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1. INTRODUCTION – OBJECTIVES AND APPROACH 
 
1.1 John Herington Associates (JHA) was commissioned by Aylesbury Vale 

District Council to Update the 2003 Housing Needs Study across all 
tenures and client groups.  The purpose of the update was to provide 
robust data for use in developing policies and proposals for housing in 
the emerging Local Development Framework, and to monitor the 
changes since 2002/3 when the original study was undertaken.  
 
The updated information on housing needs obtained from the research 
will help underpin the Council’s ‘enabling’ activity in relation to social 
housing in their Housing Strategy, assist in Performance Monitoring 
with DCLG and the bidding for resources from the Housing 
Corporation.  

 
1.2 The key aim of the update was to identify the extent to which the need 

for affordable housing across the District identified in 2003 had 
changed, in the light of changes in the relationship between the 
housing market and local incomes.   

 
1.3 The study was primarily desk-based and focused upon changes in the 

relationship between housing costs and incomes over the period 2003-
2006.  Most of the parameters analysed thus covered a 3 year time 
frame but the update included some changes up to the calendar year 
2007, effectively a three and a half year time span since 2003. 

 
The following outputs were achieved: 

 
q Up-date on the housing market 2006. 

 
q Up-date on incomes and earnings 2006. 

 
q Examination of changes in the relationship between local incomes and 

house prices over the 3.5 years since 2003. 
 

q Re-calculation of the gross and net backlog in the number of 
households unable to afford market housing in Aylesbury Vale in 2006. 
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q Forecast of newly arising housing need between 2006-2016 under 

favourable and unfavourable economic conditions. 
 

q Analysis of the size and type of affordable homes needed. 
 

q Examination of the strategic implications of the update. 
 

 
The 2003 Housing Needs Study 
 
1.4 At the time of the original survey there were a total of 63,942 dwellings 

excluding voids in the District.   
 
Table 1.1 Trends in Dwelling stock changes preceding the 2003 Survey  

 

 
Sources: 2003 Housing Needs Study, Final Report, Table 1.7, page 14;   Local Authority HIP 
Returns 2000-2003, Housing Strategy Statistical Appendix, Section A;  2001 Census of 
Population; 1999 Housing Needs Survey, DCA.   
 

 
1.5 2003 was the base date for the surveys which underpinned the 

Housing Needs Study.  Combined personal interview and postal 
surveys were carried out in Aylesbury Vale District.   

 
Interviews took place in five urban sub-areas within Aylesbury Vale 
District – Aylesbury, Buckingham, Winslow, Wendover and 
Haddenham.  1,687 door-to-door interviews were successfully 
completed, a response level of 93.8%.  
 

 Local 

Authority 

% Total RSL Owner 

occupied 

% Total Total stock less voids 

HN Survey 1999 8,540  13.3%   930 50,830  79.1% 64,240  

HIP 2000 8,425  13.5%    995 NA  62,582  

HIP 2001  8,198  13.1% 1,055 50,224  80.0% 62,757 

Census 2001 8,055  12.8% 1,174 48,502  77.1% 62,909 

HIP 2002 8,000 12.5% 1,097 53,926  84.6% 63,760 

HIP 2003 7,775  12.1% 1,282  50,900  79.3% 64,192 

HN Survey 2003 7,535  11.8%   958 50,574 79.1%  63,942 
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1.6 Postal surveys were used in two rural sub-areas, which covered the 

Rural North of the District and the Rural South of the District.  1,598 
postal survey forms were returned for analysis, achieving a response 
level of 37.3%.   
 
  Table 1.2 Response Levels Achieved by Sub-Area 

 
Sub-Areas 

Total Responses 
Achieved % of Target Achieved 

Aylesbury     601 92.3% 

Buckingham     334 90.0% 

Wendover     276 97.2% 

Haddenham     226 93.8% 

Winslow     250 99.2% 

Total Urban 1,687 93.8% 

Rural North    624 37.8% 

Rural South    974 37.0% 

Total Rural 1,598 37.3% 

   Source: 2003 Housing Needs Study, Final Report, Table 1.4 

 
 
Housing market in 2003 
 
1.7 In order to assess the affordability of housing in 2003, JHA conducted 

a detailed survey of the housing market in each sub-area of the 
District to establish local house prices, private market and social rents 
and shared ownership costs at the time the survey was undertaken. 

 
Analysis of the housing market is essential for the assessment of 
affordability.  The link between local housing market costs and 
incomes (derived from the household survey) determines how many 
households can and cannot afford the housing they need in the future. 
 

1.8 The housing market survey was carried out in the third quarter of 
2003 (July-September).  The overall price of all properties in Aylesbury 
Vale District in Q3 2003 was £204,194 (the Land Registry amended 
the earlier figure of £207,098 which was shown in the 2003 Housing 
Needs Study). 
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1.9 The 2003 Housing Needs Study provided an analysis of the variability 

in ‘bottom of the range’ house prices within Aylesbury Vale District, 
based upon information obtained from local Estate Agents.  We have 
used the same geographical framework for updating house prices in 
the last quarter of 2006 and first quarter of 2007. 

 
Incomes of households in 2003 
 
1.10 92% of respondents were willing to provide income information, which 

is a high response to the income question.  
 

The 2003 Housing Needs Study findings pointed up the unequal 
geographical distribution of wealth across the District.  The average 
gross incomes of all households (includes all occupations and 
households who are not working) irrespective of whether they were in 
housing need was as follows:   

 
q 16% of all households had average incomes below £10,000. 
q 43% of all households had average incomes above £30,000. 
q The average annual gross income of all households 

responding to the survey was £26,000.   
 

The mean annual gross household income of a household needing to 
move from unsuitable accommodation and unable to afford market 
housing was only £12,932.  

 
 
Backlog of unmet housing need in 2003 

 
1.10 50% of potential movers living in unsuitable housing in 2003 had 

sufficient resources to finance their housing requirements but 50% 
could not afford to move and were in need of affordable housing.  This 
backlog of housing need was estimated at 2,250 households.1  

 
1.12 49% of the identified backlog was found in the Aylesbury urban area 

but there were significant numbers of households in need in the rural 
areas of the District.2   

 

                                                
1 2003 HNS, Final Report, Table 4.12, page 94 
2 2003 HNS, Final Report, Table 4.7, page 89 
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Forecast housing needs in 2003 
 
1.13 The number of emerging households in need of new affordable 

dwellings over the 8 year period 2003-2011 was estimated and the 
forecast was tested for its sensitivity to different assumptions about 
changes in the housing market. 
 
Two scenarios were presented, based upon differing assumptions:  a 
continuing ‘favourable’ situation of low housing costs relative to local 
incomes, and a ‘unfavourable’ scenario of more steeply rising house 
prices relative to local incomes.  A range in the annual number of 
affordable homes required in the District to meet future needs was 
provided. 

 

The 2003 Housing Needs Study concluded that, taking into account 
available supply in the future, Aylesbury Vale District needed to plan 
over the next 8 years for a range of shortfall in the average supply of 
affordable homes of between 588 to 785 units per annum, sensitive to 
differing economic and market conditions. 
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2. HOUSING MARKET CHANGES 2003-2006 
_____________________________________________________________ 
  
2.1   John Herington Associates (JHA) undertook an appraisal of the housing 

market covering the period when the original study was carried out, 
July-September 2003. In order to assess the changes taking place in 
the costs of market housing, an updated appraisal of the housing 
market was carried out in the 1st Quarter of 2007 and using data from 
the 4th quarter 2006. 

 
2.2 A range of sources was used for tracking changes in the housing 

market since July-September 2003. 
 

q Local Estate Agents with properties for sale, February 2007 and 
new homes for sale, February 2007; 

q Local Letting Agents for private lettings, February 2007; 
q RSLs for shared ownership costs, 2005/6 to 2006/7; 
q Land Registry data Q3 2003 to Q4 2006; 
q Hometrack secondary data June 2003 – December 2006 for 

neighbouring authorities and sub-areas;  
q Hometrack secondary data for average second hand and new home 

prices for 2006. 
 
2.3 We used a combination of primary and secondary data.  Primary data 

was obtained from 32 local Estate Agents using a schedule of 
information about properties for sale in each of the seven geographical 
sub-areas used in the original survey.  Larger and smaller local estate 
agents with a good knowledge of the area were approached and those 
agencies with a reasonable supply of properties on the market, rather 
than a limited range of more expensive property types. About 25 
Agents were also approached for information about private lettings. 
Data from these sources were benchmarked against the housing costs 
obtained from local Estate Agents at the time of the 2003 Housing 
Needs Study, adjusted to indicate median as well as mean values. 

 
Information on house prices was obtained by asking estate agents 
what a buyer could expect to pay for certain types of properties.  The 
prices given were the ‘bottom of the range’ for a property that was 
in a good state of repair.  Any properties requiring renovation or major 
repair work were not included in the survey, as it is assumed that a 
purchaser in housing need will not have access to the extra resources 
required to bring such a property into a reasonable state of repair.   
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Historical trends in the Housing Market in Aylesbury  

2.4 Changes in the housing market in Aylesbury are analysed using 
information on overall house prices for the third quarter in each year since 
1999 – see Chart 2.1.  Between 1999-2003 the average price of all 
dwellings rose from £127,430 to £204,194 (Land Registry amended the 
earlier figure of £207,098 which was shown in the 2003 Housing Needs 
Study). Between 2003 to 2006, the average price of all dwellings rose 
from £204,194 to £264,905, an increase of £60,711 or 29.7% equivalent 
to 9.1% per annum over the last 3.25 years.  Over the same period the 
average price of terraced properties rose by an estimated 6.7% per annum 
and the while the average price of flats rose by 6.8% per annum. 

 

Chart 2.1 House price changes in Aylesbury Vale District, 1999-2006
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2.5 House prices in Aylesbury Vale grew at a slightly faster rate than in 

Buckinghamshire, as seen in Table 2.1.  
 

Table 2.1 Changes in the overall price of all properties 
 

 Buckinghamshire Aylesbury Vale 

July-Sept 2003  £267,546 £204,194 

July-Sept 2006 £326,741 £246,435 

Oct-Dec 2006 £342,715 £264,905 

House prices Q3 2003 to Q4 2006 +£75,169 +£60,711 

% Change 3.25 years 28.1% 29.7% 

% Change per annum  8.6% 9.1% 

Land Registry data, extracted February 2007 

 
When annual changes are examined, the trend is to a slow-down in 
price inflation over the period since the 2003 Housing Needs Survey, 
although it is emphasized that, based upon the latest data, house 
prices have risen by an estimated 9.1% annually since 2003.   

 

Aylesbury and neighbouring housing markets –average house prices 

 
2.6 There are considerable variations in the housing market across the local 

authorities which are neighbours to Aylesbury Vale District, as seen in 
Chart 2.2 overleaf.   

 
Of the nine authorities shown in Chart 2.2, Aylesbury is shown to lie 
approximately mid-way in house prices when these are ranked against 
the latest Hometrack data for Q4 2006.   
 
By December 2006, Aylesbury Vale was more expensive than South 
Northamptonshire, South Bedfordshire, Cherwell and Milton Keynes but 
less expensive than Dacorum, South Oxfordshire, Wycombe and 
Chiltern.  

 
There are great variations in average sale prices between urban and 
rural sub-areas as evidenced in Table 2.2.
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Chart 2.2 Change in the average sale price of properties in 
Neighbouring Authorities, 2003-2006
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             Source: Hometrack data December 2006 and Land Registry data 3rd quarter 2003
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‘Bottom of the range’ house prices 
 
2.7 Two limitations of Land Registry data are significant in the case of 

housing need assessments.  First, the data relates to average prices 
only.  Using average or mean prices for assessment of affordability 
levels may inflate the scale of housing need.  A second difficulty with 
the Land Registry data is that it provides no information about the 
different sizes of property people require (for example, the number of 
bedrooms) only the main property types (i.e. terraced, flats). 
 
In this section, the information from the local estate agents is 
tabulated for each sub-area and lower quartile values calculated to 
give an indication of the typical purchase prices potential movers face 
at the beginning of 2007. 

  
2.8 The 2003 Housing Needs Study provided an analysis of the variability 

in house prices within Aylesbury Vale District, based upon information 
obtained from local Estate Agents.  We have used the same 
geographical framework for updating house prices in February 2007. 

 
The summary set out in Table 2.2 overleaf demonstrates that the 
mean ‘bottom of the range’ property price in the District in January-
March 2007 was £217,049 and the median ‘bottom of the range’ house 
price was £201,965. 1 
 

Change since 2003 
 
2.9 Table 2.3 presents the findings of the estate agents survey for each 

sub-area. 
 

The fastest growth of lower quartile house prices has been in the 
south of the District, especially in the rural parishes.  The towns of 
Buckingham and Winslow have also experienced significant increases 
in house prices over the last three and a half years.  House prices in 
the rural parishes in the North of the District have grown more slowly.  

 
 
 

                                                
1 DCLG, Strategic Housing Market Assessments, Practice guidance, March 2006, step 3.2, 
page 29 – it is helpful to show both mean and median values when comparing incomes. 
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   Table 2.2 Lower Quartile House Prices in the Sub-Areas of Aylesbury Vale District, 1st Quarter 2007  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: JHA Local Estate Agents survey, February 2007

Aylesbury Buckingham 

 

Winslow Wendover Haddenham Rural North Rural South District Mean Property Types 

£ £ £ £ £ £ £ £ 

Bedsit/Studio    £85,000        

Flats 1 bed £100,000 £110,000 £105,000 £141,250 £125,000 £117,500 £121,250 £117,143 

 2 bed £117,500 £138,750 £127,500 £167,500 £152,500 £137,500 £140,000 £140,179 

Bungalow 2 bed £187,500 £165,000 £192,500 £270,000 £237,500 £180,000 £237,500 £210,000 

 3 bed £230,000 £196,250 £240,000 £312,500 £300,000 £250,000 £265,000 £256,250 

 4 bed £280,000 £250,000 £300,000 £400,000 £381,250 na £312,500 £320,625 

House 1 bed £127,500 £130,000 £125,000 £157,500 na £128,750 £160,000 £138,125 

 2 bed £145,000 £155,000 £147,500 £173,750 £176,250 £147,500 £171,250 £159,464 

 3 bed £165,000 £170,000 £187,500 £242,500 £212,500 £180,000 £200,000 £193,929 

 4 bed £200,000 £190,000 £276,250 £350,000 £347,500 £250,000 £292,500 £272,321 

 5 bed £306,250 £322,500 £346,250 £435,000 £450,000 £300,000 £475,000 £376,429 

          

Mean  £176,705 £182,750 £204,750 £265,000 £264,722 £187,917 £237,500 £217,049 

Median  £165,000 £167,500 £190,000 £256,250 £237,500 £180,000 £218,750 £201,965 
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Table 2.3 Change in ‘bottom of the range’ house prices by sub-area, 2003 to 

2007 

 
 

 

Mean of lower quartile prices 

Sub Areas July-Sept 2003 February 2007 % change 3.5 years % per annum 

change 

Wendover £211,136 £265,000 25.5% 7.3% 

Rural South £151,477 £237,500 56.8%            16.2% 

Haddenham £192,682 £264,722 37.4% 10.7% 

Winslow £152,045 £204,750 34.7% 9.9% 

Rural North £163,192 £187,917 15.2% 4.3% 

Buckingham £137,068 £182,750 33.3% 9.5% 

Aylesbury £139,500 £176,705 26.7% 7.6% 

      

Mean (District) £163,872 £217,049 32.5% 9.3% 

Median of lower quartile prices 

Sub Areas July-Sept 2003 February 2007 % change 3.5 years % per annum 

change 

Wendover £187,500 £256,250 36.7% 10.5% 

Rural South £150,000 £218,750 45.8% 13.1% 

Haddenham £171,000 £237,500 38.9% 11.1% 

Winslow £131,250 £190,000 44.8% 12.8% 

Rural North £147,475 £180,000 22.1% 6.3% 

Buckingham £123,750 £167,500 35.4% 10.1% 

Aylesbury £125,000 £165,000 32.0% 9.1% 

     

Median (District) £147,996 £201,965 36.5% 10.4% 
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Comparison with average house prices – secondary data 
 
2.10 The average price of properties in December 2006 in Aylesbury Vale is 

available from Hometrack.  Averaging the Hometrack data by Ward 
produces the mean property price for dwellings of different sizes 
shown in Table 2.4.  The ‘bottom of the range’ prices for February 
2007 are shown in the first column and generally these are lower, as 
would be expected, than the average prices. 

 
Table 2.4  Average price of property by dwelling size 

 

 Aylesbury Vale South East England and Wales 

Property type 
Mean of ‘bottom of 
the range prices Q1 

2007 (i) 

Mean property 
prices 2006 (ii) 

Mean property 
price 2006 (ii) 

Mean property 
price 2006 (ii) 

   
  

1 bed Flat £117,143 £119,978 £117,269 £130,706 

2 bed Flat £140,179 £139,096 £157,099 £170,035 

2 bed House £159,464 £185,331 £178,172 £140,205 

3 bed House £193,929 £232,737 £213,422 £176,458 

4 bed House £272,321 £349,201 £341,660 £293,047 

Source: (i) Table 2.2 above 
            (ii) Hometrack automated valuation model, 2006 – note these mean values have been 

calculated from the Ward figures provided in the spreadsheet bed count, house type 
and price – they do not appear to correspond with the average figures for Aylesbury 
Vale District shown in that spreadsheet - the differences may be due, in part, to: 1) 
gaps in the ward level data for some of the property types; 2) possible errors 
becoming compounded when the data is aggregated to the district or sub-area level; 
3) possible double counting of data e.g. those wards on the edge of the two sub-areas. 

 
 
Second hand and new home sale prices 
 
2.11 Second hand and new build home prices can be compared using 

Hometrack data.  These are shown in Table 2.5 overleaf.  There are 
some inconsistencies in the dataset illustrated. The Ward data has 
been aggregated into sub-areas and the median value in each sub-
area is shown in the table.  When the mean of these sub-area values is 
calculated, it demonstrates that new build flats were 53.1% more 
expensive than second hand flats while new build houses were 8.2% 
higher than second hand houses.   
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Table 2.5  Second hand and new build home prices, 2006 

 
(ii) Hometrack automated valuation model, 2006 
 
 
Market rents in Aylesbury Vale District 
 
2.12 Letting agents provided information about market rents in the seven 

sub-areas of the District. The typical ‘bottom of the range’ rent levels 
are shown in Table 2.6 overleaf.  

 
2.13 Table 2.6 demonstrates that the mean monthly rent in the District in 

January-March 2007 was £755 and the median market rent was £695 
a month.  Median rental values ranged from about £600 in Aylesbury, 
Buckingham, Winslow and the Rural North to £800 in Wendover, 
Haddenham and the rural South of the District.  

 
2.14 Comparison with the rental values for properties available in 2003 with 

similar types of property in 2007 indicates that mean rental values 
increased at around 5% in the District.  The fastest growth of market 
rents has been in the south of the District, especially in the rural 
parishes.  The town of Winslow has also experienced significant 
increases in rental values over the last three and a half years. 

 
 

.   

SUMMARY 
Second 

Hand Prices 
(Flat) 

New Build 
Prices (Flat) 

Second 
Hand Prices 

(House) 

New Build 
Prices 

(House) 

New Build 
Premium 

(Flat) 

New Build 
Premium 
(House) 

Aylesbury £122,222 £174,691 £170,915 £227,000 42.9% 32.8% 

Buckingham £126,811   £65,000 £222,480 £316,750 -48.7% 42.4% 

Haddenham £133,762 £146,000 £274,878 £210,875 9.1% -23.3% 

Wendover £151,643 £367,348 too few NA 142.2% NA 

Winslow £133,308 £252,980 £215,000 NA 89.8% NA 

Rural North £118,000 £140,000 £277,763 £272,947 18.6% -1.7% 

Rural South £138,786 £269,464 £294,658 £285,000 94.2% -3.3% 
Aylesbury Vale - 
Mean of sub-areas - 
calculation by JHA £132,076 £202,212 £242,616 £262,514 53.1% 8.2% 

              
Hometrack data for 
Aylesbury Vale 

£124,016 £101,500 £252,203 £293,170 -18.2% 16.2% 
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   Table 2.6 Lower Quartile market rents in the sub-areas of Aylesbury Vale District, 1st Quarter 2007  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aylesbury Buckingham 
 

Winslow Wendover Haddenham Rural North Rural South District Mean Property Types 

£ £ £ £ £ £ £ £ 

Bedsit/Studio  £375 £495            £435 

Flats 1 bed £493 £495   £700 £637 £463 £595 £564 

 2 bed £575 £550 £600 £750 £850 £585 £750 £666 

 3 bed   £695               £695  

Bungalow 2 bed     £625   £950 £683 £923 £795 

 3 bed   £723 £795     £850   £789 

 4 bed                 

House 1 bed £500 £478 £485     £500 £650 £523 

 2 bed £613 £575 £575 £750 £1,000 £625 £750 £698 

 3 bed £795 £673 £750 £995 £1,100 £695 £798 £829 

 4 bed £945 £950 £950     £1,175 £1,048 £1,014 

 5 bed £1,250         £1,500   £1,375 

                  

Mean  £693 £626 £683 £799 £907 £786 £788 £755 

Median  £594 £575 £625 £750 £950 £683 £750 £695 
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Table 2.7 Change in ‘bottom of the range’ market rents by sub-area, 2003 to 

2007 

 
 

 
 
Shared Ownership 
 
2.15 The Council supplied information from RSLs about the costs of shared 

ownership at the time of the update. Information was available for 
schemes located in four sub-areas: Aylesbury, Rural North, Rural 
South and Haddenham. Table 2.8 overleaf shows for each scheme the 
cost of the equity share purchased and rental costs including service 
charges. 

Mean of lower quartile rents 

Sub Areas 

July-Sept 2003 February 2007 % change over 

3.5 years % per annum change 

Wendover £780 £799 2.4% 0.7% 

Rural South £563 £788 40.0% 11.4% 

Haddenham £915 £907 -0.9% -0.2% 

Winslow £516 £683 32.4% 9.2% 

Rural North £590 £786 33.2% 9.5% 

Buckingham £534 £626 17.2% 4.9% 

Aylesbury £612 £693 13.2% 3.8% 

      

Mean (District) £644 £755 17.2% 4.9% 

Median of lower quartile rents 

Sub Areas 

July-Sept 2003 February 2007 % change over 

3.5 years % per annum change 

Wendover £700 £750 7.1% 2.0% 

Rural South £500 £750 50.0% 14.3% 

Haddenham £800 £950 18.8% 5.4% 

Winslow £500 £625 25.0% 7.1% 

Rural North £550 £683 24.2% 6.9% 

Buckingham £550 £575 4.5% 1.3% 

Aylesbury £585 £594 1.5% 0.4% 

          
Median (District) £598 £695 16.2% 4.6% 
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 Table 2.8  Shared Ownership costs in RSL schemes by sub-area, 2006/7 

 

RSL Location of 
scheme 

No. and 
House type 

Bedroom 
size 

Market 
Value 

Share 
Purchased 

Equity 
share 

 
Social rent 

 
Service 
Charge 

 
Rental %  

equity value 

Aylesbury 

Midsummer 
Housing 
Association 

Lowe 
Gardens, 

Ceely Road, 
8 x 

Apartments 
2 bed 

£142,500 - 
£152,500 40%- 50% 

£57,000 -
£76,250 £2,460-£2,520 £720 

 

5.58% - 4.25% 

  4 x Houses 2 x 3 bed £197,500 40% £79,000 £1,995 £120 2.68% 

   2 x 3 bed £205,000 50% £102,500 £2,135 £720 2.78% 
Rural South 

Hastoe Housing 
Association 

Chiltern Road, 
Wingrave 

2 x Flats 
1 bed £150,000 

Minimum 
30% £45,000 £2,122.64 

£90.48 + 
insurance 

4.92% 

  1 x House 
2 bed £205,000  £61,500 £2,652.52 

£90.48 + 
insurance 

4.46% 

Rural North 

Hightown 
Praetorian & 
Churches HA 

Griffin Fields, 
Stewkley 

4 x Flats 1 bed £135,000 50% £67,500 £2,025.00 £529.70 3.78% 

  4 x Houses 2 bed £175,000 50% £87,500 £2,625.00 £409.70 3.47% 

Hastoe Housing 
Association 

Gorrell Close, 
Tingewick 

2 x Flats 2 bed £145,000 Minimum 
35% £50,750 £1,933.36 £90.48 + ins 

3.99% 

  2 x Houses 2 bed £182,500 Minimum 
35% £63,875 £1,987.96 

£90.48 + ins 
 

3.25% 

Haddenham 

Thames Valley 
Housing 
Association 

Beacon 
House, Stone 

6 x Houses 6 x 2 bed £185,000 - 
£190,000 Minimum 

40% 
£74,000-
£76,000 

£1,650.28 – 
£1,705.28 £384.72 

2.75% 
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Social Rents 
 

2.15 The Council supplied us with information on the rent levels for 
different types and sizes of property in 2003.  Paradigm, Midsummer, 
Thames Valley Charitable, Guinness Trust, Hastoe Housing Association 
and Hightown Praetorian RSLs provided information on their rent 
levels at the time of the Study.  Paradigm, Midsummer, Thames Valley 
Housing Association, Guinness Trust, Hightown Praetorian and 
Churches Housing Association and Vale of Aylesbury Housing Trust 
(former AVDC Council properties) supplied information in 2007. Hastoe 
Housing Association was unable to provide information in 2007.  
 
Social rents in 2003 and 2006 are shown in Table 2.9.  

 
 

 

 

  Table 2.9  Changes in Mean Weekly RSL Rents, July-September 2003 – December 

2006 
 

 
 
 

Illustrative House Types  RSL Target Rents Council Rents Vale of 
Aylesbury 

Housing Trust 
(former AVDC 

Council 
properties) 

 July-Sept 2003 December 2006 July-Sept 2003 December 2006 

Sheltered accommodation   £45.92 £64.90 

Bedsit £47.80 £85.85 £45.83 £50.28 

                 1 bed flat £54.75 £71.08 £45.61 £58.43 

2 bed flat £64.83 £79.55 £60.20 £68.97 

3 bed flat None  £65.48 £77.33 

1 bed bungalow None  £47.28 £64.87 

2 bed bungalow None £89.78 £56.81 £71.18 

3 bed bungalow None £89.78 £65.40 £79.33 

4 bed bungalow £74.00   None 

1 bed house £54.88  £50.91 £61.35 

2 bed house £65.30 £77.92 £59.92 £73.70 

3 bed house £69.29 £87.91 £66.08 £81.19 

4 bed house £73.60 £94.58 £80.97 £90.98 
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3. INCOMES AND EARNINGS 2003-2006 

 
a. John Herington Associates (JHA) undertook an appraisal of the income 

profile of households in housing need at the survey base year 2003, 
and forecast the changes likely to have taken place in the income 
profile over the three year period 2003-2006.  

 
3.2 A range of sources were used for indicating the direction of change in 

the incomes of households since 2003: 
 

q 2003 Housing Needs Survey – cross-tabulations of households in 
housing need with incomes, household composition and types of 
accommodation needed. 

 
q Annual Survey of Hours and Earnings ASHE (2004, 2005 and 2006, 

from Nomis, 17 January 2007) – Gross weekly earnings of full time 
employees. 

 
q Family Resources Survey 2002-2003 and 2003-2004 (latest), 

Department of Work and Pensions, Table 3.5. Households by 
composition and total weekly household income.  

 
q Survey of English Housing sub-regional results, Nov 22 2004, 

ODPM, Table 11-HH by gross annual income; Table 12 – Changes 
in mean annual income 2001-2 to 2002-3. 

 
q UK Housing Review 2004/2005, Table 36 – Income of household 

heads 1972-2000. 
 
The income profile of households in 2003 
 
3.3 It is essential to define whose incomes are being analysed.  For 

assessing the changes in the affordability of housing, the most 
important households are those who were identified to be in housing 
need in 2003 – their incomes are the base for projecting income 
changes between 2003-2006 in this section of the report. 

 
A second group are all those households in the population, irrespective 
of their housing aspirations or situation, for whom income information 
is often more readily available from secondary sources.  It is 
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emphasised that most of these households are not looking to move in 
the future and most of them are not in housing need. 

 
 

3.4 Analysis of the incomes of the backlog of 2,250 households in housing 
need in 2003 was undertaken.1   Similarly, the income of all 
households was obtained from the 2003 survey data.2  
 
The survey results in Table 3.1 demonstrate the scale of difference in 
incomes between the two groups of households. 
 
Table 3.1  Annual Gross Incomes of households in Aylesbury Vale, 2003 

 

Household category Mean Median Lower 
Quartile 

All households £26,020 £25,000 £13,620 

Backlog of households in housing need*  £12,932 £12,500 £  6,554 

Source: HNS 2003, Final Report. 
 
* Households needing to move from unsuitable accommodation and unable to afford 
moving. 

 
3.5 It is important to emphasise the robustness of the original income 

data. In the Housing Needs Study, 2003, non-response to the income 
question was very low among all households and mover households, 
with the great majority of households providing information about 
their annual gross incomes.  92% of respondents were willing to 
provide income information, a considerably improved response on the 
1999 Survey figure of 71%.     
 
Chart 3.1 overleaf demonstrates the relationship between the income 
profile of all households and those in housing need. 
 

 
 
 
 
 
 
 
 
 

                                                
1  Aylesbury Vale District Council, Housing Needs Study 2003, Final Report, Table 4.12, page 
94. 
2  Ibid, Table 2.14, page 30.  
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Chart 3.1 Annual gross income of households 
in Aylesbury Vale District, 2003
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3.6 47.0% of households in housing need had annual gross incomes of 
£12,500 or less in 2003.   
 
84.9% had incomes of £20,000 or less. 

 
The mean annual gross income of households demonstrated to be in 
housing need was only £12,932. By comparison, the mean annual 
gross income of all households in England in 2002-03 was £26,400 
and in the South East it was £33,300, as shown in Table 3.2 overleaf. 
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Table 3.2 Mean Annual Gross Household Incomes 2002/3 

 

Area Base year of HNS  

England (i) £26,400 

South East (i) £33,300 

Aylesbury Vale (ii) £26,020 

Aylesbury Vale (iii) £12,932 
 

(i)   Table 12, Survey of English Housing, Sub-Regional results,  
       Table 12, No. 22, 2004, ODPM  

(ii)   2003 HNS – mean income all households 
(iii)  2003 HNS – mean 2,250 households in backlog housing need 

 

 
Estimation of changes in income since 2003 

 
3.7 We used a range of sources to estimate the change in 

household incomes over the 3.5 years since the 2003 Housing Needs Study.   
 

3.8 Table 3.3 uses earnings data from the Annual Survey of Hours 
and Earnings (ASHE) and demonstrates that Aylesbury Vale District has 
enjoyed lower than regional or national increases in earnings over the 3 year 
period between 2003 and 2006.   If projected over a 3.5 year period, the 
earnings of full time employees among those in housing need might have 
risen by 7.4% or 2.1% per annum.  Assuming that the incomes of 
households in need rose at a similar rate, their incomes could have risen to 
£13,889 by 2006/7. 
 

       Table 3.3 Gross Weekly pay of full time employees, 2003-2006 

       
      Data source: Annual Survey of Hours and Earnings (National Statistics website: 

www.statistics.gov.uk) Aylesbury Vale District Housing Needs Study, 2003. *Mean income 
of households in housing need. 

Year England and 
Wales 

South East Aylesbury Vale 
District 

2003 £380.70 £456.60 £468.00 

2004 £396.60 £466.30 £459.00 

2005 £407.00 £478.80 £489.00 

2006 £423.00 £497.10 £497.10 

Per annum over 3 years 3.7% 3.0% 2.1% 

3.5 years 13.0% 10.4% 7.4% 

   Estimated 2006/7 

Aylesbury Vale 2003*  £12,932  £13,889 

http://www.statistics.gov.uk
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3.9 Table 3.4 below uses data from the Survey of English Housing, 

2004, to estimate the likely change in household incomes in England to 
2006/7 and the implications for Aylesbury Vale District.  Household incomes 
include working and non-working households. 
 

      Table 3.4 Estimated Mean Annual Gross Household Incomes, 2003 – 2006/7 

 
(i) DCLG, Survey of English Housing, 2004-05, Table S114, 

        Gross weekly income households by tenure  
(ii)   Table 12, Sub-Regional results,  

        Table 12, No. 22, 2004, ODPM  
(iii)    2003 HNS – mean income all households 
(iv)   2003 HNS – mean income of households in housing need. 

 
3.10 By 2006/7 average household incomes in Aylesbury Vale would have 

risen by 19.4% over the 3.5 years since the 2003 survey to £31,057.   
 

Assuming that the incomes of the households in housing need would 
have risen at a similar rate to that of all households, the mean of their 
annual gross incomes would have risen to £15,441. 

 
3.11 The Survey of English Housing also provides information about the 

incomes of new and recently moving households (last 12 months).   
It is not known how many of these moving households are in housing 
need but this income data is arguably more comparable to the cohort 
of households who need to move in the next year to resolve their 
housing problems.   
 
The findings of this analysis are shown in Table 3.5 overleaf. 

 
Base 

year of 
HNS 

2002/3 
 

Year 1 
2003/4 

Year 2 
2004/5 

Year 3 
2005/

6 

Increase 
over  

 2 years 

Estimated 
Year 3.5 
2006/7 

5.53 x 3.5 = 
19.4% over 
3.5 years 

England (i)  £28,184 £29,744 £31,304 NA 11.07% or 
5.53% pa 

£33,640 

South East (ii)  £33,300     £39,747 

Aylesbury Vale 
(iii) 

£26,020     £31,057 

Aylesbury Vale 
(iv) 

£12,932     £15,441 
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Table 3.5 Estimated Mean Annual Gross Household Incomes of New and Recently 
Moving Households, 2002/3 – 2006/7 

 
i) DCLG, Survey of English Housing, Table S248, Gross weekly 

income of household reference person (& partner) by current 
tenure  

ii) Table 12, Sub-Regional results, Table 12, No. 22, 2004, 
ODPM  

iii) 2003 HNS – mean income all households 
iv) 2003 HNS – mean households in housing need. 

 
3.12 By 2006/7 average household incomes of new and moving households 

in Aylesbury Vale would have risen by 10.9% over the 3.5 years since 
the 2003 survey to £28,843.  Assuming that the incomes of the 
households in housing need would have risen at a similar rate to that 
of all new and moving households, the mean of their annual gross 
incomes would have risen to £14,342. 

 
3.13 Tables 3.4 and 3.5 factor the income bands of all households in 

need based on a two year trend only. We consider this figure is likely to be 
misleading because of the short time-frame and, more fundamentally, 
because income varies by tenure and composition of household.  Additional 
analysis by tenure and household composition were also carried out using 
data from General Household Surveys.  

 
3.14 Chart 3.2 overleaf shows how the incomes of all households in 

Great Britain changed by tenure over a 32 year period.  

 
Base 

year of 
HNS 

2002/3 
 

Year 1 
2003/4 

Year 2 
2004/5 

Year 3 
2005/

6 

Increase 
over  

 2 years 

Estimated 
Year 3.5 
2006/7 

3.1 x 3.5 = 
10.9% over 
3.5 years 

England (i)  £26,000 £26,936 £27,612 NA 6.2% or 
3.1% pa 

£28,821 

South East (ii)  £33,300     £36,913 

Aylesbury Vale 
(iii) 

£26,020     £28,843 

Aylesbury Vale 
(iv) 

£12,932     £14,342 
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Chart 3.2 Changing incomes of household heads 
by tenure in Great Britain 1972-2004
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3.15 Household incomes grew by an average of 2.8% per annum in 

Great Britain over the 32 years 1972 to 2004, as seen in Table 3.6 below, 
lower than the 5.5% or 3.1% averages derived from the Survey of English 
Housing data for England shown in Tables 3.4 and 3.5  

 
Based on Great Britain trends over a 32 year period, we estimate that by 
2006/07, the income of all households in housing need in Aylesbury Vale 
would have grown to £14,212, an increase of 9.9% over the 3.5 year 
period. 

 
3.16 The incomes of households renting with private landlords and 

owner occupiers rose faster than the incomes of tenants in Local authority 
and Housing Association properties, as might be expected.  
 
 
             Table 3.6    Per Annum change in the mean average gross income of  
              household heads, Great Britain based on 32 years, 1972-2004 

 

Tenure 
Per annum 
increase 

Implication for Aylesbury Vale in 3.5 years 

  

Base year of HNS 
2002/03 

Number of 
households  

Estimated incomes of 
households in need 

2006/07 
Owners:     

Outright owner 2.91% 
£13,384      436 2.91% x 3.5 = 10.19% 

= £14,748 

With mortgage 2.90% 
 

£16,127 
 

     782 
2.9% x 3.5 = 10.15% 

= £17,764 

Shared ownership NA £13,750       24 Sample small 

Tenants:     

Local authority 2.74% 
 

 £7,579 
   

     580 
2.74% x 3.5 = 9.59% 

= £8,306 
Housing 

association 2.62% 
 

£10,000 
   

       47 
2.62% x 3.5 = 9.17% 

= £10,917 
Private, 

unfurnished 2.98% 
 

£10,000 
   

     234 
2.98% x 3.5 = 10.43% 

= £11,043 

Private, furnished 2.87% 
 

£12,221 
   

     147 
2.87% x 3.5 = 10.05% 

= £13,449 
Mean of tenure 

incomes  2.84% 
 

 £11,866* 
 

           2,250 
2.84% x 3.5 = 9.94% 

= £13,045 
Mean of all 

household incomes 2.84% 
 

      £12,932 
 

           2,250 
2.84% x 3.5 = 9.94% 

= £14,212 
 

Source: UK Housing Review 2004/2005, Table 36 – Income of household heads 1972-2000 
and General Household Surveys 1972-2004 
 

* This is lower than the mean annual gross income of £12,932 for all households in need 
because it excludes the incomes of some concealed households – by definition 
concealed households do not have an existing tenure. 
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Influence of household composition on income change 
 

3.17 Household incomes vary by household composition.   
 

The 2003 HNS found that 66.8% of households unable to buy or rent 
on the (then) current housing market were households WITHOUT 
children. 

 
29.7% of households unable to buy or rent were households WITH 
children.  Table 3.7 below illustrates the main findings. 

 
3.18 Cross-tabulation of household composition with income 

demonstrated that the mean income of households WITH children was 
£11,801 compared to £13,406 for households WITHOUT children. 
 

More detailed analysis of these households by income shows the 
extent to which households with children have generally lower 
incomes. 

 
Table 3.7   The Household Composition of Households in Housing Need,  

                  Aylesbury Vale District, 2003 

 

Household composition Total % Total 

Single person, no children 1,401   62.3% 

Couple, no children    157     7.0% 

Households WITHOUT children 1,558  69.2% 

Single adult with children    281   12.5% 

Couple with children    411   18.3% 

Households WITH children    692   30.8% 

Total Households in Housing Need 2,250 100.0% 

   Source: Housing Needs Study, 2003 
 
3.19 We cross-tabulated the income of households in backlog need in 2003 

with their household composition to assess the extent to which the 
Aylesbury Vale sample differed from the national pattern of incomes 
and household composition.  The first part of the analysis involved a 
breakdown by income bands used in the 2003 Housing Needs Study, 
as shown overleaf in Table 3.8.  Unfortunately, slightly different 
income bands are used in the Family Resources Survey and the second 
step required an apportionment of the number of households in each 
of the income bands used in the HNS to the FRS bands.   
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Table 3.8   Household Income and household composition                  Households in 

Housing Need, Aylesbury Vale District, 2003 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3.20 Table 3.9 shows the income bands for households in backlog housing 

need using the income bands used in the Family Resources Survey. 
 

Table 3.9   Household Income and household composition                  Households in 
Housing Need, adjusted to income bands used in the Family Resources 

Survey, Aylesbury Vale District, 2003 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Note: the column totals will not always sum as they are rounded to the nearest whole 
number.

Q056 Annual Income 

Total 
WITHOUT 
children 

% Sub-
total 

Total 
WITH 

children 
% Sub-

total District % Total 

Nothing 109 7.0% 42 6.0% 152 6.8% 

Up to £10,000 470 30.4% 236 33.6% 706 31.4% 

£10,001 - £12,500 102 6.6% 102 14.5% 204 9.1% 

£12,501 - £15,000 257 16.6% 149 21.2% 405 18.0% 

£15,001 - £17,500 226 14.6% 50 7.1% 276 12.3% 

£17,501 - £20,000 204 13.2% 0 0.0% 204 9.1% 

£20,001 - £25,000 137 8.9% 50 7.1% 187 8.3% 

£25,001 - £30,000 42 2.7% 74 10.5% 117 5.2% 

Total 1,547 100.0% 703 100.0% 2,250 100.0% 

Nearest equivalent 
income bands in FRS 

Total 
WITHOUT 
children 

% Sub-
total 

Total 
WITH 

children 
% Sub-

total District % Total 

Less than £5,200 109 7.0% 42 6.0% 152 6.8% 

£5,200-£10,400 486 31.4% 252 35.8% 738 32.8% 

£10,400-£15,600 397 25.7% 246 35.0% 643 28.6% 

£15,600-£20,800 398 25.7% 46 6.5% 444 19.7% 

£20,800-£26,000 123 8.0% 57 8.1% 180 8.0% 

£26,000-£31,200 34 2.2% 59 8.4% 93 4.1% 

Total 1,547 100.0% 703 100.0% 2250 100.0% 
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3.21 Table 3.10 compares the proportion of households in housing need 
with and without children, with the proportion of all households in 
Great Britain.  It is important to emphasise that the comparison is 
indicative only, since the Great Britain sample is all households, not 
those in housing need.  However, the information does indicate the 
extent to which incomes might be expected to reflect household 
composition in the population as a whole. 

 
3.22 Of households in need earning less than £5,200 annually, 72% are 

households WITHOUT children and 28% are households WITH 
children.  This compares to 91% and 9% respectively for all 
households in Great Britain.    

 
38% of households in housing need in Aylesbury Vale with incomes of 
£5,200 -£10,400, and 38% with incomes of £10,400-£15,600 were 
households WITH children, compared to 12% and 23% respectively for 
all households in Great Britain. 

 
3.23 These comparisons indicate that while the greatest number of 

households in housing need in Aylesbury Vale are without children 
(see Tables 3.8 and 3.9), a disproportionate number of households in 
housing need WITH children have very low incomes.   
   
 
Table 3.10 The Household Composition of Households in Housing Need,  

   Aylesbury Vale District, 2002/3 contrasted to the composition of all   
households in Great Britain, 2002/3 

 
    Sources:  Department of Work and Pensions, Family Resources Survey 2002-

03;  

Households WITHOUT children Annual Income Bands 

Nearest Equivalent Household 
Income Bands from FRS 2002-03 

Less than 
£5,200 

£5,200-
£10,400 

£10,400-
£15,600 

£15,600-
£20,800 

£20,800-
£26,000 

£26,000-
£31,200 

All Households in Great Britain 
2002/3 (DWP data) 91% 88% 77% 73% 68% 66% 

Households in Housing Need  
Aylesbury Vale 2002-03  

72% 62% 62% 90% 68% 37% 

        

Households WITH children       

Nearest Equivalent Household 
Income Bands from FRS 2002-03 

Less than 
£5,200 

£5,200-
£10,400 

£10,400-
£15,600 

£15,600-
£20,800 

£20,800-
£26,000 

£26,000-
£31,200 

All Households in Great Britain 
2002/3 (DWP data) 9% 12% 23% 27% 32% 34% 

Households in Housing Need  
Aylesbury Vale 2002-03  28% 38% 38% 10% 32% 63% 
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                   Aylesbury Vale Housing Needs Study, 2003, JHA. 

 

3.24   Correcting for changes in household composition over the period requires 
assessment of the direction of past change.  How has the proportion of 
households with and without children changed since 2003?  The Family 
Resources Survey provides time-series data over a 4 year period 2000-01 
to 2004-05 (the latest survey).   

 

Table 3.11 indicates that the proportion of households in need with 
children in all income bands has fallen off, while the proportion of childless 
households has increased. The only exception is in the lowest income 
band. 

 

3.25 Using data from the Family Resources Surveys (Department of Work and 
Pensions), we estimate the annual rates of change in the proportion of 
households with and without children, in each income band over a 3.5 year 
period since 2003.   The total number of households in housing need in 
Aylesbury Vale District in each income band is derived from the 2002-03 
Housing Needs Study, and factored by the % change indicated by the 
national trend. 

 

3.26 Table 3.11. overleaf demonstrates that if due allowance is made for likely 
national changes in household composition in Aylesbury Vale District since 
the 2003 Housing Needs Study, a net reduction of 42 households fewer 
are likely to be in backlog housing need by 2006/07.   

 

The ‘demographic’ effect occurs without any change in the earning 
capacity of households and as a result of a loss of 84 households with 
children, which is not compensated by the gain of 42 households without 
children.   
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Table 3.11  Estimated Change in the Number of Households in Housing Need 2003-
2006/7,  based on national changes in household composition 2000/01 to 

2004/05 
 
 

 
 
 
 
 
 

 

HOUSEHOLDS WITHOUT CHILDREN         

Nearest Equivalent Household Income 
Bands from FRS 2002-03 

Less 
than 

£5,200 

£5,200-
£10,400 

£10,400-
£15,600 

£15,600-
£20,800 

£20,800-
£26,000 

£26,000-
£31,200 Total  

% households WITHOUT children  
2000-01 93 85 75 70 67 62   

% households WITHOUT children  
2004-05 

90 89 79 71 68 65   

Change over 4 years -3.3% 4.7% 5.3% 1.4% 1.5% 4.8%   

 Estimated % change pa over 3.5 years -2.9% 4.1% 4.6% 1.2% 1.3% 4.2%   

Households WITHOUT children in 
Housing Need, Aylesbury Vale 2002/3 

109.5 485.9 396.5 397.8 123.5 33.6 1,546.8 
 

Estimated Households WITHOUT 
children in Housing Need Aylesbury 
Vale 2006/7  

106.3 505.8 414.7 402.6 125.1 35.0 1,589.5 +42.7 

         

HOUSEHOLDS WITH CHILDREN         

Nearest Equivalent Household Income 
Bands from FRS 2002-03 

Less 
than 

£5,200 

£5,200-
£10,400 

£10,400-
£15,600 

£15,600-
£20,800 

£20,800-
£26,000 

£26,000-
£31,200 

  

% households WITH children 2000-01 7 15 25 30 33 38   
% households WITH children 2004-05 10 11 21 29 32 35   
         
Change over 4 years 42.9% -26.7% -16% -3.3% -3.0% -7.9%   

 Estimated % change pa over 3.5 years 37.5% -23.3% -14% -2.9% -2.7% -6.9%   

Households WITH children in Housing 
Need, Aylesbury Vale 2002/3 42.3 252.1 246.4 46.0 56.8 59.2 702.8 

 

Estimated Households WITH children in 
Housing Need, Aylesbury Vale 2006/7  58.2 193.4 211.9 44.7 55.3 55.1 618.6 - 84.2 

         

Estimated Total in Housing Need       2,208 -41.5 
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Summary 

 

3.27 This section has examined a range of income sources, to validate 
assumptions about the rate of change which has occurred in local incomes 
in Aylesbury Vale District since the 2003 Housing Needs Study. 

 

There is no way, short of an updated survey, of knowing precisely how the 
income profile of households in backlog housing need in 2003 has 
changed.  The available published sources do not provide data for the 
specific sub-set of households we wish to examine i.e. those living in 
unsuitable accommodation and unable to afford to buy or rent in the 
market. The assumptions made have to be based on the trends which 
affect all households and may exaggerate the extent of income growth 
among households in housing need.  

 

3.28 We suggest that the mean of the per annum growth rates of these four 
assumptions is a reasonable one to use.  This implies that the average 
income of households in housing need in Aylesbury Vale District is 
likely to have increased by 3.4% per annum since the base year 
i.e. 11.9% over the 3.5 year period 2003 to 2006/07.   

 
 

    Table 3.12  Implication of the different assumptions used in estimating    
income changes 2000/01-2004/05 
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4. GROSS HOUSING NEED 2006  

 
4.1 Section 4 addresses the issue of housing affordability and 

updates the position with regard to the change in the backlog of 
gross housing needs identified in 2003.  

 
 
Assessment methodology 
 
4.2 The methodology used in illustrated in the diagram below.  

 
The analysis focuses upon the backlog of households identified to be in 
housing need in the 2003 Housing Needs Study. These were households 
living in unsuitable housing and unable to afford to buy or rent in the 
2003 housing market. The approach we have taken to the assessment 
of current affordability focuses upon their incomes (see Section 3) and 
the income profile of those new households in housing need likely to 
have emerged between 2003-2006/7.    

 
   
 METHODOLOGY FOR UPDATING AFFORDABILITY  
 
     
 
 

Data sources used Base Year 2003 
Mean Income of 
households in 
backlog need 

Per 
annum 
change  

 

3.5 
years 

Estimated 2006/7 
income of 

households in 
backlog need 

Housing Needs Study 2003  £12,932    

Annual survey of Hours and 
Earnings 2003-06 

Table 3.3 2.1% 7.4% £13,889 

DCLG, Survey of English 
Housing, 2004-05 

Table S114, Gross weekly 
income of households by 
tenure 

Table 3.4 5.5% 19.4% £15,441 

DCLG, Survey of English 
Housing,  2004-05 
Table S114, Gross 
weekly income of 
households by 
tenure 

Table 3.5 3.1% 10.9% £14,342 

UK Housing Review 2004/2005, 
Table 36 – Income of household 
heads 1972-2000 and General 
Household Surveys 1972-2004 

Table 3.6 2.8% 9.9% £14,212 

Mean per annum change  3.4% 11.9% £14,471 

1. Identify the backlog number 
of households in housing need 

in each new income band  

4. Analyse the number of this 
total needing 1,2 and 3 and 4 
bed properties and their 
incomes 
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4.3 The analysis relies upon the baseline information about incomes derived 

from the 2003 Housing Needs Study and the updated housing costs 
examined in Section 2 of this report.  

 
The affordability assessment refers to Aylesbury Vale District as a 
whole, but in the next part of the report we examine affordability at 
sub-area level.   

 
The assessment draws upon the information provided by potential 
movers about the different sizes of property they need and their 
gross annual incomes.  The incomes of potential mover 
households are then compared to the entry thresholds required to 
afford the updated minimum prices or rents of different sizes of 
properties. 
 

Estimating the scale of the new backlog in potential housing 
need in 2006/7 

 
4.4 A total of 2,208 households were in housing need in 2003 – this figure 

represents the (then) backlog, corrected for the minor changes taking 
place in household composition, as shown in Table 3.11 in the previous 
section. 

 
Over the period since the 2003 Housing Needs Study, new emerging 
households in housing need must be added to the original backlog.  
Under the unfavourable scenario, a total of 4,681 households in 

2. Identify the number of  

newly arising households in need 
in each income band  

2003-2006/07

 7. Estimate the number of 
households (the new 
backlog) who fall below 
and above the affordable 
thresholds for market 
housing in 2006/7 

 

 
6. Calculate the value of the 
1,2 and 3 bed properties that 
can be afforded at income 
multiples of 3.5. 

 

5. Compare to the minimum 
costs of buying and renting 
1,2 and 3 bed properties in 
2006/7  - see Section 2. 

 

3. 1+2 = the TOTAL number 
of households in the potential 
new 2006/7 backlog 
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housing need were likely to form between 2002/03 and 2006/7.1 Taking 
account of the relatively rapid increase in house prices since 2003 in 
Aylesbury Vale District, the projections from the  ‘unfavourable’ scenario 
are judged to be more robust than those from the favourable’ scenario2. 
 
The proportion and number of emerging households in each income 
band out of the total of 4,681 over the period 2002/03-2006/7 is 
based upon the income information provided in 2003 by all households 
expecting to form over 1-2 years (the income of emerging households 
moving within 12 months are included in the backlog figures).   
 
The new backlog in potential housing need is thus 2,208 plus 4,681 = 
6,889. 
 
 

                                                
1 see Table 5.5, Cumulative newly arising needs, page 103, 2003 Housing Needs Study – 
note: assumes 50% of the 2006/7 total of 3,809.4 i.e 3.5 years since the base year. 
2 Table 2.3 demonstrates per annum change of between 9-10% between 2003 and 2006/7. 
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4.5 Steps 1-3 in the methodology outlined above are shown in Table 4.1.  
 
Table 4.1 The estimated potential backlog in housing need by 2006/7 
                           

 (i)  corrected for household composition - see Table 3.11 
(ii) total derived from Table 5.5, Col 9, rows 1-4, page 10, Unfavourable Scenario, Housing 
Needs Study, 2003. 

 
 

4.6 The relationship between incomes and housing costs has changed since 
the 2003 Housing Needs Study.  Some of these 6,889 households may 
be in a position to afford housing in 2006/7 and the real backlog may be 
less than this figure.  This part of the report seeks to analyse how many 
of the 6,889 households potentially in housing need remain in need in 
2006/7 i.e. cannot afford the cost of market housing (buying and 
renting) at 2006/7 values. 

 
Property size needs and incomes of those in housing need 
 
4.7 Step 4 of our methodology requires a calculation of the dwelling sizes 

needed by those demonstrated to be in housing need.  Information on 
the dwelling needs of the 2003 backlog is set out in Table 6.4 and 
emerging needs is shown in Table 6.5 of the Housing Needs Study. In 
the absence of any more recent survey information, the proportions of 
households requiring different sized properties in 2003 is used to 
calculate the new total of households in backlog and emerging housing 
need in each dwelling size band. 

 
 

Original bandings 

Original bandings 
updated by 

+11.9% 

2003 backlog of 
Housing Need in 
2006 updated 

income bands (i) 

Potential Emerging 
households in 
need created 

2000/1-2004/05 
(ii) 

Potential New 
Backlog of 

Households in 
Need  2006/7 % Total 

Less than £5,200 Less than 5,819    150    376    526    7.6% 

£5,200-£10,400 £5,820-£11,638    724    968 1,692  24.6% 

£10,400-£15,600 £11,639 -£17,456    631 1,273 1,904  27.6% 

£15,600-£20,800 £17,457-£23,275    435 1,191 1,626  23.6% 

£20,800-£26,000 £23,276-£29,094    177    463    640    9.3% 

£26,000-£31,200 £29,095 - £34,913      90    410    500    7.3% 

Total  2,208 4,681 6,889 100.0% 
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4.8 Cross-tabulation of dwelling size with income data from the 2003 study 
provides information about the number of the households believed to be 
in backlog need in each income band by dwelling size. 

 
Table 4.2  Number of households in different income bands by property size  

 

 
Less than 
£5,819 

£5,820-
£11,638 

£11,639 -
£17,456 

£17,457-
£23,275 

£23,276-
£29,094 

£29,095 - 
£34,913 Total 

% Total 

1 bed   58 253 142   78   11 11    552 25.0% 

2 bed   82 292 461 146 121   4 1,106 50.1% 

3 bed   26   79 104   62   48   6    325 14.7% 

4 bed+     0     0 112   18   65 29    225 10.2% 

 Total 165 623 819 305 244 50 2,208 100.0% 
      

            Source: Table 6.4 and cross-tabulation of income and property size data, Housing 
Needs Study, 2003 updated income bands.  

     
  

Table 4.3   Number of forecast newly arising households 2003-2006/7 in 
different income bands bythe property sizes needed  

 

 
Less than 
£5,819 

£5,820-
£11,638 

£11,639 -
£17,456 

£17,457-
£23,275 

£23,276-
£29,094 

£29,095 - 
£34,913 Total 

% Total 

1 bed  176   770    430 238   33 32 1,679 35.9% 

2 bed  200   717 1,133 360 297 10 2,717 58.0% 

3 bed   23     69      91  54   42   6   285 6.1% 

4 bed+    0       0       0    0     0   0       0 0.0% 

 Total 399 1,556 1,654 652 372 48 4,681 100.0% 
            

   Source: Tables 6.4 and 6.5 and cross-tabulation of income and property size data, 
Housing Needs Study, 2003 updated income bands.  

 
 

Table 4.4  Total number of new potential backlog households 2003-2006/7 in 
different income bands by the property sizes needed  

 

 

 
Less than 

5,819 
£5,820-
£11,638 

£11,639 -
£17,456 

£17,457-
£23,275 

£23,276-
£29,094 

£29,095 - 
£34,913 Total 

% Total 

1 bed 234 1,023    572 316   44 43 2,231 32.4% 

2 bed 282 1,009 1,594 506 418 14 3,823 55.5% 

3 bed   49    148    195 116   90 12    610   8.9% 

4 bed+     0       0    112   18   65 29    225   3.3% 

 Total 564 2,179 2,473 957 616 98 6,889 100.0% 
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The minimum price of different property sizes  

 
4.9 Step 5 of the methodology requires the households in different income 

bands to be compared to the minimum prices of different sizes of 
property on the market in 2006/7.  Secondary data on the costs of 
housing in Aylesbury Vale District is available for August 2006 from 
Hometrack, and may be compared with the February 2007 data 
obtained from primary data collected from local estate agents.  

 
Table 4.5 indicates that, apart from the exception of RSL rented 1 bed 
properties, the weekly costs of housing have risen significantly over the 
6 month period August 2006 – February 2007.  The cost of private 
renting 2 and 3 bed properties has increased notably. The cost of 
renting a 2 and 3 bed property with an RSL has risen.   

 
 
Table 4.5 The Cost of property by size and tenure, Aylesbury Vale District 
 

 
 (i) The weekly mortgage cost is based on the cost (capital and interest) of servicing a mortgage 
for 90% of the average value of a property in the area based on a 25 year mortgage term and 
the average prevailing mortgage rate. The weekly cost of private renting is the median rent for 
advertised properties in the local area. The cost of renting from a Housing Association is based 
on the Regulatory Statistical Return data from the Housing Corporation. 
 
(ii) The weekly mortgage cost is based on the cost (capital and interest) of servicing a mortgage 
for 90% of the average value of a property in the area based on a 20 year mortgage term and 
the lowest prevailing mortgage rates available for FTBs. The weekly cost of private renting is 
based on the minimum District rents for advertised properties in the local area obtained from 
local estate agents – see Table 2.6. The cost of renting from a Housing Association is based on 
information provided by Aylesbury Vale District Council – see Table 2.9. 

 

Property size Tenure  
Hometrack  

August 2006 (i) 

JHA  

February 2007 (ii) 

Weekly cost of a 90% mortgage £140.90 £159.93 

Weekly cost of private renting £121.00 £125.54 1 bed property 

Weekly cost of renting from a RSL   £64.70 £63.57 

Weekly cost of a 90% mortgage £167.00 £187.74 

Weekly cost of private renting £150.00 £157.38 2 bed property 

Weekly cost of renting from a RSL   £61.70 £75.00 

Weekly cost of a 90% mortgage £260.60 £268.00 

Weekly cost of private renting £173.00 £191.31 3 bed property 

Weekly cost of renting from a RSL   £65.90 £85.04 
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The affordability of different properties  
 

4.10 For those looking to buy, it was assumed in the 2003 Housing Needs 
Study that potential buyers ought to be able to afford a 5% deposit and 
2.5 times their gross annual income to support a mortgage (based upon 
joint or more incomes) and 3.5 times for single earners.  While more 
lenders provided 100% mortgages if customers wanted this, this was 
not universal and we consider that a mortgage ‘hurdle’ of 5% or 10% is 
still appropriate to apply.  

  
4.11 The affordability criteria for those looking to rent is unchanged, namely 

a household is able to afford to social rent if not dependent upon 
Housing Benefit and paying less than 25% of their net income in rent 
(30% in the case of private renting).  This definition reflects the 
National Housing Federation's guidance on affordable housing for rent, 
which is also being used by the Housing Corporation and takes account 
of the residual income of potential private renters in comparison with 
social renters i.e. the latter contain a higher proportion of lower 
incomes.   

 
4.12 Our aim is to test how many of the backlog of households in potential 

housing need are unable to afford market housing i.e. buying or renting 
in the current housing market.  Households who cannot afford to buy 
may be able to afford the cost of private renting which is generally less 
than buying with a mortgage, as shown in Table 4.5 above.  It is thus 
the cost of market rents that provide the critical benchmark of the 
affordability of market housing.   

 
An illustration: an entry income of £34,643 is required to afford the 
minimum price for a 1 bed property of £127,634 in Aylesbury Vale 
District, assuming a 5% deposit and 3.5 times lending ratio.  A net 
income of £21,760 is required to afford the minimum rent for a 1 bed 
property of £125.42 a week (£544 month) which is equivalent to an 
annual gross income of approximately £29,600. 

 
4.13 To establish the affordability of properties for the backlog households, 

we compared the number of households in different income bands to the 
market rents for 1, 2 and 3 bed properties. 

 
The results of this analysis are shown on the three charts which follow.
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Chart 4.1 Affordability of 1 bed market rents
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Chart 4.2 Affordability of 2 bed market rents
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Chart 4.3 Affordability of 3 bed market rents
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Chart 4.4 Overall Affordability of Market Renting Q1 2007 
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Affordability of market housing 
 
4.14 Chart 4.1 shows that the mean weekly private rent of a 1 bed property 

in Aylesbury Vale District in 2007 was £125.54.  43 of the households in 
the potential backlog were able to afford this level of rent. 

 
Chart 4.2 shows that the mean weekly private rent of a 2 bed property 
in Aylesbury Vale District in 2007 was £157.38.  None of the households 
in the potential backlog were able to afford this level of rent. 

 
Chart 4.3 shows that the mean weekly private rent of a 3 bed property 
in Aylesbury Vale District in 2007 was £191.31.  None of the households 
in the potential backlog were able to afford this level of rent. 

 
Chart 4.4 shows that the overall mean weekly cost of privately renting a 
1,2 or 3 bed property in Aylesbury Vale District in 2007 was £158.08.  
None of the households in the potential backlog were able to afford this 
level of rent. 
 

4.15 The analysis demonstrates that, with the exception of 43 households on 
higher incomes who can afford 1 bed properties, the great majority of 
the households potentially in backlog need are indeed in housing need 
because they cannot afford to buy or rent in the current market.   

 
Table 4.6 confirms that there is a current backlog of 6,846 households 
in housing need, 99.4% of all households unsuitably housed who cannot 
afford market housing.   
 

       Table 4.6 Affordability of Market housing in 2006/7  
 

Number of potential new 
backlog households  

see Table 4.1 

Number of 
households ABLE to 

Afford to market 
rents  

Number of 
households 

UNABLE to Afford 
market rents  

% All 

Potential Movers 

Unable to afford 

market rents  

District 6,889 43 6,846 99.4% 

% new backlog     0.6%   
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Affordability of Social Rent  
 
4.16 We analysed how many of those unable to afford to buy or rent in the 

current market might be able to afford current social rents, using the 
affordability criteria for social renting outlined in para 4.11. 

 
The mean RSL rent for a 1,2 or 3 bed flat or house in the District in 
December 2006 was £74.54 a week1.  For those not on Housing Benefit, 
a net entry income of £15,504 is required to be able to afford this 
typical rent, equivalent to a gross annual income of approximately 
£20,275.  

 
4.17 As seen in Table 4.7 below, an estimated 1,671 households 

(957+616+98=1,671) are able to afford the mean District social rents 
i.e. 24.4% of all households unable to afford to buy or rent market 
housing.  

 
An estimated 5,175 households (6,846-1,671=5,175) or 75.6% of all 
households unable to afford to buy or rent market housing are unable to 
afford the mean social rent of £74.54 a week, as seen in Table 4.7. 

 
       Table 4.7 Affordability of Social Renting  
 

Number of new backlog in 
housing need see Table 4.4 

Number of 
households ABLE to 

Afford to social 
rent*  

Number of 
households 

UNABLE to Afford 
to social rents 

% All 

Potential Movers 

Unable to afford 

social rents 

Borough 6,846 1,671 5,175* 75.6% 

% New backlog  24.4%   
  
            * based on the evidence of the 2003 Housing Needs Study,  

42% of those unable to afford social rents are likely to be on Housing Benefit.  
 

                                                
1  see Table 2.9 which shows RSL rents for December 2006. 
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Chart 4.5 Affordability of Social Rents
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5. NET HOUSING NEED 2006 

 
5.1 This section addresses the issue of housing supply, with respect 

to the changes in the estimated gross needs identified in Section 
4.  

 
5.2 The supply side has been analysed to provide an assessment of all 

sources of affordable housing provision.  
 

The number of relets net of transfers averaged 339 over the period 
2002/03 – 2005/06 (see Aylesbury Vale District Council’s HSSA 2003, 
2004, 2005 and 2006).  As recommended, existing tenants 
transferring are deducted from the gross figure and the supply 
projection is net of transfers and new property lettings by RSLs.  

 
DETR Table 6.2 page 87 

 
Gross lettings averaged 655 over the period 2002/03 to 2005/06, and 
the number of relets each year excluding transfers fell over the period 
showing a reduction as a result of RTB. It is assumed that these net 
lettings will remain at 339 per annum over the forecast period (see 
Section 6).  
 
The detailed calculations are set out in Table 5.1 over the page.
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Table 5.1 Change in Gross and Net Relets 2002/03 – 2005/06 

 

Source: HSSA returns 2003-2006  

LOCAL AUTHORITY 2000/1 2001/2 2002/3 2003/4 

 
 
 

2004/5 

 
 
 

2005/6 
Average 3 yrs 
2003/4-2005/6  

a Dwellings via mobility  29   40  28 7 3 0   3  

b Mutual exchange  79 102 106 98 97 87  94  

c Transfers within LA stock 196 196 177 

 

128 

 

184 160 157  

d Secure lettings 392 364 295 277 24 30 110  

e Introductory lettings    0    0    0 0 270 293 188  

f Other tenancies  19  39  39 17 33 13   21  

          

g Total LA lets 715 741 645 527 611 583  574 GROSS 

  
New lettings only - g 
less a,b,c. 411 403 334 

 

294 

 

327 336  319 NET 

          

RSL         

  

Total RSL lettings (incl LA 
Nominations) Not 
transfers 113 111  75 

 

 

75 

 

 

102 65 81 GROSS 

           

  
Less New Properties with 
100% initial lettings 73 70  45 

 

45 

 

70 45 53 160  

 less LA Transfers   0   0  11 10 17 18 15  

          

  
Net New lettings from 
stock TO  40  41 19 

 

20 

 

15 2  13 NET 

          

  
Net Lettings pa LA/ 
RSL 451 444 353 

 

314 

 

342 338 332 
TOTAL 

NET 

 

Plus ongoing turnover of 
new stock @ 4.22% pa 
to allow for relets in 
future   

160* 

4.22% 6.7 

  

    7  

 Average per annum       339  
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5.3 Right to buy – The trend in properties sold is shown in Table 5.2.  It 
is expected that the annual loss of rented housing through RTB will 
continue at about half the rate in the previous 3 years, i.e. 125 per 
year. However, it should not be assumed that 125 lettings per year 
were lost (or will be in the future) as not all the properties sold have 
been available for re-letting.  We estimate that 5 relets per annum 
should be subtracted for the 125 RTB sales per annum. 
 
As from July 2006, AVDC’s stock was transferred to Vale of Aylesbury 
Housing Trust.  While there will no longer be any local authority stock to 
be affected by RTB, RSL tenants can purchase their homes under the 
Right to Acquire legislation. In the absence of any past information, we 
assume a continuation of trends over the last 3 years, although the new 
pattern of acquisitions will need monitoring. 

 
 

Table 5.2 Turnover of New Lettings of Local Authority property     
2002/03 – 2005/06 to demonstrate the impact on new lets of RTB sales 

 

      

Turnover Statistics 1999/00 2000/01 2001/02 2002/03 Average  

Stock Owned by 
LA 8,425 8,198 8,000 7,830 N/A  

RTB sales  227 187 228 214 

Average sales 
of RTB pa 

expected to 
continue 

New lettings only - 
g less a,b,c.  411 403 334  NET 

Turnover  5.01% 5.04% 4.27% 4.77%  

Decrease of letting PA due to RTB sales 10.2 (214x4.77%) 

Turnover Statistics 2002/03 2003/04 2004/05 2005/06 Average  

Stock Owned by 
LA 7,830 7,638 7,614 7,445 N/A  

RTB sales 228 195 117 64 125 

Average sales 
of RTB pa 

expected to 
continue 

New lettings only - 
g less a,b,c. 334 294 327 336  NET 

Turnover 4.27% 3.85% 4.29% 4.51% 4.23% (125x4.23%) 

Decrease of letting PA due to RTB sales 5.3  
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      Source: Aylesbury Vale District Council HSSA returns and DCLG RTB data 

 

Committed Units of New Affordable supply  
 

5.4 The Council have supplied information about affordable housing 
completions since 2003, and the planned programme over the 
next few years. Table 5.3 below shows that 255 new affordable 
homes (i.e. not coming through the Local Plan process) were 
completed. 

 
Table 5.3 Affordable housing completions since 2002/3     

 

Year Total 

31st March 2004   62 

31st March 2005   98 

31st March 2006   95 

TOTAL 255 

              Source: Aylesbury Vale District Council, Housing. 

 

5.5 The Council have supplied information about the number of affordable 
homes granted planning permission over the same period.  This 
demonstrates a total of 649 affordable units were granted planning 
permission over the period 2002/3 to 2006/7. 

 
Table 5.4 Permissions granted for affordable housing in the period  
                April 2003 to December 2006 

 
Location Parish Permission 

date 
Number of 
affordable units 

Comments 

Weedon Hill Major 
Development Area 

Weedon 24/11/2004           255  

Stoke Mandeville 
Hospital 

Aylesbury 31/03/2006     63 (keyworker) Part of AVDLP allocated site. 36 of 
the units are in fact “pods” 
accommodating a total of 144 
bedrooms. 

TA Centre, Oxford 
Road 

Aylesbury 22/03/2004 22 Permission lapses in March 2007 

Bearbrook House, 
Oxford Road 

Aylesbury 20/07/2006 28 Part of AVDLP allocated site. Single 
persons residential and ancillary 
support accommodation 

Walton Street Aylesbury 10/03/2006 24  
Schwarzkopf, Penn 
Road 

Aylesbury 30/03/2005 59  

Garage Court, 
Prebendal Avenue 

Aylesbury 02/06/2004   4  

Southcourt County 
First School, 
Ceeley Road 

Aylesbury 01/11/2005 17  

New Lodge, Griffin 
Lane 

Aylesbury 21/10/2005 90 Redevelopment of site previously 
occupied by Council’s New Lodge 
hostel. Housing Division records the 
number of households that could 
potentially be accommodated (in 
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Location Parish Permission 
date 

Number of 
affordable units 

Comments 

accordance with Housing Corporation 
grant), which equates to 105. 

300 Meadowcroft Aylesbury 25/01/2006 3  
Nestle, Park 
Street/High Street 

Aylesbury 11/04/2006 41  

Queens Park 
Centre, Queens 
Park 

Aylesbury 26/06/2003  9  

Old Brewery Close Aylesbury 26/01/2004 24  
Oaklands Hostel, 3 
Bierton Road 

Aylesbury 05/08/2003 27 For residents with learning 
difficulties, and for key workers (8 
units) 

1-3 Parsons Fee Aylesbury 21/07/2004  -1 Conversion of 3 dwellings to 2 
Land off Overn 
Crescent 

Buckingh
am 

24/11/2006   4  

Adjacent to 
Barkham Close 

Cheddingt
on 

10/11/2006  12 Rural exception scheme 

DT Industries, 
Buckingham Road 

Gawcott 04/10/2006  11  

Land off Manor 
Drive 

Stewkley 13/07/2005  18 Rural exception scheme 

Beacon House, St 
John’s Drive 

Stone 02/11/2004  11  

Land off Gorrell 
Close 

Tingewick 14/03/2006    8 Rural exception scheme 

Princess Mary’s 
Hospital, off Tring 
Road 

Wendover 20/11/2005 120  

Hampden Hall, 
Wendover Road 

Weston 
Turville 

02/10/2003   18  

Chiltern Road Wingrave 06/02/2006   12 Rural exception scheme 
 
TOTAL 

   
649 

 

Source: Aylesbury Vale District Council, Planning. 

 

5.6 However, only a small number of these 649 units have resulted 
in completed affordable housing units between 2003 and 2006.  
Based on the Council’s own returns to DCLG, 255 affordable 
homes were completed, at an average of 85 per annum over the 
last 3 years, and 120 of these or an average of 40 per annum 
(47%) were provided on sites coming forward through the 
planning system. 

 
 
Table 5.5  Provision of affordable housing and planned programme 

Source: Aylesbury Vale District Council HSSA returns to DCLG, Section N. 

 

 

5.7 Based on the information provided by the HSSA returns, we 
therefore subtract 255 affordable homes from gross housing 
need.     
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5.8 Empty Homes brought back into use as affordable housing – we 
are unaware of any properties brought back into use for affordable 
housing between 2002/3 and 2005/6.   

 

Total affordable supply to offset the gross housing need   
 
5.9 Table 5.6 provides information about all the sources of available 

supply which have been used to offset against the estimated 
gross current housing need in Section 4.    

 
The government’s latest guidance advises that policy judgements are 
required to judge the appropriate rate at which net need should be 
met.  ‘The quota should be based upon meeting need over a period of 
five years, although longer timescales can be used. In particular, there 
may be merit in linking quotas to the remaining time period of 
adopted housing policies in plans.’1 
 
The Aylesbury Vale LDF covers the 20 year plan 2006-2026.  It 
is assumed that an annual quota of 10% will be required for the 
reduction of current need over the first 10 years of the plan. 

 
Table 5.6 Assumptions on Projected Housing Supply 

 

                                                
1 DCLG, Strategic Housing Market Assessments, Practice Guidance, March 2007, Step 5.1 p. 52 

   Housing Supply  2002/3 –2006/7 

Annual LA/RSL Net Lettings, say 339 x 3.5 pa 1,187 

Completed supply of new affordable units    255 

Annual supply from Empty Homes conversion         0 

Total stock available to meet current need  1,442 

Less loss of affordable turnover stock through RTB say 5 pa      18 

Total stock available to meet current need 1,424 

Net Current unmet housing need 5,422 
(6,846 – 1,424) 

Times quota for the reduction of current need over first 10 
years of the 20 year plan 10% pa 

Annual requirement of units to reduce current need 542 pa 
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The net current need of 5,422 represents approximately 8% of the 
District’s total number of households in 2006. 

 
Net sub-area housing needs in 2006 
 
5.10 The 2003 Housing Needs Study used 7 sub-areas for output analysis. 

We estimate the geographical distribution of the net backlog in each 
sub-area, based on the assumption that the balance between sub-areas 
has not changed since 2003.   

 
 
Table 5.7 Sub-area disaggregation of current net housing need, 2006 

 

SUB AREAS FOR 
HOUSING NEEDS 
SURVEY 

 
Backlog 2003 (i) 

 
% Total 

 
Estimated current 2006 net backlog 

Aylesbury Town 1,105  49.1%   2,663 

Buckingham Town     76   3.4%      183 

Wendover Town   100   4.4%      241 

Winslow       7   0.3%       17 

Haddenham   147   6.5%     354 

Rural North   369 16.4%     889 

Rural South   446 19.8%   1,075 

DISTRICT TOTAL 2,250 100.0%  5,422 

 
(i) 2003 Housing Needs Study, Table 4.7 (2,326) Table 6.4 (less 149 +73 = 2,250)   
 
 

 
Additional RSL dwellings RSL dwellings coming forward through the 

planning system related to PPG3 and Circular 
6/98 

Tenure Rented Shared 
Ownership 

Discounted 
sale 

Total Rented Shared 
Ownership 

Discounted 
Sale 

Total 

2002/03 26 17 0 43 0   7 0   7 

2003/04 39 24 0 63 34 21 0 55 

2004/05 51 44 0 95 15   8 0 23 

2005/06 27 70 0 97 18 24 0 42 

Av. last 3 
years 

39 46 0 85 22 18 0 40 
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5.11 The incomes of households in backlog need in 2003 in each sub-area 
are known, and this information allows us to predict how incomes might 
have changed by 2006 in each sub-area.  Since the current geographical 
pattern of prices is known, it is possible to indicate the Price/Income 
ratio for different sub-areas. 
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Table 5.8 

Sub-area Price to Income ratios 2003 and 2006 

 

SUB AREAS FOR 
HOUSING 
NEEDS SURVEY 

 
Mean house 
price 2003  
Table 3.2a 

 
Mean 

incomes (i) 

 
P/I ratio 

2003 

 
Mean house 

price 
2006(ii)   

 
Estimated 

mean 
incomes 
2006 (iii) 

 
P/I ratio 

2006 

Aylesbury Town £146,364 £10,625 

 
13.8 £176,705 £11,889 

 
14.9 

Buckingham  £132,045 £12,500 

 
10.6 £182,750 £13,988 

 
13.1 

Wendover Town £211,818 £16,250 

 
13.0 £265,000 £18,184 

 
14.6 

Winslow £150,511 
Sample too 

small 
 

na £204,750 

 
na 

 
na 

Haddenham £191,659 
Sample too 

small 

 
na £264,722 

 
na 

 
na 

Rural North £179,246 £13,125 

 
13.7 £187,917 £14,687 

 
12.8 

Rural South £153,614 £12,500 

 
12.3 £237,500 £13,988 

 
17.0 

DISTRICT TOTAL £166,465 £12,932 

 
 

12.9 £217,049 

 
 

£14,471 

 
 

15.0 
 
(i)  2003, Housing Needs Study: incomes of households in backlog need. 
(ii) Table 2.2 
(iii) Table 3.12 adjusted to sub-areas in proportion to 2003 sub-area incomes  
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6. NEWLY ARISING HOUSING NEED  

 
6.1 This section updates the 2003 levels of newly arising need with 

respect to the changes in the estimated net needs identified in 
Section 5.  The 2003 Housing Needs Study identified the number 
of emerging households who could not then afford market 
housing, and this section considers how this number may 
change over the remaining 5 years of the Local Plan and the 
next 10 years of the LDF.   

 
 While the new LDF framework covers a 20 year period 2006-2026, it is 

important to emphasise the uncertainties that surround forecasts 
beyond 5 years and to understand the factors which are likely to 
impact upon housing needs in Aylesbury Vale District in the future.   

 
   METHODOLOGY FOR ASSESSING NEWLY ARISING NEED  
  
   Numbers show Stage in DETR, Table 2.1   
   Ref. to DETR Good Practice Guidance paragraphs underlined   
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CALCULATION OF NET SHORTFALL IN 

AFFORDABLE HOUSING 
 

 

8. Household projections 
indicate the number of new 
households likely to form 
each year over the Plan 
Period based upon 
population increase and net 
migration and checked 
against HN Study potential 
households/period 

Para 7.3, page 96  

Para 8.1, Page 101 

 

Factor in Housing Market 
effects on this proportion 

based upon scenario 

9. Calculate Proportion of 
newly forming households 
unable to buy or rent in the 
market using the evidence 
of HN Study of recent new 

households vs. house 
prices/market rents and 

sharing households who are 
able to afford moving 

 

11. Para 4.4 page 63 

Plus in-migrant 
households unable to 
afford market housing 

using HN Study of 
recent migrants profile 

13. Projections of future 
supply available to meet 
needs based upon assumed 
supply of social relets pa  

15. Total affordable 
supply available to 

meet projected 
future needs 

14. Plus committed units 
of new affordable supply 

pa from development 
programmes of LA & 

RSLs 

10. Para 4.4 page 63 

Existing households 
falling into need i.e. 
priority homeless  

12. Total newly 
arising need under 
different scenarios 

Table 6.2 page 87 

Deduct lettings to existing 
tenants transferring = net 

relets 

16. Range of overall 
shortfall/surplus in 
affordable housing 

provision 
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Forecasting changes in the housing market 
 
6.2 The difficulties in forecasting changes in house prices and rents lie in 

predicting what may happen to housing costs, incomes and interest rates 
in the future and, indeed, how household structure will change in response 
to demographic patterns, including the impact of migration.    

 
6.3 Analysis of house prices and incomes is best described by 

reference to the price/income ratio (relationship between 
average house prices and average incomes). The increment in 
the price/income ratio is a sensitive indicator of the affordability 
stretch that can take place at a time of housing market growth.  

 
6.4 The P/E ratio for existing home owners and First Time Buyers 

shifted distinctly upwards between 1995 and 2006. First Time 
Buyers in the South East experienced a significant worsening of 
the P/E ratio between 1996 and 2005. 
 
In 2006, the average P/E ratio in the UK was 4.08 (this ratio is the 
average FTB price: average FTB disposable income)1 and the average 
P/E ratio in the South East is estimated at 4.87 (2005-only data was 
available at the time of this report).  The updated information about 
P/E ratios is shown in Appendix 1 (updated from Appendix 3, 2003 
Housing Needs Study).  
 
Over the period 1999 to 2005, the number of FTBs in the UK fell from 
593,000 to 315,000, a reduction of 47%.2 

 
6.5 It is clear that house price inflation over the period since the 

2003 Housing Needs Study has slowed down.  As shown in Table 
2.1, the annual growth of house prices was 9.1% on average 
over a 3.5 year period since 2003, in comparison to an average 
annual change in house prices between 1999 and 2003 of 
around 13%.   

 
 
 
 
 

                                                
1  Halifax, First Time Buyer Annual Review 2007 
2  Council of Mortgage Lenders 
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6.6 Insofar as regional trends are reflected in Aylesbury Vale, it is 
expected that house prices will stabilise in the next 5 years. However, 
it must be emphasised that forecasts tend to average out change over 
very different geographical areas – the rural areas of Aylesbury Vale 
which still have historically higher prices and are likely to see higher 
than average rates of house price inflation.   

 
6.7 Following the approach in the 2003 Housing Needs Study, JHA test the 

impact of two scenarios on the propensity of households to be able to 
afford access to the housing market in the future. 
 

q The Unfavourable Scenario (1) assumes a rising Price/Earnings 
ratio, associated with the growth in house prices continuing from the 
position reached in 2006, while incomes grow more slowly in relation 
to real housing costs.   

 
q The Favourable Scenario (2) assumes a steady Price/Earnings ratio, 

associated with rising incomes and falling real house prices and thus a 
decreasing affordability gap.   

 
Backlog needs and new needs 
 
6.8 A distinction is made between a ‘stock or backlog’ of existing housing 

need to which is added an annual ‘flow’ of newly arising housing need. 
Put in simple terms, in the absence of an appropriate level of 
affordable housing provision, newly arising needs that go unmet in the 
future will increase the backlog or 'stock' needs identified above.   

 
 The 'stock or backlog’ of households in housing need includes existing 

households in unsuitable accommodation and a backlog of concealed 
households needing to move now.   The extent of the gross backlog 
was defined in Section 4 and the net backlog in Section 5. 
 

6.9 Newly arising housing needs will result from emerging and homeless 
households that will be formed in the future, a proportion of whom will 
not have the sufficient resources to buy or rent market housing of a 
size and type that is appropriate to their future needs.   
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Household Projections – stage 8 
 
6.10 The 2003 Housing Needs Study used a mix of official population and 

household projections, past trends and survey evidence to make a 
judgement about appropriate household projections.   These provided 
a central estimate of 957 over the period 2003-2008 falling to an 
estimate of 792.8 over the period 2008-2011.1   

 
Official projections 
 
6.11 Household projections are now based on the projections contained in 

the South East Regional Spatial Strategy submitted to the Secretary 
of State on 31 March 2006. These are set out in Table 6.1 below. 

 

            Table 6.1 South East RSS Household Projections for Aylesbury Vale District 2006-

2026 

 
 
 
 
 
 
 
 

The RSS projections indicate a higher rate of growth for the first 5 
years than expected by the 2003 Housing Needs Study.  However, it is 
emphasised that these projections are in draft form and may be 
subject to change.   

 
6.12 DCLG have published new household projections for England and the 

sub-regions up to 2026.  The household projections are based on 
updated projections of household formation, taking account of the 
2001 Census and the Office for National Statistics’ sub national 
population projections, and the Government Actuary’s Department’s 

                                                
1  The basis of the 2003 HNS figures were set out in Appendix 4 of the final report, pages 164-
166. 

 2006-2011 2011-2016 2016-2021 2021-2026 2006-2026 

Aylesbury 
Urban Area 

3,800 4,400 4,400 4,200 16,800 

Rest of AVDC 1,100 1,100 1,100 1,100 4,400 

Total 4,900 5,500 5,500 5,300 21,200 

Per annum 980 1,100 1,100 1,060 1,060 
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national population projections (2003 based). The household 
projections are trend based and indicate what would happen if past 
demographic changes continue. Although the sub-regional forecasts 
are less robust than the national figures, they do provide an indication 
of the trend-based position in Aylesbury Vale over the next 20 years, 
as seen in Table 6.2 overleaf. 

 
 
            Table 6.2 Sub Regional Household Projections, England (2003 based) 2006-2026  

 2006-2011 2011-2016 2016-2021 2021-2026 2006-2026 

England 1,081,000 1,139,000 1,076,000 932,000 4,228,000 

South East   181,000    196,000   191,000 171,000   739,000 

Buckinghamshire      6,000       6,000      6,000    5,000    23,000 

Aylesbury Vale      4,000       3,000      4,000    3,000    14,000 

Aylesbury Vale pa        800          600        800       600        700 

 
6.13 The official government projections indicate an annual rate of growth 

of 800 households annually in Aylesbury Vale District, very close to the 
central estimate of 793 pa in the 2008-2011 period used in the 2003 
HNS. 

 
 Past trends 
 

6.14 The 2003 HNS indicated that household numbers had grown by 760 
per annum between 1991 and 2003, from 54,822 households in 1991 
to 63,942 in 2003 (based on the 2003 CT returns).   

 
Using the Council’s own HSSA returns to DCLG, the number of 
households has increased from 63,942 to 66,700 between 2003 and 
2006, an increase of 2,758 households or 919 annually.  Taking a 
longer 5 year time frame indicates an annual growth rate of 727 
households.  A central estimate between the 3 and 5 year trend 
suggests a figure of 823 households based upon past trends. 

 
            Table 6.3 Household trends, Aylesbury Vale District  

 
(i) 2001 Census 64,526 less 1,461 vacant = 63,065 
(ii) 2003 HNS CT returns  

2001 2003 2006 2003-
2006 

Pa/3 
years 

2001-
2006 

Pa/5 
years 

2006-
2011 

63,065 (i) 63,942 (ii) 66,700(iii) 2,758 919 3,635 727 823 
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(iii) HSSA returns to DCLG 67,889 less 1,189 vacant = 66,700 

 
 
 
 
Survey evidence 
 
6.15 The 2003 Housing Needs Study expected households to form at 

a rate of 923 per annum. 1  Without a new survey there is no 
way of knowing to what extent that is still a robust figure.  
However, we see no reason for not taking it into account in 
making a judgement on the appropriate projection for the 
update. 

    
Making a judgement 
 
6.16 The government’s guidance advises that the most recent official 

population and household projections should be used.2   
 
In previous government guidance, household surveys were used to 
assess the numbers of future households.  However, the 
government now considers that survey data is less robust than 
secondary data since surveys generally rely on asking households 
about their future intentions which can be highly unreliable. The 
preferred approach uses official government population and 
household projections.  
 

6.17 However, DETR Good Practice on Local Housing Need 
Assessments advises that where both survey and 
demographically based estimates are available, the evidence of 
the survey should be examined alongside household 
projections and that ‘where survey and demographically based 
estimates are available, a central estimate should be made by 
averaging these or using judgement.’  

DETR para 4.4 page 62 
 
In our opinion, exercising judgement is still important, and we 
consider that while the projection of new household formation in the 
update should take account of official projections, it should also take 
account of past trends (including using secondary data published by 

                                                
1 Source: HNS 2003, Table 5.2 Study Evidence of Newly Arising Household Formation. 
2 DCLG, Strategic Housing Market Assessments: Practice guidance, March 2007, page 32. 
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local authorities in their own HSSA returns to government) and the 
survey evidence of household formation over 1-2 years. 

 
6.18 Averaging all of these projections provides a central estimate of 881 

new households formed annually in Aylesbury Vale District over the 
period 2006-2011.   This forecast is close to the central estimate of 
793 households formed annually over the period 2008-2011 which was 
identified in the 2003 Housing Needs Study.   

 
             Table 6.4 Comparison of Projection Estimates 

 
 

 
Proportion of household growth in housing need - Stage 9  
 

6.19 The 2003 Housing Needs Study found that 75.0% of new households in 
backlog need were unable to buy or rent in the current market. An 
affordability ratio, or propensity to afford housing, was applied to the 
number of new households that were expected to form annually.  The 
2003 HNS expected under an unfavourable scenario that by 2006, 91.4% 
of new households would be unable to afford market housing and by 
2011, no new households would be able to afford market housing.1 

 

6.20 In Table 4.6 of this update, it was found that 99.4% of all backlog 
households were unable to buy or rent in the current market of 2006/7.  
The figure of 99.4% is used as the affordability propensity, which is 
applied to the number of new households being formed at a rate of 881 
annually.

                                                
1 2003 Housing Needs Study, Final Report, Appendix 3, page 163. 

Type of Estimate Increase in number of 
households 2006-2011 

Per Annum 
2006-2011 

Official Forecasts   

South East RSS (draft) 4,900 980 pa 

DCLG (2003 based) 4,000 800 pa 

Survey Evidence 2003 HNS  4,610 923 pa 

Past Trends 2001-2006 and 2003-2006 4,115 823 pa 

Average 4,406 881 pa 
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Existing households falling into need - Stage 10 

  
6.21 The 2003 HNS looked at recent trends in homeless acceptances to 

establish the number of existing households falling into housing need.   
 

The number of accepted homeless households during 2002/3 was 140 
but this had fallen to 43 by 2005/6. Homelessness will fluctuate from 
year to year in the future.  Aylesbury Vale District Council has seen 
considerable annual fluctuations in the number of homeless 
acceptances with a tendency for an annual decrease of about 12 per 
annum.   

 

Table 6.5 Trends in homeless acceptances 

 
 
6.22 Based on the evidence of past trends, we would expect to see fewer 

existing households falling into need in the future.  Trends over the 
last 16 years show a reduction of 12 per annum.   

 
 
In-migrant households unable to afford market housing – stage 11 

 
DETR, Para 4.4 page 63 

 
6.23 Migration is important when quantifying newly arising need.  The 

estimate of newly arising need includes all those households who have 
moved into the District in the last three years, minus those moving 
into owner occupation or private renting without housing benefit, 
divided by three to reach an annual figure. 

 
  

Date No. Of homelessness 
acceptances 

Per annum change 

2002/03 140   2 

2003/04 111 -29 

2004/05 94 -17 

2005/06 44 -50 

Average over last 16 years  -12 

Average over last 8 years  -21.5 

Average over last 3 years  -32 
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6.24 It was estimated in the 2003 HNS that 5,136 households moved into 

owner occupied or private rented properties in Aylesbury Vale District 
in the 3 years preceding the survey, none of whom were on Housing 
Benefit and could have been expected to afford market housing at the 
time of the move.  303 of the households who had moved from outside 
the District moved into Council rented and shared ownership housing 
suggesting a figure of 303/3 = 101 per annum. The figure of 101 per 
annum was used as a basis for forecasting annual numbers of in-
migrants in housing need. 

 
Without new primary data it is impossible to know to what extent 
these estimates remain robust.  The government’s guidance does not 
require a calculation of in-migration in newly arising housing need1 but 
we consider it is important to retain this element in the forecast.  
Without any other information we suggest retaining the figure of 101 
pa. 

   
 
Total Newly Arising Need under different scenarios – Stage 12. 
 
6.25 The 'new' households in need, plus in-migrants in housing need, less 

existing households falling into need, provide a total of the newly 
arising housing need which is expressed as an annual number 
emerging each year over the forecast period.  The unfavourable, or 
worst scenario shown in Table 6.6 overleaf produces a serious position, 
with a widening affordability gap by 2011 and 2016.  

 
 Under the favourable scenario, 99.4% of emerging households remain 

unable to afford to access the housing market by 2011 and 2016.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                
1 DCLG, Strategic Housing Market Assessments: Practice guidance, March 2007, see Table 5.3 p 
45.  
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Table 6.6     PROJECTED INCREASE IN AFFORDABLE HOUSING NEEDS 2006-2016 – 
UNFAVOURABLE OR WORST SCENARIO - Decreased affordability due to 
falling incomes and rising real housing costs 

 
 Year Projected 

Households  
Base year 
from HSSA 

returns 
2005/6 

Cumulative 
Per annum 

change 

Forecast % 
unable to 
afford (i) 

Annual 
estimate of 
additional 

households 
in housing 
need (ii) 

In-migrants 
unable to 

afford 
market 
housing 

Annual 
estimate of 

existing 
households 

in need 

Cumulative  
housing needs by 
the end of each 
year of the 10 

year period 

 
2006 

 
67,700 

 
0 

 
99.4% 

 
0 

 
0 

 
0 

0 
 
1 

 
2007 

 
68,581 

 
+   881 

 
104.3% 

 
918.88 

 
101 

 
-12 

       
1,007.88 

 
2 

 
2008 

 
69,462 

 
+   881 

 
109.3% 

 
962.93 

 
101 

 
-12 

 
2,059.81 

 
3 

 
2009 

 
70,343 

 
+   881 

 
114.2% 

 
1,006.10 

 
101 

 
-12 

 
3,154.91 

 
4 

 
2010 

 
71,224 

 
+   881 

 
119.1% 

 
1,049.27 

 
101 

 
-12 

 
4,293.18 

 
5 

 
2011 

 
72,105 

 
+   881 

 
124.1% 

 
1,093.32 

 
101 

 
-12 

 
5,475.50 

 
6 

 
2012 

 
72,986 

 
+   881 

 
129.0% 

 
1,136.49 

 
101 

 
-12 6,700.99 

 
7 

 
2013 

 
73,867 

 
+   881 

 
133.9% 

 
1,179.66 

 
101 

 
-12 7,969.65 

 
8 

 
2014 

 
74,748 

 
+   881 

 
138.9% 

 
1,223.71 

 
101 

 
-12 9,282.36 

 
9 

 
2015 

 
75,629 

 
+   881 

 
143.8% 

 
1,266.88 

 
101 

 
-12 10,638.24 

 
10 

 
2016 

 
76,510 

 
+   881 

 
148.7% 

 
1,310.05 

 
101 

 
-12 12,037.29 

(i) see para 6.20 and Appendix for the explanation of how the percentage is forecast 
(ii) per annum change in the number of households multiplied by the percentage 

forecast of those unable to afford. 

 
Unfavourable Scenario        

Core unmet need as at 2006        5,422 

New household needs arising 2006 – 2016  made up of… 12,037.3 

Emerging households in housing need 11,147.3 

              Plus Projected In-migrants in housing need                               1,010 

Less Reduction in Existing Households in Need                        -120 
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Table 6.7   PROJECTED INCREASE IN AFFORDABLE HOUSING NEEDS 2006-2016 
      FAVOURABLE SCENARIO- Increased affordability due to rising incomes and  
      steady real housing costs 
 

 Year Projected 
Households  
Base year 
from HSSA 

returns 
2005/6 

Cumulative 
Per annum 

change 

Forecast % 
unable to 
afford (i) 

Annual 
estimate of 
additional 

households 
in housing 
need (ii) 

In-migrants 
unable to 

afford 
market 
housing 

Annual 
estimate of 

existing 
households 

in need 

Cumulative  
housing needs by 
the end of each 
year of the 10 

year period 

 
2006 

 
67,700 

 
0 99.4%  

 
0 

 
0 

 
0 

0 
 
1 

 
2007 

 
68,581 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 

 
964.71 

 
2 

 
2008 

 
69,462 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 

 
1,929.42 

 
3 

 
2009 

 
70,343 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 

 
2,894.13 

 
4 

 
2010 

 
71,224 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 

 
3,858.84 

 
5 

 
2011 

 
72,105 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 

 
4,823.55 

 
6 

 
2012 

 
72,986 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 5,788.26 

 
7 

 
2013 

 
73,867 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 6,752.97 

 
8 

 
2014 

 
74,748 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 7,717.68 

 
9 

 
2015 

 
75,629 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 8,682.39 

  
2016 

 
76,510 

 
+   881 

 
99.4% 

 
875.71 

 
101 

 
-12 9,647.1 

 
(iii) see para 6.20 and Appendix for the explanation of how the percentage is forecast 
(iv) per annum change in the number of households multiplied by the percentage 

forecast of those unable to afford. 
 
Favourable Scenario        

Core unmet need as at 2006        5,422 

New household needs arising 2006 – 2016  made up of… 9,647.1 

Emerging households in housing need 8,757.1 

              Plus Projected In-migrants in housing need                               1,010 

Less Reduction in Existing Households in Need                        -120 
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Projections of Future Lettings - Stage 13 
 
6.26 The supply side has been analysed to provide an assessment of the 

amount of affordable provision 2003-2006 which was subtracted from 
gross current housing need.  The same information about affordable 
housing provision over the 3 years before the base year is used to 
project future supply. 

 
The number of relets net of transfers averaged 339 over the period, 
and is assumed to remain constant over the next 5 and 10 year 
periods. 
 

  Right to buy –We estimate that 5 relets per annum should be 
subtracted for the 125 RTB sales per annum. 

 
 

Committed Units of New Affordable supply – Stage 14 
 

6.27 Tables 5.3 and 5.5 showed that a total of 255 affordable homes 
were completed 2003-2006 and 120 of these or an average of 
40 per annum (47%) were provided on sites coming forward 
through the planning system.   

 
The Council has provided information in its HSSA returns to 
DCLG on planned and proposed affordable housing up to 2008, 
and anticipates an additional 411 dwellings over the 2 year 
period or 205 per annum (an average figure which may vary on 
an annual basis).  
 
Based on the evidence of past trends in Table 5.5, the planning 
system could provide 96 (i.e. 47% of 205) of these affordable 
homes per annum.  
 
Over the 5 year period 2006-2011, it is thus assumed that 96 pa 
x 5  = 480 new affordable homes could be committed.   
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Table 6.8  Planned Programme of affordable housing  

Source: Aylesbury Vale District Council HSSA returns to DCLG, Section N. 

 
 
Total affordable supply available to meet projected needs – Stage 15  
 
6.28 Table 6.9 provides an indication of the future supply of 

affordable housing over a 5 and 10 year period of the plan. The 
figures are very sensitive to changes in the assumptions which 
underpin them.  

 
Table 6.9 Projected Housing Supply 2006-2016 

 
Additional RSL dwellings RSL dwellings coming forward through the 

planning system related to PPG3 and 
Circular 6/98 

Tenure Rented Shared 
Ownership 

Discounted 
sale 

Total Rented Shared 
Ownership 

Discounted 
Sale 

Total 

2002/03 26 17 0 43 0 7 0 7 

2003/04 39 24 0 63 34 21 0 55 

2004/05 51 44 0 95 15 8 0 23 

2005/06 27 70 0 97 18 24 0 42 

Average last 
3 years 

39 46 0 85 22 18 0 40 

PLANNED         

2006/7 75 68 0 143     

PROPOSED         

2007/8 168 100 0 268     

Average 2 
yrs 

   205    96  

2008/9         

2009/10         

Estimated 
2010/11 

       480 

   Housing Supply  2006-2011 2011-2016 2006-2016 

Annual LA/RSL Net Lettings, say 339 pa 1,695 1,695 3,390 

Annual LA/RSL New committed 
affordable provision 96 pa 

480 480 
960 

Total Supply of Social Rented Housing 
(lettings plus commitments)  2,175 2,175 4,350 

Less loss of affordable turnover stock 
through RTB say 5 pa     -25     -25 -50 

Total Projected Supply 2,150 2,150 4,300 
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Forecast needs and supply under different scenarios  
 
6.29 There is inherent uncertainty in any forecast of future housing needs 

and supply, since the assumptions on which they are based may prove 
wrong. The value of the model which has been used in this section is 
that it can be adapted to different assumptions about the scale of 
future supply and need, and take account of policies contained within 
the LDF should these alter radically in the future. 
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                     Table 6.10  UNFAVOURABLE SCENARIO – 2006-2016 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(i) see Housing Needs Study 2003, Table 5.11, page 109 

CURRENT EXISTING UNMET NEED AS AT 2006    
 
5,422 (of which 10% per annum) on the policy assumption that the Council will seek to 
address the backlog of 542 pa over first 10 years of the plan (542 x 10 = 5,422) – see 
Table 5.6 

 
NEWLY ARISING NEEDS  2006-2016 Per annum 

 
2003 –2011 

Projections (i) 

Emerging households in housing need 11,147 1,115 848 

Projected increase in priority homeless    - 120   - 12    3 

Projected In-migrants in housing need                         1,010     101 101 

    

TOTAL NEWLY ARISING NEED 12,037 1,204 952 
 
SUPPLY OF EXISTING AFFORDABLE HOUSING TO MEET NEEDS 
 
Annual LA/RSL Net Lettings, say 339 pa 

 3,390   339 425 
Annual LA/RSL New committed affordable 
provision 96 pa     960    96  33 
Gain in Supply of Social Rented Housing 

 4,350  435 458 
Less loss of affordable stock through RTB 
decrease in stock turnover, say 5 pa x 10 

    - 50 

 

   - 5 

-10 

TOTAL PROJECTED SUPPLY   4,300   430 448 
 
REMAINING NEED FOR NEW BUILDING TO MEET AFFORDABLE HOUSING NEEDS 
 

Total Backlog (to be met over 10 years)   5,422    542 281 

Total New Housing Need  12,037 1,204 952 

Less projected supply     4,300    430 448 
= NET SHORTFALL IN NEW 
AFFORDABLE HOMES NEXT 10 YEARS 13,159   1,316 785 
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                        Table 6.11  FAVOURABLE SCENARIO – 2006-2016 

 

 

 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 

(

i) see Housing Needs Study 2003, Table 5.11, page 109

CURRENT EXISTING UNMET NEED AS AT 2006    
 
5,422 (of which 10% per annum) on the policy assumption that the Council will seek to 
address the backlog of 542 pa over first 10 years of the plan (542 x 10 = 5,422) – see 
Table 5.6 

 

NEWLY ARISING NEEDS  2006-2016 Per annum 
 

2003 –2011 
Projections (i) 

Emerging households in housing need 8,757 876 651 

Projected increase in priority homeless    -120 -12    3 

Projected In-migrants in housing need                        1,010 101 101 

    

TOTAL NEWLY ARISING NEED 9,647 965 755 
 
SUPPLY OF EXISTING AFFORDABLE HOUSING TO MEET NEEDS 
 
Annual LA/RSL Net Lettings, say 339 pa 

3,390 339 425 
Annual LA/RSL New committed affordable 
provision 96 pa    960   96   33 
Gain in Supply of Social Rented Housing 

 4,350  435 458 
Less loss of affordable stock through RTB 
decrease in stock turnover, say 5 pa x 10 

    - 50 

 

   - 5 

 

- 10 

TOTAL PROJECTED SUPPLY   4,300   430 448 
 
REMAINING NEED FOR NEW BUILDING TO MEET AFFORDABLE HOUSING NEEDS 
 

Total Backlog (to be met over 10 years) 5,422 542 281 

Total New Housing Need  9,647 965 755 

Less projected supply   4,300 430 448 
= NET SHORTFALL IN NEW 
AFFORDABLE HOMES NEXT 10 YEARS 10,769 1,077 588 
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Range of Overall shortfall/surplus in affordable housing provision – 
Stage 16 

 

UNFAVOURABLE SCENARIO 
 

Next 10 years  
 
6.30 Over the period 2006 to 2016, an additional 1,204 households 

per annum are added to the current need of 542 per annum. 
The estimated supply of affordable housing which could meet 
needs within the existing stock over the period 2006 to 2016 is 
430 per annum, leaving an estimated net shortfall of 1,316 per 
annum to find from new affordable housing over the first 10 
years of the emerging Local Development Framework. 

 
FAVOURABLE SCENARIO 
 

Next 10 years  
 
6.31 Over the period 2006 to 2016, an additional 965 households per 

annum are added to the current need of 542 per annum.  The 
estimated supply of affordable housing which could meet needs 
within the existing stock over the period 2006 to 2016, is 430 
per annum, leaving an estimated net shortfall of 1,077 per 
annum to find from new affordable housing over the first 10 
years of the emerging Local Development Framework. 

 

Affordable Housing Requirement  
 
6.32 Over the next 10 years to 2016,  Aylesbury Vale District thus faces a 

shortfall in the average supply of NEW affordable homes between a 
minimum of 1,077 and maximum of 1,316 dwellings per annum, 
forecasts which are sensitive to different assumptions about likely 
changes in the housing market. The Council will need to choose how to 
meet the forecast need for new affordable dwellings based upon their 
access to realistic resources and land supply.  JHA examine in Section 
8 the implications of addressing this level of forecast of new affordable 
dwellings over the first 10 years of the emerging Local Development 
Framework. 
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7. THE SIZE AND TYPE OF AFFORDABLE HOUSING NEEDED  

 
7.1 This section updates the 2003 analysis of affordable 
housing requirements, with respect to the changes in the sizes 
and types of dwellings needed in the future.   
 

 The second part of Section 7 examines the profile of 
newly emerging and backlog housing needs, and analyses the 
options for delivery of different tenure types based on the 
profile of the household incomes and dwelling requirements of 
these groups set out in Section 4. 

 

Affordable dwelling size mix needed 

 
7.2     The 2003 Housing Needs Study provided a disaggregation of backlog need 

across the whole of Aylesbury Vale District. For the 2006 update we assess 

the numbers of households in net backlog need by the sizes of affordable 

dwelling needed, using the proportionate split between sub-area needs that 

existed in 2003.  

 
The figures in Table 7.1 show the net numbers of households living in 
unsuitable housing who are unable to buy or rent in the current 
market (see also Table 5.7).   

 
 

   Table 7.1  Disaggregation of the Affordable Property Sizes Needed  
                    by Households in Net Backlog Housing Need, 2006   

 
Note: numbers rounded to the nearest whole number, so the row and columns will not 

always  

         sum to the totals shown. 
 

Dwelling size Aylesbury Buckingham Winslow Wendover Haddenham Rural 
North 

Rural 
South 

District %  

1 bed     788  31   80   57 187   473 1,615  29.8% 

2 bed 1,185  92  161 158 481   431 2,507  46.2% 

3 bed     196  61 17    99 222   171   766  14.1% 

4+ bed    494      40     534    9.9% 

Total 2,663 183 17 241 354 889 1,075 5,422 100.0% 
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Income Profile of Backlog and Newly Arising Need 
 
7.3 The 2003 Housing Needs study used information about the incomes 

of households demonstrated to be in backlog housing need and the 
profile of newly emerging households including the incomes of in-
migrants.  In this update, we have calculated the income profile of 
the gross backlog of households in 2006 and use this as a basis for 
calculating the income profile of the net backlog of households in 
need in 2006. 

 
7.4 To assess the income profile of newly arising housing need forecast 

over the next 10 years is much more difficult, since the only robust 
information available from the 2003 HNS is the income profile of 
concealed households who needed a separate home of their own at 
the time of the survey or within the next 1-2 years. 

 
Based upon the 2003 study information obtained for emerging 

households, we know that newly forming households in need will 
not have greater resources than households in backlog need.   

 
Table 7.2 Income profile of 2006 backlog and newly arising need 2006-2016 

 

Updated income 
bands 

Net backlog 
2006 (i) 

Newly arising 
need 2006-2016 

(ii) 

Backlog and 
Newly arising 

need 

% Total 

Less than 5,819    423     982   1,406    8.0% 

£5,820-£11,638 1,332   2,528   3,860  21.9% 

£11,639 -£17,456 1,488   3,324   4,813  27.3% 

£17,457-£23,275 1,284   3,109   4,393  24.9% 

£23,276-£29,094    503   1,208   1,711    9.7% 

£29,095 - £34,913    392   1,070   1,462    8.3% 

 Total households 5,422 12,222 17,644 100.0% 
 
Source: (i) Table 4.1 income distribution adjusted to the net backlog shown in Table 5.7 

            (ii) 2003 HNS, distribution of income bands for new households 1-2 years 
adjusted to the forecast 2006-2016 under the unfavourable scenario 
shown in Table 6.6. 

Note: numbers rounded to the nearest whole number, so the row and 

columns   will not always sum to the totals shown. 
 

Table 7.2 demonstrates the very low incomes of households who are 
now in housing need, or expected to fall into housing need in the next 
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10 years.  82% of households have annual gross incomes under 
£23,275. 
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Types of tenure needed 
 
7.5 The first part of this section considered what sizes of housing 

would be appropriate to meet the backlog and newly arising 
need, taking into account likely changes in the supply situation.  
This part considers the tenure mix which would be appropriate to 
address future housing needs. 

  
7.6 The government’s latest guidance, PPS3, makes it clear that 

affordable housing includes social–rented and intermediate 
housing, which is defined as ‘housing at prices and rents above 
those of social rent, but below market price or rents. These can 
include shared equity products (e.g. HomeBuy), other low cost 
homes for sale and intermediate rent.’  Low cost market housing 
may not be considered as affordable housing.   

 
Affordable housing will need to ‘meet the needs of eligible households, 
including availability at a cost low enough cost for them to afford, 
determined with regard to local incomes and local house prices’.  It 
should also ‘ include provision for the home to remain at an affordable 
price for future eligible households. ’ 1 
 

7.7 The typical kinds of intermediate housing include: 
 

q LCHO – for example, shared ownership, where the 
household buys a share in the property (often 50%, 
sometimes 25%) and rents the remainder from a 
Registered Social Landlord (RSL); 

 
q Intermediate renting - or sub-market renting, for 

example, at 75% of open market rents. 
 

7.8 To analyse the potential for intermediate housing over the next 
5 years, JHA examined the income profile of households in 
backlog and newly arising housing need and the cost of 
planned intermediate housing options. We used the precise 
costings by scheme and area given to us by housing providers. 
The aim was to assess the extent to which those in housing 
need were likely to be able to afford intermediate housing and 
thus would not be likely to require social rented housing.  

 
                                                
1  DCLG, Planning Policy Statement 3 (PPS3), Annex B, refers to these definitions. 
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Lower cost shared ownership for households Unable to Buy 
 
7.9 The Council let us know about a number of existing shared ownership 

schemes in Aylesbury, Haddenham, Rural North and Rural South.  The 
information included the expected purchase price and likely rent 
payable  
on the landlord’s share.   

 
The full range of information provided is shown in Table 7.3 overleaf.  
 

7.10 We took into account the incomes of newly arising as well as backlog 
households, to assess how many would find shared ownership 
affordable. In order to ensure maximum access of those with sufficient 
incomes, 100% mortgage assumptions are assumed so the level of 
savings criteria does not prevent access to low cost home ownership 
solutions.  Many purchasing shared ownership have limited deposits and 
Registered Social Landlords (RSLs) report that many purchases utilise 
the 100% mortgage route and therefore this is assumed in our 
modelling.   Local RSL’s recommended that 35%-50% shares were the 
most likely level of shared ownership in the current and emerging 
market.  The median of the equity share figures provided and shown in 
Table 7.3 was 40%.  

 
7.11 Bearing in mind that the average incomes of all backlog and newly 

arising household movers is only about £16,000 (see Table 7.2) 
shared ownership is unlikely to be affordable unless either the 
equity share is reduced still further below the 40% average or the 
mean charge on residual rents is reduced. The mean residual rent 
charged on existing schemes (Table 2.8) is 3.7%, higher than the 
Housing Corporations advised 2.75%.  If this percentage can be 
reduced further it would assist a greater number of households in 
housing need to afford an element of home ownership. 

 
7.12 Table 7.3 overleaf shows the impact on affordability of producing 

low equity shared ownership schemes at the costs currently on 
offer which would have the effect, if they could be delivered, of 
bringing some additional households within the range of purchase 
to meet their need outside of the social rental market. Using the 
income profiles described in Table 7.2 we calculated the number of 
households who could theoretically benefit from this form of 
intermediate housing.   
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         Table 7.3  Low cost home ownership –schemes in Aylesbury Vale District 2006/7 (RSL data) 

Sub-area Type/size Share purchased      
(50% share) £ 

Estimated 
Monthly 

mortgage  

Monthly rental 
including service 

charge 

Total monthly 
outgoings 

Threshold income required 
to afford at no more than 

      30% gross 
incomes 

25% gross 
incomes 

Aylesbury 2 bed flats £66,625 (45%) £381 £267 £648 £25,920 £31,104 

 2 x 3 bed houses £79,000 (40%) £452 £110 £562 £22,480 £26,976 

 2 x 3 bed £102,500 (50%) £586 £238 £824 £32,960 £39,552 
  

 
     

Rural South 2 x 1 bed Flats £45,000 (30%) £257 £184 £441 £17,640 £21,268 

 1 x 2 bed House £61,500 (30%) £352 £229 £581 £23,240 £27,888 

        

Rural North 4 x 2 bed Houses £87,500 (50%) £500 £253 £753 £30,120 £36,144 

 2 x 2 bed Flats £50,750 (35%) £290 £169 £459 £18,360 £22,032 

 2 x 2 bed Houses £63,875 (35%) £365 £173 £538 £21,520 £25,824 

        

Haddenham 6 x 2 bed Houses £75,000 (40%) £429 £172 £601 £24,040 £28,848 
        

Median 
 

£66,625 (40%) £381 £184 £581 £23,240 £27,888 
 
Number of households who 
CAN afford SO     3,173 1,816 
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7.13 Table 7.3 demonstrates that a median income of £23,240 is 
required to achieve the DETR recommendation of 30% of 
housing costs and an income of £27,888 at 25% of housing 
costs.   
 
We conclude that a mean value of 14% of the total of 
backlog and emerging need households (in Table 7.2) 
could potentially afford shared ownership, assuming 
that no more than between 25%-30% of gross incomes 
is spent on the combination of monthly mortgage and 
rental.1  

 
These calculations assume shared ownership provision at 
current housing costs i.e. at a typical 40% equity share being 
required with a 3.7% residual rent.   If smaller shares or 
lower residual rents are levied then the number of households 
in need assisted by shared ownership will rise. 

  
 
The scope for sub-market renting  
 
7.14 Intermediate or sub-market renting does not exist in Aylesbury Vale 

District. A number of RSLs nationally are working on seeking to 
provide sub market rent options at 70%-75% of the market rent, as 
an alternative to meet the needs of those households who are unable 
to afford outright purchase or shared ownership by way of having 
insufficient savings etc.  
 

7.15   JHA used this approach to calculate how many households in backlog 
and newly arising need were able to afford intermediate renting.  
Current private rents, shown in Table 2.6 were discounted by 25%.  
The sub-market rents for each house size were then used to estimate 
entry-level incomes based on the assumption that no more than 30% 
net income should be spent on rent.  Entry-level requirements were 
then compared to the income profiles described in Table 7.2 to provide 
the findings shown in Table 7.4 over the page. 

                                                
1  14% is an average of the total number of backlog and newly arising need households shown 
in Table 7.2 who have sufficient incomes to afford shared ownership at 30% and 25% gross 
incomes. This equates to 2,495 households. 



Page 83 

Aylesbury Vale District Council                                                  John Herington Associates 

 
 
7.16 Table 7.4 demonstrates that a median income of £22,640 is 

required to achieve the DETR recommendation of 30% of 
housing costs.   
 
We conclude that an additional 6.6% of backlog and 
newly arising households could also meet their housing 
needs if a 75% market rent option was made available 
for rented homes1.  

 
If larger properties are available or higher rents 
are levied, then the number of households in need 
assisted by sub-market renting will fall. 

 

 
  Table 7.4 Potential for Sub-Market Renting at 75% of market rent  

 
 

 
Discounted Low Cost Sale Housing 

 
7.17 Annex B of the Government’s new Planning Policy Statement 3 (PPS3) 

confirms that low cost market housing may not be considered as 
affordable housing for planning purposes.2 We welcome the 
government’s clearer stance on this issue, but believe it is still important 
to emphasise that low cost sale intermediate housing can only provide a 
small proportion of affordable provision in the sub-region.  

                                                
1 6.6% is the total number of backlog and newly arising need households shown in Table 7.2 
who have sufficient incomes to afford market renting in addition to shared ownership. This 
equates to 1,157 households. 
 
2 DCLG, December 2006, Planning Policy Statement (PPS3) Housing, Annex B.  

Property size Median 

Mean monthly rents from Table 2.6 £755 

Mean monthly rents less 25% £566 

Threshold income required to afford at no more than 30% gross income £22,640 

Households able to afford shared ownership 2,495 

Additional households able to afford rents at 75% Market Rent 1,157 

% Backlog and newly arising need addressed 6.6% 
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7.18 We examined the relationship between the prices of all properties on the 

second hand market and those of new houses for sale. The average 
prices and estimated new sale prices are shown in Table 7.5.  There was 
a significant difference between the average prices in the second hand 
market and the price of new sale housing of around 53.1% in the case 
of flats and 8.2% in the case of houses, a mean difference of 30.6%.   

 
7.19 Table 7.5 tests the impact on affordability of producing new ‘low 

cost’ sale housing.  Using the income profiles shown in Table 7.2 
and comparing them to the entry incomes required to afford new 
sale dwellings, we conclude: 
 
None of the backlog and emerging need households 
could afford low cost sale housing even if it was 
available at a discount of 34% on the mean market 
price of houses and flats. 

 
 
      Table 7.5 Potential Affordability of 34% Discounted Sale. 

 
       (i) Table 2.5, Section 2. 

 
 
 
 

   

Type of property Houses Flats Mean All 

Mean second hand prices  £242,616 £132,076 £187,346 

Mean new build sale value £262,514 £202,212 £232,363 

Discounted new sale  £242,616 

(8.2%) 

£132,076 

(53.1%) 

£187,346 

(24.0%) 

Entry level Income assuming 5% deposit 

and 3.5 x multiplier 
£65,853 £35,849 £50,851 

Households who could afford 
 
0 0 0 

% need addressed 
 

None None None 
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Residual need for Social Rented housing at Target rents 
 
7.20 By subtracting the median number of households in housing need 

who could find a solution through intermediate housing from the 
total backlog and newly arising need, the proportion of social rental 
housing required can be forecast.   

 
We estimate, based on the analysis in Tables 7.3, 7.4 and 7.5 
above, that up to 79.3% of backlog and emerging need 
households require social rented housing, as seen in Table 
7.6.  

 
                    
     

Table 7.6 Summary of Affordability Options 

 
 

 

Tenure Mix Options tested on Total  

Backlog and Emerging need 

Social Renting 79.3% 

Low Cost Home Ownership with a 
portion no greater than 40% of 
Open Market Value and 3.7% rent 
(2006 Values)  

14.1% 

(of whom could afford 

Discounted Sale at 24%) 

(0.0%) 

Sub-Market Renting at 75% of 
average Open Market Rent 

6.6% 
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8. STRATEGIC PLANNING IMPLICATIONS 
  

 
8.1    This section evaluates the strategic implications of the levels and kinds 

of housing need identified in the previous sections of the report. 
Decisions on affordable housing provision are ultimately matters of 
policy but it is appropriate for consultants to advise on approaches to 
policy, drawing on the evidence-base which will underpin emerging 
Local Development Frameworks. 

 
 
Introduction – changing national advice on affordable housing  
 
8.2 It is important to understand that government policy is changing. In 

December 2006, the government published PPS3 which sets out 
advice on how Local Planning Authorities (LPA) should treat affordable 
housing in Local Development Documents.1   

 
LPAs should set an overall (i.e. plan-wide target); set separate targets 
for social-rented and intermediate housing; specify the size and type 
of affordable housing likely to be needed in particular locations; and 
set out thresholds, which could differ over the plan area.  
 
Affordable housing is defined as including social rented and 
intermediate housing. Intermediate housing must be at a low enough 
cost to be affordable, ‘determined with regard to local incomes and 
local house prices’ and it should remain affordable for future 
households2.  

 
 
The changed planning framework 
 
8.3 Under the Planning and Compulsory Purchase Act 2004, the new 

system of Local Development Frameworks (LDF) replaces the long 
established network of Structure Plans and Local Plans.  

                                                
1 DCLG, Planning Policy Statement (PPS3) Housing, paras 27-30. 
2 Ibid, Annex B. 
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8.4 In Aylesbury Vale District, the ‘Development Plan’ is now: 
 

q The South East Plan – the draft Regional Spatial strategy (RSS) 
2006 –2026, March 2006: Draft Plan for submission to Government 
- Sub-area E8 covers Milton Keynes and Aylesbury Vale sub-region; 

q Adopted Buckinghamshire County Structure Plan 2001-2011; 
q Adopted Aylesbury Vale District Local Plan 2004; 
q LDF Development Plan Documents will cover Aylesbury Allocated 

Sites, Rural Areas Allocated Sites. 
 
8.5 Under the new system a number of separate local planning documents 

together make up the Local Development Framework (LDF). They can 
be either Development Plan Documents (DPDs) or Supplementary 
Planning Documents (SPDs). DPDs establish planning policies and land 
use allocations, performing a similar function to Local Plans. SPDs 
provide additional guidance on affordable housing to the policies 
covered in the DPD, but do not form part of the Development Plan 
(they are similar to the former Supplementary Planning Guidance 
(SPG)).  
 

Key issues in framing revised affordable housing policies  
 
8.6 The findings of the 2003 Housing Needs Study and the 2007 
update provide a comprehensive evidence-base of the scale of current 
and future housing need in the District, including the Aylesbury urban 
area and the remaining market towns and rural areas.  In preparing 
the new affordable housing policies which will form part of the new 
Development Plan Documents and for monitoring the Housing 
Strategy, we suggest that the following issues are taken into account:  

 
q Targets for affordable housing, with regard to: 
 
Ø The overall number of affordable homes to provide;  
Ø The appropriate target level of provision on allocated and 

windfall sites in urban and rural areas of the District;  
 

q Site thresholds that might be applied in the light of the 
updated evidence on housing needs; 

 
q The type and size mix of affordable housing required. 

 
Targets 
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8.7 The process of setting targets in a Local Plan is not straightforward.  
DETR make the shrewd observation that while having a robust housing 
needs assessment is essential to underpin any targets for affordable 
housing…‘it is not on its own sufficient to determine planning targets, 
whether for housing requirements overall or for the affordable 
component.’1  

 
8.8 The Council will need to begin by looking at the evidence of the 2007 

updated Housing Needs Study as well as taking into account the 2003 
Housing Needs Study, the South East Plan (RSS) and other 
considerations.  These are set out in para 29 of PPS3 and include 
‘informed assessments of the likely levels of finance available for 
affordable housing, including public subsidy and the level of developer 
contribution that can reasonably be secured.’   

 
It will also be necessary to examine land supply. 

 
8.9 Different kinds of information will be appropriate in helping to 

determine targets for affordable housing.   
 

a) The overall level of affordable housing provision 
 

An appropriate level of affordable housing provision cannot be 
demonstrated fully until the sub-regional Housing Market Assessment 
is complete. The South East Plan consultation draft indicates that 40% 
of all new homes planned 2006-2026 in the Aylesbury urban area 
should be affordable2, but the proportion of total housing that would 
need to be affordable may need to be considerably higher than this, 
taking into account the extent of housing need in the rural areas and 
the availability of sites of different sizes. 
 

                                                
1 DETR, Local Housing Needs Assessment: Guide to Good Practice, July 2000, para 8.2, p 104. 
 
2 POLICY MKAV2: AYLESBURY VALE states that an expanded Aylesbury should accommodate a 
total of 16,800 new dwellings over the period 2006-2026, of which 40% should be affordable. 
Other parts of Aylesbury Vale District should provide for a further 4,400 new dwellings over the 
same period, excluding any growth directly related to the urban area of Milton Keynes that 
may be identified through a cross-border Local Development Document (LDD) with Milton 
Keynes Council. 
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b) The level of provision on allocated and windfall sites 

 
q Some consultants prefer to suggest the ‘going rate’ or ‘custom and 

practice’ experienced in other areas of the country.  JHA do not favour 
this in general terms because housing market and supply conditions vary 
at sub-regional and local levels. There are a number of factors specific to 
the Aylesbury Vale District that should be borne in mind when considering 
appropriate target figures for allocated and windfall sites.  
 

q Viability factors are difficult to introduce into target setting but the 
government has made it clear that these should be taken into account.1  
We are unable to comment on this matter, however the Council has 
commissioned a separate study assessing Affordable Housing Market 
Viability, due to report in May 2007. 

 
q We believe it would be unrealistic to expect allocated and windfall sites to 

meet all the affordable housing needs likely to arise over the next 10 year 
period – indeed, Inspectors do not usually expect there to be a one to 
one relationship between housing land provision and affordable housing 
targets.   
 

 Striking the right balance with a realistic target is not easy and will 
reflect a number of factors:  land supply, the availability of funding 
and the viability of development.  At the same time, any target(s) 
must be informed by the evidence provided by the 2007 Housing 
Needs Study which provides the most up-to-date and demonstrable 
evidence of housing need across the District. 

 

                                                
1 DCLG, Planning Policy Statement (PPS3) Housing, para 29 
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c) Sub-area targets for affordable provision 
 
q Aylesbury Vale District covers a large geographical area, with the housing 

market differing between the Aylesbury urban area and the rest of the 
District.  The seven local areas used for sampling and assessment in the 
2003 Housing Needs Study have meaning to the planning and housing 
strategies of the local authority, and provide a broad division between the 
urban and rural areas.  

 
q Having structured the 2003 Housing Needs Study to provide specific 

outputs for these 7 sub-areas, it is logical to use this information to 
derive separate targets for urban and rural areas, which will be useful in 
the development of the Council’s Local Development Framework (LDF) for 
Aylesbury and the rest of the District.   The targets should reflect the 
proportion of future net housing need that is expected to arise in the 
urban and rural sub-areas over the next 10 years. 

 
d) Tenure specific targets for affordable provision 
 
q The 2003-based Housing Needs Study evidence firmly indicates that the 

great majority of affordable housing in the District, at least 83%, should 
be social housing for rent, with 17% intermediate housing.   
The 2007 update demonstrates a slightly greater role for intermediate 
housing, with at least 79% social renting and 21% intermediate housing 
(see Table 7.6 page 81).  

 
Existing Affordable Dwelling targets and requirements  
 
8.10 Current Council policy is that 30% of all housing permissions should be 

affordable.  The level of affordable housing needed as identified in the 
2003 Housing Needs Study increased dramatically since the last 
survey in 1999, and between 2003 and 2006, housing need has 
increased again.   

 
Target in the Regional Spatial Strategy 
 
8.11 The total additional housing provision for Aylesbury District over the 

10 year period between 2006 and 2016 is calculated in the RSS to be 
an average annual rate of 1,040, 820 per annum in Aylesbury urban 
area and 220 in the rest of Aylesbury Vale District.  As can be seen in 
the extract from Table 6.4 of this update, even allowing for the 
different periods, this annual level of RSS provision is above the 
average of 881 pa over the 5 year period 2006-2011 used in this 
update.   
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     Table 8.1  South East Plan Projections New Housing Provision. 

 
 
8.12 The 2007 update shows that the minimum shortfall in affordable 

homes (i.e. excluding market homes) is 1,077 homes annually over 
the next 10 years 2006-2016 (see para 6.32).   

 
Based on 40% of provision being affordable in the Aylesbury Urban 
area ONLY, the RSS target would achieve 328 affordable homes per 
annum, 30% of the minimum shortfall of 1,077. 

 
Based on 40% of provision being affordable in the WHOLE of 
Aylesbury Vale District, the RSS target would achieve 416 affordable 
homes per annum, 39% of the minimum shortfall of 1,077. 

 
Increasing level of need since 2003 
 
8.13 It is emphasised that the level of housing needed in 2006 has 

increased significantly since the last survey in 2003, which provided 
the evidence base for the current affordable housing policies.  The 
2003 Housing Needs Study produced an indicative annual affordable 
housing shortfall ranging between 588 and 785.  Taking into account 
provision for commitments, the overall requirement in the 2007 
update is estimated to be a minimum of 1,077 and a maximum of 
1,316 affordable homes annually.   

 
 

 10 years  
2006-2016 

20 years  
2006-2026 

% AVDC Total 

Aylesbury Urban Area 8,200 16,800   79.2% 

Annual average rate 820 840  

Affordable Homes 
assuming 40% target 

     328 pa       336 pa  

Rest of AVDC 2,200 4,400   20.8% 

AVDC Total 10,400 21,200 100.0% 

Annual average rate 1,040 1,060  

Affordable Homes 
assuming 40% target 

    416 pa       424 pa  
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Implications for affordable dwelling requirement  

 
8.14 The Council will need to choose how to meet the forecast need for new 

affordable dwellings over the next 10 years of the emerging Local 
Development Framework (LDF).  Projected housing need should relate 
to the supply of housing land in Aylesbury Vale District over the 10 
years to 2016.   

 
8.15 To arrive at realistic target levels of affordable housing provision in the 

sub-region, it is important to relate projected housing need to the 
supply of housing land.  The so-called ‘leeway’ (land without planning 
permission including allocations and windfalls plus sites in 
development coming forward) is made up of a number of elements 
and is set out in Table 8.2a.   

 
             Table 8.2a  Affordable Dwellings that might be delivered at current  
             Council ceiling Local Plan target of 30% affordable provision (2006-2011) 

 

 
N
o
t
e
s
: 
 
T
h
e
 
threshold for large brownfield sites has been changed to 15 dwellings and above. This is 
in line with recent policy changes, although note that the figure of 455 above does 
include some sites of less than 25 dwellings that were granted planning permission 
before the change in threshold. 
 
“Windfalls on large brownfield sites” comprises expected completions on specific 
unallocated sites. This includes sites with planning permission plus other sites in the 
pipeline that are expected to be deliverable. As per PPS3, there is no “allowance” for 
unspecified windfall sites that may come forward in the future. 
 
S106 sites are included in the first two rows of the table. 
 
Part sites have been counted for those sites that go beyond 2011. 

 
 
 
 
 
 
 
 

Categories of Supply  30%  

Windfalls on Large Brownfield Sites 455  

Local Plan Allocations  1,135 

Total Available 1,590 

Affordable Dwellings Per annum 318 
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8.16 When the ‘ leeway’ of 1,590 (318 dwellings per annum) is compared to 

the overall shortfall of affordable housing forecast (of between 1,077 
to 1,316 dwellings per annum shown in Table 6.10 and 6.11), it is 
clear from Table 8.2b that the 30% target will address 30% or 24% 
respectively of forecast housing need over the remaining plan period. 

 
Table 8.2b  Proportion of Forecast Housing Need that might be achieved at  
                    current Council ceiling Local Plan target of 30% (2006-2011) 
 

Forecast Net Need (most favourable)  1,077 pa 

30% target will deliver 1,590 affordable dwellings 2006-2011   318 pa 

% Total Forecast addressed 30% 

Forecast Net Need (un- favourable)  1,316 pa 

30% target will deliver 1,590 affordable dwellings 2006-2011  318 pa 

% Total Forecast addressed 24% 

 
 
8.17 We examined the implications for the Council of raising the target 

requirement for the delivery of affordable housing to 35%, 40%, 45% 
and 50% of all housing permissions within the thresholds.   The results 
are shown in Table 8.3 overleaf. 

 

The annual number of affordable homes could be significantly 
increased if the target was raised from 30% to 50% - but even at 
50%, the potential delivery of 530 affordable homes per annum falls 
well short of the forecast of 1,077 affordable homes per annum under 
the most favourable economic conditions.  530 affordable homes per 
annum also falls significantly short of the forecast of 1,316 affordable 
homes per annum under the un-favourable scenario. 

 
 
 
 
 
 
 
 

 
 Table 8.3 Affordable Housing Provision 2006-2011 
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8.18 Tables 8.4 overleaf provide an indication of how the forecast of 
housing need over the 5 year period up to 2011 relates to the 
‘leeway’, or supply of housing land available under current Council 
policy, at 30% target on all sites within the threshold.    

 

 Table 8.4a assumes the housing need figures are based on meeting 
the minimum level of net housing need likely to be required over the 
plan period up to 2011, under the most favourable economic 
conditions, as set out in the forecasts shown in Section 6, Table 6.11. 
Table 8.4b shows the unfavourable position.

Target Provision 25%  30% 35% 40%  45% 50%  

Windfalls 380 455 531 607 683 759 

Allocations  946 1,135 1,324 1,513 1,702 1,891 

Total Available  1,326 1,590 1,855 2,120 2,385 2,650 

Affordable Dwellings 
Per annum (a)  

265 318 371 424 477 530 

Forecast Net Need 
(favourable 
scenario) pa (b) 

 
1,077 

 
1,077 

 
1,077 

 
1,077 

 
1,077 

 
1,077 

 
Shortfall per 
annum (a-b) 

 
812 

 
759 

 
706 

 
653 

 
600 

 
547 

Forecast Net Need 
(unfavourable 
scenario) pa (c) 

 
1,316 

 
1,316 

 
1,316 

 
1,316 

 
1,316 

 
1,316 

 
Shortfall per 
annum (a-c) 

 
1,051 

 
998 

 
945 

 
892 

 
839 

 
786 
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Table 8.4a Illustrative Affordable Dwelling Requirement disaggregated by sub-area, 
Aylesbury Vale District, 2006/7-2010/11 (Favourable Scenario) 

 

 
(i) 2003 Housing Needs Study, Table 4.7 (2,326) 
 
Notes: 
Per annum numbers rounded to nearest whole number 
 

Yellow – information from AVDC 
Blue – information supplied by JHA 
 
The major development areas at Weedon Hill, Berryfields, and Aston Clinton Road are included 
within the Aylesbury figure (even though they fall outside Aylesbury parish). 
 
 
 

 
         
 
 
 
 
 
 

Housing 
Need Sub 
Areas 

Local Plan 
Allocations 

assuming 30% 
affordable 

housing can be 
achieved on all 

sites  

Windfalls 
assuming 30% 

affordable 
housing can be 
achieved on all 

sites  

Total Housing 
Supply from 

identified and 
windfall sites 
above the 25 

threshold up to 
2011  

Disaggregated 
proportion of 
housing need 

assuming backlog 
distribution (i)  

Target of affordable 
dwellings required 
up to 2011 based 
upon Favourable 

Scenario 

Table 6.11 

Aylesbury 915 354 1,269  49.1% 2,644 

Buckingham 85 34 119    3.4%    183 

Wendover 60 0 60    4.4%    237 

Haddenham 0 0 0     6.5%    350 

Winslow 30 4 34    0.4%      22 

Rural North 0 28 28  16.4%    883 

Rural South 45 35 80  19.8% 1,066 

Total  1,135 455 1,590 100.0% 5,385 (1,077 pa) 
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Table 8.4b Illustrative Affordable Dwelling Requirement disaggregated by sub-area, 
Aylesbury Vale District, 2006/7-2010/11 (Un-Favourable Scenario) 

 
 
 
 

(i) 2003 Housing Needs Study, Table 4.7 (2,326) 
 
Notes: 
Per annum numbers rounded to nearest whole number 
 

Yellow – information from AVDC 
Blue – information supplied by JHA 
 
The major development areas at Weedon Hill, Berryfields, and Aston Clinton Road are included 
within the Aylesbury figure (even though they fall outside Aylesbury parish). 

 
 
 
 
 
 

Housing 
Need Sub 
Areas 

Local Plan 
Allocations 

assuming 30% 
affordable 

housing can be 
achieved on all 

sites  

Windfalls 
assuming 30% 

affordable 
housing can be 
achieved on all 

sites  

Total Housing 
Supply from 

identified and 
windfall sites 
above the 25 

threshold up to 
2011  

Disaggregated 
proportion of 
housing need 

assuming backlog 
distribution (i)  

Target of affordable 
dwellings required 
up to 2011 based 

upon Un-Favourable 
Scenario 

Table 6.10 

Aylesbury 915 354 1,269  49.1% 3,231 

Buckingham 85 34 119    3.4%    224 

Wendover 60 0 60    4.4%    290 

Haddenham 0 0 0     6.5%    428 

Winslow 30 4 34    0.4%      26 

Rural North 0 28 28  16.4% 1,079 

Rural South 45 35 80  19.8% 1,303 

Total  1,135 455 1,590 100.0% 6,580 (1,316 pa) 
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Thresholds  

 
8.19 PPS3 states that the national indicative minimum site size threshold 

is 15 dwellings. ‘However, Local Planning Authorities can set lower 
minimum thresholds, where viable and practicable, including in rural 
areas.’ 1  

 
8.20 The Council’s threshold for large brownfield sites is 15 dwellings and 

above, but we do not have information about thresholds for smaller 
sites or sites in the rural areas. We assume that the capacity of 
these will vary considerably between the urban and rural areas and 
thresholds may need to differ.  

 
 A reduction in thresholds in the rural areas may be justified, in terms 

of the need to secure an impact on housing numbers (bearing in mind 
that the rural sub-areas account for 36% of backlog need in the 
District) and to create sustainable communities.  

 
8.21 Unless the target provision on allocated and windfall sites increases, 

the only other way to increase supply in the rural areas via the 
planning system is to lower the threshold further.  

 This approach reflects the advice given to Regional Planning Bodies 
by the Affordable Rural Housing Commission, on page 27 of their 
final report, namely: 

 
‘through the RSS, encourage local authorities to use available 
mechanisms to secure affordable housing, including where 
feasible the adoption of lower thresholds and more ambitious 
quotas, and the allocation of sites solely for affordable 
housing,… 

   
8.22 We expect that the Council will wish to secure affordable housing on 

all sites regardless of size. Bearing in mind the many small windfall 
sites of less than 15 units, it would be desirable to adopt a lower 
than 15 unit threshold in all settlements but especially in those with 
populations under 3,000, in order to maximise supply.  

 

                                                
1   DCLG, Planning Policy Statement (PPS3) Housing, para 29, page 11 
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Tenure Mix 
 

8.23 To analyse the potential for intermediate housing over the next 5 
years, JHA examined the income profile of households in backlog and 
newly arising housing need and the cost of planned intermediate 
housing options. We used the precise costings by scheme and area 
given to us by housing providers. The aim was to assess the extent to 
which those in housing need were likely to be able to afford 
intermediate housing and thus would not be likely to require social 
rented housing. 
 
In paras 7.9 – 7.20 a number of options relating to intermediate 
housing, namely lower cost shared ownership, sub-market renting and 
discounted sale housing were tested, to investigate whether these 
different options, if delivered by providers, could meet some of the 
identified backlog and emerging need.   

 

8.24 These options were tested against the income profile of 
households in backlog and emerging need, and the analysis 
demonstrates that: 

 

Social rented housing is by far the most important of the tenures 
required over the plan period. Based on the analysis shown in 
Tables 7.3, 7.4 and 7.5, at least 79.3% of backlog and emerging 
households require social rented housing.  
 

Shared Ownership schemes play a part in the Council’s committed 
programme for affordable provision over the next 5 years. The 2003 
Housing Needs Study revealed limited interest in shared ownership, 
possibly on the grounds of cost and/or lack of understanding of this 
tenure, indicating that further marketing is required.  As shown in 
Table 7.3, 14% of backlog and emerging households could afford 
homeownership aspirations, assuming that no more than between 
25%-30% of gross incomes is spent on the combination of monthly 
mortgage and rental.  
 
These calculations assume shared ownership provision at current 
housing costs i.e. at a typical 40% equity share being required with a 
3.7% residual rent.   If smaller shares or lower residual rents are 
levied then the number of households in need assisted by shared 
ownership will rise. 
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Sub-Market Renting remains untried in Aylesbury Vale District, 
but the evidence from the survey indicates there is some scope for 
new provision.  As shown in Table 7.4, an additional 6.6% of 
backlog and emerging households could meet their housing needs 
if a 75% of market rent option was made available.  
 

Discounted Sale - In negotiating with developers, the authority 
should bear in mind that on-site low cost market housing on new 
sites would require a 34% discount to be able to meet any level of 
housing need.  The target prices of sale homes must be discounted 
below current prices, in order for the households with sufficient 
resources to take advantage of this access to cheaper sale housing 
to meet their need.  
 
Based on the analysis shown in Table 7.5, we found that none of the 
backlog and emerging need households could afford sale housing 
assuming it was available at a discount of 34% on market prices.  Low 
cost market housing with no discount has no part in affordable 
housing provision. 
 

8.25 In summary, when these options are tested against the income 
profiles of both backlog and emerging households over the plan 
period, we found that: 

 

q Social rented housing is still by far the most important of the 
tenures required over the plan period – it should account for at 
least 79.3% of provision. 
 

q Lower Cost Home Ownership: 14.0% of households can afford 
LCHO if it is provided at no greater than 40% of OMV. 

 

q Sub market renting:  6.6% of households can afford sub-
market renting if it is provided at 75% OMR. 

 

q Discounted sale: no households can afford discounted sale 
housing and the level of discount will need to be above 34% if 
this kind of provision is to play any part in affordable housing 
supply. 
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Low cost market housing with no discount has no part in 
affordable housing.  
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9. CONCLUSIONS 
  

 
9.1    The key aim of the 2007 update was to identify the extent to which the 

need for affordable housing across the District identified in 2003 had 
changed, in the light of changes in the relationship between the 
housing market and local incomes.  The main conclusions of the 2007 
Update are given under each section of the report.  

 
9.2 SECTION 2. HOUSING MARKET CHANGES 2003-2006 
 

q The trend is a slow-down in price inflation over the period since the 
2003 Housing Needs Survey, although it is emphasized that, based 
upon the latest data, house prices rose by an estimated 9.1% 
annually since 2003.   

 
q The mean ‘bottom of the range’ property price in the District in 

January-March 2007 was £217,049 and the median ‘bottom of the 
range’ house price was £201,965. 

 
q The fastest growth of lower quartile house prices was in the south of 

the District, especially in the rural parishes.  The towns of Buckingham 
and Winslow experienced significant increases in house prices over the 
last three and a half years.  House prices in the rural parishes in the 
North of the District grew more slowly. 

 
q Rental values increased by about 5% between 2003-2007. 

 
9.3 SECTION 3. INCOMES AND EARNINGS 2003-2006 
 

q The mean annual gross income of households in housing need in 2003 
was £12,932. By 2006/7, the average income of these households was 
estimated to have risen to £14,471, an increase of 11.9% over the 3.5 
year period 2003 to 2006/07 (3.4% pa). 

 
q If due allowance is made for likely national changes in household 

composition in Aylesbury Vale District since the 2003 Housing Needs 
Study, 42 fewer households were expected to be in backlog housing need 
by 2006/07, reducing the original backlog figure of 2,250 to 2,208. 

 
 
 
9.4 SECTION 4. GROSS HOUSING NEED 2006 
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q The new backlog in potential housing need in 2006 was made up of 

2,208 households in housing need in 2003 plus 4,681 households in 
housing need who were likely to form between 2002/03 and 2006/7, a 
total of 6,889 households. 

 
q To establish how many of the 6,889 households potentially in housing 

need could afford the costs of housing, the number of households in 
different income bands was compared to the market rents payable for 
1, 2 and 3 bed properties.   

 
q The analysis demonstrated that, with the exception of 43 households on 

higher incomes who could afford 1 bed properties, there was a current 
backlog of 6,846 households, i.e. 99.4% of all households unsuitably 
housed who could not afford market housing.   

 
9.5 SECTION 5.  NET HOUSING NEED 2006 
 

q All the sources of supply available between 2002/3-2006/7 were offset 
against the estimated gross housing need of 6,846. 
Over the period 2002/03 – 2005/06 there were a total of 1,187 relets 
net of transfers.  In addition, 255 new affordable homes (i.e. not 
coming through the Local Plan process) were completed, making a 
total supply of 1,442.  From this total, 18 were estimated to represent 
stock lost through Right to Buy (RTB), making a net supply of 1,424. 

 
q Current net housing need comprised 6,846-1,424 = 5,422 households, 

approximately 8% of the District total in 2006. 
 
9.6 SECTION 6. NEWLY ARISING HOUSING NEED 
 

q Following the approach in the 2003 Housing Needs Study, JHA tested 
the impact of two scenarios on the propensity of households to be able 
to afford access to the housing market in the future. 

 
q Over the next 10 years to 2016, it is estimated that Aylesbury Vale 

District faces a shortfall in the average supply of NEW affordable 
homes between a minimum of 1,077 under the favourable scenario 
and maximum of 1,316 dwellings per annum under the un-favourable 
scenario, forecasts which are sensitive to different assumptions about 
likely changes in the housing market. 

 
9.7 SECTION 7. THE SIZE AND TYPE OF AFFORDABLE HOUSING NEEDED 
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q This section examined the sizes of affordable homes needed and the 

options for delivery of different tenure types, using information about 
the incomes of both backlog and newly emerging households. 

 
q Up to 79% of backlog and emerging need households required social 

rented housing; 14% of the total of these households could potentially 
afford shared ownership, assuming that no more than between 25%-
30% of gross incomes is spent on the combination of monthly 
mortgage and rental; an additional 6.6% of households could also 
meet their housing needs if a 75% market rent option was made 
available for rented homes; 

 
q None of the backlog and emerging need households could afford low 

cost sale housing even if it was available at a discount of 34% on the 
mean market price of houses and flats. 

 
9.8 SECTION 8.  STRATEGIC PLANNING IMPLICATIONS 
 

q The Council will need to choose how to meet the forecast need for new 
affordable dwellings over the next 10 years of the emerging Local 
Development Framework (LDF).   

 
q The 2003 Housing Needs Study and the 2007 update provide a 

comprehensive evidence-base of the scale of current and future 
housing need in the District, including the Aylesbury urban area and 
the remaining market towns and rural areas. 

 
q The current 30% target only addresses between 24%-30% of forecast 

housing need over the remaining plan period. 
 
q The annual number of affordable homes could be significantly 

increased if the target was raised from 30% to 50% - but even at 
50%, the potential delivery of 530 affordable homes per annum falls 
well short of the forecast of 1,077 affordable homes per annum under 
the most favourable economic conditions.   

 
q Bearing in mind the many small windfall sites of less than 15 units, it 

would be desirable to adopt a lower than 15 unit threshold in all 
settlements but especially in those with populations under 3,000, in 
order to maximise supply. 
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APPENDIX 1. AYLESBURY VALE DISTRICT COUNCIL: HOUSING NEEDS 
SURVEY: 
 
SENSITIVITY TESTING OF AFFORDABILITY PROPENSITY UNDER 
CHANGES IN THE LEVEL OF HOUSE PRICES RELATIVE TO INCOMES. 
________________________________________________________
___   

 
 

SCENARIO 1 - UNFAVOURABLE SCENARIO 
 
The P/E ratio has been used in combination with information about 
housing need, to assess the impact future change in the housing 
market could have on the ‘affordability propensity’ of newly forming 
households. The P/E ratio is the standard average price of all houses 
divided by national average earnings and can be broken down 
regionally. 
 
Halifax has customised for JHA a time-series breakdown of the P/E 
ratio for FT Buyers in the South East Region.  We have analysed the 
trends and made the following assumptions. 
 
For the first 5 years of the LDF period (2006-2011) we assume the 
price/earnings ratio will begin to rise in line with 1997–2006 rises and that 
average earnings will stabilise as economic growth slows down. The 
proportion of households unable to afford access to the current housing 
market rises sharply under these circumstances over the period 2006-2011.  
 
The 9 year period between 1996 and 2005 has seen steady rises in 
FTB P/E ratio in the South East from 2.4 to an estimated 4.6. The P/E 
ratio for FTBs rose by 2.2 or + 0.24 per annum. 
 
Based on the affordability calculations shown in Section 4, the percentage of 
households unable to buy or rent at the time of the Housing Needs Survey in 
2006/7 was 99.4% (it was forecast to be 91% by 2006/7 in the 2003 
Housing Needs Study).  There was no significant difference between newly 
forming and existing households in affordability. 
 
In order to assess the impact of changes in P/E ratio over the remaining Plan 
period, we apply an annual increment of + 0.24 per annum to the 2005 P/E 
ratio of 4.6 over the period up to 2011, on the basis of decreased affordability 
due to falling incomes and rising real housing costs in the short-medium term.  
 
Projecting these trends forward produces: 
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At 2006 average P/E = 4.8   Unable to afford = 99.4% 
At 2011 average P/E = 6.0  Unable to afford = 124.1% 

 
 
 
Scenario 2 - Favourable scenario 
 
We assume the price/earnings ratio will begin to fall rather than rise and that 
average earnings will continue to rise. Thus, the proportion of households for 
whom homeownership is unaffordable begins to fall under these 
circumstances.   
 
The period between 1991 and 1996 saw significant improvements in housing 
costs and earnings at least nationally and was associated with a steady P/E 
ratio.  FTB information for the South East from 1993-1996 indicates this 
improvement which is reflected in a steady P/E ratio of 2.40.   
 
Between 1993-1996 the P/E ratio for FTB in the South East remained 

at 2.4.   
 
Based on the affordability calculations shown in Section 4, the percentage of 
households unable to buy or rent at the time of the Housing Needs Survey in 
2006/7 was 99.4% (it was forecast to be 73% by 2006/7 in the 2003 
Housing Needs Study).  There was no significant difference between newly 
forming and existing households in affordability. 
 
In order to assess the impact of changes in P/E ratio over the remaining Plan 
period, we assume the 2006 P/E ratio of 4.8 over the period up to 2011 will 
remain steady, on the assumption that affordability will increase as housing 
costs steady relative to incomes. 
 
Projecting these trends forward produces: 
 

At 2008 average P/E = 4.8   Unable to afford  = 99.4% 
At 2011 average P/E = 4.8   Unable to afford  = 99.4% 

 
 
 
Sources: 
Housing Needs Study, Final Report 2003 
HBOS Annual/quarterly Historic Trends in P/E ratio 
Customised print out for FTBs, South East Region, Halifax 
First Time Buyers Review, Halifax 2007 
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 UNFAVOURABLE SCENARIO FAVOURABLE SCENARIO 

 

 House 
price/earnings 

ratio FTBs 

South East 

 

% Emerging 
households unable 

to afford home 
ownership  

(see Table 4.6) 

House 
price/earnings 

ratio FTBs 

South East 

 

% Emerging 
households unable 

to afford home 
ownership 

(see Table 4.6) 

1993 2.4  2.4  

1994 2.4  2.4  

1995 2.4  2.4  

1996 2.4  2.4  

1997 2.5  2.5  

1998 2.6  2.6  

1999 2.9     2.9  

2000  3.4  3.4  

2001 4.1  4.1  

2002 4.5  4.5  

2003 4.3   75.0% 4.3   75.0% 

2004 4.7  4.7  

2005 4.6  4.6  

2006 4.84 99.4% (x 20.54) 4.84 99.4% (x 20.54) 

 
2007 

 
5.08 

 
104.3% 

 
4.8 

 
99.4% 

 
2008 

 
5.32 

 
109.3% 

 
4.8 

 
99.4% 

 
2009 

 
5.56 

 
114.2% 

 
4.8 

 
99.4% 

 
2010 

 
5.80 

 
119.1% 

 
4.8 

 
99.4% 

 
2011 

 
6.04 

 
 124.1% 

 
4.8 

 
99.4% 

 
2012 

 
6.28 

 
129.0% 

 
4.8 

 
99.4% 

 
2013 

 
6.52 

 
133.9% 

 
4.8 

 
99.4% 

 
2014 

 
6.76 

 
138.9% 

 
4.8 

 
99.4% 

 
2015 

 
7.00 

 
143.8% 

 
4.8 

 
99.4% 

 
2016 

 
7.24 

 
148.7% 

 
4.8 

 
99.4% 

 


