001– 2004 to the findings of this study from 2004 – 2016, and comparing 
potential for the different sources of supply. This is shown in Table 17.2.  
 

Table 17.2 Comparison Between Study Findings and Buckinghamshire 
Housing Potential Study 2003 

Source Bucks Study 
2001-2016 

Aylesbury Vale Study 
2001-20161

Sub-Division 120 71
LOTS 91 71
Empty Homes 72 0
Residential 
Intensification/Redevelopment 

3136 1524

Employment Land2 2915 2154
Car parks2 14 24
Community/Institution2 798 1835
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Other3 388 1008
Previously Undeveloped2 30 6174
Total 7564 12861
 
Notes: 
1. Aylesbury Vale study figures based on completions 2001 – 2004 and potential 
identified in the study 2004 – 2016 
2. The Bucks Study only included land in urban areas for these categories 
3. The Bucks Study did not include an ‘other category’ for urban areas; sites such as 
utilities sites were incorporated into other categories (eg institution). The ‘other’ 
category in the Bucks Study only includes conversion of rural buildings. 
 

17.6 In overall terms, taking account of completions for the period 2001 – 2004, this study 
identifies a discounted potential of 12861 dwellings for the period 2001 -2016. 
However, excluding previously undeveloped land allocated in the AVDLP (which 
was not included in the Buckinghamshire Study) this potential reduces to 8461. This 
compares with a dwelling potential of 7,564 set out in the Buckinghamshire study. As 
such there is roughly a 12% difference in potential between the two studies.  

 
17.7  A number of factors contribute to this difference. In particular: 

 The Buckinghamshire Study only included land in urban areas for some of the 
land use categories. As shown in table 16.2, the Aylesbury Vale study estimates 
a potential of 794 dwellings from sites specifically identified in the Rest of 
District. 

 Various sites in Aylesbury town centre are now estimated to have more 
residential potential than at the time when the Buckinghamshire Study was 
carried out (for example: Council offices, Walton Street; Stoke Mandeville 
hospital; canal basin, Exchange Street). 
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18. RELATIONSHIP BETWEEN IDENTIFIED POTENTIAL AND 
DEVELOPMENT PLAN REQUIREMENTS 

 
18.1 The current AVDLP covers the period 2001-2011, and proposes the completion of 

8,101 dwellings in that period. The completions are divided between areas in the 
following manner: 
Aylesbury  5,266 dwellings 
Rest of District 2,835 dwellings 

 
18.2 In the table below, completions between 2001 and 2004 (950 dwellings in Aylesbury 

and 999 elsewhere) have been added to the estimated potential identified in this study 
for the period 2004-06, and the estimated potential for 2006-11 has also been added. 
The table demonstrates that more than sufficient housing is likely to come forward in 
the period up to 2011 to meet AVDLP requirements. 
 

Table 18.1 Relationship Between Estimated Potential and AVDLP 
Requirements 

Period Housing Potential Study AVDLP 
 Aylesbury Elsewhere Aylesbury Elsewhere 
2001-06* 1464 1542 
2006-11 5043 2328 
Total 6507 3870 

 
 

5,266 

 
 

2,835 
* includes completions 2001-2004 
 

 18.3 Aylesbury Vale is included in the area covered by the Milton Keynes-South Midlands 
Sub-Regional Strategy (MKSM SRS), published by the government in March 2005. A 
comparison between the requirements of that strategy and the potential identified in 
this study is made in Table 18.2, below. As with Table 18.1, completions 2001-2004 
have been added to the estimated 2004-06 potential. 
 

Table 18.2 Relationship Between Estimated Potential and MKSM SRS 
Requirements 

Period Housing Potential Study MKSM SRS 
 Aylesbury Elsewhere Aylesbury Elsewhere 
2001-06* 1464 1542 2,400 1,100 
2006-11 5043 2328 3,800 1,100 
2011-16 1505 942 4,400 1,100 
2016-21 81 850 4,400 n.a. 
Total 8093 5662 15,000 3,300 
* includes completions 2001-2004 
 

18.4 The table shows that there are more than enough opportunities estimated to be 
brought forward to provide for the requirements of the MKSM SRS in the period up 
to 2011 and for a few years beyond. However, it will be necessary for additional sites 
to be identified and allocated in the LDF to meet the requirement to 2021, with an 
overall shortfall of around 4,545 dwellings. Also, through the LDF and the South-East 
Plan, there will be a need to consider requirements outside Aylesbury in the post-2016 
period. 

 

November 2005    Aylesbury Vale Housing Potential Study 
- 65 - 



 

APPENDIX 1 
 
A1 LOCATION OF SETTLEMENTS SUBJECT TO COMPREHENSIVE STUDY 
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APPENDIX 2 
 

A2.    PROFILES OF SETTLEMENTS SUBJECT TO COMPREHENSIVE STUDY 

 Aylesbury 
A2.1 Aylesbury is the county town of Buckinghamshire and the administrative centre of 

both the County and District Councils. Over the last forty years it has grown into a 
thriving commercial town combining traditional character with modern development 
and progressive economic aspirations. The town has a population of approximately 
65,000 and provides employment for about 34,500 people. That represents around 
40% of the population of the District and over 50% of all jobs in the District. 

 
A2.2 The AVDLP proposes that some 65% of the District’s development be concentrated at 

Aylesbury in accordance with its role as a sub-regional growth centre. Taking into 
account expected completions and windfall sites, this entails building some 3,800 
houses between 2001 and 2011. First priority is given to locating these houses on 
brownfield sites (around 1,100 houses) leaving some 2,700 houses to be built on new 
sites identified in the plan. The population of Aylesbury is envisaged to grow to about 
75,000 by 2011. 

 
A2.3 Aylesbury is fortunate in having successfully retained its historic centre in 

recognisable form whilst accommodating significant modern developments. A major 
part of its attraction is the proximity of the “Old Town”, centred around St. Mary’s 
Church, to the main shopping area, and that within the shopping area there is a 
miscellany of attractive and interesting old buildings and frontages. Recent years have 
seen significant investment in the town with the major redevelopment of the Friars 
Square Centre and refurbishment and redevelopment of other shopping areas. The 
town is well represented by the national multiples and has two department stores. 
 

A2.4  In seeking to enhance Aylesbury’s role as county town and subregional shopping 
centre, the Council approved a Vision Statement for the Development of Aylesbury 
Town Centre (May 1998), which includes the following principle: 
To provide for all possible dimensions of town centre activity whilst always seeking to 
make the centre of the County Town safer, more prosperous, more vibrant and more 
attractive. 
This statement highlights the fact that there are a number of uses and activities that 
have to be accommodated in the town centre including shopping, leisure, 
employment, housing, worship and tourism. One of the main purposes of the AVDLP 
is to accommodate these sometimes competing uses in a way which most benefits the 
whole of the town centre. 

 
Buckingham 

A2.5  The historic town of Buckingham is the second largest settlement in the District, 
having grown significantly in the last 20 years. It has a population of about 11,500 
and provides employment for about 4,400 people. It is the only employment centre in 
the north of the District of any significant size and with any reasonable potential for 
attracting further economic investment. The town is located at the junction of the 
A421, A422 and A413 roads, with easy access to Milton Keynes, Aylesbury, 
Brackley, the Silverstone Grand Prix Motor Racing Circuit and the M1 and M40 
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motorways. It has a wide range of other facilities serving the town and surrounding 
villages. 

 
A2.6 The AVDLP proposes the allocation of a site west of Moreton Road for 200 houses. 
 

Wendover 
A2.7 Wendover has a population of about 7,600 and is situated on the northern edge of the 

Chilterns Area of Outstanding Natural Beauty and London’s Metropolitan Green Belt. 
It adjoins RAF Halton in the neighbouring Halton parish, which has a population of 
around 900. The combined population of the two parishes makes it the third largest 
settlement in the District. As such it acts as a local service centre for a number of 
smaller villages in the area as well as a tourist base for visitors to the Chilterns. All of 
the Central Shopping Area is within the Conservation Area and many buildings are 
listed. 

 
A2.8 Princess Mary’s Hospital at RAF Halton has been declared surplus to the Ministry of 

Defence’s requirements, and the AVDLP proposes that it be redeveloped for housing 
and associated uses. 

 
Haddenham 

A2.9 Haddenham is a large village in the south-west of Aylesbury Vale with a population 
of 4,800. It has a good range of small shops, public houses and other services. It has a 
large number of jobs on the Haddenham Business Park. It has relatively good bus 
services to larger urban areas, including Aylesbury, and a railway station with train 
services to London and Birmingham. Part of the centre is designated as a 
Conservation Area. 

 
A2.10 Although it has a good range of services, Haddenham is not considered an appropriate 

location for significant housing development in the AVDLP because there are more 
suitable locations for such development elsewhere in the District.  

 
Winslow 

A2.11 Winslow is a small historic market town serving surrounding rural areas in the central 
part of the District. It has a population of about 4,500. It has some employment on the 
Station Road Industrial Estate and in the town centre. The central area incorporates a 
diversity of local shopping uses, a number of specialist shops serving a wider 
catchment area and a range of other commercial uses. They are mainly concentrated 
in Market Square and northwards along High Street. Much of this is in the 
Conservation Area. 

 
A2.12 The AVDLP proposes the allocation of a site immediately to the west of the existing 

built-up area of the town for around 250 houses. 
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APPENDIX 3 
 
A3 MAPS OF SETTLEMENTS SUBJECT TO COMPREHENSIVE STUDY 
 (The sites identified, and their reference numbers, are listed in parts 1, 2 and 3 of 

Appendix 8) 
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APPENDIX 4 
 
A4 LOCATION OF OTHER RURAL SETTLEMENTS 
 (The map shows those rural settlements containing sites identified in the study, as 

listed in parts 1, 2 and 3 of Appendix 8) 
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APPENDIX 5 
 
A5 SITE SUGGESTIONS PROFORMA 

 
 
HOUSING POTENTIAL STUDY – AYLESBURY VALE 
 
SITE SUGGESTION FORM 
 
 
Please use this form to submit potential sites and buildings for residential 
development (or mixed use development incorporating residential uses) to inform the 
Housing Potential Study being undertaken by Aylesbury Vale District Council.  
 
Suggested sites will be considered against common criteria for inclusion in the study, 
which will inform the policies and proposals on housing provision in the forthcoming 
Aylesbury Vale District Local Development Framework and the Council’s 
contribution to Regional and Sub-Regional Policy Guidance. A detailed methodology 
for the study is available from the Council, and can be found on our website 
www.aylesburyvaledc.gov.uk/ourenvironment/planning/news/index.htm
 
All completed forms should be received by Monday 21st February 2005 and sent to 
the following address: 
Forward Plans Group, 
Aylesbury Vale District Council, 
Freepost (11939), 
Aylesbury, 
Bucks HP20 1ZA 
 
Fax: 01296 398665 
Email: avdlp@aylesburyvaledc.gov.uk 
 
Please type or print the information clearly and complete the form as fully as possible, 
using a separate form for each site.  
 
Criteria for the inclusion of sites are: 
 They should be located within the built-up area of Aylesbury or other towns or 

villages in Aylesbury Vale District which have a reasonable range of local 
services; 

 They should be “brownfield” sites, i.e. have previously been developed; 
 They should be capable of accommodating five or more dwellings at a minimum 

density of 30 dwellings per hectare (12 dwellings per acre). 
 
Each site should be accompanied by a location plan of the site and its boundaries. 
This should be on an Ordnance Survey base, with the scale of the map shown. OS 
maps can be accessed at www.bucksonline.gov.uk or extracts from Local Plan 
proposals maps can be purchased at the Council’s Customer Services Centre, 66 High 
Street, Aylesbury. 
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Please note that any sites submitted through this process will be included in a 
published report. 
 
AYLESBURY VALE DISTRICT COUNCIL – HOUSING POTENTIAL 
STUDY 
 
Site Name:        Site Area: 
Site Address:        (hectares) 
 
 
 
 
 
 
Current Use of Site: 
 
 
 
 
 
Is the site currently available for development?  Yes/No 
If no, when is likely to become available for development? 
 
 
 
 
Description of Potential Development (including no. of dwellings) 
 
 
 
 
 
 
Highways Access 
(Please identify on the plan how the site will be accessed) 
 
 
 
 
 
Restrictions on Development 
(Please give details of possible restrictions to development up to 2021, including 
ownership, land use, infrastructure or legal constraints) 
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The following information will not be included in any schedule of potential 
development sites, but will be used to help the Council in their considerations: 
 
 
Contact Name: 
 
Contact Address: 
 
 
 
 
Contact Telephone No: 
 
Contact Email Address: 
 
 
 
Name of Landowner(s): 
 
Address of Landowner(s): 
 
 
 
 
Is the landowner aware of this submission? 
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APPENDIX 6 
 
A6 NOTE ON USE OF INFORMATION SOURCES 
 

Planning Permissions 
The base date for this study was 31st March, 2004, and therefore all outstanding 
planning permissions, both outline and full, for 5+ dwellings on that date were 
included. These included sites under construction and where completion of a Section 
106 Agreement was outstanding.  
 
Lapsed Permissions and Withdrawn Applications 
Permissions which had lapsed in the 10 years prior to the base date of the study, and 
which met the study criteria, were identified and included in the database. 
Applications which had been withdrawn were also identified, but this was restricted to 
applications for 10 dwellings or more that were withdrawn in the 5 years prior to the 
base date, in order to keep the amount of data to manageable proportions. (The 
threshold of 10 dwellings is used because of the way that applications are recorded on 
the Council’s database). These sites were included in the potential figures if they were 
considered to continue to conform to current policies.  
 
Current Applications Not Yet Determined at the Study Base Date 
Applications for 10 dwellings or more that were outstanding at the base date of the 
study were identified. In many instances this information informed decisions on sites 
suggested during consultations and identified in comprehensive surveys of the larger 
settlements. 
 
AVDLP Allocations 
All sites allocated for residential development, or for mixed development including 
residential, in the AVDLP were included in the identified potential. In Appendix 8 
they are listed under ‘AVDLP Allocated Sites’ or, where planning permission had 
been obtained by the base date of this study, under ‘Sites with Planning Permission’. 
 
Alternative Sites Promoted at AVDLP Inquiry 
A number of counter proposals for housing sites were submitted as objections to the 
Deposit Draft AVDLP. A review of all these sites was undertaken to eliminate those 
which promoted ‘greenfield’ development on sites clearly beyond the boundaries of 
existing settlements, and therefore were outside the scope of this study. Remaining 
sites, within and contiguous with existing settlements, were entered on this study’s 
database for further consideration. 
 
The sites were considered further having regard to the conclusions of the Local Plan 
Inspector’s Report. Those which fell into the following categories were also excluded 
from the study: 

a) Where development would be outside the limits of an existing settlement and 
intrude into open countryside; 

b) Where the land in question had amenity value within a settlement; 
c) Where site specific factors, eg lack of access, precluded development. 

Most of the sites remaining at this stage involved development of more than 5 
dwellings in smaller settlements, and therefore fell outside current policies of the 
AVDLP. They have therefore not been counted towards the potential identified in this 
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study, but are listed in Appendix 8 for further consideration as work progresses on the 
LDF. 
 
Sites Notified for Inclusion in Local Development Framework (LDF) 
The Council is maintaining a file of sites proposed by developers for consideration in 
preparation of the LDF. Of the sites so far identified, none meet the criteria for this 
study and no potential from this source has therefore been included. 
 
Review of Previous BCC Study 
This study has had regard to previous work undertaken by Buckinghamshire County 
Council, published as the ‘Housing Potential Study 2003’. The District Council has 
reviewed all sites identified in that study (both published and unpublished 
information) and included them in its estimates of potential where they meet the 
criteria for this study. 
 
Sites Suggested in Consultation on the Housing Potential Study 
In the course of the study, consultations were held with District and County Council 
officers to identify potential housing sites not revealed from other sources. Where 
these met the criteria of the study, they have been included in estimates of housing 
potential. A number of developers, agents and outside organisations were also invited 
to suggest sites, as a result of which approximately 40 sites were identified. Although 
some met the criteria for inclusion in the study, and in some cases had already been 
identified from other sources, over half of the sites in this category did not meet the 
criteria for inclusion. The reasons for not considering these sites in the estimates of 
potential are set out in Appendix 8. 
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APPENDIX 7 

 
A7 EXAMPLE OF DATABASE PROFORMA 
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APPENDIX 8.  SCHEDULES OF SITES CONSIDERED IN STUDY 
 

1. SITES ALLOCATED IN AVDLP (EXCLUDING SITES WITH PLANNING PERMISSION ON 31/03/04) 

Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

AVDLP Policy 

          
EMPLOYMENT SITES         
 Aylesbury         
001/007 Tring Road (Hazell’s) Aylesbury 0.54 27  27   AY4 (excluding part of 

site that already has 
pp1). (Density assumed 
to be same as adjacent 
pp – 50 dph). 

001/022  
001/096 

Ex Council Offices, Walton 
Street 

Aylesbury 1.31 200  200   AY32 

001/031 Bearbrook House, Oxford 
Road 

Aylesbury 1.65 83  83   AY6 

 Sub-total Aylesbury  3.5 310 0 310 0 0  
 Rest of District         
091/001 Former Cement Works Pitstone 8.9 175  175   RA26 
 Total District  12.4 485 0 485 0 0  
          
INSTITUTIONAL/COMMUNITY SITES        
 Aylesbury         
001/030 Stoke Mandeville Hospital Aylesbury 13.1 411  361 50  AY5 (approx 80 

existing dwellings lost) 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

AVDLP Policy 

 Wendover         
117/004 Former Princess Mary’s 

Hospital 
Wendover 10.9 400  400   WE1 

 Total District  24 811 0 761 50 0  
          
OTHER LAND USES         
 Aylesb  ury         
001/024 Canal Basin, Exchange St Aylesbury 2.6 200  200   AY34 
001/032 Ardenham Lane Aylesbury 2.24 50  50   AY8 
001/033 Car Showroom, Park Street Aylesbury 0.48 19  19   AY9 
 Sub-total Aylesbury  5.32 269 0 269 0 0  
 Buckingham         
016/016 West Street/Moreton Road Buckingham 2.2 40  40   BU8 
016/017 Land between Market 

Square/Bridge Street/River 
Ouse 

Buckingham 1.5 38   19 19 BU8 

 Sub-total Buckingham  3.7 78 0 40 19 19  
 Total District  9.02 347 0 309 19 19  
          
PREVIOUSLY UNDEVELOPED LAND        
 Aylesb  ury         
001/034 Circus fields, Oakfield Road Aylesbury 2.9 100  100   AY11 
001/104 Berryfields MDA Aylesbury 199.6 3000  1850 1150  AY13 
001/105 Weedon Hill MDA Aylesbury 49.2 850  850   AY14 
 Sub-total Aylesbury  251.7 3950 0 2800 1150 0  
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

AVDLP Policy 

 Buckingham         
016/007 Moreton Road Buckingham 6.1 200  200   BU1 
 Winslow         
125/004 Verney Road / Furze Lane Winslow 6.0 250  250   WI1 
 Total District  263.8 4400 0 3250 1150 0  
 
Note on abbreviations: 
1 pp :  planning permission 
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2. SITES WITH PLANNING PERMISSION 
 
 
Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Notes 

          
EMPLOYMENT SITES         
 Aylesbury         
001/001 Chiltern House, Oxford 

Road 
Aylesbury 0.13 24 24    u/c2 31/03/04 

001/005 11-43 Parton Road & 76 
Broughton Ave 

Aylesbury 0.08 6 6    u/c 31/03/04 

001/007 Tring Road (Hazell’s) Aylesbury 1.96 100  100   Outline pp for 100 
dwellings on part of 
AVDLP allocated site 

001/012 Osier House, Osier Way, 
Park Street 

Aylesbury 0.13 12  12   Outline pp 

001/014 Old Brewery Close Aylesbury 0.33 69 69    u/c 31/03/04 
001/018 91-97 New Street Aylesbury 0.2 15 4 11   nys4 31/03/04 
001/019 Schwarzkopf Ltd & playing 

field, Penn Road 
Aylesbury 3.68 391  391   Outline application 

awaiting S1063 at 
31/03/04 

 Sub-total Aylesbury  6.51 617 103 514 0 0  
 Buckingham         
016/001 The Old Maltings, 

Lenborough Road 
Buckingham 0.09 10 3 7   nys 31/03/04 

016/004 W J Cooper & Sons Ltd, 
Bridge Street 

Buckingham 0.25 20 5 15   nys 31/03/04 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Notes 

 Sub-total Buckingham  0.34 30 8 22 0 0  
 Winslow         
125/003 30-30a High Steet Winslow 0.07 6 6    u/c 31/03/04 
 Rest of District         
035/001 Calvert Brickworks Charndon 6.2 80 64 16   pp for 300 dwgs, of 

which 21 nys and 59 
u/c 31/03/04 (data 
refers to area not yet 
completed) 

050/001 Beacon View, South End 
Lane 

Edlesborough 0.74 5 5    u/c 31/03/04 

088/002 Church Farm Oving 0.31 5 1 4   Awaiting S106 at 
31/03/04 

093/001 Willow Garage Preston Bissett 0.15 5 1 4   Awaiting S106 at 
31/03/04 

103/001 Land adjacent 19a Station 
Road 

Stoke 
Mandeville 

0.27 9 2 7   Outline pp 

118/001 Westbury Mill, Mill Lane Westbury  0.1 10 3 7   1 dw u/c 31/03/04, 9 
dws nys 31/03/04 

 Sub-total Rest of District  7.77 114 76 38 0 0  
 Total District  14.69 767 193 574 0 0  
          
INSTITUTIONAL/COMMUNITY SITES        
 Aylesbury         
001/008 Stoke Mandeville Hospital Aylesbury 0.64 25 6 19   nys 31/03/04 
001/011 T.A. Centre, Oxford Road Aylesbury 1.4 71  71   Outline pp 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Notes 

001/013 Hazells Club, Oakfield Road Aylesbury 0.56 44 44    u/c 31/03/04 
001/016 Oaklands Hostel, 3 Bierton 

Road 
Aylesbury 0.7 27 27    u/c 31/03/04 

001/028 St. Clare’s Church, Elmhurst 
Rd 

Aylesbury 0.19 9  9   Outline pp 

 Sub-total Aylesbury  3.49 176 77 99 0 0  
Rest of District          

056/001 The Hostel, 7 Park Road Grendon 
Underwood 

0.14 10 10    u/c 31/03/04 

104/001 St John’s Drive Stone 1.17 39  39   Outline application 
awaiting S106 at 
31/03/04 

118/002 Former C of E School, Mill 
Lane 

Westbury 0.79 5  5   Outline pp 

120/001 Land at Hampden Hall, 
Wendover Road 

Weston 
Turville 

6.46 150  150   Outline pp 

 Sub-total Rest of District  8.56 204 10 194 0 0  
 Total District  12.05 380 87 293 0 0  
          
OTHER LAND USES         
 Aylesbury         
001/004 Adjacent Queens Park 

Centre, Queens Park 
Aylesbury 0.36 9 9    u/c 31/03/04 

001/015 Land off Park Street Aylesbury 0.13 18 18    u/c 31/03/04 
001/017 Land off Cambridge Close & 

Cambridge Street 
Aylesbury 0.31 9 2 7   pp for 10 dwellings 

(and 1 existing dw 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Notes Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

lost) as part of retail 
warehouse 
development; nys 
31/03/04 

 Sub-total Aylesbury  0.8 36 29 7 0 0  
 Haddenham         
058/001 Poultry Farm, Townside Haddenham 0.28 5 1 4   nys 31/03/04 
 Wendover         
117/002 Dutchlands Farm, London 

Road 
Wendover 0.16 5 1 4   nys 31/03/04 

 Winslow         
125/001 Swan House, High Street Winslow 0.21 12 12    Complete at 02/05 
 Rest of District         
025/001 The Bull & Butcher PH, 85 

The Green 
Aston Abbotts 0.13 6 6    u/c 31/03/04 

050/002 Hall Farm, Slapton Lane, 
Northall 

Edlesborough 1.24 7 4 3   pp for 4 dws nys 
31/03/04, plus 3 u/c on 
part of site under 
earlier permission 

067/001 Grove Farm Ivinghoe 1.62 7 2 5   nys 31/03/04 
073/001 Warren Farm, Warren Road Little 

Horwood 
1.02 17 17    u/c 31/03/04 

079/001 Westbury Manor Farm, Moat 
Lane 

Marsh Gibbon 0.53 8 2 6   nys 31/03/04 

083/001 Manor Farm Mursley 0.43 7  7   Awaiting S106 at 
31/03/04 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Notes 

094/001 4 The Strand Quainton 0.24 7 2 5   nys 31/03/04 
097/001 Village Farm, Crendon Road Shabbington 0.3 5 5    u/c 03/05 
099/001 Church Farm stud, Grove Slapton 0.65 10 3 7   nys 31/03/04 
100/001  Claydon Hill Farm, Claydon 

Hill 
Steeple 
Claydon 

0.6 5 1 4   nys 31/03/04 

 Sub-total Rest of District  6.76 79 42 37 0 0  
 Total District  8.21 137 85 52 0 0  
          
PREVIOUSLY UNDEVELOPED LAND        
 Aylesbury         
003/001 Fairford Leys Coldharbour 26.5 532 276 256   Outstanding pp for 

342 nys and 190 u/c 
31/03/04 

 Buckingham         
016/003 Portfields (Treefields) Buckingham 1.4 39 39    u/c 31/03/04 
 Rest of District         
026/001 Rear of 10-50 Weston Road Aston Clinton 0.84 19 19    u/c 31/03/04 
088/001 Stone View Oving 1.02 18 5 13   nys 31/03/04 
 Sub-total Rest of District  1.86 37 24 13 0 0  
 Total District  29.76 608 339 269 0 0  
 
Note on abbreviations: 
2 u/c : under construction 
3 S106 : section 106 (planning obligation) agreement 
4 nys : not yet started
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3. OTHER POTENTIAL SITES 
 
Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

          
EMPLOYMENT SITES         
 Aylesbury         
001/021 Litton House/petrol filling 

station, Oxford 
Road/Buckingham St. 

Aylesbury 0.15 19  19   Local Plan counter 
proposal site; CC 
UCS5. (Assume 
density same as March 
05 pp) 

001/053 Nestles, Tring Road Aylesbury 1.18 118  118   CC UCS. (Assume 
density of 100 dph) 

001/057 Dayla, High St. Aylesbury 0.22 22  22   CC UCS. (Assume 
density of 100 dph) 

001/084 Walton Mill, Park Street Aylesbury 0.93 32  16 16  Outstanding 
application; Local Plan 
counter proposal site 

001/095 Former Aylesbury Ford, 
Cambridge St. 

Aylesbury 0.66 13  13   Site survey 

 Sub-total Aylesbury  3.14 204 0 188 16 0  
 Buckingham         
016/011 Stratford House, High Street Buckingham 0.15 7  4 3  Lapsed permission 
 Rest of District         
057/002 DT Industries, Buckingham 

Road 
Gawcott 0.82 25  25   Internal review 

 Total District  4.11 236 0 217 19 0  

November 2005                  Aylesbury Vale Housing Potential Study 
- 99 - 



 

Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

          
INSTITUTIONAL/COMMUNITY SITES        
 Aylesbury         
001/072 Quarrendon School Aylesbury 8.3 290  145 145  CC UCS 
001/082 Southcourt School, Ceeley 

Road 
Aylesbury 0.37 13  7 6  Outstanding planning 

application; BCC6 
estates 

001/097 Former School, Belgrave Road Aylesbury 0.68 24  12 12  Site survey; BCC 
estates 

001/099 Southcourt community centre, 
Prebendal Avenue 

Aylesbury 0.45 16  8 8  Leisure audit 

001/100 Elmhurst community centre, 
Fairfax Road 

Aylesbury 0.17 6  3 3  Leisure audit 

001/101 Community centre, Eagles 
Road 

Aylesbury 0.17 6  3 3  Leisure audit 

 Sub-total Aylesbury  10.14 355 0 178 177 0  
 Buckingham         
016/027 Land between Brookfield Lane 

and Chandos Road 
Buckingham 1.3 19  19   Outstanding planning 

application 
016/039 Police station, Moreton Road Buckingham 0.13 5  3 2  Sites consultation (also 

including 016/033) 
 Sub-total Buckingham  1.43 24 0 22 2 0  
 Rest of District         
083/002 CoE School, Main Street Mursley 0.17 5  3 2  BCC education 
106/002 CoE School, Winslow Road Swanbourne 0.25 8  4 4  BCC education 

November 2005                  Aylesbury Vale Housing Potential Study 
- 100 - 



 

Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

120/005 Hampden Hall, Wendover 
Road 

Weston 
Turville 

1.6 48  24 24  Sites consultation; 
BCC estates 

124/003 Macintyre School, Mount 
Tabor House, Leighton Road 

Wingrave 1.6 14  14   Outstanding planning 
application 

 Sub-total Rest of District  3.62 75 0 45 30 0  
 Total District  15.19 454 0 245 209 0  
          
OTHER LAND USES         
 Aylesbury         
001/046 Corner of New 

Street/Buckingham St 
Aylesbury 0.09 9   5 4 CC UCS. (Assume 

density of 100 dph) 
001/047 Land between New Street and 

Buckingham St 
Aylesbury 0.33 17   9 8 CC UCS. (Assume 

density of 100 dph 
with 50% residential) 

001/048 Corner of Buckingham 
St/Kingsbury 

Aylesbury 0.18 9  5 4  CC UCS. (Assume 
density of 100 dph 
with 50% residential) 

001/049 Big Hand Mo’s, Friarage Road Aylesbury 0.2 10  10   CC UCS 
001/050 Duck Farm Court Aylesbury 0.23 12  6 6  CC UCS 
001/055 Car Storage Area, Mill St Aylesbury 0.15 6  3 3  CC UCS 
001/066 Sulston’s Yard, Stoke Road Aylesbury 0.67 23  12 11  CC UCS 
001/076 Adjacent railway, Stoke Road Aylesbury 0.89 31   16 15 CC UCS 
001/083 117-119 Bicester Road Aylesbury 0.19 8  4 4  Outstanding planning 

application 
001/094 Former Keiths Garage, 

Bicester Road 
Aylesbury 0.14 6  3 3  Site survey 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

 Sub-total Aylesbury  3.07 131 0 43 61 27  
 Buckingham         
016/035 Gawcott Road Buckingham 0.52 18  9 9  Site survey 
 Winslow         
125/015 Former Cattle Market, Bell 

Walk 
Winslow 0.29 12   6 6 CC UCS 

125/019 Former Gas Board site, Station 
Road 

Winslow 0.12 7   4 3 CC UCS 

 Sub-total Winslow  0.41 19 0 0 10 9  
 Rest of District         
025/003 The Bull and Butcher PH, 85 

The Green 
Aston 
Abbotts 

0.18 5  5   Outstanding planning 
application 

042/004 Dadbrook Farm, Dadbrook Cuddington 0.25 8  4 4  Internal review 
057/001 Leyland Farm, Main Street Gawcott 0.3 9   5 4 Internal review 
078/004 Upper Farm, Towcester Road Maids 

Moreton 
0.39 12  6 6  Lapsed planning 

permission 
079/002 Swan Farm, Castle Street Marsh 

Gibbon 
0.34 10  5 5  AVDLP counter 

proposal; sites 
consultation 

084/002 Church Farm, Stratford Road Nash 0.35 10  5 5  Lapsed planning 
permission 

088/005 Rear of The Woodlands Oving 0.34 10  5 5  Internal review 
106/006 Home Farm, Winslow Road Swanbourne 0.27 8  4 4  Internal review 
106/008 Hensmens Farm, Nearton End Swanbourne 0.19 6  3 3  Internal review 
110/002 Parsonage Farm Farmyard Tingewick 0.29 9  5 4  AVDLP counter 

proposal 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

119/005 Old White Swan PH, 27 High 
Street 

Westcott 0.17 5  3 2  Sites consultation 

 Sub-total Rest of District  3.07 92 0 45 43 4  
 Total District  7.07 260 0 97 123 40  
         
PREVIOUSLY UNDEVELOPED         
 Aylesbury         
001/059 Land at Havelock Street Aylesbury 0.15 6  3 3  CC UCS 
001/102 Priory Crescent Aylesbury 0.17 6  3 3  AVDC housing 
 Sub-total Aylesbury  0.32 12 0 6 6 0  
 Buckingham         
016/033 Adjacent 38 Moreton Road Buckingham 0.3 10   5 5 Sites survey; sites 

consultation (with 
016/039) 

016/034 Lenborough Road Buckingham 0.16 6  3 3  Site survey 
 Sub-total Buckingham  0.46 16 0 3 8 5  
 Haddenham         
058/002 Land at Thame Road, east of 

access to Haddenham Business 
Park 

Haddenham 0.84 25  13 12  AVDLP counter 
proposal; refused 
planning permission; 
sites consultation 

058/010 Townsend, south of Dollicott Haddenham 0.43 13   7 6 CC UCS 
 Sub-total Haddenham  1.27 38 0 13 19 6  
 Wendover         
117/027 West of library car park Wendover 0.54 16   8 8 CC UCS 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Potential 
2004-
2006 

Potential 
2006-
2011 

Potential 
2011-
2016 

Potential 
2016-
2021 

Information source 

 Rest of District         
042/003 Allotments, Dadbrook Cuddington 0.19 6  3 3  Internal review 
055/003 Willow Road Great 

Horwood 
0.21 6  3 3  Internal review 

055/004 Wheathouse Copse Great 
Horwood 

0.2 6   3 3 Internal review 

066/002 Adjacent 35 Sheldon Road Ickford 0.17 5  3 2  Internal review 
091/004 Rear of 88-98 Vicarage Road Pitstone 0.23 5  5   Internal review 
101/005 Adjacent 120 High Street 

North 
Stewkley 0.18 5  3 2  Internal review 

102/008 Old School Lane Stoke 
Hammond 

0.22 6  3 3  Internal review 

112/002 Rear Newlyn Cottage, Bicester 
Road 

Twyford 0.21 6  3 3  Sites consultation 

114/004 Rear of 20 High Street Waddesdon 0.19 6  3 3  Sites consultation 
 Sub-total Rest of District  1.8 51 0 26 22 3  
 Total District  4.39 133 0 48 63 22  
 
Note on abbreviations: 
5 CC UCS : County Council urban capacity study 
6 BCC : Buckinghamshire County Council 
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4. SITES REQUIRING FURTHER CONSIDERATION (NOT INCLUDED IN STUDY)  
 
 
Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Information source 

      
CAR PARK     
001/081 Jansel Square, Brentwood 

Way 
Aylesbury 0.18 6 Withdrawn planning 

application 
      
EMPLOYMENT     
091/003 The Forge, 8 Marsworth Road Pitstone 0.11 8 Refused planning 

permission 
      
COMMUNITY/INSTITUTIONAL     
001/098 Scout hut, Coniston Green Aylesbury 0.16 6 Site survey 
117/011 Meeting Hall, Aylesbury Road Wendover 0.29 9 CC UCS 
      
OTHER LAND USES     
048/002 Land at New Farm (west) East Claydon 0.7 21 AVDLP counter 

proposal 
048/003 Land at New Farm (east) East Claydon 0.3 9 AVDLP counter 

proposal 
      
PREVIOUSLY UNDEVELOPED LAND    
001/077 Land off Isis Close Aylesbury 2.3 80 Refused planning 

permission 
023/002 Off Leckhampstead Road Akeley 1.6 48 Sites consultation 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Information source 

026/005 Land at Stablebridge Road Aston Clinton 3.3 100 AVDLP counter 
proposal 

033/001 Rear of Lane Cottage Brill 0.48 14 Internal review 
050/005 Ford Lane Edlesborough 3.8 114 AVDLP counter 

proposal 
050/007 Adjacent Swan PH Edlesborough 0.72 22 Internal review 
058/003 Dollicott Haddenham 2.6 78 AVDLP counter 

proposal; site survey 
058/023 Land between Dollicott and 

Haddenham Business Park 
Haddenham 1.15 34 Sites consultation; 

AVDLP counter 
proposal 

067/004 Adjacent Spinney View Ivinghoe 0.52 16 pp refused; Internal 
review 

073/003 Adjacent Longcroft, Mursley 
Road 

Little 
Horwood 

0.28 8 Internal review 

074/005 Chilton Road Long Crendon 2.3 70 Internal review 
078/001 Land north west of Scotts 

Lane 
Maids 
Moreton 

3.24 97 AVDLP counter 
proposal 

078/002 Land south east of Scotts Lane Maids 
Moreton 

1.25 38 AVDLP counter 
proposal 

078/005 Land off Scotts Lane Maids 
Moreton 

3.24 97 Refused planning 
permission 

087/011 Little London Green Oakley 0.78 23 Internal review 
100/002 The Grebe Steeple 

Claydon 
1.5 45 AVDLP counter 

proposal 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Information source 

100/009 Adjacent 12 Queen Catherine 
Road 

Steeple 
Claydon 

0.26 8 Internal review 

101/004 Rear of The Orchard, High St Stewkley 0.32 10 Lapsed planning 
permission (balance of 
site – rest of site 
developed under 
subsequent pp) 

103/002 Land r/o Eskdale Road Stoke 
Mandeville 

1.8 54 AVDLP counter 
proposal 

104/004 Land off Belle Vue Stone 1.2 36 Internal review 
106/005 Adjacent Home Farm, 

Winslow Road 
Swanbourne 0.25 8 Internal review 

106/007 Smithfield Road Swanbourne 0.28 8 Internal review 
107/002 Adjacent Byre House, The 

Green 
Soulbury 0.31 9 Internal review 

110/006 Land off Water Stratford Road Tingewick 1.35 40 Refused planning 
permission 

110/007 Land to the north of 
Buckingham Street 

Tingewick 0.32 10 Outstanding planning 
application; sites 
consultation; AVDC 
housing 

114/002 Warmstone Lane Waddesdon 1.2 36 AVDLP counter 
proposal; sites 
consultation 

121/001 Allotments, Vicarage Road Whaddon 0.2 6 Internal review 
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Site 
ref. no. 

Address Parish Site 
area 
(ha) 

Total 
potential 
no of 
dwellings 

Information source 

123/001 Dormer Avenue allotments Wing 3.91 117 AVDLP counter 
proposal 

124/004 Adjacent 56 Winslow Road Wingrave 0.25 8 Internal review 
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5. SUGGESTED SITES EXCLUDED FROM STUDY 
 
 
Site Ref. 
No. 

Address Parish Area 
(ha) 

Reasons for Exclusion 

     
EMPLOYMENT SITES    
001/040 Vale Industrial Estate Aylesbury 3.7 Loss of employment site contrary to policy 
016/006 Factory site, Tingewick Road Buckingham 0.94 Loss of employment site contrary to policy 
058/021 Haddenham Business Park, off Dollicott Haddenham 0.85 Loss of employment site contrary to policy 
085/002 Newton Longville brickworks Newton 

Longville 
6.7 Allocated for employment; loss of employment site contrary to 

policy 
103/003 Former BOCM site, Risborough Road Stoke 

Mandeville 
6.3 Land beyond existing settlement boundaries 

119/001 Part of Westcott Airfield Westcott 100.5 Land beyond existing settlement boundaries 
119/002 Part of Westcott Airfield Westcott 57.1 Land beyond existing settlement boundaries 
119/004 Westcott employment area Westcott 36.6 Allocated for employment; loss of employment site contrary to 

policy 
120/006 adj 38 Brook End Weston 

Turville 
0.09 Less than study site size threshold; loss of employment site 

contrary to policy 
     
OTHER LAND USES    
037/002 Church Hill Farm, Church Lane Cheddington 0.11 Less than study site size threshold 
050/006 Cross Keys Farm, Main Road South, Dagnall Edlesborough 2.1 Area of Outstanding Natural Beauty, therefore exclude 
058/020 land at Thame Road Haddenham 3.4 Regarded as intrusion into open countryside 
103/004 Chiltern View nursery, Wendover Road Stoke 

Mandeville 
1 Site beyond limits of settlement 

117/019 Former STW, Aylesbury Road Wendover 3.78 Area of Outstanding Natural Beauty, therefore exclude 
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Site Ref. 
No. 

Address Parish Area 
(ha) 

Reasons for Exclusion 

PD VACANT AND DERELICT    
016/037 Old station goods depot, Station Terrace Buckingham 0.11 Less than study site size threshold 
     
PREVIOUSLY UNDEVELOPED    
034/001 Land at Buckland Road Buckland 0.98 Appeal dismissed – inappropriate development impinging on 

views 
055/001 Old recreation ground, Willow Road Great 

Horwood 
0.09 Less than study site size threshold 

065/001 Land between Ashmount House and 4 The 
Barracks 

Hillesden 0.37 Hillesden not regarded as sustainable location (AVDLP 
Appendix 4) 

087/002 Oxford Road Oakley 0.33 Beyond built up limit of settlement 
087/003 Oxford Road Oakley 0.44 Beyond built up limit of settlement 
087/004 Manor Road Oakley 0.42 Beyond built up limit of settlement 
087/005 Worminghall Road Oakley 0.69 Beyond built up limit of settlement 
087/006 Worminghall Road Oakley 0.38 Beyond built up limit of settlement 
087/007 Bicester Road Oakley 0.44 Constrained by Area of Attractive Landscape; development 

potential too small for inclusion in study 
087/008 Bicester Road Oakley 0.41 Constrained by Area of Attractive Landscape; develoment 

potential too small for inclusion in study 
087/009 Off Oxford Road Oakley 0.47 Beyond built up limit of settlement 
112/001 Rear house 2, Manor Court, Bicester Road Twyford 2.4 Beyond settlement boundary 
114/001 Golden Mede allotments Waddesdon 2.2 Allotments may have amenity value; access may be difficult. 
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6. SUGGESTED SITES INCLUDED WITHIN SOURCES OF SUPPLY ASSESSED IN AGGREGATE 
 
 
Site Ref. 
No. 

Address Parish Source of supply 

    
016/038 Off Western Avenue Buckingham Intensification and redevelopment of existing residential areas 
087/010 College Crescent / Worminghall Road Oakley Intensification and redevelopment of existing residential areas 
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APPENDIX 9 
 
A9 DENSITY OF DEVELOPMENTS IN AND AROUND AYLESBURY TOWN 

CENTRE 
 

Planning 
application 
number 

Address No of 
dwgs 

Area 
(ha) 

Density 
(dph) 

Date & status 

97/02214/APP Friarscroft 
Way/Riley 
Close 

101 2.41 42 Completed Feb 
2000 (permission 
August 1998) 

99/01492/APP Fountain Court, 
Buckingham 
Street 

24 0.21 114 Completed Nov 
2001 (permission 
March 2000) 

98/00634/APP Sycamore Court, 
Willow Road 

62 0.44 141 Completed Sep 
2001 (permission 
March 1999) 

00/00423/APP Trinity Court, 
Ardenham Lane 

14 0.23 61 Complete Jan 2001 
(permission April 
2000) 

00/01056/APP Mill Way, Riley 
Close 

18 0.56 32 Complete Oct 2002 
(permission May 
2001) 

03/00521/AOP T.A. centre, 
Oxford Road 

74 1.40 53 Permission March 
2004 

02/02490/APP 91-97 New 
Street 

19 0.20 95 Permission March 
2004 

03/01044/AOP Schwarzkopf, 
Pennn Road 

391 3.68 106 Permission March 
2005 

03/01377/APP Old Brewery 
Close/Walton 
Street 

69 0.33 209 Commenced 
construction Jan 
2004 

04/01841/APP Litton House, 
Buckingham 
Street 

19 0.15 127 Permission March 
2005 

04/02937/APP The Chestnuts, 
Croft Road 

18 0.27 67 Permission January 
2005 

05/01945/APP Dayla, High 
Street 

42 0.28 150 Application 
received August 
2005 

05/01681/APP Nestle, High 
Street 

136 1.22 111 Application 
received July 2005 

Average density – all developments 100  
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APPENDIX 10 
 
A10 OVERALL DISCOUNTED POTENTIAL BY SOURCE OF SUPPLY, 

DISAGGREGATED BY LOCATION 
 

  
Table A10.1 Overall Discounted Potential by Source of Supply - Aylesbury 

Source Allocated 
in AVDLP 

Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     40 
LOTS     47 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    102 

Employment 
Land 

310 591 204 43 1148 

Car parks 0 0 0 0 0 
Community & 
Institutional 

411 171 355 0 937 

Other Uses 269 35 92 0 396 
Previously 
Undeveloped 

3950 515 8 0 4473 

Total     7143 
 

  
Table A10.2 Overall Discounted Potential by Source of Supply - Buckingham 

Source Allocated 
in AVDLP 

Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     15 
LOTS     22 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    323 

Employment 
Land 

0 29 7 0 36 

Car parks 0 0 0 0 0 
Community & 
Institutional 

0 0 24 0 24 

Other Uses 78 0 12 0 90 
Previously 
Undeveloped 

200 39 11 0 250 

Total     760 
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Table A10.3 Overall Discounted Potential by Source of Supply - Haddenham 
Source Allocated 

in AVDLP 
Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     0 
LOTS     0 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    34 

Employment 
Land 

0 0 0 8 8 

Car parks 0 0 0 0 0 
Community & 
Institutional 

0 0 0 0 0 

Other Uses 0 5 0 0 5 
Previously 
Undeveloped 

0 0 26 0 26 

Total     73 
 

  
Table A10.4 Overall Discounted Potential by Source of Supply - Wendover 

Source Allocated 
in AVDLP 

Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     7 
LOTS     3 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    136 

Employment 
Land 

0 0 0 0 0 

Car parks 0 0 0 0 0 
Community & 
Institutional 

400 0 0 0 400 

Other Uses 0 5 0 0 5 
Previously 
Undeveloped 

0 0 12 0 12 

Total     563 
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Table A10.5 Overall Discounted Potential by Source of Supply - Winslow 
Source Allocated 

in AVDLP 
Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     8 
LOTS     1 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    51 

Employment 
Land 

0 6 0 0 6 

Car parks 0 0 0 0 0 
Community & 
Institutional 

0 0 0 0 0 

Other Uses 0 11 13 17 41 
Previously 
Undeveloped 

250 0 0 17 267 

Total     374 
 

  
Table A10.6 Overall Discounted Potential by Source of Supply – Rest of District 
Source Allocated 

in AVDLP 
Sites with 
Planning 
Permission 

Other 
Sites 
Identified 

Small Site 
Contribution 

Total 

Sub-Division     24 
LOTS     1 
Empty Homes     0 
Residential 
Intensification/ 
Redevelopment 

    1292 

Employment 
Land 

175 111 25 51 362 

Car parks 0 0 0 0 0 
Community & 
Institutional 

0 194 75 51 320 

Other Uses 0 77 65 374 516 
Previously 
Undeveloped 

0 36 36 306 378 

Total     2893 
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	 Shops and professional services (ground floor)
	Older supermarkets likely to require refurbishment over the plan period; or replacement of single-storey retail frontages with new development comprising accommodation over retail floorspace; or shops in marginal locations.
	No development potential where it would: (a) involve the loss of Primary Shopping frontage; or (b) be adjacent to a non-shop use in secondary shopping frontages; or (c) adversely affect vitality or viability of town or district centre; or (d) involve loss of a free-standing shop unless there is no local demand.
	Retail warehouse
	Free standing retail warehouse in a location with poor car and delivery access, or in a location which does not encourage multi-use trips.
	No loss of retail use on retail warehouse park
	Motor vehicle sales
	Sites with adverse impact on local amenity

