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1. INTRODUCTION

This report contains a summary of the 

main findings from the Study of housing 

needs conducted on behalf of Aylesbury

Vale District Council by John Herington

Associates (JHA).

The overall aim of the Study, which was

undertaken in July 2003, was to identify

the extent of current and future housing 

need within the urban and rural sub

areas of the District. A full technical 

report has been produced which 

considers all aspects of the Study, the 

findings and their strategic implications in 

depth.

2. INFORMATION ABOUT THE SURVEY

At an early stage in the research, it was

agreed, in consultation with Officers, that

the District should be broken down into

seven sub-areas, a mix of five urban sub

areas where interviews were carried out

and two rural sub-areas where a postal 

survey was carried out see Map on the

last page of this summary.

In order to fulfill the Council’s brief, John 

Herington Associates (JHA) used a ‘twin

tracking’ survey design, which they have 

used in other local authorities containing 

a mix of urban and rural areas. This

involved two surveys undertaken at the 

same time:

Face to face interviews in the 

Urban Sub Areas of Aylesbury,

Buckingham, Winslow, Wendover

and Haddenham, those locations

where, at the time of the Study, it

was considered that most strategic

housing requirements were likely to

be addressed.

Postal surveys in the Rural Sub

Areas distinguishing between the

Rural North and Rural South of the 

District.

The interview survey provided a usable 

target of 1,799 addresses randomly

selected from across the urban sub 

areas. Interviews were successfully

completed at 1,687 homes, a response

level of 94%.

The postal survey provided a usable 

target of 4,283 addresses randomly

selected across the rural sub-areas and 

1,598 postal forms were returned 

completed for analysis, a 37% response.

Comparison with the 2001 Census

confirmed that both the samples

achieved were broadly correct and in line 

with expected tenure patterns. This

allows the Council to be confident that no

groups have been seriously under or 

over-represented in the samples.

3. SCOPE OF THE RESEARCH

The Housing Market an appraisal in 

each Sub-Area was used to identify

variations in house prices, private

market and social rents and shared 

ownership costs at the time the study

was undertaken comparisons were 

made to cross boundary housing 

markets and regional house prices.

Affordable Housing Needs the extent

of housing need arising in each sub-area 

was demonstrated by the relationship 

between prices and incomes prevailing in 

the 3rd quarter of 2003.
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A backlog of unmet housing need was

identified for existing and emerging 

households requiring separate 

accommodation now and unable to buy

or rent in the existing market; and 

households who were seeking but

unlikely to be able to afford ‘in-situ’ 

solutions were also analysed;

Projections of Housing Need over the 

remainder of the Local Plan period

the emerging need for new affordable 

dwellings 2003-2008 and 2008-2011 

was calculated taking into account likely

future housing supply. The projections

were tested for their sensitivity to 

different assumptions about changes in 

the housing market;

Future Affordable dwelling mix – the

types and sizes of accommodation 

required to address backlog and 

emerging housing needs was analysed 

using the profile of household incomes;

the extent of needs among ethnic

minority households, key workers and

supported housing needs was identified;

Strategic implications for the Local

Development Framework based on

the findings of the research,

recommendations were made about the 

future delivery of affordable housing 

through the planning process.

4. PROFILE OF THE DISTRICT

Aylesbury Vale District had a population 

of 165,748 at the 2001 Census. The

number of households at the time of the 

Study in 2003 is estimated at 64,000 of

which 59% were 1 or 2 person 

households.
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79% of households sampled in the 2003 

Study were homeowners. Renting with a 

Registered Social Landlord (RSL) was

under-represented in the District

compared to the South East and 

England and Wales.

Compared to the South East and 

England and Wales, Aylesbury Vale

District is over-represented with semi

detached houses and under-

represented with flats.

5. THE HOUSING MARKET

Between 1999-2003 the average price 

of all dwellings in Aylesbury Vale rose 

by 62% from £127,430 to £207,098.

Over the same period the average price 

of terraced properties rose by 92% from

£80,122 to £153,725 while the average 

price of flats rose by 124%.

Data about typical bottom of the range 

house prices was obtained from a

range of local and regional estate

agents.
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TYPICAL HOUSE PRICES IN
THE SUB AREAS, 3

RD
QUARTER 2003

The typical private rent for a 2 bed flat

in the urban sub-areas was around £500

per month and a 2 bed house was about

£565 a month.

The Council supplied information about

shared ownership schemes at the time

of the study. The minimum rental cost for 

a shared ownership flat in Aylesbury with

a 40% equity share on a property valued 

at £44,000 in September 2003 was £193 

a month.

Typical weekly social rents differ 

between RSLs and the Council but vary

little by geographical area.

Current levels of affordability

The average mortgage paid was £466 a 

month and owner occupiers were 

spending about 18.6% of their annual 

gross income on mortgage payments.

Aylesbury Vale Property Prices ('99-'03)
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The average private rents paid were in 

excess of £520 a month. Private renting 

households spent an average of 28% of

their incomes on private renting 

The average rent paid by Council 

tenants was £59.51 a week and tenants

with RSLs paid £70.85 a week. Social 

renters were paying an average of 33%

of their net annual incomes for their 

present accommodation.
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Rural South £163,841
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6. KEY FINDINGS FROM THE STUDY

Black and Minority Ethnic Groups

The 2001 Census indicates that Black and

Minority Ethnic groups (BME) represent 6% 

of Aylesbury Vale’s population.

The Housing Needs Study 2003 identified 

that BME groups represent 6.6%, an 

estimated 10,820 people.

Key workers 

An estimated 8,490 households, 13% of

households in Aylesbury Vale, contain 

someone who falls within the Council’s

definition of a key worker.

Key Workers in Housing Need

Occupational

Therap st 0%

Other NHS

healthcare w orker

27%

Frefighter 10%
Soc al Worker 0%

Police Off cer 0%

Nurse 0%

Teacher 53%

NHS Care

Assistant 10%

Incomes

92% of households responded to the 

income question, an improved response 

on the 1999 Survey figure of 71%.

The average annual gross income of all 

households in July/August 2003 was

£26,020 while the lower quartile was

£13,620. This includes all occupations

and households who are not working.

Annual Income of Existing Households
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16% of all households have 

average incomes below 

£10,000 (15% in the 1999

Housing Needs Survey) 

indicating that low income 

households have become rather 

poorer over the last 5 years.

43% of all households have 

average incomes above £30,000 

(39% in the 1999 Housing Needs

Survey) suggesting that households

on the highest incomes have seen

an improvement in their income over 

the past 5 years.

Migration

The study implies that 51% of all 

resident households in Aylesbury Vale 

moved house in the last 10 years. 48% 

had moved from further away than the 

Aylesbury Vale area and its adjoining 

districts, mainly for job reasons.

5% of all households in the District

reported that someone in the household 

had moved away in the last 5 years

because they could not obtain affordable 

housing locally, an estimated 3,256 

households.
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Special Needs

16% of households in Aylesbury Vale

contained at least one member of the 

household who is frail elderly or 

suffering from serious ill health or long 

term disability, an estimated 10,097

households.

An estimated 3,439 households had 

walking difficulties and were not

wheelchair users.

The proportion and number of

households containing people with

special needs has grown since the 1999 

Housing Needs Survey which found that

14% of households contained somebody

with a disability, suggesting at that time

some 8,900 households.

A total of 1,071 moving households

contained people with special needs,

21% of the total of 5,150 potential mover 

households.

Problems with the present home

25% of all households in the District are

living in unsuitable properties and/or

needing adaptations, an estimated 

16,659 households in Aylesbury Vale.

Improvements at Home

An estimated 13,126 of the total 

number of households with problems

are expected to resolve their 

problems without moving from their 

present home.

46% of the 13,126 households said

they are unlikely to be able to afford 

the cost of the improvements or 

adaptations they required to meet

their housing needs.

Existing Households Who Need

to Move 

3,533 existing households facing

problems with their present home need 

to move elsewhere (it is important to

emphasise that a much larger number 

than this, an estimated 11,944 

households, would like to move house,

without being in any significant housing

difficulties).

61% are couples and 36% of these 

are couples with children.

70% were looking for owner 

occupation with 23% looking for 

social renting, a not dissimilar 

finding to the 1999 Survey.

The average annual gross income 

of all existing household movers

was £21,449.

Concealed households

1,617 concealed households needed to

move to a separate home in 2003, and a 

further 3,479 concealed households,

(5% of all households in Aylesbury Vale) 

are estimated to require separate 

accommodation - the great majority

within the next 1 2 years.

84% are single adults. 42% of

those were 25 years old or above.

44% expressed a preference for 

owner occupation while 21% 

expected to social rent.

The average annual gross income 

of all emerging mover households

was £16,244.
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Affordability

The research analysed whether 

households in inadequate housing could 

afford to move into the tenures they

expected to need i.e. could they pay

current housing costs (minimum house 

prices and rents). Household incomes

were compared to the entry income 

thresholds required to ascertain the 

affordability of housing.

The study revealed a considerable 

affordability problem for potential movers,

arising from the relationship between 

their incomes and the local housing 

market.

Scale of Backlog Need

A total of 2,250 households were 

demonstrated to be in need of affordable 

housing at the time of the 2003 Housing 

Needs Study. Emerging households who 

could afford to buy or rent if they shared 

with someone else were taken into

account, and households living in 

temporary accommodation and not

picked up by the study were added in.

Registered Housing Needs

JHA calculated how many households in 

backlog need were already on a 

Housing Register and could not afford to

buy or rent in the current market. Only

39% of the total were in backlog need,

indicating that the Housing Register, if

used as the only measure of housing 

need, considerably understates the true 

need across Aylesbury Vale.

Forecast housing needs

Household projections in the Structure

Plan and the evidence from the Housing 

Needs Study provided a starting point

for calculating newly arising needs.

Under a ‘favourable’ scenario of

increasing affordability over the 

period to 2011, Aylesbury Vale 

District should plan for a minimum of

588 new affordable dwellings per 

annum.

Under an ‘unfavourable’ scenario of

rising house prices and slower growth 

of incomes, Aylesbury Vale should

plan for a maximum of 785 new

affordable dwellings per annum.
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need, considerably understates the true 

need across Aylesbury Vale. 

Forecast housing needs 

Household projections in the Structure 

Plan and the evidence from the Housing 

Needs Study provided a starting point 

for calculating newly arising needs. 
• 

•	 Under a ‘favourable’ scenario of 

increasing affordability over the 

period to 2011, Aylesbury Vale 

District should plan for a minimum of 

588 new affordable dwellings per 

annum. 
• 

•	 Under an ‘unfavourable’ scenario of 

rising house prices and slower growth 

of incomes, Aylesbury Vale should 

plan for a maximum of 785 new 

affordable dwellings per annum. 
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7. STRATEGIC IMPLICATIONS 

The Study provides a considerable 

range of information about household 

needs and aspirations and provides an 

assessment in depth of the policy

implications of the research undertaken

(Section 7 of the full report).

Dwelling Mix

The information from the Housing Needs

Study 2003, helps the Council to plan ahead 

for the types of future housing provision which 

may be required to address housing needs.

The affordability assessment, based upon 

market costs at the time of the Study in 2003,

indicated that 98% of households in backlog 

need of affordable housing require social

rented housing while only 2% of households

in need of affordable housing could benefit

from shared ownership or homebuy.

The Study examined the full mix of new

affordable dwelling provision which might be

delivered by the market in the future to

address both backlog need and emerging 

need see Section 6.

The main implications are:

Social rented housing is still by

far the most important of the 

tenures required over the plan

period –it should account for at 

least 83.2% of provision.

Lower Cost Home Ownership: 

11.0% of households can afford

LCHO if it is provided at no

greater than 30% of OMV.

Sub market renting: 5.8% of

households can afford sub-

market renting if it is provided at 

75% OMR.

The majority of emerging

households do not have the

resources to access owner

occupation, even if developers

were to offer a discount of 25%

30% on the price of new housing.

Discounted sale: no more than

0.8% and discounted above 30% 

to play any part in the provision of

affordable housing supply.

Low cost market housing with no

discount has no part in affordable

housing provision.

Annual monitoring of incomes and house 

values should be carried out to keep 

provision in line with need and to

reappraise the ability of incomes to keep up 

with the cost of purchase and rent.

The Local Development Framework

The Council will need to consider the 

following factors when translating needs

assessments into Local Plan policies

and targets.

a) The level of land release in the 

Local Plan, disaggregated to urban 

and rural sub-areas of the District -

the main opportunity for delivery of

affordable housing on allocated and 

windfall sites without planning 

permission;
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b) The mix of sites available in terms

of size, location and general 

suitability for housing;

c) The preferred thresholds on which 

affordable housing is to be

negotiated since this will influence 

the size and mix of sites available or 

‘eligible’ on which to determine 

targets;

d) The funding likely to be available for 

social housing in the future.

Targets

Current council policy is that 30% of all 

housing permissions, subject to 

threshold criteria – see full study for 

details should be affordable.

A 30% target, if achieved on all sites,

might deliver 1,427 affordable dwellings

between 2003 2008 which is equivalent

to only 31% 41% of forecast housing

needs over this period.

Thresholds

JHA 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.

Even at 50%, the potential delivery of

304 affordable homes per annum falls

short of the forecast of 588 affordable 

homes per annum under the most

favourable economic conditions.

Thresholds

JHA advise the Council to review 

their present thresholds in the light

of the increase in housing need

which has occurred since the last 

Housing Needs Survey in 1999.

We recommend that the Council seek a 

negotiated provision of affordable

housing on larger residential sites of 15 

dwellings or more or in excess of 0.5ha 

in area.

If government guidelines in the revised 

PPG3 change, this may allow the 

opportunity to revise any SPG 

thresholds.

The greatest gap between Local Plan 

provision and housing need occurs in

the rural sub-areas where there are only

limited or no identified opportunities.

8. CONCLUSIONS

The Study identified:

A backlog of 2,250 households in 

need of affordable housing within the 

District;

A range of shortfall in the average 

supply of affordable homes of

between 588 and 785 units per 
annum, over the period to 2011,

figures that are sensitive to differing 

economic and market conditions.
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