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Introduction 

1. Buckinghamshire Council is able to demonstrate more than five years’ supply of specific 
deliverable housing sites for the Aylesbury Vale area (from a 31 March 2020 base date). 
This position statement has been updated as a result of the adoption of the Vale of 
Aylesbury Local Plan (VALP). The most relevant five year period now is 1 April 2021 to 
31 March 2026.  

 
2. This position statement has been prepared to accord with the 2021 NPPF and also the 

latest national Planning Practice Guidance.  As such it supersedes any earlier 
assessment of current five year supply (5YS).The next review of this position will include 
the latest monitoring information bringing the base date up to 31 March 2021. 
 

3. For information about how the position statement for the Aylesbury Vale area relates 
to the wider Buckinghamshire Council area please see the Buckinghamshire Housing 
Land Supply Position April 2020, which can be found on the ‘Housing land supply and 
housing trajectory’ web page. Please remember the five year housing land supply 
position for each of the former districts is a shifting position updated annually. These 
figures relate only to the Aylesbury Vale area and remain using the same basedate as 
those used for the September 2020 position statement (a 31 March 2020 base date). 

 
4. This is a Housing Land Supply Position Statement primarily of use in considering 

planning applications and planning appeals.   

https://www.aylesburyvaledc.gov.uk/housing-land-supply-and-housing-trajectory
https://www.aylesburyvaledc.gov.uk/housing-land-supply-and-housing-trajectory
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Table 1: Estimated under-supply using the Liverpool method for 1 April 2021 to 31 March 
2026 

Component Figure 

Pre-2021 undersupply 356 

Remaining years in plan period 12 

Undersupply spread over remaining plan years 29.6 
Five year undersupply figure to be added to 
requirement 148 

Table 2: Estimated five year housing land supply for 1 April 2021 to 31 March 2026 

Component Figure 
VALP five year requirement 2021-2026 7,150 
Pre-2021 under-supply 148 

Total five year requirement  7,298 

Overall requirement 2021-2026 including 5% 
buffer 

7,663 

Supply of deliverable sites  8,302 
10% non implementation deduction -215 
Total projected supply from windfall sites 291 
Overall supply with 10% non-implementation 
discount and windfall addition 

8,378 

Overall supply compared to requirement  +715 
Overall supply % of requirement  109.33% 
Overall years supply 5.47 years 

The 5YS requirement 

5. Previous position statements and the 5 year housing land supply calculations have used 
the Local Housing Need (LHN) in accordance with the Government’s standard method1 
as the housing requirement because there wasn’t an up-to-date plan based housing 
requirement. The Vale of Aylesbury Local Plan (VALP) has since been adopted on the 
15th September 2021. The plan target within this will now form the basis of the housing 
requirement. The housing requirement set out in the VALP is 1,430 dwellings per 
annum, which totals a 5YS requirement for 2021-2026 of 7,150 homes. 

 
1 See NPPF paragraphs 61 and 74 and Planning Practice Guidance ‘Housing and economic needs assessment’ 
section 2a ‘Housing Need’(paragraphs 2a-001-20190220 onwards) 
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Table 3 VALP Housing requirement for Aylesbury Vale 2013-2033 

Requirement period Number of dwellings 
Total VALP requirement for the district 2013-
2033 

28,600 

Annual  requirement 1,430 
Requirement over five year period 7,150 

 
6. The VALP housing requirement is made up of Aylesbury Vale’s Full Objectively Assessed 

Need (FOAN), which is 20,600 dwellings, and unmet need from the Wycombe, Chiltern 
and South Bucks areas, which totals 8,000 dwellings. 
 

7. In accordance with the NPPF, Buckinghamshire Council is able to show a five year 
supply of deliverable housing sites applying the appropriate buffer of 5% based on 
previous levels of good delivery and a 2020 Housing Delivery Test result of 128%. 
 

8. A Housing Delivery Test result of over 95% means that no consequences will apply for 
any under-delivery (PPG Housing and Economic Land Availability Assessment Para 0622) 
Therefore, in accordance with NPPF paragraph 74 and footnote 41, the appropriate 
buffer to be applied to the housing requirement is 5% to ensure choice and competition 
in the market for land, and the Council is not required to prepare an action plan for the 
Aylesbury Vale area as per paragraph 76 of the NPPF. 
 

9. To calculate the 5YS past delivery of housing is compared against the VALP housing 
requirement in the trajectory to work out previous over or under supply of delivery. The 
VALP inspector confirmed in his Report on the Examination of the Vale of Aylesbury 
Local Plan (August 2021) at paragraph 128 that spreading any undersupply in previous 
years over the remaining plan period, using the ‘liverpool’ approach, is the most 
appropriate method. This is the basis for the calculations relating to undersupply in 
table 1 and 2. 

Measuring the deliverable supply 

10. We have reviewed the Council’s monitoring data against the revised NPPF test for 
identifying deliverable sites (taking account of the further guidance provided in the 
online NPPG):  

 
Local planning authorities should identify and update annually a supply of 
specific deliverable sites sufficient to provide a minimum of five years’ worth of 
housing against their housing requirement set out in adopted strategic policies, 
or against their local housing need where the strategic policies are more than 
five years old. The supply of specific deliverable sites should in addition include a 

 
2 Planning Practice Guidance on the Housing Delivery Test  

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment#housing-delivery-test
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buffer (moved forward from later in the plan period) of [in our case] 5% to ensure 
choice and competition in the market for land. 
 
To be considered deliverable, sites for housing should be available now, offer a 
suitable location for development now, and be achievable with a realistic 
prospect that housing will be delivered on the site within five years. In 
particular: 

 
a) sites which do not involve major development and have planning permission, 

and all sites with detailed planning permission should be considered deliverable 
until permission expires, unless there is clear evidence that homes will not be 
delivered within five years (for example because they are no longer viable, there 
is no longer a demand for the type of units or sites have long term phasing 
plans). 

b) where a site has outline planning permission for major development, has 
been allocated in a development plan, has a grant of permission in principle, or is 
identified on a brownfield register, it should only be considered deliverable where 
there is clear evidence that housing completions will begin on site within five 
years. 

 
(Extracts from NPPF (2021) paragraph 74 and the glossary - our emphasis in bold). 

 

11. Planning Practice Guidance (2019) section ‘Housing supply and delivery’ Paragraph 007 
sets out that the ‘clear evidence’ to demonstrate that housing completions will begin 
within five years may include: 

 
• Current planning status – for example, on larger scale sites with outline or hybrid 

permission how much progress has been made towards approving reserved 
matters, or whether these link to a planning performance agreement that sets 
out the timescale for approval of reserved matters applications and discharge of 
conditions; 

• Firm progress being made towards the submission of an application – for 
example, a written agreement between the local planning authority and the site 
developer(s) which confirms the developers’ delivery intentions and anticipated 
start and build-out rates; 

• Firm progress with site assessment work; or 
• Clear relevant information about site viability, ownership constraints or 

infrastructure provision, such as successful participation in bids for large-scale 
infrastructure funding or other similar projects. 

 
12. The first category of sites (a) are presumed to be deliverable. The second category of 

sites (b) can be added if there is clear evidence of a realistic prospect that housing will 
be delivered. The same test applies to proposed VALP allocations. 
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13. The 2013-2033 Housing Trajectory (Appendix 1) sets out a full schedule of sites 
demonstrating a total supply of 8,302 dwellings from 2021/22-2025/26. The schedule is 
fully up-to-date and consistent with the VALP including any proposed modifications. 

 
14. An overview of the makeup of the current 5YS is set out in Table 3. 

Table 3 Overview of five year supply components 

Component Net dwellings 
2021-26 – Category A 4,093 
2021-26 – Category B 3,910 
Small sites3 (years 1-2)   299 
Windfall allowance (years  3-5) 291 
Deliverable 5YS (total) 8,593 

 
15. Appendix 2 identifies the sites that fall into the second category (category b) and 

provides evidence for their inclusion in the 5YS total. Sites have only been included 
where we are satisfied that there is clear evidence of a realistic prospect of delivery. As 
noted above, this does not require complete certainty, and the judgement for each site 
is fact sensitive. As this is a snapshot in time of the current factual position, addendum 
updates to Appendix 2 may be incorporated into this statement from time-to-time as 
necessary. 
 

16. A 10% deduction for non-implementation or unexpected delays is applied to sites that 
are at the earliest stages in the planning process and don’t have permission or a 
resolution to grant planning permission subject to Section 106 agreement. These are 
sites allocated in Neighbourhood Plans or are proposed VALP allocations. For sites 
under five dwellings, which are listed in Appendix 3 of this position statement, a 10% 
deduction is also applied to these as they have not been subject to the same level of 
analysis in terms of their delivery as sites of five or more.  
 

17. A small sites windfall allowance has been included within the supply in accordance with 
paragraph 71 of the NPPF. The NPPF allows for windfall sites to be included in the five 
year supply (and beyond) where there is compelling evidence that such sites have 
consistently become available and will continue to provide a reliable source of supply. 
Any allowance should be realistic, having regard to the Housing and Economic Land 
Availability Assessment (HELAA), historic windfall delivery rates and expected future 
trends. 

 

 
3 under five homes 
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18. Windfall projections are based on the average dwelling completions over the last ten 
years (2010/11 – 2019/20) for small sites of less than five dwellings. The windfall 
allowance is based on completions and therefore a non-implementation allowance is 
not needed.  Paragraph 71 of the NPPF (2021) states that in relation to windfall, plans 
should consider the case for setting out policies to resist inappropriate development of 
residential gardens. It is not explicitly stated that residential garden development 
should not be included in the windfall allowance, so it has been included in the windfall 
calculation in this position statement.  There has been a consistent and reliable supply 
of windfall sites as demonstrated in table 4. The windfall figure is the only one in this 
document which varies from the figures in the VALP Housing Land Supply Soundness 
Document (September 2020). The VALP was examined under the 2012 NPPF and 
therefore excluded windfall sites that were on garden land. The 2021 NPPF supersedes 
this position.  

Table 4 Past windfall completion rates on sites less than five units 

Year Completions on small windfall sites 
(net <5 dwellings) including 
development of residential gardens 

Cumulative average 

2010/11 54 54 
2011/12 99 77 
2012/13 74 76 
2013/14 95 81 
2014/15 84 81 
2015/16 105 85 
2016/17 113 89 
2017/18 106 91 
2018/19 122 95 
2019/20 113 97 

 
19. The average number of homes delivered on windfall sites fewer than five dwellings 

over the last 10 years (1 April 2010 – 31 March 2020) is 97 per annum. It is considered 
that the variation between annual windfall completions is not significant and so the 
use of the average figure in the supply is valid. 

 
20. The NPPF paragraph 71 provides the opportunity to include a windfall allowance for 

sites within the later years of the 5-year land supply period. Therefore a windfall 
allowance is made for three years, 2023/24, 2024/25 and 2025/26.  

 
21. Over two years, this gives a total windfall allowance of 291 dwellings for the five year 

period 2021-2026, representing 3.4% of the total projected supply, increasing the five 
year housing supply from 5.28 years to 5.47 years.  
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22. The Council’s evidence of windfall has taken into account historic delivery rates and 
expected future trends and does include residential gardens. The NPPF paragraph 71 
sets out that plans can consider the case for resisting inappropriate development of 
residential gardens. However the Buckinghamshire Council Aylesbury Vale Area 
windfall allowance in five year housing land supply does include an allowance for 
windfall from residential gardens because the adopted local plan doesn’t have a policy 
to resist inappropriate development of residential gardens.   

COVID-19 and the impact on deliverability  

23. During periods of 2020 and 2021, the UK was subject to quarantine measures to 
mitigate against the effects of the COVID-19 pandemic. This impacted the house-
building sector nationwide and construction was ceased or minimised across many sites 
for several months in spring 2020, which was confirmed during the council’s 
engagement process to collect delivery evidence from agents, developers and 
landowners. Construction activity has since resumed however has been at a reduced 
rate compared to pre-lockdown as social distancing slows construction progress. 
Therefore, an adjustment has been made to housing delivery estimates for the 2020/21 
monitoring year to account for a lack of delivery at the start of the year and potential 
delays or other impacts across the remainder of the year. Despite this reduction in 
expected delivery which will lead to a shortfall against the 2020/21 annual requirement, 
the Aylesbury Vale area can still demonstrate a five year supply of housing.  

Changes to reported completions  

24. Through recent housing land supply work, it has been determined that there are a small 
number of instances where sites falling under use class C2 (residential institutions) were 
counted within the reported number of net completions. For looking at completions 
against the main VALP requirement of 28,600, the figures should only consist of use 
class C3 dwellings. Policy H6b and its supporting text establish a separate HEDNA-based 
requirement for C2 housing which provides older persons’ accommodation.  The 
housing trajectory appended to this statement shows the corrected completion figures 
and table 5 below sets out the sites identified and the changes made to the reported 
figures, which have resulted in a combined decrease of 97 dwellings from the overall 
supply of C3 dwellings. These changes have been factored into the total under-supply 
and the five year supply calculations. 
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Table 5 Changes to reported completions from use class C2 sites 

Application 
reference 

Site location Year of 
completi
on  

Units 

14/02199/APP 
 

Land Off Culpepper Close, 
Buckingham Park, Aylesbury 
(Buckingham Lodge) 

2014/15 64 
 

14/02916/APP  
 

The Steeplechase Ph., Taylor Road, 
Aylesbury 

2016/17 14 
 

14/01702/APP 
 

The Lindens Care Home, Stoke 
House, Fenny Road, Stoke 
Hammond 

2017/18 12 
 

17/00240/APP 137 Wendover Road 2017/18 7 
  Total  97 

List of appendices 

Appendix 1: Aylesbury Vale Area Housing Trajectory 2013-2033 
Appendix 2: Deliverable Sites Commentary 
Appendix 3: Sites under five dwellings  
 


	Introduction
	Table 1: Estimated under-supply using the Liverpool method for 1 April 2021 to 31 March 2026
	Table 2: Estimated five year housing land supply for 1 April 2021 to 31 March 2026

	The 5YS requirement
	Table 3 VALP Housing requirement for Aylesbury Vale 2013-2033

	Measuring the deliverable supply
	Table 3 Overview of five year supply components
	Table 4 Past windfall completion rates on sites less than five units

	COVID-19 and the impact on deliverability
	Changes to reported completions
	Table 5 Changes to reported completions from use class C2 sites

	List of appendices

