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Executive Summary
1.

This study examines a range of issues associated with the delivery of new homes in Buckinghamshire
in the period up to the end of March 2033. In particular the study addresses the question of whether
there is a limit on the number of new homes that can be delivered in Aylesbury Vale (AV) in this time
frame.

2.

In so doing the study examines planned provision of land for new homes in Aylesbury Vale; past
delivery rates in the District, and how these compare on a like-for-like basis with other authorities that
have the same characteristics as AV in terms of location, affordability, accessibility etc; and identifies
the actions that will be needed to boost delivery rates.

3.

At the same time the study examines lead-in times and anticipated delivery rates for the Princes
Risborough Expansion Area; and also for four large sites (two in Chiltern District and two in South
Bucks District) which Chiltern and South Bucks Councils are considering releasing from Green Belt for
residential development.

4.

This information will inform discussions between authorities as to how the Objectively Assessed
Housing Need (OAN) for Buckinghamshire is to be delivered. Currently Aylesbury Vale DC is planning
to deliver 27,400 homes in the period 2013-33. This will meet all of AVDC’s OAN and around 8,000
homes which the other Buckinghamshire authorities have concluded cannot be met within their own
area.

5.

Around 4,900 new homes have been delivered in AV over the period April 2013 to March 2017. This
leaves a balance of 22,475 homes to be delivered by the end of March 2033. AVDC have identified
capacity for these new homes to be provided. The areas identified have capacity for about 10% to 15%
more homes than the requirement. This surplus should be sufficient provision for the fact that some
sites identified will not be developed in the Plan period. There is also scope to bring forward additional
sites in the plan period if sites identified in the forthcoming Local Plan are not being brought forward
for development.

6.

Identifying sufficient land for planned levels of development is a necessary condition to achieve the
target level of housing delivery, but it is not a sufficient condition. Ultimately the number of new
homes built reflects the underlying demand for new homes, particularly from owner occupiers, who
are currently the principal purchasers of new-build homes (as distinct from institutions or local
authorities).

7.

Aylesbury Vale has delivered the highest level of growth in its housing stock over the period 2011-16
of any authority in the Cambridge – Milton Keynes – Oxford Corridor. The planned level of housing
provision implies delivery of 1,370 homes pa between 2013 and 2033. Very significant numbers of
new homes, 4,923 in total have been built in the first four years of the Plan period, an average of
1,231 homes pa. But this is below the average annual requirement of 1,370 homes for the Plan period.
This means that, on average, 1,405 new homes have to be built each year from now on to 2033 to
achieve the Plan target.
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8.

Even in the absence of a Local Plan and additional efforts to boost housing delivery, more than 1,405
homes have recently been delivered in AV in a single year. Net additions to housing stock in AV were
1,420 homes in 2014/15. To deliver 1,405 new homes year in, year out, will be a very considerable
challenge to all parties involved in the delivery of new homes; the local authorities, developers,
infrastructure providers; and there is no easy measure of the depth of demand for new homes from
current and prospective owner occupiers – the primary source of demand for new homes in the UK.

9.

The appetite of private sector developers to build at this scale in one location is largely untested. In
the 1980s, new homes were built at a rate in excess of 2,000 homes pa in Milton Keynes, but this was
underwritten by substantial public sector funding, and a Development Corporation with widespread
powers and significant staffing.

10.

Possible limits on market absorption of new homes could be a particular an issue in Aylesbury town.
AVDC anticipate that a large proportion of its development capacity in the period 2017-33 will be in
and around Aylesbury, which implies delivery of a high number of new homes in the town. Not all of
these homes will be for sale, since many will be built as affordable housing. But assuming a
proportion of homes are delivered as affordable housing, this still implies achieving sales of large
numbers of homes in the town and its immediate environs.

11.

To deliver the emerging Plan numbers will be challenging. It will require the public sector, including
AVDC, Buckinghamshire County Council, the LEP and the HCA to work closely together to enable this
scale of development, and for these organisations to be resourced adequately to ensure the planning
decisions are delivered speedily; essential infrastructure is provided on time; and there is a sustained
effort to engage other development partners who deliver homes using different funding and
development models to the mainstream housebuilders.

12.

Wessex Economics describe this expanded role for the public sector as that of the Housing Delivery
Enabler, a phrase first used in the Elphicke – House Report commissioned by Government, entitled
From Statutory Provider to Housing Delivery Enabler: Review into the Local Authority Role in Housing
Supply, published in 2015.

13.

The need for all the Buckinghamshire local authorities (Districts and County) to embrace this role, has
been highlighted by the different challenges in bringing forward specific sites examined in Wycombe,
Chiltern and South Bucks Districts. Part of the Study Brief was to assess when 5 different major sites in
the three authorities could come forward, and the pace at which these sites may be built out.

14.

The research into the sites identifies that the real challenge in housing delivery is getting sites to the
point at which homes start to get built. Once new homes start to be delivered on a particular site, it is
possible with a reasonable degree of certainty to forecast the number of homes each site will deliver,
though this does depend on the state of the market and developer behaviour. The study provides the
evidence base on build-out rates which authorities can use to prepare housing trajectories for sites
that have started to deliver.

15.

In contrast it is much more difficult to anticipate if, and how long, possible development sites will take
to get to the point where new homes are being built. Evidence from past schemes highlights that the
number of years it takes for a proposed development to get to point of securing a planning consent is
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very variable. This is, in large measure, because of the large numbers of different players involved in
such decisions; landowners; developers; funders; the local authority as planning authority; statutory
providers of infrastructure; interaction with the public, particularly during the planning process. It is
also attributable to the complexity of compliance with statutory requirement and the vagaries of the
development market and access to up-front funding for scheme design.
16.

It is here that local authorities that adopt the Housing Enabler role can make a significant difference,
essentially as project managers able to invest time in establishing interest in development of
particular sites deemed to be suitable for development; identifying the barriers to those sites coming
forward, and brokering solutions.

This function goes well beyond the statutory development

management function. The case has to be made that if Government wants to raise housing delivery,
local authorities or similar organisations have to be resourced to perform this role.
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1. About the Buckinghamshire Housing Delivery Study
1.1

This report was commissioned by Aylesbury Vale District Council (AVDC), Chiltern District Council,
(CDC), South Buckinghamshire District Council (SBDC) and Wycombe District Council (WDC). These
four authorities are responsible for development planning in the County of Buckinghamshire. CDC and
SBDC have a shared Planning Policy service so when referring to both authorities the abbreviation
C&SB is used.

1.2

The study examines housing delivery across the whole of Buckinghamshire, focusing particularly on
major sites; and considers the market capacity for new homes in Aylesbury Vale District, and in
particular explores whether there is a ceiling on the level of residential development that could be
achieved in the District. The study will inform assessment of the deliverability of the emerging Vale of
Aylesbury Local Plan, and the Local Plans of the three other Buckinghamshire Districts.

1.3

It was agreed with the four Councils that the key requirements of the Study were as follows:


to establish a realistic, evidence-based, estimate of the maximum number of new homes that
can be delivered in the District of Aylesbury Vale over the period 2013-2033



to advise on how to establish realistic and robust housing forecasts/trajectories for housing
delivery based lead-in times and build out rates for housing sites across the study area



to consider the actions that can be taken to reduce delays in the delivery of new homes once
planning consent is awarded, and to speed up annual rates of delivery



to assess the contribution that new construction methods such as build-off-site and modular
construction could make to increasing delivery rates; and when such methods might be adopted
and for what types of homes and locations



to set out housing trajectories for key sites, based on evidence of past delivery rates and site
specific circumstances, and to consider whether those delivery rates can be accelerated, or
might decline across the study area



in exploring these issues to examine past delivery rates in the Study Area, but also to examine
delivery rates in comparator areas, particularly those with high delivery rates



to identify the factors in comparator areas that have contributed to high rates of housing
delivery

1.4

The underlying need for the study is that AVDC will need to plan not only to deliver its own OAN, but
to provide for part of the OAN identified for the adjacent Chiltern, South Bucks and Wycombe
Districts. The evidence provided by the report will help to inform the assessment of the scale of OAN
attributed to these three authorities that cannot be met within their boundaries by end March 2033.

1.5

The study also seeks to establish the maximum quantum of new homes that could be delivered in
Aylesbury Vale District over the period to 2033, in a scenario without land constraint. Another way of
putting this is as follows; what is the maximum level of new homes that the industry can and will
deliver, taking account of market demand, affordability, viability and industry capacity?
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1.6

The rest of this report sets out the conclusions of the study as follows:


Section 2 summarises the conclusions of the 2016 Housing and Economic Development Needs
Assessment (HEDNA) regarding the Objectively Assessed Need for new homes in
Buckinghamshire, and related studies on the pattern of Housing Markets across the sub-region.



Section 3 examines the capacity for housing development in Aylesbury Vale drawing on the
proposed allocations in the emerging Local Plan; the potential housing delivery in the District
Housing and Economic Land Availability Assessment (HELAA); the distribution of planned
delivery; and the scale of delivery to date in the Plan period.



Section 4 analyses the patterns of past delivery in Aylesbury Vale, and the factors that underpin
delivery rates. The section also examines the relative housing delivery performance compared
to other local authorities in the Cambridge – Milton Keynes – Oxford Corridor. This analysis is
used to make judgements about the delivery of the emerging Aylesbury Vale Local Plan.



Section 5 assesses five proposed development sites in Wycombe, Chiltern and South Bucks
Districts in terms of the scale of housing delivery that they might achieve in the period to end
March 2033.



Section 6 focuses on the task of trajectory planning setting out the evidence regarding the
length of pre-planning lead in times, the length of time between submission of planning
applications and first housing completions on a site, and typical build out rates.



Section 7 discusses the actions that the local authorities can take to increase the rate of housing
delivery in their respective authorities, through pro-active management of the development
process and with the different types of organisations involved in delivering homes.



Section 8 specifically examines the extent to which Modern Methods of Construction and OffSite building might contribute to increasing the delivery of homes in the Study Area, and linkage
with other actions to raise delivery rates.



Section 9 brings together the key conclusions of the Study.
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2. The OAN for Housing in Buckinghamshire, the Market Area
and Delivery to Date
2.1

The overall Objectively Assessed Housing Need for Buckinghamshire is 46,100 homes for the period
2013-331. Figure 1 shows the OAN broken down by authority, and the May 2017 estimate made of
what C&SB and WDC anticipate they could deliver and the shortfall relative to their OAN. AVDC is
planning to deliver 27,400 homes, which includes AVDC’s OAN of 19,400 homes and the current 8,000
homes OAN that C&SB and WDC2 estimate that they will be unable to deliver.
Figure 1: OAN Housing Requirements from December 2016 HEDNA with Current Anticipated
Capacity Constraints (if AV is assumed to accommodate all of WDC and C&SB under-delivery relative
to OAN)

Source: Wessex Economics, AVDC, C&SB, WDC

2.2

Figure 2 shows the pattern of Housing Market Areas in the sub-region including Buckinghamshire as a
whole. The Buckinghamshire Housing Market covers all of Wycombe District, all but a very small part
of Chiltern, the southern two thirds of Aylesbury Vale, the northern part of South Bucks District, and
part of South Oxfordshire. The northern third of Aylesbury Vale is located in the Milton Keynes HMA,
The southern two thirds of South Bucks is part of the Berkshire HMA area.

2.3

The boundaries of the Buckinghamshire HMA align pretty closely with the boundaries of
Buckinghamshire as a whole. The only parts of the county falling outside of the HMA are the northern
part of Aylesbury Vale and the southern part of South Bucks. It is reasonable in planning terms that
OAN arising in Chiltern and Wycombe Districts is met in Aylesbury Vale District as a whole, and
pragmatic to also include need arising in South Bucks District as a whole.

2.4

In terms of an HMA aligned with Local Plan areas and local authority boundaries (the ‘best fit HMA’),
this comprises the area of Buckinghamshire County Council and the four Buckinghamshire District

1

Note this is an upwards revision from the 2016 HEDNA. The figures for Chiltern and South Bucks start in 2014, this being the start
of the C&SB Local Plan
2
The WDC estimate is based on the figure used in the Memorandum of Understanding between WDC and AVDC agreed in
December 2016
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Councils. The OAN therefore includes that part of housing need associated with Milton Keynes that
will manifest itself in the northern part of Aylesbury Vale.
Figure 2: Buckinghamshire Housing Market Area, 2016

Source: HMAs and FEMAs in Buckinghamshire, Updating the Evidence, ORS, June 2016

2.5

At the outset it is helpful to benchmark recent housing delivery in Buckinghamshire. Figure 3 shows
the pattern of housing delivery over the 5 year period April 2011 to end March 2015. The data is based
on net additions to housing stock which includes conversions which add to housing stock and losses of
housing stock. The figure shows the substantial difference in housing delivery between Aylesbury Vale
and the other Buckinghamshire authorities. Aylesbury Vale delivered an average of 1,126 additional
homes pa over the 5 year period 2011-16.
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Figure 3: Net Additions to Housing Stock by the Buckinghamshire Planning Authorities 2011-16
(rounded to the nearest 10)

Source: Wessex Economics, Table 122, Net Additional to Housing Supply, DCLG

2.6

It is useful to benchmark past housing delivery rates in Aylesbury Vale against the current provisional
housing requirement of 27,400 homes (see Figure 1). Wessex Economics has assumed that the 27,400
homes are to be delivered over a 20 year period, since it is based on the HEDNA figures which cover
the period 2013-33. This being so, the annualised requirement for new homes in Aylesbury Vale is
1,370 dwellings pa 2013-33.

2.7

Aylesbury Vale is therefore planning for an uplift of 22% housing delivery rates compared to the
period 2011-15. Figure 3 shows that delivery in excess of the average annual rate of delivery of 1,370
homes in Aylesbury Vale is achievable. In 2014, a net additional 1,420 homes were delivered.

2.8

Data is available for housing completions in Aylesbury Vale for 2016/17. This allows an estimate to be
made of net additions to housing stock for the five year period 2012/13 to 2016/17. Figure 4 shows
that over this five year period Aylesbury Vale has delivered an estimated 1,171 net additions to the
housing stock per annum.
Figure 4: Estimated Net Additions to Housing Stock by Aylesbury Vale 2012-17

Source: Source: Wessex Economics,; Table 122, Net Additional to Housing Supply, DCLG years 2012-15; 2016/17 housing
completions provided by AVDC

2.9

What does this pattern of recent delivery imply for future housing delivery, focusing on the Local Plan
period 2013-33? Figure 5 shows that 4,923 homes were delivered in the first four years of the Plan
period, an average of 1,231 homes pa. Given the requirement to deliver 27,400 homes over the plan
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period, Figure 5 shows that on average 1,405 homes pa need to be delivered in the remaining 16 years
of the plan.
Figure 5: Estimated Net Additions to Housing Stock by Aylesbury Vale 2013-33

Source: Source: Wessex Economics, Table 122, Net Additional to Housing Supply, DCLG years 2012-15; 2016/17 housing
completions provided by AVDC

2.10 Key points to note regarding this 1,405 dpa figure are as follows.


Even prior to adoption of the Local Plan, which should provide certainty for developers and
accelerate, this average requirement has been exceeded, with delivery of 1,420 net additional
homes in 2014/14. In the most recent year, 2016/16 there were 1,323 new homes delivered,
which is 94% of the average annual requirement for the period 2017-33 set out in Figure 5.



These figures are indicative that the development sector has the capacity to deliver new homes
on the required scale to achieve the emerging Local Plan figure for delivery of new homes for
the period 2013-33. However, to achieve this level of delivery will require building up a
consistent yearly delivery at a level higher than achieved in the past 5 years (1,171 homes pa, or
83% of the average annual requirement based on 1,405 dpa).



If it is assumed that affordable housing accounts for 25% of this total of 1,405 requirement, this
implies that 1,054 market homes have to be sold each year to deliver the 1,405 requirement.
Analysis of 2016/17 housing completions in AVDC indicate that around 58% of all completions
came from sites delivering in excess of 30 homes in that year, which would represent around
611 homes for sale being brought forward on these large sites each year.



Assuming average private market sales of 40-503 homes per outlet this would imply the need
for around 21-27 active sales outlets on sites of 30 units or more in Aylesbury Vale in the period
to 2033 to deliver the quantum of homes required from large sites. This provides a sense of the
number of active sites required at any one time. It will also be critical to ensure that is the

3

See Section 6: Figure 29, Private Sales Rates per Sales Outlet. Sales in AV can be expected to be above the company average
quoted.

10 | P a g e

continued flow of completions from sites that deliver less than 30 units pa, which based on
2016/17 data account for 42% of completions.
2.11 The initial assessment of the delivery numbers for Aylesbury are challenging, but with Government
backing for the Aylesbury Garden Town proposals, the reported appetite from developers to get on
site, and the known pressure of demand in the area, the initial assessment indicates that the number
of new homes being planned for in the Aylesbury Vale Local Plan are achievable.

Further

improvement beyond recent performance may also be achievable as a new Local Plan will provide
greater certainty and a greater range of outlets to accommodate demand which is apparently
transferring in from other areas. Measures outlined later in this report will also have the potential to
further improve delivery.
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3. Forward Provision of Housing Land
3.1

As set out in Section 2, AVDC is planning to deliver 27,400 homes over the period 2013-33, with some
4,900 delivered by the end of March 2017, leaving a balance of around 22,475 homes to be delivered
by end March 2033. Identification of land to accommodate this quantum of planned housing
provision is a necessary, though not sufficient, condition to enable delivery of this number of new
homes.

3.2

The Draft Aylesbury Local Plan is at an advanced stage of preparation. It is therefore possible to
summarise the position as of June 2017. Figure 6 provides an overview of where the AVDC stands in
terms of the pipeline of housing delivery, and the contribution that proposed allocations will make to
delivering the OAN for the District including unmet need for WDC and C&SB.
Figure 6: Completions, Commitments and Allocations Relative to OAN, June 2017

st

Source: Wessex Economics Analysis of AVDC data, as of 31 March 2017

3.3

In effect AVDC has secured 55% of its pipeline requirement for the Plan Period, this being made up of
completions, commitments, and anticipated windfalls after completion of the first four years of the
Plan Period (2013-33) or 20% into the Plan period. At the time of writing, AVDC has also identified
potential site allocations that could deliver a small surplus above the OAN with a 5% buffer added.

3.4

It is worth comparing the total potential site allocations set out by AVDC in overall quantitative terms
with the capacity as identified in the AVDC Housing and Economic Land Availability Assessment
(HELAA) published in January 2017. The report has a base date of 20 December 2016, and sets out
identified development sites for a 15 year period, with a break-down of anticipated levels of
completions for the first 5 years and then for the subsequent 10 years.

3.5

In overall terms the HELAA identifies that there is possible capacity for 3,170 – 4,065 homes more
than the current plan requirement for new homes (27,400 homes), which would represent a 10-15%
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surplus above the planned number of homes. However, these sites have not been subject to detailed
assessment in terms of identifying the full range of possible constraints, such as flood risk, traffic
impact assessment and detailed landscape assessment.
3.6

The HELAA is also useful in terms of understanding aspects of the phasing of potential site delivery.
For all practical purposes the HELAA dates can be aligned as follows:


The first 5 years being 2017/18 to 2021/22



The next 10 years being 2022/23 to 2031/32 (a year short of the Local Plan period)

3.7

Figure 7 sets out in summary format the relationship between the number of homes that can be
delivered on sites identified in the HELAA, and the OAN requirement for Aylesbury Vale, including the
uplift for provision of an element of the need to provide for OAN arising in CDC, SBDC and WDC as set
out in Figure 1 (page 5) of this report. These figures are subject to the same caveats as set out in
paragraph 3.5 that sites have not been fully assessed on every aspect that would determine capacity.

3.8

In summary, Figure 7 shows that, in relation to the emerging Local Plan requirement for 27,400 homes
over the period 2013-33, and taking into account actual housing delivery from April 2013 to end
December 2016, AVDC has the flexibility to bring forward sites other than those identified for
allocation, if some of the proposed allocation sites do not come forward, since there is notional
capacity for 27,400 homes.
Figure 7: Capacity of Land Identified for Housing in AVDC HELAA and the Relationship with AVDC
Emerging Local Plan Housing Requirements

Source: Wessex Economics
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3.9

Of course over time, additional assessment may identify that the sites identified in the HELAA are not
appropriate for development, but new sites may come forward. An early Local Plan Review is
anticipated, once the route of the East-West Expressway is determined, since this is of key significance
to any proposals for developing a new settlement, linked as this is to the importance of additional
highways capacity, and connections to places of work.

3.10 It is, of course, one thing to plan for delivery of a certain number of homes, but another to ensure
delivery of that number of homes. Delivery is the responsibility primarily of developers and
landowners but there are actions that local authorities can take that help to increase the likelihood of
achieving the quantum of new housing identified in the Development Plan.
3.11 One key dimension to this is to ensure that there is a diversity of sites and locations to tap into the
widest possible range of demand. This needs to be balanced with investing in locations where
development will be slowed down by the need for infrastructure delivery. This is a particular issue for
Aylesbury Vale, because planned housing provision expressed as a percentage of existing stock is
already at a high level (1.52%, see Figure 10, Section 4); and where it is possible that the market for
new homes could become saturated. In such circumstances developers might slow down the pace of
development or not commence development of new sites.
3.12 Figure 8 shows the pattern of dwelling numbers associated with the sites identified in the HELAA in
terms of locations. There is a heavy concentration of proposed housing development in Aylesbury –
almost 13,000 new dwellings in the period up to March 2033, accounting for 51% of planned housing
delivery, with the proposed new development, and development to the south and west of Milton
Keynes accounting for a further 16% of anticipated supply.
3.13 A significant proportion of the capacity identified in the HELAA is located in Aylesbury, where there
already has been a high rate of delivery in the years 2013/14 to 2016/17, and strong commitments.
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Figure 8: Scale and Distribution of Housing Supply based on the HELAA, January 2017

Source: Wessex Economics
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4. The Pattern of Past Housing Delivery in Aylesbury Vale and
the Determinants of Demand for New Homes
4.1

This section examines the pattern of past housing delivery in Aylesbury Vale District and the factors
that underpin such levels of delivery. This provides insight into the possible opportunities and
constraints on raising the quantum of new homes to be delivered in Aylesbury Vale over the period to
March 2033.

Understanding the Pattern of Past Demand for New Homes
4.2

The delivery of new homes in England, and particularly in Aylesbury Vale, is driven overwhelmingly by
the demand for new homes for owner occupation. The character of the new homes market in AV is as
follows:


Most of new housing delivery takes the form of houses and flats for sale. In 2016/17 80% of
new homes in AV were private homes for sale, and 20% were affordable homes, a proportion
of which will be for affordable rent, and a proportion of which will be LCHO sales.



It is important to be aware that a significant proportion of new homes sales are likely to have
been supported through the Government’s Help to Buy scheme (HtB Shared Ownership and
HtB Equity Loan). Nationally about 1 in 3 new homes sales involve HtB assistance to the
purchaser.



Houses account for around three quarters (74%), and flats for a quarter (26%), of housing
output in AV, based on analysis of data for 2016/17. The proportion of affordable homes
delivered as flats is likely to be higher than that for market sales, which implies the proportion
of houses built for sale is likely to be higher than 74%.



The majority of affordable housing in AV is likely to have been built in association with the
development of market homes involving cross subsidy from the market development to the
affordable housing development. The quantum of affordable housing delivered is therefore
closely linked to the scale of private sector development.



The British Property Federation’s map of Build to Rent schemes does not identify any existing
or proposed developments in Aylesbury. The closest developments are in Slough,
Maidenhead, Reading and Bedford. At present, such developments are largely confined to
major cities, though they are clearly starting to appear in significant business centres.



No data is available, but it is unlikely that any significant quantity of new homes for sale have
been sold to investors (buy-to-let landlords) in recent years. Most BTL now focus on 2nd hand
properties, and recent tax changes have hit the returns to BTL investors making it less
attractive to add to existing portfolios.
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WEc do not have comprehensive data on which housebuilders are active on sites in AV, but
would expect that the output on large sites is dominated by the major housebuilding
companies. This is the case for the sites where we have examined delivery patterns.



Some 26% of new homes in AV in 2016/17 were delivered on sites that delivered less than 20
units in the year, which would indicate that small and medium sized housebuilders have a
reasonable share of the market.

4.3

The nature of the housebuilding sector that is active in AV is a factor to be considered in assessing the
extent to which housing delivery can be increased from its current level. Other things being equal, it
may be more difficult to boost delivery rates if delivery is heavily concentrated in the hands of a
relatively narrow group of large housebuilders, since it makes sense for them to ensure their sites do
not compete head to head with other sites in the local area. However, if there is sufficient depth of
demand, then an area can support multiple sites.

4.4

The counterpart of this is that a more diverse housebuilding sector, with many different developers of
different sizes, and hence willing to take on very different sized sites, is likely to help boost housing
output, especially if it is accompanied by diversification of product types and locations. Widening
choice for those willing to consider buying a new home, rather than buying in the second hand
market, will support higher levels of delivery. The emerging Local Plan is expected to deliver an
increased number of delivery points/sales outlets.

4.5

In Aylesbury there are two large scale sites which are currently being built out, Berryfields and
Kingsbrook, and a third major site Kingsbrook is expected to start delivery in 2020/21. Berryfields and
Kingsbrook have different housebuilders involved in delivery which, other things being equal, should
help boost housing delivery.

Taylor Wimpey are the lead developers at both Berryfields and

Kingsbrook, but the current trajectory for Berryfields indicates that output will be declining by the
time Kingsbrook starts to delivery .

Absorption Rates
4.6

Housing completions as a percentage of housing stock is a widely used measure that allows an
assessment to be made of the comparative performance of areas with different sized populations and
household numbers in terms of the delivery of new homes.

Over the past 15 years housing

completions at the national level in any one year have typically contributed a 1% uplift to housing
stock (less during the recession).
4.7

Figure 9 uses this measure to benchmark recent housing delivery performance in Aylesbury Vale,
against the other Buckinghamshire authorities and with authorities across the Cambridge - Milton
Keynes - Oxford Corridor, a sub-regional area that is receiving increasing focus from Government as
evidenced by the work undertaken on the Corridor for the National Infrastructure Commission.

4.8

Figure 9 shows that Aylesbury Vale has the highest ratio of housing delivery to existing housing stock
of any other authority in Cambridge-Milton Keynes-Oxford Corridor, (and probably in England) based
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on analysis of housing delivery over the 5 year period 2011/12 to 2015/16, using the DCLG data set on
net additions to housing stock4.
4.9

This finding presents a challenge for this study. If AV had been behind other authorities on this key
indicator, WEc would have analysed the characteristics of other markets where higher delivery rates
are being achieved than AV, and what those authorities are doing to achieve such high rates of
delivery, when considered on a like for like basis. WEc could then have calibrated how realistic it
would be for AV to match delivery rates in other areas, based on this measure.
Figure 9: Delivery of Additional Homes Expressed as a % of Existing Housing Stock at Start of the
Year

Source: Wessex Economics Analysis of CLG Net Additional Dwellings by LA and Housing Stock datasets

4.10 The fact that AV has the highest rate of delivery relative to its existing housing stock of other
authorities in the Cambridge-Milton Keynes-Oxford Corridor, suggests that others have to learn from
AV. It also makes it much more difficult to assess what level of uplift over the current delivery rate is
likely to be achievable, because AV is moving into uncharted territory in terms of housebuilding
patterns over the last 15 years.

4

This is slightly different to housing completions since it includes loss of housing, and takes into account of conversion of properties
to create additional units (and captures new dwellings delivered using permitted development rights).
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4.11 Comparison of long term housing delivery in Milton Keynes with that in Aylesbury Vale is a useful
benchmark (see Figure 10). During the period 1980-1991, Milton Keynes delivered consistently very
large numbers of homes (in excess of 2,000 homes pa). This was the period when planning and
housing delivery was overseen by the MK Development Corporation. Subsequently control over
development in MK was passed over to the Commission for New Towns, then to English Partnerships,
then to the HCA and finally to the MK Partnership.
4.12 Comparing housing delivery in Aylesbury Vale and Milton Keynes over the long term (see Figure 10)
would indicate that with Government backing, high rates of housing delivery can be achieved. The
scale of Government funding available to Milton Keynes in the 1980s and 1990s is unlikely to be
replicated, but Aylesbury Vale has in recent years been matching Milton Keynes in housing delivery.
Figure 10: Housing Completions Aylesbury Vale and Milton Keynes 1980 to 2016

Source: Wessex Economics, DCLG

4.13 In recent years (2013-2016) Aylesbury Vale has been delivering homes at much the same rate as
Milton Keynes in terms of net additions to housing stock.5 Given that Milton Keynes is a city, it would
be surprising if AV could start to exceed housing delivery in Milton Keynes consistently over the longer
term.

5

Figure 10 shows housing completions rather than net additions to housing stock since this data set provides a long time-series data.
In terms of comparing current delivery performance the net additions to housing stock is preferable.
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4.14 In 2014 the population of Milton Keynes was 259,250 compared to Aylesbury Vale’s population of
184,560, so Milton Keynes is around 40% larger than AV in terms of population. Aylesbury Vale has a
total of around 75,000 jobs, compared to employment of 168,000 jobs in Milton Keynes, so the
employment base of Milton Keynes is more than double that of Aylesbury Vale.
4.15 Yet, despite a smaller population and employment base, Aylesbury Vale is delivering at the same rate
as Milton Keynes, without there being an identifiable special set of circumstances, and without an upto-date Local Plan. Therefore attaining current levels of delivery should be sustainable, and in the
context of the national priority for delivery of new homes, it should be possible to deliver at a higher
rate than achieved in the first four years of the Local Plan.
4.16 Delivery of new homes at a higher rate than achieved in the first four years of the Local Plan will,
however, be dependent on the Government implementing the proposals set out in the Housing White
Paper. The adoption of the Local Plan, which will provide certainty for developers and a broader
range of sites and hence sales outlets, should also contribute to accelerating housing delivery
compared to recent levels.
4.17 To calibrate the scale of possible uplift in housing delivery in Aylesbury Vale above current levels, it is
necessary to investigate the key drivers of household growth and demand for market housing. The
focus on market housing is critical, because the current prevailing funding model for delivery of new
homes is development for open market sale, overwhelmingly to owner occupiers, with affordable
rented housing and LCHO housing delivered largely as planning gain linked to market-sale housing
delivery.

Understanding the Determinants of Demand for New Homes
4.18 What determines the scale of demand for new market homes in an area, and hence the likely scale of
demand? At the outset it is important to emphasise that effective demand for new homes is
determined significantly by price. There is only a functioning market if a developer is able to offer a
new home to a purchaser that is able to fund the purchase of that home and associated costs.
4.19 It is important to realise that the assessment of OAN is not a ‘demand’ assessment of the form a
developer would undertake to assess whether to proceed with purchasing a site, or securing an option
on a site, and investing in the pre-planning stages of a planning proposal; or determining precisely
when to commence development.
4.20 Primarily in this study the focus has to be on the depth and nature of the local demand for new
homes, but it is important to bear in mind the national factors that affect demand and hence build out
rates on existing sites, and when developments in the pipeline come forward for development.
4.21 Key factors that influence the demand for new homes, and hence the pace of development of new
homes are as follows:
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Mortgage availability, cost and size of deposits: Currently mortgage rates remain very low, but
tighter regulation of mortgages means that is less easy for buyers to access high loan to cost
mortgages, and this means that many purchasers who may be able to afford a mortgage
struggle to raise a deposit. It should be assumed that mortgage rates will rise before 2033.



The Economy, Earnings and Buyer Confidence: the performance of the national economy is
important in many different ways to housing demand, including buyer confidence, particularly if
there is the prospect of less security of employment or earnings decline; and the corresponding
impact on developers’ willingness to invest and borrow.



Government Policy – Help to Buy: Help to Buy has supported the new homes market to a
significant extent. Almost 1 in 3 (32.6%) of new homes sales nationally are reported to have
been supported by Help to Buy6. While there is no absolute commitment to continue with the
scheme in the long term, Government remains committed to supporting housing development
and helping people into homeownership.



Government Policy – Investment in Affordable Housing. The scale of funding provided by
Government to support investment in affordable housing and the controls put on local
authorities’ ability to borrow to support affordable housing provision have a bearing on delivery
of new affordable homes.



Government Policy – Taxation: Stamp Duty is a significant additional cost for buyers of new
build homes, and is therefore a factor that constrains demand. Changes in taxation and
allowances for Buy-To-Let landlords, particularly around mortgage interest relief, have recently
made it less attractive for potential landlords to purchase new property in order to let them
out.



The Business Cycle: The housing market, like the economy is cyclical, and it would be
reasonable to assume a downturn in the housing market at some stage before 2033 (which will
be 25 years after the 2008 downturn. In any downturn, the number of new homes sales falls,
which then has an impact on average delivery rates. The market during the 5 year period
2012/13 to 2016/17 can be regarded as the recovery phase business cycle.



Brexit: The impact of Brexit on the housing market is uncertain, but potentially far reaching.
Uncertainty, other things being equal, is likely to make developers and potential homebuyers
more cautious.

4.22 At the sub-regional level, the factors that determine the quantum of new homes that can be built are
as follows:


The natural market area; which is, the area from which new homes purchasers in the subregional market are drawn from

6

Evaluation of the Help to Buy Equity Loan Scheme, DCLG, February 2016
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Household wealth (particularly current housing equity), incomes, and related to this
employment and earnings, security of employment and expectations of income growth



Accessibility particularly to major centres of employment, with demand being higher in areas
with better accessibility in terms of both time, cost, reliability and ease of travel



The cost of new build homes. In part this will reflect the current supply and demand balance.
High new-build house prices indicate scarcity, but means that demand is price-constrained.



In contrast, in areas where the cost of new-build homes is lower, the potential demand for new
homes is greater because they are more affordable, but development may be less viable.



We summarise below our conclusions on each of these factors in so far as they bear upon the
size of the new homes market in Aylesbury Vale District

4.23 The actual assessment of scale of effective demand for new homes in Aylesbury Vale is very different
to the assessment of OAN. The three most important factors that underpin future demand for new
homes in Aylesbury Vale are likely to be:


Patterns of employment growth



Affordability of new homes



Accessibility

4.24 Employment is a key driver of migration, and hence of population growth and household growth. This
is taken into account in the calculation of OAN in SHMAs. What is not taken fully into account in
SHMAs is the composition of job growth, and in particular the extent to which job growth is happening
in high value added activities, which will pay above average wages. Growth in high value employment
is likely to be a factor that stimulates migration and demand for new homes.
4.25 This study has not investigated the extent of high value employment in the Study Area and adjacent
areas, but it is known that employment in Oxford, and its immediate environs is significantly
associated with high value employment; and that high value employment is well represented in Milton
Keynes, and in parts of Buckinghamshire.
4.26 Figure 11 shows the scale of forecast employment growth in Buckinghamshire and the authorities
surrounding Aylesbury Vale. The time frame used to capture job growth varies between the sources
used, so the most helpful figure to examine is the annualised growth in employment. The most
significant aspect of the forecasts is the very substantial anticipated employment growth in Milton
Keynes and to a lesser extent in Cherwell, which sits alongside quite significant employment growth in
Aylesbury Vale itself.
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Figure 11: Forecasts of Employment Growth in the Cambridge – Milton Keynes and Oxford Corridor

Source: Wessex Economics, EEFM, Buckinghamshire HEDNA, Oxfordshire SHMA

4.27 The growth in employment anticipated in Milton Keynes is likely to stimulate significant demand in
Aylesbury Vale, particularly in the northern and eastern parts of the District, not least because
Aylesbury Vale can offer a different living environment to Milton Keynes. This could be a significant
factor supporting higher levels of housing delivery in Aylesbury Vale than would otherwise be
achievable although the context of Milton Keynes’ plans will also have an influence
4.28 The Affordability of Housing is a key factor in the scale of demand for new homes. However, districtwide affordability ratios in a District like Aylesbury Vale can be misleading, because of the size of the
stock of rural dwellings that may well command a premium; and because demand for new homes,
may be significantly influenced by those who are looking to move into District. Therefore data on
average local incomes even on a resident basis are not a robust basis for assessing the demand for
new homes. There is evidence that people moving into an area are more likely to buy a new home
than local residents. Accumulated housing equity can be much more important to ability to buy than
current incomes.
4.29 To assess the scale of demand arising from outside Aylesbury Vale and indeed from outside of
Buckinghamshire is outside of the scope of this study, but the high cost of housing in South Bucks,
Chiltern and Wycombe, but also in South Oxfordshire is a factor that will boost demand for new
homes, and support a higher level of housing delivery in Aylesbury Vale than would otherwise be
supported. Various charts showing the pattern of house prices and affordability across the Cambridge
– Milton Keynes – Oxford Corridor and for Buckinghamshire and Berkshire are presented in Appendix
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1. Demand arising in London, the shortfall in housing provision in the capital and severe affordability
issues, also supports in-migration by those who work in London, or seeking a change in lifestyle.
4.30 Accessibility is the third key factor that underpins demand for new homes, since this bears on where
people choose to live in relation to their workplace, and this will be reflected in the marketing of new
homes. The potential for sales to people who work in London, in Oxford, or in the M40 or M4
corridors is relevant factor in determining the depth of demand for new homes.
4.31 Wessex Economics assessment of Aylesbury Vale’s current accessibility is as follows:


The District does not have particularly good road linkages, in that it lies midway between the
M40 and M1 corridors, so there are many locations closer to these two corridors that offer a
similar residential offer to what is available in Aylesbury Vale at similar values.



In terms of train links, Haddenham and Thame Parkway Station provides the best services into
London, with a journey time of 46 minutes to Marylebone. Aylesbury and Aylesbury Parkway
have journey times to London of over an hour, similar to Banbury and Oxford Parkway which
put them outside the core London rail commuting zone. Services from Bicester Village Station
in Cherwell District have a journey time of 46 minutes to London Marylebone.



The District currently has six train stations, mostly concentrated in the south east of the District,
and therefore much of the District is not currently rail-served. It is to be expected the six
stations in AV are used primarily for commuting to London, and to a lesser extent to Wycombe,
although line speeds and service frequency are lower than nearby alternatives.



A new station at Winslow is to be opened in the middle of the 2020s as part of the East West
rail project. Wessex Economics would expect this to be used primarily by those working in
Milton Keynes. Bicester will offer shorter journey times into Oxford with a similar housing offer
as Winslow, and it may also be that travel to Oxford is quicker from Banbury than from
Winslow.



The East West Expressway is at very early stages of consideration. If decisions are made about
the alignment of the route in the next 3 years this could influence forward planning for housing
in the Plan Period.

However, given the lead-in times for major road infrastructure

developments, it seems unlikely that this will have direct impact on the development of new
homes in the Local Plan period, though it could influence the choice of location for a new
settlement, which might come on stream before the road is itself completed. There is the risk
that, until the route is fixed, the uncertainty regarding the route may deter some sites from
coming forward.
4.32 To summarise, in view of the public transport network and the current road network, WEc would
characterise Aylesbury Vale as not being a classic London commuter area, unlike the other parts of
Buckinghamshire all of which have every much stronger ties to London through commuting (rail and
road), enabled by easier access to the M40 and M4 and shorter rail journeys into central London.
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4.33 This assessment is supported by analysis of the 2011 Census commuting data, though it is quite
probable that commuting out of Aylesbury Vale towards London will have increased since 2011. Figure
12 shows that In 2011, 5,900 people resident in Aylesbury Vale worked in London, 8% of the working
population; in contrast 35% of working residents in South Bucks worked in London, with the
equivalent figures for Chiltern being 28% and 14% for Wycombe.
Figure 12: Patterns of Commuting, 2011 Census

Source: Wessex Economics

4.34 It would seem that Aylesbury Vale is more likely to be a place that attracts those who are
economically connected with London, but not needing to commute. Aylesbury Vale will be also a focus
for those who have jobs in Aylesbury Vale and to a lesser extent with Milton Keynes. The connection
with Oxford does not appear to be hugely strong, and the focus of much job growth in Oxfordshire is
on the Science Vale to the south of Oxford. Appendix 3 shows that pattern of commuting to London
across the north west quadrant of the South East extending out from London.

Overall Assessment of Delivery of the AV Local Plan Housing Requirement
4.35 Aylesbury Vale is already delivering at a higher rate than every other authority in the Cambridge –
Milton Keynes – Oxford corridor measured on the basis of new homes delivered as a percentage of
existing housing stock.
4.36 AVDC is planning to deliver 27,400 homes over the 20 year period 2013-33 of the Local Plan. This
comprises identified OAN for AVDC and the identified unmet OAN from Chiltern, South Bucks and
Wycombe Districts (see Figure 6). For planning purpose a 5% buffer has been added on top of this
planned level of delivery bringing the total including the buffer of 28,770 dwellings (27,400*1.05 =
28,770).
4.37 A good start has been achieved in the first four years of the Local Plan period with delivery 4,923
homes, which is an average annual delivery of 1,231 homes pa including delivery of 1,420 homes in a
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single year (2014/15). These levels of delivery have been achieved without the benefit of having an
adopted Local Plan in place.
4.38 This leaves a balance of 22,477 homes to be delivered in the 16 years from 1st April 2017 to 31st March
2033. This will require an average annual rate of delivery over this 16 year period of 1,405 homes pa.
To deliver this number of homes year-in, year-out is a challenge, but this level of annual delivery was
exceeded in 2014/15 so it is demonstrable that this level of delivery is achievable even without the
benefit of a Local Plan. The adoption of the Local Plan should give the development industry greater
certainty and streamline decision making, thereby helping to boost delivery rates.
4.39 The analysis presented above would indicate that the fundamentals of the new homes market in
Aylesbury Vale are strong, with anticipated strong employment growth in Aylesbury Vale itself, in
Milton Keynes and Oxford and environs; and with demand for new homes, directly or indirectly being
boosted by the relative affordability of new homes in Aylesbury Vale compared the rest of
Buckinghamshire, Oxford and South Oxfordshire, and even more so compared to London.
4.40 AVDC has a strong pipeline of housing delivery, with current commitments of 9,945 homes, the
equivalent 36% of the 27,400 OAN or 34% of the 28,770 OAN plus 5% buffer. Other actions are being
taken that will help to build the housing delivery pipeline. These include:


Putting in place the Brownfield Land Register (anticipated by end of 2017), which has the
potential to boost the level of consented residential developments.



A comprehensive programme of Neighbourhood Plans currently covering 34 areas (in
preparation and made), which are bringing forward development sites more quickly than
possible through the Local Plan process.



Expectation of continued delivery of new homes through current Permitted Development Rights
conversions, with the potential extension of PDRs to other categories of existing properties.

4.41 While significant delivery has been achieved in the absence of a current Local Plan, the adoption of
the emerging Local Plan, will provide significant additional certainty for developers and infrastructure
providers and should accelerate delivery. An early review of the adopted Local Plan is also anticipated
which will probably increase the supply of housing sites. A decision on the proposed alignment and
timetable of the East-West Expressway is of considerable importance in planning future housing
delivery in and beyond the current Local Plan period.
4.42 However, the delivery of the emerging Local Plan will be challenging in the light of historic delivery
rates not just in Aylesbury Vale, but also in the context of the Cambridge – Milton Keynes – Oxford
Corridor. AVDC will have to be proactive to ensure delivery of the Local Plan housing requirement,
and it is dependent on the housebuilding sector responding to the opportunities to develop being
brought forward through the Local Plan.
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5. Anticipated Housing Delivery on Key Sites in Chiltern, South
Bucks and Wycombe Districts
5.1

As part of this study WEc have assessed probable lead-in times and delivery rates on 5 major sites (all
having capacity to deliver 800 homes or more), one in Wycombe District, two options in Chiltern
District and two in South Bucks District. This will inform decisions by the respective authorities on the
number of homes that can be delivered from these sites in the period up to March 2033.

5.2

It should be noted that the sites in C&SB are, at this stage, preferred options that the Councils are
considering following public consultation and more technical assessments. Therefore the four C&SB
sites examined may not be taken forward in the emerging Local Plan and the details provided in this
section about site capacity etc, may be subject to change.

5.3

5.4

5.5

Thus the focus of the analysis has been on considering the following issues:


The likelihood of these sites delivering new homes in the period up to March 2033



Lead in times and hence the timing of initial delivery and the anticipated pace of build-out



The quantum of housing that is likely to be brought forward up to March 2033



The risks around the estimate of the quantum of housing estimated to come forward by 2033



The actions that would help to enhance the probability of sites delivering or delivering at
greater scale

The five sites selected by the authorities are:


The Princes Risborough Expansion Area (Wycombe District): current estimated capacity of 2,420
dwellings



The Area East of Beaconsfield (SBDC): current assumed capacity of 1,500 to 1,700 homes



South East of Little Chalfont (CDC): current assumed capacity of 850-1,000 homes



The Area North of Iver Station (SBDC): current assumed capacity of 800 homes



North East of Chesham (CDC): current assumed capacity of 900 homes

The analysis draws upon the following sources of information, as well as WEc’s professional
judgement:


Discussions with representatives of WDC and C&SB



Research on Lead in Times for Delivery (see Section 6)



Research on the Rate of Housing Delivery on Major Sites (see Section 6)



Discussions (where possible) with developers, landowners or their agents for each site (see
Appendix 2 for details)



Other background research on the respective sites
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Princes Risborough Expansion Area (PREA)
5.6

WDC have developed an indicative timetable for bringing forward the Princes Risborough Expansion
Area (PREA (see Figure 13). WEc would regard 2022/23 as the earliest date that large scale
completions might be achieved, since it is clear that there are issues that could delay realisation of the
timetable set out in Figure 13. There is scope, however, for some relatively small scale delivery in
advance of this date.
Figure 13: Princes Risborough Expansion Area: Pre Delivery Timetable

Source: WDC, June 2017

5.7

The key risks identified to achievement of this programme relate largely to land ownerships and to
land-owner/developer behaviour, and how this could affect the provision of the relief road into and
through the site. There are three developers who own, or have options, covering the vast majority of
the proposed expansion area. Current proposals are that the site be accessed from the south west
corner of the site, with a relief road running north eastwards through the site.

5.8

An integral part of the overall development proposals are Buckinghamshire County Council and WDC’s
proposal to deliver road improvements that will help remove traffic from central Princes Risborough.
The proposed relief road will pass through the proposed development site, and will therefore both
open up the site up for development of new homes and relieve congestion in the centre of Princes
Risborough.
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5.9

The proposals for the relief road include works to railway under-bridges just to the south of the entry
point to the Expansion Area on the B4444 and at Little Kimble at the junction of the A4010 and B4009.
The works on the under-bridges are now being timetabled for 2020 to coincide with the temporary
closure of the Princes Risborough to Aylesbury rail line due to construction works on HS2. This
provides a key window of opportunity to deliver these works without disrupting rail services, which
would be associated with substantial costs.

5.10 The timetabling of the provision of the relief road is critical in terms of when large scale development
can commence. It should be noted, however, that the works to the under-bridges on the B4444 and
B4009 are not essential to delivery of the spine road, but without these works the road could not be
used by HGVs. WDC are also investigating to see if there is scope to commence delivery on the site
prior to the completion of the relief road, in terms of capacity in the existing road network.
5.11 At present, the land owned/controlled by Halsbury Homes, Persimmon and Bloor can only be brought
forward for housing development at scale once their land holdings are opened up by the first phase of
the relief road.
5.12 To deliver the proposed relief road, WDC will first need to relocate Sumitomo, a machine tools
manufacturer, which has operational premises on the proposed gateway to the new development on
Summerleys Road. It is understood that WDC have had preliminary discussions with Sumitomo, and
they are willing in principle to be relocated.
5.13 However, identifying and sourcing alternative premises could be time-consuming, especially if there is
need to construct new premises. There is also ransom strip to east of Sumitomo’s property that will
also need to be acquired. Land is being made available in the Local Plan in the Local Plan to
accommodate new and relocated businesses.
5.14 It is anticipated that the relief road will be built as a single contract passing through both the Halsbury
Homes land, and then through the land owned by Persimmon and connecting into Longwick Road and
then into the Bloor land. The three main developers cannot start to deliver on any substantial basis
until the first phase of the relief road is delivered. The delivery of the relief road is therefore critical in
terms of when these two sites start to deliver new homes.
5.15 In developing a housing delivery trajectory for the PREA WEc has considered the following:


Potential different dates for the first mainstream completions. 2022/23 is regarded as the
earliest possible date for the start of the main phase of completions given the timetable for the
Local Plan and implementation timetable for the relief road. A scenario based on a 2024/25
start date is used as an alternative scenario.



The former Leo Labs development on Longwick Road is now being taken forward by Lea Valley
Developments Ltd, a housing association, which acquired the site from Ashill. This development
is likely to be completed at an early stage, since it is not dependent on the delivery of the relief
road.



Feedback from the developers would indicate that both Halsbury and Persimmon would
anticipate having only one sales outlet.
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However, Persimmon are known on some sites to deliver mainstream family homes through
their main Persimmon brand, but also through Charles Church, the brand Persimmon uses when
selling executive homes. WEc would expect that Princes Risborough might be deemed to have
potential for sales of executive homes.



WEc would also note that the land owned or controlled by Bloor is assessed to have a capacity
for 877 homes. If built out with just one sales outlet, this implies a 13 year build-out period. It
might be that Bloor decide at some stage to sell land to another developer in order to
accelerate cash flow.



The possible range of sales outlets is therefore likely to be a minimum of 3 outlets (one for each
developer). The largest number that seems possible is 5 outlets, Persimmon x2, Bloor and ANO
x2, and Halsbury Homes x 1.



It is reasonable to assume that all the developers are active simultaneously. In the absence of
any information on other landowners in the Expansion Area not linked to the main developers,
it has been assumed that land in their ownership will be built out at a modest pace over time.

5.16 In some areas there could be a risk that a new large-scale development in relatively close proximity to
other major developments could, to some extent, be tapping into same pool of demand, which could
dent build-out rates.
5.17 However build-out rates at Thame and Haddenham do not seem to have been affected by proximity
to the large-scale developments in Aylesbury. For example in Thame, a current development of 203
homes granted planning permission in July 2015, has commenced development with expected
completions of 63 homes in 2017/18, 63 homes in 2018/19 and the remaining 28 homes in 2019/20.
5.18 Princes Risborough retains the sense of being a smaller market town, whereas Aylesbury is a very
much larger settlement and set to grow substantially larger. Princes Risborough’s location on the edge
of Chilterns AONB is another differentiator; and the town has not had any major new development
over the past 20 years, so there is not a large existing stock of modern homes.
5.19 The town has a 15 minute journey time advantage in terms of train travel to London compared to
Aylesbury, and the difference between a journey of over an hour and 45 minutes is probably
psychologically important. The town has 4 trains an hour in peak hours, the same as Aylesbury, but
two trains per hour in the off-peak compared to two trains per hour to Aylesbury. An annual season
ticket from Aylesbury is £3,200 compared with the £2,960 from Risborough.7
5.20 Currently 9% of Princes Risborough’s population travels to work by train, and it is reasonable to expect
that London is the primary destination of these travellers. Risborough also has a direct fast rail link to
Oxford (35 minutes), which may be of increasing significance in the future. Aylesbury does not have a
direct rail link to Oxford.
5.21 From the national research undertaken by Lichfields on build-out rates, the evidence is that
completions on sites with capacity of more than 2,000 dwellings average around 160 dwellings pa,

7

http://www.commuterguide.co.uk/
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though the range varies from 50 dpa on average to in excess of 300 dpa on average. The nature of the
location, particularly character of Princes Risborough, its location and accessibility to London should
allow the development to achieve above average build-out rates in excess of the 160 dwellings pa
average.
5.22 Two scenarios have been modelled differentiated by the year in which the developments on the main
site start in earnest. These are presented in Figure 14. The first scenario shows total delivery of 2,104
homes by end March 2033, and the second scenario shows delivery of 1,758 homes by March 2033.
The key assumptions underpinning these estimates are set out below.
5.23 It is assumed that 96 new homes are delivered on the site prior to the commencement of mainstream
development dependent on the completion of relief road as a result of the development on Longwick
Road by Lea Valley Developments.
5.24 The overall build-out rate is calibrated against the evidence in the NLP’s Study ‘Start to Finish, How
Quickly do Large Scale Housing Sites Deliver’ (November 2016). This identifies that sites with capacity
of more than 2,000 units, deliver on average 161 homes pa, but within a range of around 60 to 300
units. WEc’s assessment is that the strength of demand in Princes Risborough should result in the
PREA being built out at a rate faster than the average.
5.25 The trajectories are modelled on an average annual build-out rate during the plan period to 2033 of
183-185 dwellings pa, a 13% uplift over the average figure arising from the NLP analysis. After the plan
period, the build-out rate will fall as a result of completion of the Halsbury and Persimmon elements
of the development. Taking account of the slower rate after the end of the plan period, the average
build-out rate on the whole development over the 15 year period 2022-36 (Scenario 1) or 2024
(Scenario 2) averages 157 homes in both Scenarios 1 and 2.
5.26 This build-out rate has been sense-checked by considering industry norms for sales rates per outlet. It
is widely assumed that in a robust market around 40-50 sales can be achieved annually, with some
diminution of sales rates on sites with multiple outlets. Figure 15 shows that the trajectories set out in
Figure 14 are consistent with a development site that operates with three sales outlets, given the
assumption that 35% of homes are delivered as affordable homes. WDC policy requirement for
affordable homes is expected to be set at 40%.
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Figure 14: Alternative Delivery Scenarios for the Princes Risborough Expansion Area

Source: Wessex Economics, July 2017
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Figure 15: Indicative Sales by Marketing Outlet

Source: Wessex Economics, May 2017

5.27 As noted above, it might well be that at times during the development of the PREA there are more
than three sales outlets. In particular Bloor, who are the largest land owner, may wish to seek to
accelerate sales by either opening up a second sales outlet, or sell land to a different developer who
would have their own sales outlet. Persimmon might wish to sell homes both under the main
Persimmon brand and through their Charles Church subsidiary.
5.28 The analysis set out in Figure 16, would suggest that the build rates assumed in the trajectory are on
the conservative side, in that it would seem likely that there will be more than 3 sales outlets on the
site, at least for significant periods of time; and that this could boost delivery rates above those
assumed. However, the number of sales outlets will probably vary over time, and at this stage of
development the marketing strategy of the respective landowners is largely unknown.
5.29 Figure 14 presents how the quantum of delivery prior to the end of March 2033 varies based on the
above assumptions, these being:


The year in which the first homes are completed on the PREA



An assumed build-up period of around 4 years to achieve peak housing completions



An assumed average delivery rate of 183-185 dpa over the main development period to 2033

5.30 Wessex Economics would regard that the 183-185 dpa average as a robust assessment of delivery
rates, and could be conservative, given the potential appeal of Princes Risborough to home buyers.
For example in the 7 year period 2010/11 to 2016/17 delivery on the Berryfields Major Development
Area in Aylesbury has averaged 289 homes pa, albeit with 5 delivery outlets. The risk factors
associated with the trajectory are more to do with the lead-in times for the development, and the
uncertainty around the strategy and priorities of the three lead developers on the site.
5.31 Feedback from developers in Aylesbury town indicate that their expectation is that purchasers of new
homes will be drawn mainly from the local area and the wider region (broadly Buckinghamshire, north
South Oxfordshire, Central Bedfordshire, Dacorum etc); and only in small measure from London.
However, the influence of out-migration from London may be obscured by people moving initially to
areas such as Aylesbury Vale for work, and renting locally before considering buying a home.
5.32 Princes Risborough could have a somewhat stronger representation of buyers moving directly from
London, given the 15 minute rail journey time advantage Princes Risborough has over Aylesbury in
terms of travel time into central London. Princes Risborough also benefits from a direct rail link to
Oxford, which could draw people or households with work-related connections to both London and
Oxford.
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Assessment of Delivery Potential on Key Chiltern and South Bucks Sites
5.33 The four sites in Chiltern and South Bucks Districts (C&SB) identified for assessment in the Study Brief
are all sites that have been identified for possible removal from Green Belt, as part of the new Local
Plan process, though the Area East of Beaconsfield includes part that can come forward under the
extant Local Plan/Core Strategy. If these sites are taken forward into the Local Plan there will be a
requirement to prepare a Development Brief or a Masterplan, subsequent to Local Plan adoption.
5.34 It is relevant therefore to set out the current timetable for the Local Plan. The anticipated Chiltern and
South Bucks Local Plan timetable is as follows, but may be subject to change, as part of an expected
review in July/August 2017:


October/ November 2017 Regulation 19 Consultation



March 2018 – Local Plan Submission



c June 2018 – Local Plan Examination



c November 2018 – Local Plan Adoption



c January 2021 – Earliest date for completions of Masterplans - Development Briefs

5.35 Each of these sites are reviewed in turn to determine:


The likelihood of these sites delivering new homes in the period up to March 2033



The quantum of housing that is likely to be brought forward up to March 2033



The risks around the estimate of the quantum of housing estimated to come forward



The actions that would help to enhance the probability of sites delivering or delivering at
greater scale

The Area East of Beaconsfield (SBDC) – 1,500-1,700 homes assumed capacity
5.36 This site is located immediately on the eastern edge of Beaconsfield to the south of the Beaconsfield
to London Marylebone railway line, to the east of the A355 Beaconsfield to Amersham Road, and
north of the A40. The option also includes land to the north of the M40 but to the west of the A335
(the spur road from Junction 2 of the M40 up to the junction with the A40 at the Pyebush
roundabout). It is understood that this particular site may be promoted for employment use.
5.37 In terms of both rail and road access the site is very well positioned with, for all practical purposes,
direct access onto the M40 at Junction 2, and the A335 providing access to Slough. Rail services run
from Beaconsfield Station to London Marylebone (32 minutes to London Marylebone). Services also
run from Seer Green and Jordans Station to the north west of the site (32 minutes to London
Marylebone), though at present there is no direct vehicular access to the station.
5.38 The Green Belt Preferred Options Consultation, dated October to December 2016, indicates that the
site has a capacity for between 1,500 and 1,700 homes. Work by Dixon Searle for C&SB puts the
indicative capacity of the site as 1,600 (a mid-point of 1,500 and 1,700 homes), based on a 30 dwelling
per hectare density. Dixon Searle indicate that delivery could occur over a 10 year period, which
would imply an average delivery rate of 160 dwellings pa.
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5.39 An outline planning application is expected in the course of 2017 for development on the 37.5 ha
Wilton Park site. This is the site of the former MOD School of Languages which closed in 2014. SBDC
published a Development Brief for the site in March 2014, recognising the site as previously
development land within the Green Belt. The Development Brief is a Supplementary Planning
Document to the SBDC Core Strategy 2011. The Development Brief indicates that the expected scale
of development on the site will be in the range of 250-350 homes
5.40 The site of the former MOD School of Languages, and land to the south of the site and to the north of
Pyebush Roundabout is now in the ownership of Inland Homes, a specialist developer of brownfield
land sites. The initial planning application that Inland Homes anticipate to bring forward will be for
around 350 homes, the upper limit indicated by the 2015 SPD. Inland Homes’ current expectation is
that they will commence build out as soon as the Local Plan is adopted (expected by the end 2018).
The detailed requirements for the development are set out in the SPD, so Inland Homes expect
consent to be granted reasonably quickly. There is no reason not to expect this development to be
completed well before 2033.
5.41 Inland Homes expect to develop a further 300-400 homes on other land in their ownership, with a
higher density of development than that on the current site covered by the SPD. Inland Homes expect
therefore to deliver a total of 650-700 homes on the land in their ownership, if the site is removed
from the Green Belt. The site is serviced in terms of road access and essential infrastructure. The fact
that Inland Homes are expected to have commenced development well before 2033 gives confidence
that the overall 650-700 homes anticipated delivery on the sites that Inland Homes own could be
achieved by 2033 as part of an established master plan for the option area as a whole.
5.42 Assuming development commences on the first phase starts in, say, 2021, completion of, say, 700
homes would be completed by March 2033 even if delivery were only 64 homes pa on average
(700/11 years = 64 dpa). In practice Inland Homes state that their expectation is that they will deliver
around 150 homes pa. Inland Homes expect to have 3 or 4 sales outlets, with 3 or 4 different builders,
offering a mix of tenures types and sizes across the whole site.
5.43 Given the location of the site, which has high levels of accessibility and the shortage of supply of new
homes as evidenced by high house prices, Inland Homes proposed rates of development would seem
to be achievable, though sales rates could be dented if other parts of the site were to be brought on
stream simultaneously.
5.44 The principal risks with regards to delivery of homes by Inland Homes would be if Phase 2 of the
development becomes entangled with complex arrangements between the three landowners, the
Highways Agency, and the County Council regarding highways issues and provision of schools. C&SB
want to ensure that a comprehensive approach is taken to the overall development of the whole site
identified in the Green Belt Preferred Options Consultation. This larger scheme includes the land to
north, west and east of Inland Homes’ ownerships, and to the south of the A40 on the western side of
the A355.
5.45 It is these wider issues that generate uncertainty over both the overall capacity of the site to the East
of Beaconsfield and when delivery of new homes may be achieved. The key issues that need to be
resolved, are as follows:
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The requirement to deliver the Beaconsfield Relief Road, which is expected to run southwards
from the rail over-bridge on A355 to the Pyebush roundabout. Currently there are two
safeguarded alignments.



The ‘need to directly provide education and community facilities and a contribution to local
health infrastructure’.



The added complexity associated with agreeing development contributions between the three
major landowners, Inland Homes, the Portman Burtley Estate, and the Hall Barn Estate.



The risk that different landowners have very different objectives and may wish to proceed at a
different pace, or to use their lack of urgency as a part of a negotiating strategy.



Wessex Economics has limited information on the other landowners, but the Portman Burtley
Estate is not a developer and is therefore likely to be looking to sell sites with outline planning
consent to developers. The Estate is being advised by Savills.

5.46 At this stage there remain substantial uncertainties about the timing of development of new homes
other than the initial phase of development by Inland Homes, though it is realistic to expect Inland
Homes to have developed its own landholdings by 2033, unless agreements on a masterplan approach
and infrastructure funding are stalled because SBDC, Bucks CC, and the three landowners are unable
to agree on an apportionment of funding or the scale of funding.
5.47 Initial viability assessments by Dixon Searle for C&SB indicate that this is the site with the highest
residual land value of all 15 options examined. There is a strong financial incentive for a deal to be
done, and viability is not likely to be a major issue.
5.48 C&SB have indicated that if this site is taken forward, C&SB will prepare a Masterplan - Development
Brief to ensure that development of the site proceeds on a comprehensive basis, and to provide clarity
for each landowner and developer on the overall pattern of land uses, affordable housing
requirements and delivery of infrastructure in a timely manner. C&SB believe that this will ultimately
contribute to speedy delivery once agreement is reached between the landowners/developers.
5.49 However, there are clear risks associated with achieving an agreed Masterplan - Development Brief
given, as set out above, that different landowners may have different objectives, wish to proceed at a
different pace, or use their lack of urgency as part of a negotiating strategy. The danger of proceeding
on piecemeal basis, however, is that a less satisfactory development outcome may be achieved, and
also that the full capacity of the site cannot be realised, along with key objectives such as improving
traffic flow in and around Beaconsfield.
5.50 If one assumes that the 350 homes built in Phase 1 of the Inland Homes development is excluded from
the total number of homes to be provided on the site, then the capacity of the site is in the range
1,150 to 1,350. Lichfields research shows that on average build out rates on sites of this size is around
110 units pa, which implies that delivery would take place over between 10 and 12 years. However,
this is an average for a range of schemes across the country.
5.51 However, consideration should be given to the fact the demand for homes in this location is likely to
be very robust, give accessibility to London, and to multiple destinations via the M40. Therefore
delivery of more than 110 homes pa could be achievable, especially in the view of the likelihood of
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there being multiple developers on site and hence multiple sales outlets. Lichfields research on build
out rates show that sites of 1,000-1,999 can deliver up to 200 homes pa, and also there is a correlation
between high land value and high delivery rates.
5.52 On the basis of three sales outlets, delivering over the period of development 60 homes pa including
affordable housing, an average delivery rate of 180 homes pa might be achievable on the site given
the market context.
5.53 Figure 16 presents the scenarios for site capacity and build-out rates, and identifies the start-dates
associated with these. If the higher build out rates can be achieved, which could be possible in this
location and commenced as envisaged, then there is the prospect of this site being fully delivered in
the period prior to end March 2033, given the that development would not have to start until 2026. At
lower build out rates, or with delayed commencement, it is unlikely that the planned level of homes
will be completed by March 2033
Figure 16: Area East of Beaconsfield: Site Capacity, Build Out Scenarios and Implied Commencement
Dates

5.54 January 2021 is likely to be earliest date that Masterplans - Development Briefs will be in place.
Adopting the approach of preparing Masterplans - Development Briefs should shorten the process of
securing full planning consent. Evidence from NLP is that, on average, the time taken to secure
planning approval on sites of 1,000-1,499 homes is slightly over 5 years. Savills, examining recent
urban extensions, indicate an average of less than 3 years from outline planning consent to delivery of
the first homes. It is reasonable to assume, other things being equal, that putting in place a
Masterplan - Development Brief will somewhat shorten the lead in time for development.
5.55 In summary, the timetable for delivery on this site might be:


Local Plan adopted end 2018



Delivery of 350 homes by Inland Homes relating to Core Strategy



Preparation of a Masterplan - Development Brief by January 2021 (2 years from Local Plan
adoption)



Full Planning Approval by January 2025 (3 years from Masterplan adoption)



Commencement of Delivery of new consent across the site from April 2026
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Delivery of 1,120 homes by March 2033 based on delivery of 350 homes being the initial Inland
Homes development plus 110 homes pa from two sales outlets on other sites over 7 years



Depending on subsequent analysis refining site capacity, this would leave between 380 and 580
dwellings to be delivered from April 2033 onwards

5.56 It is possible that a higher sales rate could be achieved than assumed given the strength of demand in
this location, and this could deliver all the homes that the site can accommodate; but equally there
are risks that the task of securing agreement between the landowners/developers on the masterplan
for the site, the apportionment and scale of developer contributions, affordable housing delivery and
infrastructure provision (the relief road, utilities etc), could introduce delays not reflected in the above
timeline.

South East of Little Chalfont – 850-1,000 homes assumed capacity
5.57 This site lies to the South East of Little Chalfont on land currently in Green Belt, bounded to the north
by the railway line between Chalfont and Latimer station and London Marylebone. To the east, the
site is bounded by Lodge Lane and the land to the west is designated as AONB. Burton Lane and Long
Lane provide the boundary to the west and south respectively, though there is some existing
development along the south west part of Long Lane. There is an industrial area (Honour’s Yard) in
the centre of the site accessed off Lodge Lane, which is expected to be retained for employment use.
5.58 The Green Belt Preferred Options Consultation indicates that the site has a capacity for between 850
and 1,000 homes. Work by Dixon Searle for C&SB puts the indicative capacity of the site as 925 (a midpoint of 850 and 1,000 homes), based on an average 30 dwelling per hectare density. Dixon Searle
indicate that delivery could occur over a 6 year period, which would imply an average delivery rate of
154 dwellings pa.
5.59 The key delivery issues associated with the development of the site are as follows:


the site is in multiple ownership, with no agreements in place between land owners



the timing implications of preparing Masterplanning – Development Briefs in the absence of
some active landowner/developer involvement



divergent views of the capacity of the site

5.60 The northern part of the site comprising the former golf course is owned by a local development
company (Biddulph), which intends to secure planning consent for residential development on the site
in its ownership and then sell the site with planning consent to housebuilders. CBRE is advising
Biddulph. It is understood that the rest of the site is owned by two main different landowners. While
Biddulph indicate that in their view their development could proceed as a stand-alone development,
C&SB will pursue the co-ordinated development of the whole site, though the process of
Masterplanning or preparation of a Development Brief.
5.61 Biddulph estimate that their site will accommodate around 400 homes; and that the remainder of the
site could accommodate a further 200-400 homes, giving a total site capacity of 600 to 800 homes,
somewhat below the 850-1,000 homes assumed by C&SB in the Green Belt review document. The
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reason Biddulph give for this lower estimate is that the southern landholdings include areas of ancient
woodland, and hence believe the developable area is less than assumed by C&SB.
5.62 As noted above, C&SB aim to have an adopted Local Plan in place by end of 2018. In view of the fact
that C&SB wish to proceed by means of a Masterplan or Development Brief for the whole site, and
that as yet the intentions of landowners other than Biddulph are unclear, it is difficult to comment on
the time frame for development. However, in principle, given the likelihood of strong market
demand, the site could be built out at reasonable pace.
5.63 Research by NLP would indicate that on average sites of this size (capacity for 500-999 homes) are
built out at an average rate of 60-70 homes, with a maximum recorded level of around 125 homes pa.
The NLP research also shows a positive correlation between land values and build-out rates, which
would suggest that this site could be delivered at a build out rate in excess of the 60-70 average.
5.64 Biddulph indicate their expectation is of a build out rate of 70 dwellings pa from two different
housebuilders (ie delivery of 35 homes pa from two sales outlets). This would imply build out over a 6
to 7 year period. This level of delivery is consistent with NLP research quoted above.
5.65 Provided that the first completions are delivered by 2026, it is reasonable to assume that 400 homes
could be delivered by the end of March 2033, given the existence of a willing landowner keen to take
development forward. The only issue with achieving this is that that C&SB’s requirement to secure a
comprehensive approach to the development of the whole site, and the position of the other
landowners is unknown.
5.66 Given the desirability of Little Chalfont reflected in prevailing house prices, which itself reflects the
quality of the local environment and good access to London (35 minutes to London Marylebone),
there is unlikely to be any issue in achieving sales and viability. The site as a whole has the second
highest residual land value of all the 15 potential development options examined by Dixon Searle as
part of their viability assessment on the sites identified as part of the Green Belt Preferred Options
Site.
5.67 The only issue that could arise in terms of build-out rates is that, depending on the nature of the
product and associated high house prices, particular developers might wish to build out at a slower
pace than 70 homes pa. Developers might do this in response to limited annual demand for highly
priced properties, rather than delivering more homes at a somewhat lower price for which there
would be greater demand, and hence a faster sales rate. Much would depend on the need of the
particular developer for cash flow, and the housing mix requirements placed on the site by C&SB.
5.68 However, there are a number of risks to delivery, even on the part of the site where there is a willing
landowner who wishes to press ahead with securing planning consent and then onward sale to a
developer. These risks are as follows:


The Council is intent on taking the site forward, depending on the outcome of the Green Belt
review process, through a comprehensive approach involving Masterplanning or preparation of
a Development Brief on the overall site.
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Given, the current position that the landowners do not appear to be acting together, this may
not be straightforward, and there is no clarity at present about the intentions of landowners
other than Biddulph.



If there is a need for agreement among the landowners on matters regarding shared access or
shared funding of infrastructure, it could be time consuming for such an agreement to be
reached.



A solution might be found to some of these issues by a phased approach to development.

5.69 In summary WEc conclude that it would be reasonable to assume that 400 homes could be built on
the northern part of the site by 2033, within the context of an agreed Masterplan – Development Brief
(including delivery and funding of infrastructure). However there are risks in the absence of evidence
that other landowners being interested in promoting development.
5.70 However, the position could change quickly if the site is actually removed from the Green Belt, since
there will be many parties interested in acquiring sites for development in a location with a very
robust market. The assumption of delivery of 400 homes by 2033 could therefore be conservative.
Interest in the site will increase if the site is adopted in the Local Plan at the end of 2018, and there
would be sufficient lead-in time for the delivery of a significant proportion of the remaining capacity.
5.71 As noted above, the principal risk to this level of delivery would be that the site is brought by a
developer (or developers) who wish to sell a premium product, for which annual demand will be less
than for a more mainstream market product; and in the light of this, the developer builds fewer
homes each year over a longer time frame.
5.72 Without evidence of landowners willing to sell on the remainder of the site, there can be no guarantee
of development on the remainder of the site by 2033. In the absence of insight into the current
landowners’ intentions, it is impossible to say with certainty that additional new homes would be
delivered by March 2033. However over a period lasting 15 years it would be reasonable to expect
that land identified in a Local Plan for housing development could come forward for development,
given the financial incentives.
5.73 Given C&SB’s intent to ensure a comprehensive development proposal, which requires the cooperation of all the landowners, there is also a risk that the 400 homes on the Biddulph site might not
come forward in full by March 2033, or not at all. But in the context of a landowner wishing to press
ahead with selling land with consent for development and the pressure on C&SB to achieve delivery, it
is reasonable to assume that C&SB could find an acceptable solution to enable the site to come
forward for delivery. There is also the scope for a significant upside to the 400 home delivery that
could be delivered if the site is adopted in the Local Plan.
5.74 As part of the on-going Green Belt assessment and technical work to determine whether this option
could be removed from Green Belt, C&SB will need to consider the potential delivery issues set out
above and the scope and timing for these issues to be resolved.
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The Area North of Iver Station (SBDC) – 800 homes assumed capacity
5.75 This site lies immediately to the north and west of Iver Station on the northern side of the Great
Western Railway Line from Reading to London Paddington. The anticipated capacity of this site is 800
homes based on the assumption of development at a density of 38 dwellings per ha. There is also the
potential for redevelopment of an adjacent industrial site (Thornley Business Park) immediately to the
west of the proposed site and for additional residential development to west of the existing industrial
site.
5.76 As with the other C&SB options examined in this report, development would not be expected to
commence until April 2025 at the earliest given the timetable for the Local Plan. This reflects the need
to prepare a Masterplan or Development Brief; to address wider transport implications linked to HGV
movements in the area; and the time required for a scheme to be submitted and receive full planning
consent.
5.77 The site is judged to be likely to be very attractive to residential developers by virtue of the following
factors:


The residential area to the south of the station (Richings Park) is a well-established and
attractive residential area, so there is evidence of a proven demand for homes in this location.



Iver Station is currently served by Thames trains with a typical journey time of around ½ hour to
Paddington station



From December 2019 Iver Station will be served by Elizabeth Line (Crossrail 1) services to
Paddington and other central London stations through to Canary Wharf.



Journey times to key destinations by the Elizabeth Line will be 26 minutes to Bond St (currently
48 minutes); Liverpool Street, 33 minutes (currently 1 hour); Canary Wharf, 40 minutes,
(currently 1 hour 8 minutes); Reading, 27 minutes (currently 31 minutes).



Given enhanced accessibility to key stations in London, it is reasonable to expect there will be a
strong demand for new homes.

5.78 The landowner of the site is actively promoting the site, and has undertaken pre-application
consultations. Therefore there is a willing landowner. However, there are multiple issues to be
addressed in relation to the site that will impinge particularly on when the site is likely to be able to
come forward for residential development. These are as follows;


There is pressure on the local highways network associated with major construction projects
such as the Heathrow Western Access Rail Link and High Speed 2-related construction work
which will last some years.



At the same time there are substantial volumes of HGV movements associated with on-going
mineral extraction in the area, and possible future impacts in due course associated with the
Heathrow third runway.



The site has been previously used for sand and gravel extraction, and a large part of the site has
been used for landfill. There may be a requirement to remove any remaining mineral resource
and related landfill issues before development can commence.
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There is need to assess the site for nature conservation/ecological interest. This might restrict
the scope for development of the whole site and hence site capacity, although the development
option allows for a substantial open space area which could be used as mitigation to enhance
bio-diversity.



The scale of construction work in the area will result in additional HGV movements in the area
which might make the site unattractive to developers or undermine value.

5.79 The other issue that could impinge on deliverability is that BCC and SBDC require the delivery of a link
road between Thornley Lane and Mansion Road, by means of an upgrade of an existing road and a
section of new road. This link road would entail adoption and upgrading of the existing private unadopted road alongside the railway to the Thorney Business Park, and a new link including bridging
the Grand Union Canal.
5.80 These requirements for upgrading of the existing road, and more specifically, the cost of bridging the
Grand Union Canal and building the link to Mansion Lane, might have viability impacts. Developers
may also need to secure leases in the Thornley Business Park in order to be able to implement this
scheme.
5.81 On the basis of current knowledge the site, subject to Green Belt assessment, would be deemed
suitable for residential development, as part of a mixed use scheme subject to assessment of
ecological value, and would in principle be a location attractive to residential developers, by virtue of
its location next to Iver Station. However, other issues may complicate the question of if and when
this site comes forward for residential development in the Plan period.
5.82 It would seem that for a variety of factors the scheme could not commence development before April
2025 at the earliest. Assuming that a Masterplan or Development Brief was in place by January 2021,
it would be possible for a planning approval to be in place by 2025, will development commencing in
2026. This would leave an elapsed period before end March 2033 of 7 years.
5.83 Nationally, sites of 800 units are built out at an average rate of around 70 units per annum. If this was
to apply to this site then 490 homes would be built by end of March 2033, a 7 year build period,
leaving 310 homes to be built after March 2033. However, given the depth of demand in the London
market, which would be a key element of demand for new homes on the site. The NLP research on
build rates identifies that the highest average annual build rate on sites of this size is around 125 units;
so it could well be reasonable to expect built out at around 100 homes pa.
5.84 This would mean that 700 homes could be built by the end of March 2033 (leaving 100 homes to be
completed in the period after March 2033). If the development was to be completed by March 2033
this would imply average delivery of 114 dwellings pa, which could plausibly delivered by two sales
outlets each delivering 50 units pa including affordable housing. Whether a developer would choose
to build out at this pace or prefer to build-out a slower pace is unknowable, but most developers are
keen to maximise sales while protecting their margin.
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5.85 In summary, the timetable for delivery might be:


Local Plan adopted end 2018



Preparation of a Masterplan/Development Brief by January 2021



Full Planning Approval by January 2025



Commencement of delivery of new consent across the site from April 2026



Potential scope for delivery of between 490 and 800 units by March 2033



However, the commencement date is currently subject to uncertainties

North East Chesham – 900 homes assumed capacity
5.86 The anticipated capacity of the North East Chesham site is 900 homes, on land that needs to be
removed from Green Belt. The site comprises mainly agricultural land bounded by roads, with some
residential development around the perimeter.
5.87 The key issues around this site coming forward for development prior to 2033, and the timing when it
might come forward are as follows:


C&SB officers report that a key landowner/stakeholder has indicated that he will not sell the
entirety of his land, but would wish to release part of his land for development. Therefore, in
principle, the site could deliver some new homes prior to end March 2033, if partial release
could deliver an acceptable sustainable development.



Due to significant small-scale development over many years, water and waste-water
infrastructure provision in Chesham are under severe strain, and major new development will
likely require substantial investment, and lead-in times for such investment could be significant



C&SB officers indicate that partial development of the site would likely not generate sufficient
funds to support the required infrastructure (eg water/waste water disposal, highways
mitigation and school improvements).



The scope for interim solutions to these infrastructure issues should be investigated to enable
to the site to start to deliver prior to end March 2033 if it were to be allocated.

5.88 The current position is that the site may not come forward given the landowner’s unwillingness to
make the whole site available for development and the need for the full quantum of housing (900
homes) to be able to support the likely up-front costs of essential infrastructure. However, it is
possible that the landowner’s position could change at some point prior to 2033. C&SB are
investigating smaller scale options for development in the meantime. Critically if the site is to come
forward it would be important to ensure that necessary infrastructure investment is programmed into
the Water Companies (and other utilities) forward investment programmes.
5.89 On average for a site of this size it takes 5½ years from submission of planning application to delivery
of the first home, though where the market is every buoyant and the local authority is responsive this
can be shortened. Delivery can be achieved in a shorter time-frame, particularly with the benefit of
Masterplan or Development Brief being prepared in advance. In the case of this site, the infrastructure
relating to this site along with the landowner’s position, means that a faster than average time to first
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completions is unlikely. Thus, if there is no decision to proceed on the site by, say, the end of 2026 the
site will probably not deliver any homes by March 2033.
5.90 In view of the uncertainties, WEc conclude that it is safer to assume that this site will not deliver in the
Local Plan period even if suitable to be removed from the Green Belt. If it were to proceed, then the
typical build out rate on a site of this size (900 homes), is 70 units pa which implies a 13 year build out
period. A higher rate of annual delivery might be achieved given high values and strength of demand,
up to the maximum on around 125 units pa. If one were to assume that the first completions were in
April 2028 then between 350 and 500 homes might be delivered (70 units pa x 5 years; and 100 units
pa x5 years).
5.91 It should be noted that local authorities have Compulsory Purchase Powers. Under Section 226 (1) of
the Town and County Planning Act 1990, local authorities can use CPO powers to achieve objectives in
the interests of the proper planning of an area in which the land is situated. The Housing White Paper
indicates the Government’s intent to help bring sites forward (particularly stalled sites) through wider
use of CPO powers. However, the better route to ensuring delivery will be to identify sites where
there is a willing landowner/developer who would want to sell/develop their site.
5.92 Summary: For the time being, the uncertainties surrounding willingness of the landowner to sell the
entirety of the site identified in the Green Belt Preferred Options Consultation and the likely need for
the entire site to come forward to support required infrastructure investment, means WEc would
recommend assuming that no homes are delivered by March 2033. If the landowner position changes
and/or a solution is found regarding infrastructure development that permits a smaller scale initial
development, then delivery can be factored into future trajectories.
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6. Trajectory Planning
6.1

An important element of this study has been to investigate lead in times for new developments in
terms of initial identification of possible development site; the time taken to secure planning consent;
the time taken before schemes start to deliver, and subsequent build-out rates. This is vital to
trajectory planning during the course of the Local Plan.

6.2

The use of appropriate assumptions is particularly critical for AVDC in terms of how quickly it is
possible to increase delivery rates from their already high levels. An important part of this will be to
capture actual data during the development planning process, so as to provide an evidence base for
forward planning. This requires a disciplined and systematic approach to data capture and analysis.

6.3

However, external research provides benchmarks on lead-in times for development, and build out
rates, and this report draws upon these sources. Lead in-times and build-out rates will vary
considerably across the country; will vary according to the housing market cycle; and specific issues
unique to a particular site or developer can lead to great variability in both lead in time and build out
rates.

6.4

It is important therefore that judgement to be applied in the use of the national benchmarks, with
appropriate adjustments being made to reflect particular local circumstances and locally available
evidence. Broadly the new homes markets in Buckinghamshire are very robust. High house prices
reflect the pressure of demand arising both from within the HMA and external influences, such as
demand generated from London.

6.5

In this section the findings of research on lead-in time and build out rates are set out.

Lead-in Times
6.6

The phrase Lead-in Times refers to the elapsed period of time it takes from initial promotion of a site
for development to the completion of the first home on that site. The various steps in such a process
may include:

6.7



site promotion to securing an allocation



securing a planning consent and agreement of conditions



completion of initial preparatory works and provision of infrastructure connections…



the commencement of building the new homes ….



… through to completion of the first home on that site.

Figure 17 shows in illustrative format the various stages that a residential development will go through
before the completion of the first home. Figure 17 is taken from the November 2016 Study by NLP
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entitled ‘Start to Finish – How quickly do Large Scale Housing Sites Deliver?’8 This report is the most
up-to-date and comprehensive analysis of lead-in times.
6.8

In terms of the Stage 1 as shown in Figure 17, the average length of time prior to securing planning
approval on the sample sites examined by NLP is around 4 years. However, Figure 18 shows the
considerable variability of such lead in times, ranging from in excess of 8 years (North West
Cambridge) to less than 1 year (Broadlands).

6.9

There is no obvious relationship between site size (measured in terms of planned number of
dwellings), and the amount of time taken to reach the point of submission of a planning application.
This suggests that there may be so many variables that affect the pace at which schemes are worked
up that no generalisation is possible. These variables include for example market conditions, the
promoters’ financial position, market considerations, planning challenges etc.
Figure 17: Stages Prior to Completion of the First Dwelling in the Delivery on a Strategic Housing Site

Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016

8

http://NLP.uk/content/insights/?article=start-to-finish-how-quickly-do-large-scale-housing-sites-deliver
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6.10 NLP test the hypothesis that it might be that those developments that take longer to submit a
planning application, achieve planning consent more speedily. A lengthy pre-application lead-in time
might reflect more in-depth pre-application negotiation with Local Planning authorities, which in turn
might result in a quicker approval of the scheme. However, NLP note that the schemes they examined
show no such relationship.
6.11 The conclusion, Wessex Economics would draw from the data, is that most LPAs, who will typically
have only a small portfolio of potential large developments in the pipeline, need to work with the
promoters of the scheme, to develop site-specific implementation timetables. There seems to be no
obvious ‘rule of thumb’ which can be applied to estimate the lead-in time prior to a planning
application. However, LPAs also have to be aware that, almost invariably, timetables slip. Therefore it
is important to consciously allow for optimism bias in forward planning.
Figure 18: Average Lead in Time Prior to Submission of the First Planning Application

Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016
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6.12 It is rarely a problem for LPAs if development schemes come forward more quickly than anticipated,
since invariably some other sites take longer than expected to come forward. In trajectory planning,
the trajectory will be more robust if there are multiple sources of future supply, than if there is a
heavy reliance on one or two very large schemes to deliver a high proportion of an area’s housing
requirement.
6.13 Figure 19 shows the average length of time for the approval of planning applications on major
developments, as identified by NLP, commencing with the validation date of the first planning
approval, and culminating in approval decision of the first application that permits development of
new homes on the site. This may be followed by the discharge of pre-development conditions, but
this is captured in the analysis in the period between the approval as defined above and the first
dwelling being completed.
Figure 19: Average Planning Approval Period and Delivery of First Dwelling by Site Size

Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016
Note: The 0-99 homes category in the Figure above actually related to sites of 50-99 homes and excludes smaller schemes.

6.14 Figure 19 shows that the time taken to secure full planning consent increases with site size, but that,
on average, it takes longer for smaller sites to complete the first home, after having secured planning
consent for building of new homes. In summary:


schemes of 50-99 homes are approved in around a 1.1 years but take another 1.7 years to build
the first home.



schemes of 100-499 homes are approved in around 2.4 years but take another 1.7 years to build
the first home.



schemes of 500-999 homes take on average 4.3 years to secure planning approval but then the
first home is built 1.1 years after planning approval
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schemes of 1,000-1,499 homes take on average 4.8 years to secure planning approval but then
the first home is built 0.9 years after planning approval



schemes of 1,500-1,999 homes take on average 5.4 years to secure planning approval but then
the first home is built 1.2 years after planning approval



schemes of 2,000+ homes take on average 6.2 years to secure planning approval but then the
first home is built 0.8 years after planning approval

6.15 The pattern emerging from this analysis is that the time taken to approve schemes increases as the
size of the scheme increases, but that there is a significant jump in the average time taken to approve
a scheme between sites of less than 500 units and sites with more than 500 units. However, larger
schemes of more than 500 units start to build more quickly than smaller developments once they have
secured approval.
6.16 However, from the point of initial application through to delivery of the first new homes, large-scale
schemes of 1,500 homes or more take more than 6 years from application to delivery; while, on
average, schemes of 50-100 units deliver within 3 years of application, and schemes of 100-499 units
deliver within 4 years of application.
6.17 However, as shown in Figure 19, there is huge variability in the time take from initial application to
grant of planning consent across all developments of more than 500 units. The reasons for these
variations in timeframes are likely to be attributable both to LPAs wanting to see changes to
development proposals, and developers’ changing timetables and responses to the LPAs.
6.18 It is no surprise that larger developments take longer to complete the planning application process,
since they give rise to bigger impacts on the environment, and existing infrastructure and hence raise
a wider range of issues than smaller schemes. Often there are complex interactions between different
elements of the schemes.

Therefore the assessment of the acceptability of the principle of

development and agreement on the detail of development is more time consuming than on smaller
sites.
6.19 A different perspective on lead-in times is provided in a report by Savills for Barratt Homes which
analyses lead-in times on 84 Urban Extensions that have gone through the planning system in the 25
years prior to 2014. Figure 20 shows that this analysis indicates that the median length of time from
approval of an outline planning application to commencement of construction of the first homes is
more than four years.
6.20 Urban Extensions that have come forward since 2010 have typically had an elapsed period of around
2¾ years from grant of outline planning permission to start of building new homes. In terms of all the
schemes examined, which go back 25 years. The analysis is not strictly comparable with the NLP
analysis, since NLP treat the start point for the calculation as full consent rather than outline consent.
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Figure 20: Elapsed Time between Securing Outline Planning Permission to Completion of the First
Homes

Source: Urban Extensions, Assessment of Delivery Rates, Savills, October 2014

6.21 The national research on the length of time between grant of outline planning consent and first
delivery of new homes can be compared with evidence from Aylesbury Vale. Figure 21 shows that in
Aylesbury Vale the largest schemes (sites delivering 500+ homes) have an average lead in time from
outline consent to the start of delivery of around 2½ years. This is rather longer than indicated by the
NLP study, but WEc attribute this to fact that the AVDC data specifies outline consent as the date of
consent, while the NLP study is based on the date at which full planning consent is secured.
6.22 The sites of 200-499 homes (see Figure 21) show rather more variability in the elapsed time between
securing outline planning consent and the start of the year in which the first new homes are delivered.
The range is from 1 year to 3.5 years. It is worth bearing in mind that a number of schemes secured
outline consent in the couple of years preceding the downturn in the market, which may have delayed
schemes from coming forward.
6.23 The greater variability in the elapsed time between securing outline planning consent and the start of
the year in which the first new homes are delivered on sites of 200-499 homes, might also reflect that
these medium-sized sites were deemed of less strategic significance to the developers; or were being
taken forward by somewhat smaller developers, who may have had less robust funding.
6.24 Wessex Economics has also analysed the lead in times for sites of 20-199 units in Aylesbury Vale over
the period 2003/04 to 2016/17 (see Figure 22). These sites exhibit even more variability in the
elapsed time between award of outline planning permission and April of the year when the first
completions are delivered.
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Figure 21: Elapsed Time from Outline Scheme Approval to April of the Year of First Delivery for
Schemes of over 200 Homes in Aylesbury Vale 2003/04 to 2016/17

Source: Wessex Economics analysis of AVDC Data

Figure 22: Elapsed Time from Outline Scheme Approval to April of the Year of First Delivery for
Schemes of 20-199 Homes in Aylesbury Vale 2003/04 to 2016/17

Source: Wessex Economics analysis of AVDC Data
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Lapse Rates
6.25 It is reasonable to expect, that once new homes have started on a development that, for all practical
purposes, the number of homes for which planning permission has been granted will be built out. It is
only the timing of delivery that is uncertain. Provided that there is a sufficient length of time to the
end of the plan period, authorities can reasonably assume that the pipeline of small schemes that
have commenced development will be built.
6.26 There is a greater challenge in assessing the pace of build out on large developments, particularly
those that might span the end of the development plan period.

However, generally where

developments have commenced, developers will continue to build out, though build rates will vary
depending on general market strength and the number of competing sites in the local market.
Developers will be seeking to recoup the significant up-front investment.
6.27 The major uncertainties in developing a robust housing trajectory arise from developments that have
not yet commenced development. These fall into four major categories:


Permitted major developments



Permitted smaller sites



Applications in the planning pipeline



The shortfall against Local Plan targets of the sum of completions, committed pipeline, and
anticipated housing yield from applications in the planning pipeline.

6.28 DCLG and others have identified a significant gap between planning permissions and housing starts.
There are a number of reasons why planning consents and housing starts or housing completions may
be misaligned. The most obvious reason is the lag between award of planning consent and actual
start of development. The NLP analysis of major schemes would suggest that the lag on the sample of
schemes they examined, all being developments of more than 50 homes, is that the first home is
developed between one and two years after receipt of full planning consent.
6.29 However, the NLP study is focused on schemes that have been built, and excludes developments that
have not proceeded. While technically planning consents lapse after 3 years, minimal cost needs to
be incurred to ensure that the development has commenced, even though no start has been made on
development of new homes. Securing consent is therefore a good investment, and it is likely that
some landowners may have no immediate intent to build out new homes. This is less true of
developers.
6.30 NLP in a subsequent study ‘Stock and Flow’9 identify a number of reasons why it is not appropriate to
assume that 100% of all planning permissions granted will be built out in a particular area, though it is

9

Stock and Flow, Planning Permissions and Housing Output, NLP, January 2017 http://lichfields.uk/media/2517/stock-and-flowplanning-permissions-and-housing-output.pdf
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hard to distinguish developments that are simply deferred by a lapse of a planning permission (ie they
will re-emerge at some future date); or which genuinely will never be developed for residential use.
6.31 The reasons identified by NLP for the lapse of planning consents are:


An existing occupier of the land or building sought planning permission for reasons other than
to build out the site.



The landowner cannot get the price for the site that will justify the disposal of the asset



A developer cannot secure finance or meet the terms of an option



The development is not considered to be financially worthwhile



Market downturns that render the development unviable or less attractive



The priorities of the landowner/developer may change



The site is sold to a new developer who wants to re-plan the proposed development in a way
that requires a new planning permission



Pre-commencement conditions take longer than anticipated to discharge.

6.32 Specific examples of where a business entity will seek to secure a planning consent without the
intention to develop, include:


Where a landowner, generally in an urban context, applies for and secures planning permission
for residential development to increase the book value of the land or property, which they can
then use as collateral for a loan to invest in their business.



Where a landowner secures a residential planning consent in order to establish the principle
that residential development on the site is acceptable to the planning authority; and them
markets the site with the benefit of a residential consent. The actual value they receive will
reflect how bullish developers are about securing consent on a larger scale or at increased
density than the original consent.

6.33 In 2015 DCLG undertook some analysis of the reasons for the 30-40% gap between planning
permissions and housing starts. The ‘non-delivery’ component of planning permissions was identified
as follows by DCLG:


Around 10-20% of planning approvals were simply not taken forward in any way by the
applicant, for reasons discussed below



Around 15-20% of planning approvals were not abandoned, but a new permission was sought to
allow major change to the development proposals or to extend the development period.

6.34 The various reasons DCLG states as to why 10-20% of all planning consents are not taken forward
(which mirror those set out in para 6.31 above) were as follows:


The landowner cannot get the price for the site that they want



A developer cannot secure finance or meet the terms of an option
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The development approved is not considered to be financially worthwhile



There are supply chain constraints hindering a start

6.35 These considerations mean that it is reasonable to expect that the volume of new homes with
planning consent will exceed consents, and that the delivery of new homes will lag any growth in
consents by around two to three years. However, it is worth observing that the divergence between
the number of new homes granted consent and both starts and completions in the period 2011-15 is
in marked contrast to the position in 2006-07.
6.36 In the period 2006-07 consents, starts and completions were in much closer alignment than in the
period 2011-15. 2006-07 marked the peak of the housing market in terms of housing delivery and
prices nationally, and was the era where housing targets were set in accordance with Structure Plan
targets (despite the abolition of Structure Plans in 2004), while Regional Spatial Strategies were
prepared.
6.37 Housing targets are now almost universally higher that historic Structure Plan and RSS targets. It is
this that undoubtedly accounts for the significant rise in the overall quantum of planning consents.
But it remains to be seen whether the industry has the capacity and appetite to build out new homes
at the level consistent with number of new homes awarded planning consent. As Figure 20 shows the
number of housing completions in recent years has been increasing, but only modestly looked at on a
year by year basis.
6.38 NLP draw attention to the fact that the lapse rates identified by DCLG may be skewed by high lapse
rates in London. A GLA study by Mollior identified that on sites of 20+ units in London where planning
consent had been grant, only about half of all the homes with consent were actually built; that is the
lapse rate of planning permissions in London is around 50%. The London SHLAA identifies that only
around 42% of the new homes consented in London actually get built.
6.39 In considering issues surrounding non-implementation of planning consents it is worth delving into the
character of non-implementation. Non-implementation of planning consents is relatively more likely
to occur on smaller sites, where there are not significant up-front expenses on securing permission.
Larger sites, where there is a significant task in establishing the principle of development, and the
need to undertake a significant amount of work to secure an outline consent, are likely to involve land
promoters.
6.40 NLP point out that land promoters are organisations who make their money by bringing sites through
the pre-planning process to secure a consent. Since these promoters typically only get their fees
when a site is sold on to a developer, they have an incentive to achieve land sales to housebuilders.
Typically land promoters are paid a percentage of the realised value of the land once planning
permission has been secured.
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Figure 23: New Units with Permission and Starts on Site, 2011-15

Source: Stock and Flow, NLP, January 2017

6.41 The practical implication for development trajectories is that allowance should be made for nonimplementation of a proportion of planning consents awarded. Those planning consents that lapse
are relatively easily taken into account. It is more challenging to know how to deal with schemes that
have ‘commenced development’, but where there seems to be no progress toward starting the
construction of new homes, let alone completion of new homes.
6.42 Figure 23, however, shows that perhaps the even bigger issue is the mismatch of units with planning
permission and housing starts. Evidence for the period 2011-2015, indicates a significant lag in housing
starts when compared to housing consents. A key question is whether this represents a lag in the
development process, or may indicate that the housebuilding industry nationally does not at present
have the capacity or appetite to build the number of new homes granted consent.

Build Out Rates
6.43 The final element in trajectory planning is to understand the pattern of build-out rates in the subregion. The pace of build-out on sites that have secured planning permission and where development
is progressed is still relatively poorly understood. The November 2016 Study by Lichfields entitled
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‘Start to Finish – How quickly do Large Scale Housing Sites Deliver?’10 makes a valuable contribution to
understanding the pace at which large housing sites are delivered and the factors that influence buildout rates.
6.44 The study examines build-out rates for 70 different large-scale housing schemes, large-scale being
defined as sites that plan to deliver 500 homes or more. Comparisons are made with the build-out
rates on smaller schemes (83 sites in all) delivering between 50 and 499 homes.
6.45 The sites selected cover England with a few in Wales, but exclude London because of the different
character of the development market in the capital. The majority of the schemes examined are
located to the south of a line from the Wash to the Bristol Channel with a high proportion being in the
East and South East regions, with many schemes in the Cambridge - Milton Keynes - Oxford Corridor.
6.46

Thus the schemes should be broadly representative of current developments and schemes under
consideration for inclusion in Local Plans in Aylesbury Vale, Wycombe and C&SB. Data has been
sourced by Lichfields from LA Annual Monitoring Reports or other evidence based documents, with
some discussion with LAs or drawing on supporting information provided by authorities.

6.47 Wessex Economics would endorse Lichfields identification that three key factors influence the rates of
build out on major sites. These are:


The strength of the local housing market. Lichfields do not discuss how the strength or depth
of the market for new homes should be measured, but demand for new homes is clearly
influenced by factors such as employment growth in the locality, ease of access to major
employment centres by public transport or by car, the nature of the existing housing stock and
quality of life considerations. All these factors are typically reflected in house prices and land
values. Areas with high and rising house prices and land values are areas where typically
demand exceeds supply.



The number of sales outlets that operate on a site: different housebuilders deliver different
types of product; some have a strong brand name that generates sales. This widens the ‘product
offer’ of a housing development in a particular location and enables higher overall sales levels
from a particular site. The motive that lies behind a lead housebuilder selling land to other
housebuilders is that this is a way of managing risk and delivering faster cash flow. It should be
noted that sometimes apparently different housebuilders with their own sales outlets are
owned by the same parent company (eg Barratts and David Wilson Homes).



The tenure of housing built: the delivery of affordable housing alongside for sale homes
increases delivery rates, because rented affordable housing does not cannibalise private sale
rates since it provides for a demand or need that the provision of market homes does not meet.
The same is generally true of LCHO products, though there is a small risk of LCHO competing
with market sales. Starter Homes potentially might be more of a threat to market sales rates.

10

http://lichfields.uk/content/insights/?article=start-to-finish-how-quickly-do-large-scale-housing-sites-deliver
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Development of homes for market rent, where there is an evident demand could also boost
housing delivery.
6.48 A key consideration in the scale of housing demand both at the HMA level and at site level is the depth
of market demand for homes (not need), and more specifically the demand for new homes. Generally
areas that have higher prices are areas of strong demand. However, there seems to be quite a weak
relationship between housing delivery rates and land values, suggesting that other considerations,
taken together, may be more important in determining build out rates than land value, which is often
used as proxy for strong markets.
6.49 A significant factor in build-out rates on particular sites in any particular area will be the overall supply
of new homes being offered with the market area. Housebuilders try to avoid competing head-tohead with other housebuilders also supplying new homes into the market at the same time as their
site. But inevitably it happens; the choreography undertaken by developers to ensure that different
developments do not come on stream and compete head-to-head with other local scheme does not
always work perfectly.
6.50 It is widely recognised that a site can increase its overall sales rates by increasing the number of sale
outlets. On very large sites this may mean the lead developer having more than one sales outlet,
differentiated by product or location on the site. In some cases this can be achieved by different
companies in the same group; however it is more common for housebuilders to sell land parcels to
other housebuilders, who deliver different types of product, marketed to a different target market,
and price point.
6.51 The NLP study Start to Finish does not analyse sales by number of outlets since such data is not readily
available, (though see Figure 27 and para 6.69) but it does analyse the annual build rate by site size.
This shows that the larger the site, the more homes pa that are delivered on average (see Figure 24).
But even the very largest sites, those with capacity for 2,000 new homes or more in total, deliver less
than 200 homes on average, with an overall average annual delivery of 161 homes pa.
6.52 Figure 24 also shows that the largest sites (of 2,000+ dwellings) only build out 2.5 times as fast as sites
of 500-999 dwellings. This will reflect the limits within particular markets on the overall number of
new homes that can be sold each year (market absorption); the diminishing uplift in sales as additional
sales outlets are added; and the fact that the nature of particular sites may place limits on the number
of different sales outlets it is practicable to have.
6.53 The highest average annual number of homes built out on any of the sites examined by Lichfields with
capacity for more than 2,000 dwellings is about 320 homes, with the smallest average annual delivery
on these large site being about 60 homes. The maximum level of delivery on sites with capacity for
1,500-1,999 homes was 210 homes; and for sites of 1,000 to 1,499 the maximum level of delivery is
reported to be 170 homes pa.
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Figure 24: Average Annual Build Rate by Site Size, Minimum and Maximum Averages

Source: Start to Finish – How quickly do Large Scale Housing Sites Deliver? NLP, 2016 ’

11

6.54 These statistics provide fairly clear guidance on the upper limits of build-out rates that can be
expected for any one year; and more importantly the upper limits that should be assumed over the
life-time delivery of new homes on a particular site, assuming the current structure and approach to
delivery in England. It is a separate consideration whether there are mechanisms to deliver more
homes per annum on a site by site basis, or overall, through innovation.
6.55 The NLP report ‘Start to Finish’ examines the specific circumstances of the two developments that
achieved the highest rates of housing delivery. Cranbrook in East Devon, delivered an average of 321
dwellings pa over a three year period (2012/13 to 2015/15), with a single year peak delivery of 419
dwellings. The scheme had significant levels of public sector investment, which is said to have
contributed significantly to the pace of development; though there must have been strong underlying
demand for new homes. The new community is located close to the M5, on the northern side of
Exeter Airport.
6.56 The other high delivery scheme identified by NLP is in Milton Keynes, in the Eastern Expansion Area of
Broughton Gate and Brooklands. On this site an average of 268 dwellings pa were delivered over 6
year period 2008/09 to 2013/14. However, the model of delivery for this scheme entailed sale of
serviced parcels of land with roads provided. It is stated that this approach allowed housebuilders to
get on site immediately. Limited upfront site works were required and this is stated to have helped
boost delivery volumes. There were also a high number of delivery outlets with an average of 12 sales
outlets in operation over the delivery period.
6.57 To summarise, the Start to Finish report by Lichfields identifies that higher than average delivery rates
are achievable – but these are associated with what is generally exceptional funding or delivery

11

http://lichfields.uk/content/insights/?article=start-to-finish-how-quickly-do-large-scale-housing-sites-deliver
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arrangements. Not stated, but implied, is that such developments must be in areas of robust demand
(true of Milton Keynes), which may in some cases might be associated with past constraints on
housing supply (possibly true of Cranbrook, but not of Milton Keynes).
6.58 The NLP study also reports on the highest single year rates of delivery (see Figure 25). NLP suggest
that peak delivery rates in any single year is likely to be associated with a large number of sales outlets
and years in which there is a significant number of affordable homes delivery, or flatted
developments. Such rates of development are exceptional and not sustained over the course of the
development as the second column in Figure 25 shows.
6.59 Schemes which deliver higher percentage rates of affordable housing generally deliver homes at a
faster rate than those which deliver lower percentage rates of affordable housing (see Figure 26). This
is logical since provision of affordable housing complements rather than competes with the delivery of
homes for market sale. However, it will also be that the developments in higher value areas, where
market demand is more robust, will be the areas in which typically it is more viable to provide higher
percentage rates of affordable housing.
6.60 However, in the context of high delivery schemes it is worth bearing in mind that the Berryfields Major
Development Area in Aylesbury town, has delivered an average of 390 homes over the past four years
2013/14 to 2016/17, with delivery of 562 new homes in 2014/15, which must make it one of the
highest delivery housing sites in the country. The development has not had any special funding of
delivery arrangements. This holds out the possibility of achieving higher delivery rates than indicated
in the Start to Finish report.
Figure 25: Peak Annual Build-Out Rates Compared with Average Annual Delivery Rates
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Figure 26: Affordable Housing Provision and Average Housing Delivery pa

Source: NLP Analysis

6.61 Build-out rates are briefly mentioned in the Savills report for the National Infrastructure Commission
of November 2016 entitled ‘The Property Market within the Cambridge – Milton Keynes – Oxford
Corridor.’ Figure 27 compares average build-out rates for different sized schemes across England as a
whole analysed by market strength/value.
6.62 Figure 27 complements the Lichfields analysis since it uses a different source of data (NHBC starts and
completions data), covers all local authorities in England, but differentiates areas by the strength of
the housing market as defined by house price inflation over the 5 years to mid 2016, based on
Hometrack house price indices.
6.63 Figure 27 shows on small sites of less than 50 units, typical build-out rates are one dwelling per
month, regardless of market strength. Larger schemes deliver at a faster pace. In higher demand
markets delivery rates in excess of 5 homes per calendar month are reported. This data supports the
common adage that sales rates of market homes by the larger housebuilders in strong markets
typically run at about one sale a week per outlet; four a month; around 50 in a year.
6.64 It one were to assume that new developments in areas of reasonably strong demand on average
provide 30% of new homes as affordable housing, this implies an average annual output in a robust
market of around 70 homes per sales outlet, comprising 50 market homes and 21 affordable homes.
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Figure 27: Average Build-Out Rate by Size of Land Parcel and Market Strength

Source: The Property Market with the Cambridge – Milton Keynes- Oxford Corridor, Savills, Nov 2016

6.65 A report by Savills dated October 2014 entitled ‘Urban Extensions, Assessments of Delivery Rates’
provides further insight into delivery rates on sites of over 500 units, though the study draws
significantly on a previous study undertaken by Planning Consultants Hourigan Connelly for Gladman
Developments, also entitled ‘A report into the Delivery of Urban Extensions’ dated February 2014,
which examined the length of the pre-delivery process; and of first year housing delivery.
6.66 Wessex Economics focus on the analysis in the Savills report since it provides enhanced analysis,
having updated some of the data in the Horrigan Connelly study and having added in an additional 6
sites, bring the total number of sites examined up to 84 sites these being spread across England (71 in
total of which 33 are in the South East or East region), Scotland (11 sites) and Wales (2 sites).
6.67 Figure 28 shows housing delivery on urban extension sites comprising schemes with a planned
development of 500 homes or more in the first year of housing delivery, analysed by sales value12.
Figure 28 shows very considerable variability in housing delivery in Year 1 of the developments from
no or just a handful of new homes, up to around 150 homes with three schemes exceeding delivery of
150 homes. The overall average first year delivery of these urban extension schemes was 65 units.

12

Upper quartile sales values from Hometrack
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Figure 28: Delivery of New Homes in the First Year of Construction

Source: Urban Extensions, Assessment of Delivery Rates, Savills, October 2014

6.68 Savills report that after the first year of completions, the average number of new homes delivered by
sites is 110 units; and that delivery remains, on average, at this level until year 6 of delivery. It is at this
point that delivery on sites of 500-1,000 units start to decline, because the bulk of the new homes
have been built.
6.69 The Savills report on urban extensions also analyses how delivery rates vary depending on the
strength of the housing market, defined by sales values. Figure 28 show that sites in lower value
markets tend to be challenged in terms of delivering in at high rates. All the sites that failed to deliver
200 homes or more after 3 years are located in local authorities where the upper quartile sales value
was less than £250 per sq ft in 2013.
6.70 However, Figure 29 suggests that there is not an automatic correlation between sites in higher value
areas and the delivery of high numbers of new homes. One can conclude that stronger property
markets, as defined by higher sales values, may be a necessary condition for high rates of housing
delivery under current development models, but this is not a sufficient condition. Other factors
clearly come into play where high rates of delivery are achieved.
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Figure 29: The Impact of Site Size and Housing Market Strength on Housing Delivery in the Three
Years after Starts on Site

Source: Urban Extensions, Assessment of Delivery Rates, Savills, October 2014

6.71 The Savills report also summarises average annual delivery on 84 urban extensions examined over the
period 2002 to 2013 (see Figure 30). Prior to the 2008/09 downturn associated with the Global
Financial Crisis (GFC) average delivery across the sites examined never fell below 100 units. Delivery
fell to below 80 units pa 2008-10, before recovering to an average of 120 units pa in 2013.
Figure 30: Average Annual Completions on Urban Extensions

Source: Urban Extensions, Assessment of Delivery Rates, Savills, October 2014
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6.72 The market has recovered significantly since 2013, and the Savills report states that there are many
urban extensions in the south of England where delivery rates significantly exceed the average of 120
units shown in Figure 30. As noted previously the Berryfields Major Development Area in Aylesbury
town, has delivered an average of 390 homes over the past four years 2013/14 to 2016/17, with
delivery of 562 new homes in 2014/15, which must make it one of the highest delivery housing sites in
the UK.
6.73 National housebuilders regularly report their average sales of market properties per sales outlet. This
is used as a key financial indicator. Figure 31 shows the publicly reported national average of market
sales per outlet for a number of the major housebuilders. This indicates that on average the
housebuilders have not been achieving a private sale a week per outlet, but many of the
housebuilders will be operating in areas of weaker demand as well as areas with high demand.
6.74 Differences in sales rates between housebuilders will reflect their product, the geographic distribution
of their developments, and business model. Taylor Wimpey has been delivering an average of 48
market homes per outlet, Countryside 46 homes per outlet and Crest 42 homes per outlet. Keir,
Barratts and Linden Homes have all been delivering around 35 homes peer sales outlet.
Figure 31: Housebuilders Recent Private Sales Rates per Sales Outlet per Week

Source: HBF News

6.75 Wessex Economics has analysed completion rates and profiles for 12 large sites in Aylesbury Vale
which have delivered new homes over the past 10 years (see Figure 32, page 69). This analysis
provides a basis for assessing historic build-out rates in Aylesbury Vale, which is a starting point for
assessing potential build out rates in the proposed Plan period to 2033. Equivalent data on smaller
developments in Aylesbury Vale are contained in Appendix 3.
6.76 Figure 32 provides summary data for each of the 12 schemes. Delivery profiles are set out for each of
the schemes assessed in Figure 32. Key points emerging from the analysis are as follows:


The patterns of delivery in Aylesbury Vale are reasonably reflective of the findings of other
studies in terms of trajectories, with a typical pattern of low delivery in year 1, quickly ramping
up, and then tailing off, often with quite a long tail.
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However, the three largest schemes (Berryfields, Weedon Hill and London Rd, Buckingham)
have very different delivery profiles.
o

Berryfields ramped up over a number of years, but peaked in 2014 and delivery has
tracked downwards, though it is still significant, but there remains a significant volume of
homes to be delivered.

o

Weedon Hill commenced prior during the market peak in 2007, and delivered rapidly in
the first three years and has subsequently been built out over an extended period.

o

London Road, Buckingham, has a classic, fairly low start, three years of high levels of
delivery and will probably have a quick completion since only 70 homes remain to be
built.



Of the schemes of between 200 and 499 homes, the profile of delivery varies quite a bit:
o

There are quite a few trajectories that follow a classic bell curve, of initial low number of
homes built, peaking and then delivery dropping off (London Road, Moreton Road,
Pitstone Cement)

o

There are the those that get going quickly but have an extended tail (RAF Holton, Bicester
Road), sometimes with a significant ‘dormant’ phase (Schwarzkopf)

o

There are the relatively steady producers (both Stoke Mandeville Part 1 and 2)

o

Lastly there are the accelerators (Newtown Lees and Varney Road) which have a pattern
of rising completions. In both case these schemes have completed the majority of their
planned homes, so delivery will drop off and turn their delivery pattern into the bell
curve.



The factors that produce these delivery profiles may be market considerations; but they may be
associated with landowner or developer preferences, or site specific issues such as thresholds at
which additional investment is required.

6.77 As stated above these historic completion rates provide a starting point for assessing potential future
build out rates. Nevertheless, the context for future delivery rates will obviously be different from
what it has been in the past. Of particular importance will be the influence of an adopted Local Plan
which will allow development to proceed with much greater certainty particularly in the context of the
designation of Aylesbury as a Garden Town. AVDC and County Council are also working together on
bids for Housing Investment Fund (HIF) monies to support the delivery of housing development.
6.78 Large sites in Aylesbury such as Berryfields and Kingsbrook are already delivering significant numbers
of new homes. The Aylesbury Vale HELAA identifies significant development potential around
Aylesbury on large sites, many of which are already the subject of planning applications. It is therefore
likely that there will be a range of large sites delivering new homes at the same time in and around
Aylesbury.
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6.79 Even using fairly cautious assumptions about delivery rates, these developments are likely to deliver a
significant increase in annual housing delivery compared with the normal delivery expectations set out
earlier in this report. This could be further accelerated via the Garden Town designation and
successful HIF bids.
6.80 Elsewhere in Aylesbury Vale, AVDC have issued a resolution to permit residential development,
subject to a Section 106 agreement, on a large site on the edge of Milton Keynes that will deliver
1,885 homes. This implies that another large site can be expected to come on stream at the same time
as a number of the large sites at Aylesbury. However this site will tap into a demand associated with
Milton Keynes market. The contribution of this site therefore has the potential to further accelerate
overall housing development rates in the District as a whole.
6.81 There are also current planning permissions in other strategic settlements, such as Haddenham and
Winslow, and potential additional housing capacity has been identified in the HELAA on a variety of
medium-sized sites. Examples of permitted sites include Haddenham Airfield (233 houses),
Haddenham Glebe (280 houses) and Furze Lane, Winslow (247 houses). Allocations have been made
for 621 houses in neighbourhood plans which have been formally ‘made’ part of the Local
Development Plan, but have yet to secure planning approval.
6.82 The actions taken in the recent past means that AVDC can now demonstrate that it has a five year
supply of deliverable sites and associated dwellings. Additional sites identified in the HELAA, will be
brought forward through the new Local Plan. This will significantly increase the overall quantum of
land identified and available for delivery of additional new homes.
6.83 The expectation is that the long term average delivery rate will be around the 1,405 homes per annum
referred to earlier in this report, but to achieve this there will need to be years when delivery exceeds
this total, since due to market conditions or other factors there are likely to be years when delivery
falls below this level. There needs to be a realistic expectation regarding the delivery rates that are
achievable over the long run, taking into account the evidence presented in this report. This will be an
important factor to take into account when considering how the five year supply requirements of the
NPPF are to be met in the forthcoming Local Plan.
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Figure 32: Summary Information on Past Delivery of Major Sites in Aylesbury Vale to March 2017

Source: AVDC
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7. Implementing the Housing Enabler Role
7.1

As identified in Section 2 an average of 1,231 homes pa were delivered in Aylesbury Vale in the first
four years of the current Local Plan period (2013-2033), although the range of completions per year is
wide ranging from 990 to 1,420. If the current Plan proposals for delivery of 27,400 homes over the
plan period are to be achieved, then on average 1,405 homes pa need to be delivered in the remaining
16 years of the plan. This represents a 14% uplift on the delivery rates achieved on average in the first
four years of the Plan period, but delivery in one year exceeded the required level of delivery for
2017-33.

7.2

The analysis presented in Section 3 indicates that AVDC, through its assessment of land availability,
has broadly identified sites that can accommodate the required level of new homes in Aylesbury Vale;
taking account of housing delivery in the first three years of the Plan period, AVDC has identified 10%
more capacity than required; taking into account delivery in the first four years of the Plan period, the
sites identified have a 15% margin above the capacity requirement, although further detailed work
will reduce the expected capacities.

7.3

Within the timescale of the Local Plan, there is expected to be an early Local Plan review that will
consider allocation of additional sites that could be expected to make a contribution to delivery in the
period up to 2023. Such sites would need to be identified by 2020, though it needs borne in mind that
major sites can easily require an 8 year lead-in time, prior to the first completions of new homes.
Aylesbury Vale will also have to consider the potential capacity for housing development which might
arise from the closure of RAF Halton in 2022.

7.4

One important factor for Aylesbury Vale is that a decision on the alignment of the proposed East –
West Expressway, will have important implications for the Spatial Strategy of the District. Decisions
on additional allocations should wait on decisions on the alignment of this route, particularly in
respect of any proposals for new settlements. AVDC should therefore be pressing both the National
Infrastructure Commission and Government for a timetable on further studies and decision making on
the route.

7.5

However, Aylesbury Vale faces an issue around whether the development industry has the appetite to
build on the scale being proposed. Output measured in terms of new housing delivery as a percentage
of existing stock is already very high in Aylesbury Vale, exceeding all other authorities in the
Cambridge - Milton Keynes - Oxford Corridor.

7.6

There may be uncertainty about the depth of effective demand in the area, and hence the perceived
risk of building at the rate implied by the OAN may deter developers from bring forward
developments as fast as required to deliver the Plan targets. At mid-2017, however, AVDC report that
developers in Aylesbury town remain very positive and are bringing forward sites, and wanting to start
development as soon as possible. Information sourced to justify the Council’s five year supply
statement also indicates a significant appetite for the delivery of new housing across the District
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across a range of site sizes. This evidence has been used in a number of section 78 appeals. For
example a Secretary of State’s decision on a planning appeal in Buckingham in July 2017 concluded
that AVDC has a Five Year Housing Land Supply of 5.6 years13.
7.7

To achieve the emerging Local Plan target Aylesbury Vale DC, working in partnership with the County
Council and the Buckinghamshire LEP may need to take an active role in enabling housing
development if the quantum of new homes being planned for is to be delivered. This will include the
traditional development management role, but potentially goes well beyond this. To achieve the
consistently higher rates of housing delivery implied by the Local Plan, it may be that the public sector
will need to play a key role to play in co-ordinating, funding and enabling housing delivery.

7.8

The key elements of the public sector Housing Enabling Role can be discussed under the following
headings:


Step 1: Forward Planning of Housing Delivery



Step 2: Development Management and Planning



Step 3: Co-ordination of Infrastructure Investment



Step 4: Increasing the Diversity of Housing Delivery



Step 5: Local Authority Investment in Land and Development

Step 1: Forward Planning of Housing Delivery
7.9

The ability to predict with some accuracy the volume of future development depends on a deep
understanding of the way that the market for new-build housing works in a particular area. Authorities
who embrace the role of Housing Delivery Enabler need to have an in-depth understanding of their
new homes housing market.

7.10 AVDC and the other Buckinghamshire authorities need to enhance their ability to forecast accurately
the delivery of new homes by continually monitoring past trends in housebuilding in the area. A full
assessment should be made of historic data to understand how long it takes for development
proposals to come forward and progress through the planning process; the time frame for build out,
and what the causal factors are that influence the pattern and timing of delivery of new homes.
7.11 This study provides the building blocks for future monitoring of development trends, summarising the
national research on housing delivery time-frames. The analysis of lead in times and research into
build-out rates in the Aylesbury Vale context presented in this report can be used as a foundation on
which to build greater local insight by analysis of data, and interaction with the development industry.
Developing expertise in this form of market intelligence will be important.

13

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/630085/17-0719_DL_IR_Castlemilk_Buckingham_3151297.pdf
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7.12 The purpose of ensuring good quality data on the different stages in the planning and development
process is to ensure that each authority can develop accurate forecasts of housing delivery of a site by
site basis for major sites, and for the authority as a whole. This provides the necessary intelligence to
actively manage the pipeline of planned housing provision. Good forecasting is always underpinned
by good analysis of past trends, and understanding of key variables.
7.13 In practical terms, if a robust system for forecasting and managing housing delivery is developed, it
would make sense to pilot this in that part of Aylesbury Vale where the greatest change is expected in
terms of development; this would indicate starting with a focus on Aylesbury town, given that over
50% of the planned housing provision in the Local Plan period is to be provided in Aylesbury itself.
Given Aylesbury town’s status as a Garden Town, there is the scope for AVDC to be an exemplar in
terms of forward planning for new homes.

Step 2: Development Management and Co-ordination
7.14 Wessex Economics use the term ‘Development Management’, to refer to the active management of
the housing delivery pipeline. A key part of this is the local authorities’ own internal systems for
assessing and approving planning applications. This is the part of the development process for which
each of the District Councils in Buckinghamshire have direct responsibility.
7.15 It is entirely right that schemes should be thoroughly scrutinised, albeit a degree of proportionality
should apply in terms of the resources and time devoted to scrutiny. Major schemes should, in
general, be subject to greater scrutiny than small schemes. However, it not uncommon for small
schemes absorb a disproportionate amount of staff time relative to the number of homes to be
provided.
7.16 It has not been part of this study to review the effectiveness of the planning teams in the processing
of planning applications. However, this is the part of the housing delivery process over which the
Buckinghamshire Districts have direct control. It should not be a source of delay in the development
process; and therefore this function needs to be well-resourced and managed.
7.17 Staff time needs to be deployed efficiently between different types of planning applications.
Continuity of staff involvement is also important given that schemes often take many years before a
developer has an implementable consent; that is, all the pre-commencement conditions linked to the
planning consent they have secured are agreed upon with the planning authority.
7.18 The scale of housing delivery required in Aylesbury Vale in the years up to March 2033 may mean that
additional investment will need to be made in the Development Management function in AVDC in
order to achieve the requirement to deliver an average of 1,405 homes pa over the remainder of the
Plan period. The announcement in the Housing White Paper that planning fees will be increased by
20% will help finance investment in the Development Management function.
7.19 However, the uplift in planning fees is not likely to go that far. The Government’s endorsement of the
Aylesbury Garden Town proposals, and the importance of Aylesbury Vale to the Cambridge – Milton
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Keynes – Oxford Corridor, should provide some leverage to secure additional financial resources for
the Development Management function, and linked to this, an enhancement to the depth and
breadth of staff expertise that can be applied across the whole of the Buckinghamshire. Nevertheless
recent delivery rates suggest that the Development Management function is currently performing
relatively well in Aylesbury Vale.
7.20 The adoption of the Local Plan should make the Development Management function easier because
the industry will have certainty over the sites where development is expected to come forward, and
the expectations of the Council. However, given the importance of the Council’s own Development
Management function to the delivery of the substantial uplift in housing delivery required in Aylesbury
Vale in the period to March 2033, AVDC may wish to assess how well placed this function is to
support the significantly higher level of housing delivery required over the period 2017-33
7.21 The former Conservative Government indicated that it supports an amendment of the Neighbourhood
Planning Bill to permit locally-led urban development corporations to be established with permission
from the Secretary of State for Communities and Local Government.14 This may provide opportunities
for securing additional resource to meet the challenge implied by an expected increase in throughput
of planning applications and related activities.
7.22 The discussion above has focused essentially on that aspect of the Development Management
function that is focused on the processing of planning applications and associated issues. The
Development Management function, however, should be regarded as much broader than this. The
Development Management function should be about active management of the development pipeline
to meet the housing delivery requirements as set out in the Local Plan.
7.23 The management of the development process entails constant monitoring of the status of planning
applications and the implementation of consented schemes; and should entail action in response to
delays in delivery. AVDC report that developers in Aylesbury at present (June 2017) are wanting to
progress new developments rapidly. However, the market is likely to change at some stage before
2033. Some element of over-programming, based on evidence of the extent to which delays actually
put back delivery, may be required; or AVDC may need to take action to accelerate delivery on other
sites.
7.24 There are many reasons for believing that higher rates of delivery in Aylesbury Vale are achievable
than in the past. These include:


the scale of employment growth in the District itself, but also neighbouring areas such as Milton
Keynes and Oxfordshire.



the strong demand for new homes influenced by transferred development pressure from areas
closer to London, and London itself, and its impact on migration

14

rd

Government backs creation of locally-led urban development corporations, Planning Resource, 3 February, 2017
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the Government’s commitment to support housing delivery as expressed in the Housing White
Paper.

7.25 But, there are legitimate reasons why delays occur in the process of granting planning permission; and
there are multiple reasons why schemes which appear ‘ready-to-go’ in the next five years, may not
deliver in this time-frame. These include a downturn in the market; difficulties associated with
securing infrastructure provision; a developer facing funding issues, or simply deciding that a site is
not a priority at the current moment in time, in the light of other business opportunities.
7.26 Wessex Economics recommend that the Buckinghamshire authorities work towards ensuring that they
a good supply of genuinely deliverable sites for housing development, because almost inevitably some
sites that form part of a 5 year housing land supply will not deliver as much as expected at the point of
assessment. A good supply of genuinely deliverable sites will enhance the chances of each authority
being able to accelerate housing delivery if certain sites within the delivery plan are delayed. The
inclusion of a suitable buffer to ensure delivery, as suggested by Government planning policy, will
assist the councils in delivering the required quantum of housing.
7.27 A key part of the Housing Delivery Enabler function of the authority is to keep abreast of changes in
the delivery timescale of developments in the pipeline. The Housing Delivery Enabler team should be
aware of the risk factors that could lead to the construction and completion of new homes being
delayed, or being built out at a slower rate than previously anticipated. This implies building good
relationships, based on trust, with landowners and developers, so that this intelligence is forthcoming.
This should be part of the normal monitoring function supporting the calculation of five year housing
land supply.
7.28 Over time, it is probable that certain patterns will emerge that allow the authorities to anticipate the
proportion of anticipated output that will not come forward, and allow the authorities to compensate
for this by ensuring that there is in effect, an element of ‘over-programming’; though, of course, the
authority has no direct control over when planning applications are submitted, which sites commence
development in a particular time-frame, and the pace of build out.
7.29 The Housing White Paper has suggested that Government is minded to place a requirement on
developers to provide more information to local authorities on the timing and pace of development
(see paras 2.36 – 2.38).

If the new Government follows through on this, it will help the

Buckinghamshire planning authorities in performing their roles of Housing Delivery Enabler.
7.30 The Housing White Paper also proposes to provide local authorities with certain duties and powers to
accelerate the building of new homes (see paras 2.39 to 2.46).

However, there is no firm

commitment. This is an area on which Government is going to consult interested parties. Initial
industry comment seems to indicate scepticism from developers that the Government will give
significant powers to local authorities.
7.31 There seems some doubt also about how willing local authorities will be to withdraw planning
permission by means of a completion notice, though clearly the aim would be to force the hand of the
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developer to get on with building. But the substantive issue is that this is only a real threat, if the local
authority has alternative identified sites it can bring forward, or it is willing to use CPO powers to take
a stalled site forward. Use of CPO powers itself would be time consuming and potentially expensive
for a local authority.
7.32 It remains to be seen which elements of the Housing White Paper are taken forward under the new
Government. However, this should not delay the Buckinghamshire authorities ensuring that they have
a team to perform the Housing Delivery Enabler role.
7.33 The function of this team would be to ensure that internal colleagues complete necessary work to
take an application through all the necessary stages to a decision, so that delays in housing delivery
are never the result of shortcomings of the authority; and that external parties, such as the County
Council and other statutory consultees, respond in a timely manner, so that the planning approval
process is not a source of delay in the overall housing delivery process.

Step 3: Co-ordination and Enabling of Infrastructure Provision
7.34 While landowners and developers have a commercial interest in progressing the development of their
own sites for housing, they do not have any particular interest in maximising housing delivery
consistent with the number of homes as required in the Local Plan time frame; and they are unlikely
to have oversight of the different pressures on the essentially publicly-funded infrastructure on which
the quantum of development depends.
7.35 The difference between the ‘public’ and the ‘private’ interest in housing development can be
illustrated thus. A developer, or land promoter, may well press for an element of road infrastructure
to be implemented at a particular point in time. Even if they pay for that infrastructure themselves,
this does not automatically mean that they will immediately bring forward the site for new housing
development. Having made the site more development-ready the owner may seek to trade the site.
7.36 In contrast, local authorities, provided they are adequately resourced, should be better placed to
maintain an overview of infrastructure requirements alongside good market intelligence into the plans
and investment priorities of different developers. The Housing Delivery Enabler should therefore be in
a position to decide where and when infrastructure investment should be targeted in order to
maximise housing output in the short term.
7.37 The former Government recognised the importance of delivering infrastructure investment.
Paragraphs 2.18 to 2.24 in the Housing White Paper discuss this issue, promising that Central
Government will ‘take a more co-ordinated approach …. to make sure that the right infrastructure is
provided in the right places at the right time to unlock delivery’. However, the White Paper is not
specific about how this co-ordination is to be delivered.
7.38 More effective deployment of whatever funds and project management capabilities are available for
infrastructure investment, to ensure that funds unlock new housing delivery immediately, should
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boost overall delivery rates, and ensure that investment is not used on sites where there are other
barriers that mean that housing delivery cannot commence immediately.
7.39 The case for resource to be put into co-ordination of infrastructure investment is all the greater where
there is a two tier structure of local government; or where an element of public funding for
infrastructure is involved from the LEP or a similar organisation. A local authority that has taken on
the role of Housing Delivery Enabler will be best placed to make the judgement of where
infrastructure investment right now will do most to bring forward new homes; and where a delay of a
year or two will not make a material difference to when the new homes on other sites are actually
built.
7.40 The example above, shows that the role of the Housing Delivery Enabler is not about whether or not
projects get funding for infrastructure, but more about managing the programme of investment in a
way that gives priority, in terms of timing, to those projects where making the investment now will
bring forward development sooner than other investments that will be made in due course. It is not
so much about funding, important as this is, as about programming and timetabling.
7.41 In a two tier local government structure there is also greater risk that different priorities and
workloads between the lower tier and upper tier authorities is a source of delay in progressing
approved housing developments. In Buckinghamshire this issue may be resolved since there are
proposals to establish a unitary authority or Buckinghamshire as a whole; or two unitary authorities,
one for the south of Buckinghamshire and one for the north.
7.42 Wessex Economics has not investigated the working relationship between Buckinghamshire County
Council on matters that affect housing delivery (eg highways investment, education contributions,
minerals and waste issues etc). But given the need to increase annual rates of delivery of new homes
in Aylesbury Vale to achieve the emerging Local Plan requirement, District and County Council need to
work effectively together, and resources are targeted those developments that are ‘ready to go’ once
the final piece of the jigsaw is in place.
7.43 It is understood that the County Council, with the support of Local Partnerships and in cooperation
with the District Councils, is in the process of preparing a Buckinghamshire Strategic Infrastructure
Plan (BSIP) to support the coordinated delivery of infrastructure in support of the forthcoming Local
Plans. The District Councils are also cooperating with the County Council in the preparation of bids to
the new Housing Infrastructure Fund. The Garden Town designation for Aylesbury is also a strong
basis for cooperative efforts to speed up the delivery of development. The Councils have therefore
already commenced the cooperative working that will be required to deliver more houses.
7.44 In many areas another constraint on the timely delivery of new housing which has secured planning
consent is the failure of one or more of the utility companies to deliver connections to essential
services (electricity, gas, water, sewerage and telecoms) in a timely manner. At the national level, the
performance of utility companies has been investigated by the Housing and Finance Institute (HFI).
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HFI’s report ‘How to Build Homes Faster’, published in March 201615, identifies that the time and
costs associated with securing provision of essential services (water, gas, electricity, telecoms) can
introduce significant delays into the delivery of new homes.
7.45 The former Government indicated in the 2017 Housing White Paper that it is aware of this issue, and
states that ‘if necessary, (the Government) will consider obligating utility companies to take account of
proposed development’16. HFI have developed an approach to planning of infrastructure linked to
housing provision called Infrastructure Dependencies Mapping, and recommend that this be
undertaken in areas of significant housing growth by local authorities and Local Enterprise
Partnerships.
7.46 The aim of Infrastructure Dependencies Mapping is to provide a firmer basis for forward planning of
infrastructure provision and for negotiation with the relevant local infrastructure providers. This
should be more effective than each developer having to undertake their own negotiations; and should
also improve the forward planning undertaken by the utilities in fulfilling their responsibility with
respect to their ‘regulated connections’ role.
7.47 HFI are currently working in partnership with the South East LEP, developers and the utility companies
on a pilot scheme to identify ways of overcoming the delays to development associated with utility
provision. Wessex Economics recommend that the Buckinghamshire local authorities and
Buckinghamshire LEP follow developments in this aspect of the housing delivery process, and consider
the merits of adopting a similar process to that being undertaken in the South East LEP area.
7.48 Given the specialist knowledge and expertise required, and need to develop a good working
relationships with utility providers that serve a larger geography that Aylesbury Vale, it probably
makes sense that this function is undertaken at the Buckinghamshire level. Aylesbury Vale would
have a good case for early development of such as initiative to be focused on the District given the
scale of planned housing delivery, but it could also be very important to enabling development in
other parts of Buckinghamshire and thereby relieving pressure for even greater provision of homes in
AV.
7.49 It is vital that infrastructure capacity is delivered in a timely manner to handle the collective increase
in housing and population arising from growth in Aylesbury Vale, where growth in Buckinghamshire
will be concentrated.

Step 4: Increasing the Diversity of Housing Delivery Mechanisms
7.50 The actions set out above are essentially focused on supporting housing delivery through the
mainstream mechanisms of delivery as they have existed over the past 30 years, namely; private
housebuilding for sale to owner occupiers and, since around 2000, sale of homes by housebuilders to
buy-to-let landlords (though now much reduced compared to previous years); and affordable housing
15
16

http://thehfi.com/how-to-build-more-homes-faster-march-2016/
Para 2.24 of the Housing White Paper
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developed alongside private housing or on a stand-alone development by Registered
Providers/Housing Associations.
7.51 There will be greater robustness in housing delivery trajectories if new mechanisms to build homes,
using different funding models are brought into play. The rationale for encouraging additional supply
routes to deliver new homes is that current delivery mechanisms, new homes for sale and
development of traditional affordable housing, do not meet the full spectrum of demand/need for
new homes. There is a need, therefore, to match demand and supply through a much more diverse
housebuilding sector that taps into different sources of funding, uses different mechanisms for
delivery, and meets unmet demand and need.
7.52 Aylesbury Vale, and potentially the other Buckinghamshire authorities should, in their role of Housing
Delivery Enabler, develop a strategy to support alternative housing delivery models. This requires
identifying the possible new delivery models available, and assessing which of these offer the most
potential for boosting housing delivery in Aylesbury Vale; and identifying the actions that the Council
can take to support additional housing supply through these alternative delivery mechanisms. Funding
could be sought from Central Government as part of the Garden Town proposals.
7.53 In Aylesbury Vale, the large (national) and medium sized (regional) builders are likely to account for
the majority of private sector housing output. The actions outlined previously will encourage these
developers to deliver as much as they can, bearing in mind that developers are building to demand,
and will not wish to oversupply the market.
7.54 In order of priority, the other partners which Aylesbury Vale and the other Buckinghamshire
authorities should actively engage with and seek to take actions which enable those partners to
increase output are:


Registered Providers/Housing Associations



The Homes and Communities Agency (as landowner and funder)



Small Housebuilders



Developers of Housing for Older Persons



The Custom and Self-Build sectors



Developers of Private Residential Communities - the Build-to-Rent Sector



Employers or Institutions

7.55 Brief comments on the actions required to support the growth of housing delivery from each of these
seven alternative housing delivery routes.

Registered Providers
7.56 It is expected that each authority already has good relationships with Registered Providers (RPs)
/Housing Associations (HAs) in connection with the delivery of affordable housing, both for rent and
79 | P a g e

shared ownership17.

At the national level a number of Registered Providers are moving into

development for sale. This opens up a new delivery mechanism for homes for sale, by organisations
that have a different funding model to that of the mainstream housebuilders.
7.57 If RPs, be they those already with operations in Buckinghamshire or those that would consider
establishing operations in the County, were to start to build for sale in the area, particularly in
Aylesbury Vale, this would enhance diversity in the delivery of housing for sale. Greater diversity of
developers should make the overall delivery system more robust; and less prone to the cycle of ‘boom
and bust’ that has characterised the for-sale part of the housing market over past decades.
7.58 Aylesbury Vale should engage with RPs already active in Buckinghamshire, and potential new RP
partners not currently active in the area, to explore the capacity, interest, and capability of these RPs
to develop housing for sale (including intermediate sale) in Aylesbury Vale.

Small Housebuilders
7.59 Nationally small housebuilders used to account for a much greater share of output than they currently
do. Before 1990 around 39% of all homes in the UK were built by firms that had an annual output of
less than 100 homes. In the 1990s the percentage of homes built by these firms fell below 30%; and
these businesses accounted for only 12% of new homes in 2005.18
7.60 Difficulties accessing finance, in securing sites, and the increasing complexity of the planning process
are generally cited as major factors in the decline in the number of small housebuilders, and the
number of new homes delivered by small housebuilders. The 2017 Housing White Paper states that
the Government wishes to boost delivery by smaller housebuilders (see paras 3.5 to 3.13).
7.61 The measures identified in the Housing White Paper including enhanced access to finance through the
Home Building Fund; and the intent to create contract opportunities for SME builders through the
new Accelerated Construction programme. Since 2014 developments of less than 10 homes in most
areas are not required to provide affordable housing. This is another factor that should particularly
help small housebuilders.
7.62 The most important actions that Aylesbury Vale and the other Buckinghamshire authorities can take
to support housing delivery by small housebuilders is to ensure that sites suited to small
developments are identified in Local Plans; that there are clear policies regarding windfall sites; and
that clear guidelines are developed on how applications for development on such sites will be
assessed, so that the housebuilder knows clearly what it has to do secure planning consent.
7.63 In 2016/17 some 238 home were completed on schemes with less than 10 homes completed, from
125 sites, implying average of 2 homes delivered per site. These completions accounted for 17.6% of

17

In recent years the principal outputs of RPs have been affordable rented housing and shared ownership, but other forms of
subsidised rent housing and low cost home ownership are sometimes provided by RPs.
18
Reversing the Decline of Small Housebuilders, HBF, 2017
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all completions in that year.

Developers delivering a small number of homes therefore are a

significant source of supply, and should not be overlooked in terms of the contribution they could
make to increasing output.
7.64 It is recommended that work be undertaken to establish a baseline, and that in the light of this, a
decision can be made as to how best to work pro-actively with small housebuilders to help them make
a bigger contribution to housing delivery.

Development of Housing for Older People
7.65 There is a role in a Housing Delivery Strategy to encourage provision of specialist housing for older
people. This has three particular roles to play.


First, it meets a growing need for older persons housing as the population of older people
increases.



Second, older persons housing is generally provided by specialist providers rather than the
mainstream housebuilders. These developers have their own funding streams, and some of
them have different funding models to the mainstream housebuilders. Any provision of housing
by these developers represents additional housing output, on top of what mainstream
housebuilders and RPs may deliver.

7.66 Developers of specialist housing for older people have specific locational requirements, and may often
be willing to develop sites that are not of interest to other mainstream housebuilders. The developers
have their own methods for assessing demand. While developments of care homes are C2 Use Class
developments and hence not counted towards housing targets, Extra Care schemes often are
regarded as C3 residential developments.

Custom and Self Build
7.67 There is a significant overlap between the delivery of custom and self-build homes and delivery by
small housebuilders. The phrase ‘custom build’ tends to be used where the future owner occupier of
the home works with a specialist developer to build the dwelling. These ‘developers’ are likely to be
small housebuilders who build to order, or project managers who contract with small builders to build
the new home. In some cases these developers or project managers may work on behalf of a group of
people.
7.68 At the other end of the spectrum is self-build where the self-builder chooses a design and then does
much of the actual construction work themselves; or the ‘self-builder’ acquires a plot, organises a slab,
buys a kit house, and puts the house together themselves. Sometimes these self-builders may also
employ project managers, and only undertake part of the work themselves.
7.69 Local authorities are required to maintain a register of those interested in custom and self-build
housing plots and in future may be required to make provision in response to demand for such plots.
However there is a challenge to know the extent to which those who register an interest with the local
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authority will, in fact, want, or be able to, build their home in the specific locations where provision is
made, and whether they have any local connection.
7.70 The Buckinghamshire authorities clearly have to comply with their statutory obligations. However, in
view of the scale of the delivery challenge in Aylesbury Vale, Wessex Economics would take the view
that AVDC might wish to wait until evidence of the scale of demand, and how best to meet it, emerges
from those Councils such as Cherwell which are leading the way on custom and self-build provision,
before committing significant staff and other resource to this element of the Housing Delivery
Strategy.

Private Rented Communities – Build to Rent
7.71 Investment in rented residential property which is rented exclusively to private tenants continues to
grow in the UK, and is an emerging asset class for institutional investors such as Life Companies and
Pension Funds. Hitherto these developments have been largely confined to London and the major
regional cities, such as Manchester, Leeds, Birmingham, Bristol, Edinburgh, Glasgow and Liverpool.
7.72 The model is maturing and becoming more mainstream. Some Registered Providers are also entering
the market. Property advisors JLL report that there is growing evidence of investors being willing to
consider investments in what JLL term ‘Private Rented Communities’ (PRCs) in the UK’s secondary
cities19.
7.73 The phrase Private Rented Communities is preferred to Build to Rent, since PRC describes the product
being created and sold to occupiers rather that the mechanism of its development. Build to Rent was
the phrase coined to distinguish this type of development from the sale of significant numbers of new
build properties (especially flats) to Buy-to-Let landlords.
7.74 Key factors that determine where investors and developers are building Private Rented Communities
are the rents achieved and hence yields, and the depth of the local market. The number of people in
well-paid employment who want to rent rather than buy a home is the key factor in assessing the risk
of the development.
7.75 Wessex Economics’ assessment is that even the largest settlements in Buckinghamshire are not of a
size to support the sort of scale of Private Rented Community that the major institutions are currently
seeking without some form of guarantee of income or underwriting of costs. However there might be
interest in smaller developments of purpose-built market rent properties.
7.76 However, pure private rented developments may struggle to demonstrate viability, unless sites can be
found at reasonable cost, and/or development costs are under-written, rents guaranteed, or funding
provided, be that in the form of soft loans or grants. The best opportunities might be linked to major
employers or institutions which could provide some level of guaranteed take up for new development.

19

Into the Mainstream, JLL November 2016 http://residential.jll.co.uk/new-residential-thinking-home/research/residentialinvestment-report-mainstream-november-2016
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Step 5: Local Authority Investment in Land and Development
7.77 All of the actions outlined in Steps 1 to 4, essentially entail the local authority acting in its role of
planning authority and as a Housing Delivery Enabler. AVDC could play a much more active role in
enabling development if it is willing to intervene directly in the market, by acquiring land, through
either negotiation or compulsory purchase; and by providing funding for, or making investments in,
housing developments. Such pro-active intervention could take a variety of forms, though it is
critically dependent on finance.
7.78 It might entail assembly of sites in multiple ownership in order to enable comprehensive
development, though this task is often complex and hence takes a long time, and can be expensive.
However, local authorities are in a unique position to bring about such land assembly, because of their
compulsory purchase powers. Local authorities are also sometimes able to act as ‘honest brokers’,
where other parties are in dispute.
7.79 In Aylesbury Vale, greenfield sites are likely to be already in the ownership of developers or subject to
options agreements. Generally the need for CPO interventions are greatest in town centres where
land is in multiple ownerships, and land assembly is required in order to achieve comprehensive
planning of key sites. Often such sites entail mixed use development, with housing as part of the mix.
Elsewhere, development may be contingent on infrastructure investment, and AVDC or the County
Council may be key partners in delivering the required infrastructure.
7.80 Another important role for the Buckinghamshire authorities could be to work with other public sector
bodies to make use of public sector land which is no longer required for operational purposes; or
perhaps more likely, to work with public sector organisations that need to re-provision their service
centres, but where there is an opportunity to deliver housing along with some service accommodation
– be that a health centre, offices, libraries or other public services.
7.81 Central Government is very supportive of collaboration between public service providers to secure the
best use of land and buildings in public ownership. The Government Property Unit and the Local
Government Association supports the One Public Estate initiative which supports collaborative
property-led projects in local areas, delivering ambitious projects that transform local services and
aims to make best use of central government’s property20.
7.82 The One Public Estate initiative is clearly an initiative that Buckinghamshire authorities could be
actively involved in. This partnership approach involves different public sector organisations working
together to be smarter in the use of land and property assets in public ownership. The success of such

20

The One Public Estate Initiative is a Central Government Initiative that supports joint working across central and local government
to release land and property and boost economic growth, regeneration and integrated public services. It encourages public sector
partners to share buildings, transform services, reduce running costs, and release surplus and under-used land for development. See
http://www.local.gov.uk/onepublicestate
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partnerships depends on each partner getting a better solution to their particular property needs or
wider development objectives than they could by taking unilateral action.
7.83 In this context, it is relevant to note that AVDC will need to consider the potential for housing
development at Halton Camp, Wendover, which is scheduled to close in 2022. This is a large site with
opportunities for redevelopment or conversion of a large number of existing buildings. The lead-in
time before closure will provide the opportunity for extensive pre-planning should the site be
allocated in the Local Plan.
7.84 In terms of enabling housing development and raising delivery rates, it clearly makes sense for the
Buckinghamshire authorities to prioritise interventions where there is close alignment with the
Councils’ broader strategic objectives; and where additionality is highest; that is, where the input of
the Council in terms of either significant staff time, land or funding, will lever in the most private or
other public sector funding; or where the initiative is of key importance to the delivery of the Councils’
wider strategic objectives.
7.85 Some authorities have started to use their borrowing powers to acquire land or to invest in residential
development schemes. Both of these options can provide authorities with much greater control over
the specification of developments in terms of quality and tenure.
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8. Modern Methods of Construction and Build-Out Rates
8.1

Modern methods of construction (MMC) are being adopted by some developers, but the current
position is that they are not widely used except in certain types of development. However, the key
factor that determines the quantity of new homes built is, and always will be, demand.

8.2

A private sector developer will not build without reasonable certainty of there being willing buyers of
new houses or flats. Similarly without an investor, a Registered Provider, the HCA or a local authority
willing to fund a development no new homes will be built, be that on site or in a factory.

8.3

The difficulty expanding housing supply in the UK is more about the reliance on the traditional
housebuilder model of development, supported by development of affordable housing by Registered
Providers, than the particular method by which new homes are built. The mainstream development
model has adapted itself to the planning system, which has for many decades placed restrictions on
supply of development land, and therefore embedded landowner expectations of high values.

8.4

As discussed in Section 7, increasing the different delivery routes by which development of new
homes are built is, in the first instance, the primary mechanism for achieving an increase in housing
delivery across the country. The phrase ‘new delivery routes’ refers to the creation (or re-discovery) of
alternative mechanisms that draw on different sources of development finance, and meet demand for
housing in different ways to the mainstream housebuilder model.

8.5

A particular challenge in seeking to establish MMC as a mainstream aspect of the housebuilding
sector, is the cyclical nature of the housing market. A business intending to invest in establishing a
factory to build new homes using MMC, needs to have certainty of continuity of demand, because
they will be investing in factory premises, and taking on labour on regular employment contracts.

8.6

To make the upfront investment, the business needs to be assured of continuity of demand, year in,
year out. This is in contrast to the mainstream developer model in the UK, which relies heavily on subcontractors, who in turn rely on sub-contracted labour. If the demand for new homes dries up, the
developer simply stops building, and it can rapidly reduce its spending, because it enters into no new
contracts with its sub-contractors.

8.7

This explains why some of the early adopters of MMC are developers with a very different model to
that of the traditional housebuilders. The investment company Legal and General are establishing a
factory in Leeds with initial plans for build 3,000 modular homes, both for its own developments but
also to supply housebuilders and Registered Providers. L&G are reported to have invested £55 million
in establishing their Leeds factory.

8.8

In 2015 about 140,000 homes were built in England, but it is estimated that only 15,000 homes, less
than 11% of total output, were built using modular methods of construction.

However, the

housebuilding industry is starting to invest in MMC. For example Berkeley Homes indicated in June
2016 that in future it would deliver 20% of its output via factory built homes. Many developers of
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homes in major cities are adopting modular construction models (for example Urban Splash, Pocket
Living, Essential Living.
8.9

Modular construction is particularly likely to be adopted for certain types of development. It is
already widely used for the development of student accommodation and hotels, and it is easy to see
that it will be used for development of similar types of properties, such as Retirement Homes, Extra
Care facilities; and for new private Residential Rented Communities (Build to Rent to schemes) and for
affordable housing.

8.10 The reason why modular housing is particularly suited for these types of housing is that there is no
particular need to customise or differentiate the homes built. In contrast owner occupiers may want
their homes to be differentiated in some way from the other houses; and developers may want to
change the mix of homes in response to market demand. Generally modular solutions are being more
widely applied to flats than to houses, though they can be applied to both.
8.11 The use of modular construction and other Modern Methods of Construction are likely to become
increasingly common. There are a number of factors supporting the expansion of MMC.


The construction labour force in the UK is ageing and is not currently being replaced. There is
heavy reliance on construction workers from the rest of the EU, and this source of labour supply
may be affected by Brexit. Off-site construction is based on permanent labour contracts, a
skilled workforce, and a controlled indoor environment.



It is claimed that it is much easier to achieve key environmental performance standards such as
designing in energy efficiency in a controlled factory environment than in the on-site
environment. With a regular permanent staff team, rather than a rotating team of subcontractors, it is easier to achieve higher quality outputs.



It is anticipated that modular construction will deliver cost savings once volumes are optimised.
The comparison is made with the motor manufacturing industry, where detailed design,
standardisation of components and volume production have driven down the real cost of
vehicles and raised quality. It is argued that MMC will do the same for housing.



The hope is that extensive use of MMC will reduce the cost of building homes, and therefore
reduce the cost to purchasers (be they individual households, public sector landlords, registered
providers or private landlords/investors). However, to deliver significant cost savings in the
construction process it will be necessary to increase the volume of homes built by MMC
significantly to secure economies of scale.



It is claimed that building using MMC can deliver time savings of up to 6 months in the
completion of new homes. This is largely due to avoiding the down time associated with
building on site resulting from poor weather; and avoiding dependence on contract workers,
who may have varied availability.
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8.12 However, there are challenges to the growth of housing output delivered by MMC:


Off-site construction requires detailed design at an early stage, and there may be considerable
lead-in times to the development of an optimised design. Once the design is fixed there is no or
little scope to modify the design or space planning.



If MMC is to become mainstream, Local Planning Authorities may have to accept that they have
much less influence over the design of proposed developments. The anticipated costs savings all
flow from standardised, volume production, with only limited customisation.



The upfront costs of establishing off-site manufacturing units are high. Therefore investors will
want to be assured of continuity and volume of demand before they invest. Ideally this requires
buyers who will assure continuity of demand even in a housing market downturn.



Time savings in delivery of new homes will only be achieved if modules for particular
developments can be delivered when complete. This requires effective programme
management to ensure that sites are ready to receive modules as soon as they are completed.

8.13 The use of Modern Methods of Construction will increase, but early adoption is occurring mainly in
larger cities, particularly for flatted developments and dense urban schemes. In part the cities are
early adopters because there are a much wider range of developers active in the cities, including those
willing to innovate. It may also be that Planning Authorities are also more geared up to accept nontraditional designs.
8.14 However, it is unclear if MMC will, on its own, result in delivery of more new homes. MMC is
essentially a supply-side response to the need for housing. It will only increase the effective demand
for new homes, if new homes can be delivered by MMC at lower cost than by traditional methods.
This will increase demand by either pricing in those wishing to buy their own home, or allowing
landlords to build more homes than they would otherwise be able to do.
8.15 Probably the most important aspect of MMC is that it is associated with the emergence of a new set
of developers into the UK new homes market. The mainstream housebuilding industry has become
increasingly concentrated over the last 20 years, while the SME housebuilding sector has shrunk
considerably.

The housebuilding industry has therefore become less competitive, which is not

healthy.
8.16 Increasing competition in the housebuilding sector should, over time, deliver more homes and
improved efficiency, along with innovation. However, innovation is being driven largely by the
development sector in the big cities, where there is real depth of demand. For Aylesbury Vale,
providing sufficient sites are provided for development, the key factor constraining development is
likely to be the depth of demand.
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9. Conclusions and Recommendations
9.1

AVDC is expecting to deliver an average of 1,370 homes pa over the 20 year Local Plan period 2013 to
2033, a total of 27,400 homes over the Plan period.

This planned provision includes provision of

8,000 homes associated with the OAN for Chiltern, South Bucks and Wycombe Districts, which the
authorities conclude cannot be met within these three districts. This is the subject of a Memorandum
of Understanding between the councils.
9.2

In the first 4 years of the Aylesbury Vale Local Plan period 4,920 homes have been delivered, with an
average delivery rate of 1,230 homes pa, and peak delivery of 1,420 homes in 2014/15. Therefore
22,477 homes have to be delivered in the remaining 16 years of the Plan period which will require an
average delivery of 1,405 homes pa.

9.3

Given that delivery of 1,420 homes pa was achieved in 2014/15, this level of delivery is ambitious but
achievable in the current context. AVDC has already built up a significant pipeline, with completions,
commitments and a reasonable allowance for windfall equivalent to 55% of the identified Local Plan
requirement. Once the Local Plan is in place greater certainty should allow development rates to
accelerate. Even so, AVDC will have to be proactive in enabling housing delivery within the framework
of the Local Plan.

9.4

In terms of housing delivery performance AVDC is already a high performer. A measure commonly
used to compare housing delivery between areas of different sizes in terms of their demographic base,
is to measure calculate new housing supply as a percentage of the existing housing stock. On this key
measure Aylesbury Vale out-performs all other authorities in the Cambridge – Milton Keynes – Oxford
Corridor, assessed over the 5 year period 2011/12 to 2015/16.

9.5

This finding means that there is no obvious precedent or comparator area by which one might
calibrate how large an up-lift could, on the basis of comparator areas, be achieved in the overall
quantum of housing delivery in Aylesbury Vale. Put another way Aylesbury Vale is at the leading edge
in terms of testing the appetite of developers to build new homes for market sale in an area which is
already delivering large numbers of new homes into the market.

9.6

However, there are reasonable grounds for expecting that housing delivery can be raised from its
recent levels.

9.7

First, Aylesbury Vale, and surrounding areas such as Milton Keynes, are expected to experience
significant employment growth through to 2033. Housing in Aylesbury town, where the majority of
new homes are being built, remains relatively affordable compared to areas to the south (the rest of
Buckinghamshire, South Oxfordshire, Hertfordshire and London).

9.8

The area is also reasonably well positioned in terms of accessibility. While it is not mainstream London
commuter territory, London is easily accessible by train from Aylesbury and Haddenham and Thame
Parkway. Aylesbury and its environs may therefore be particularly attractive to those for whom
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proximity to London is important but who do not work in London. The northern part of Aylesbury Vale
District, is functionally related to Milton Keynes which provides further economic impetus for growth
in the north of the District.
9.9

Taking into account completions to date, commitments, and a windfall allowance, AVDC needs to
identify sites for around 12,950 homes. Through its HELAA AVDC has identified potential capacity for
31,464 homes including completions and commitments (see Figure 7, page 14). The Council is
therefore well placed to meet its own housing need and a significant proportion of need from
adjacent plan areas.

9.10 The adoption of the Local Plan is of considerable importance in terms of providing certainty for
developers and in reducing lead-in times relating to the grant of planning permission.
9.11 Based on the HELAA, the likely concentration of development in and around Aylesbury, brings the
advantage of being able to align infrastructure investment with the largest concentration of planned
housing provision. The designation by Government of Aylesbury as a Garden Town also brings the
advantage of active Government support if non-market barriers to delivery are encountered.
9.12 Supporting measures for the main Local Plan allocations will be housing delivery through use of
Permitted Development Rights, and sites identified on the Brownfield Land Register and the
Neighbourhood Planning process.
9.13 Three key conclusions emerge from these findings.
9.14 First, it will take time to build the volume of housing completions in Aylesbury Vale from their current
level, which in terms of delivery of new homes should already be regarded as a highly performing
area. AVDC needs to focus on increasing housing delivery rates as quickly as possible to ensure that
the Local Plan target is achieved. This means a focus on those sites where developers are keen to take
developments forward, as well as ensuring that action is being taken on the key sites that require
significant preparatory work to get them to a point where they will deliver in the Plan period.
9.15 Second, there will need to be considerable emphasis on trajectory planning, to ensure robust
assessment based on the best information available of when sites allocated in the Plan will come
forward. This needs to be undertaken in partnership with landowners/developers to understand
when land allocated can be expected to come forward in terms a planning application. A realistic
assessment is required of how long it takes to approve applications, and put in place the necessary
infrastructure for build-out to commence, and what level of completions can be expected per annum.
Clearly the development management function needs to be well-resourced, so that it is not a source
of delay in the delivery of new homes.
9.16 Third, increased housing delivery on the scale required will not be achieved simply by AVDC
performing its development management role efficiently.

Collectively the public sector (AVDC,

Buckinghamshire County Council and Bucks LEP) need to be pro-active in supporting all possible
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delivery channels for new building. The current development model where delivery is dominated by
large housebuilders is unlikely to deliver the quantum of new homes required in Aylesbury Vale.
9.17 In Aylesbury Vale the public sector should work together in encouraging the following sources of
supply:


to encourage development of new homes for sale and rent by Registered Providers



to explore the opportunities for direct public sector development through the HCA, or by means
of local authority development, linked perhaps to public land holdings



to create the environment where the output of SME developers/builders is boosted



to encourage and support developments of housing for older persons (likely to be a mix of C3
and C2 developments)



to explore whether institutional investment in new residential communities can be attracted to
the area, perhaps linked to particular institutions or employer



to provide active encouragement for the custom and self-build sector

9.18 Put simply, public sector partners will have to take on the task of Housing Delivery Enablers, as
described in Section 8 of this report. This embraces the responsibility for forward planning of housing
delivery; development management and planning; the co-ordination of infrastructure assessment;
increasing the diversity of housing delivery; and public sector involvement in acquisition of land and
direct development of new homes. Central Government needs to ensure that local authorities and
LEPs are resourced to perform this function.
9.19 Chiltern, South Bucks and Wycombe District authorities all have a key role to play in their respective
authorities. In contrast to Aylesbury Vale, where the limit on development of new homes might be
constrained by the demand for new homes, in Chiltern, South Bucks and Wycombe there is very
strong demand for development land, which reflects very strong demand for new homes. The
demand for new homes is evidenced by current house prices and land values and how these have
increased over time.
9.20 In the context of delivering the OAN for Buckinghamshire, Chiltern, South Bucks and Wycombe
Districts will have to demonstrate that they made every effort to bring forward sites for housing
development, despite the constraints of AONB and Green Belt designations.

This will entail

demonstrating the need to release of sites from the Green Belt, and may also require proactive
interventions to ensure land is brought forward for development.
9.21 Chiltern, South Bucks and Wycombe Districts will have to invest in trajectory planning, and take on the
task the Housing Delivery Enabler role. The evidence from the review of the four major options in
Chiltern and South Bucks, indicates that there is much work for the authorities to do if sites currently
in the Green Belt, and being considered for release, are actually to contribute in full to planned
housing delivery within the time frame of the emerging Local Plan.
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9.22 Similarly, WDC has had, and will continue to have, a central role to play to ensure that the Princes
Risborough Expansion Site, contributes fully to the delivery of housing requirements in
Buckinghamshire in the time frame of emerging Local Plans.
9.23 Much hope is being place by Government on Modern Methods of Construction as mechanism to
achieve increased housing delivery. In Wessex Economics’ assessment MMC have a contribution to
make to accelerating build-out of new homes, but the pace of build-out will still be largely dictated by
the depth of demand for new homes for sale, unless significant new resources and funding can be
unlocked for delivery of affordable housing.
9.24 The real value of MMC will arise when it is linked to diversification of the overall structure of the
development sector, introducing new players with different funding and development models to
those of the mainstream housebuilder developers. There is also the potential for construction costs to
be driven down once the MMC sector achieves critical scale. If homes can be delivered more cheaply
than at present by using MMC, then this will improve affordability and effective demand for new
homes will increase.
9.25 However, it takes many years for new delivery models for housing to become established and
mainstream. For example institutional investment in the residential sector has been discussed for
around 20 years. It is only now that the sector is starting to deliver significant quantities of new
homes, though the vast majority of these are in the UK’s major cities. It takes many years to develop
and fine tune new development models and to build the supplier base.
9.26 To summarise, the task of moving from a certain level of housing delivery to a permanently higher
level of delivery is a major challenge given the complexity of the housing development process and
the number of different parties involved. Aylesbury Vale’s Local Plan is planning for a step change in
housing delivery.
9.27 Aylesbury Vale is already an authority with a high delivery of new homes. It needs to build upon this
track record. For this to be realised a wide number of actions need to be taken by different partners,
although the new Local Plan will provide the benefit of greater certainty. Developer enthusiasm for
development, which is in evidence in Aylesbury Vale, also suggests that delivery across a wider range
of sites should improve overall delivery.
9.28 Chiltern, South Bucks and Wycombe Districts face their own challenges on bringing forward enough
land to make a substantial contribution to the OAN for Buckinghamshire. In these authorities demand
is strong; the challenge is bringing forward development sites to meet the demand.
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Appendix 1: Patterns of House Prices, Affordability and
Commuting in Buckinghamshire
Figure 1: Average House Prices, 12 months to June 2016

Source: Figure 12, The Property Market in the Cambridge – Oxford – Milton Keynes Corridor, Savills, 2016
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Figure 2: Current House Prices Compared to 2007/09 Peak

Source: Figure 14, The Property Market in the Cambridge – Oxford – Milton Keynes Corridor, Savills, 2016
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Figure 3: Proportion of Workers that Commute to London

Source: Figure 26, The Property Market in the Cambridge – Oxford – Milton Keynes Corridor, Savills, 2016
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Appendix 2: Developer Interviews
As part of the study telephone interviews were held with a number of developers/landowners to discuss
issues regarding the timing of sites coming forward; expected rates of delivery; relationships with other
landowners/developers on the identified sites; and on the actions that developers want to see the District
and County Councils to take to bring sites forward. The feedback provided was taken into account in the site
assessments and recommendations made to the client group which comprised the four District Councils in
Buckinghamshire.
Wessex Economics would like to acknowledge the contribution of the following persons representing
developers or landowners who contributed to the Study.


David Huggett, Persimmon (Princes Risborough Expansion Area)



James Yeoman, Savills, on behalf of Bloor Homes (Princes Risborough Expansion Area)



Patrick Jeans, Halsbury Homes (Princes Risborough Expansion Area)



Mervyn Dobson, Adviser to Halsbury Homes (Princes Risborough Expansion Area)



Michael Parkinson, Peter Brett Associates, on behalf of Buckinghamshire Advantage (Aylesbury
Woodlands)



Gary Tucker, Taylor Wimpey (South West Milton Keynes and Hampden Fields – SE Aylesbury)



Mark Novelle, CBRE (South East of Little Chalfont)



Alison Tero, CBRE (South East of Little Chalfont)



David Cox, Biddulph (Buckinghamshire) Ltd, (South East of Little Chalfont)



Mark Peters, Biddulph (Buckinghamshire) Ltd, (South East of Little Chalfont)



Ian Gillespie, Igloo Planning (Area East of Beaconsfield)



Mark Gilpin, Inland Homes (Area East of Beaconsfield)



Andrew Rinaldi, Taylor Wimpey (RAF Dawes Hill)
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Appendix 3: Lead in Times for Small Sites in Aylesbury Vale
Summary Information on Past Delivery of Small Sites in Aylesbury Vale to March 2017

Site

Location

Approved
No. of
Homes

Outline
Approval

First Year of
Delivery

Estimated Outline
Approval to Start of
Delivery in Years

Sites 20-199 homes
Land off Bridge St

Buckingham

103

12/2007

2011/12

3.50

Land at Brickhill Way

Calvert Green

98

04/2011

2012/13

1.00

Former TA site

Aylesbury

94

2008/09

2012/13

3.75

Tingewick Rd Ind Est

Buckingham

86

10/2013

2014/15

0.50

Land at N Manor Park Farm

Buckingham

80

01/2013

2015/16

2.25

Bearbrook House

Aylesbury

75

11/2012

2014/15

1.50

Land at Circus Fields

Aylesbury

74

01/2014

2014/15

0.25

Former TRW site

Aylesbury

73

01/2014

2014/15

0.25

Haddenham Parkway

Haddenham

71

08/2011

2013/14

1.50

Great Western St

Aylesbury

50

na/2014

2014/15

0.25

Banks Road

Haddenham

48

04/2011

2012/13

1.00

Stablebridge Road

Aston Clinton

48

06/2013

2015/16

1.75

Mandeville School

Aylesbury

34

02/2010

2011/12

1.25

The Elms

Aylesbury

28

03/2010

2011/12

1.00

Land at Mill Street

Aylesbury

23

07/2008

2012/13

3.75

Walton Court

Aylesbury

21

04/2011

2014/16

3.00

Jansel Square

Aylesbury

20

05/2011

2013/14

1.75

Northern Road

Aylesbury

20

03/2015

2015/16

0.25
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