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GL Hearn Executive Summary - Aylesbury Vale Housing & Economic Growth Assessment 

What is this report about?   

1. National Planning Policy and legislation is in the process of being changed to give district and parish 

councils a greater say in deciding what new development takes place in their area, and to ensure that 

new development brings benefits to local communities. The South East Plan, which included targets for 

housing development and employment in Aylesbury Vale, is due to be scrapped. In light of this, 

Aylesbury Vale District Council has started work to develop a new plan for the District – the Vale of 

Aylesbury Plan. The Plan will set out new policies for development in the District, including how much 

development is needed and where this should be located.  

2. To consider these issues, the Council has been and will continue to consider the development needs 

and aspirations of local communities, (through engaging with Parish and Town Councils) and is also 

undertaking a range of technical work to help understand future development requirements. The 

Council has commissioned planning consultants GL Hearn to undertake an independent assessment of 

future housing needs and employment growth to support this process. This Housing & Economic 

Growth Assessment considers the dynamics of the housing market and economy within the Vale, 

assesses population trends, and develops a number of linked scenarios for future housing development 

and employment growth.  The scenarios are linked as future levels of housing development will 

influence the size of the local workforce. This report summarises the findings.  

What influences the housing market in the Vale?  

3. The report has considered the range of factors which influence housing need and demand within the 

Vale, looking both at the current situation and over the longer-term to 2031.  

4. At the moment demand for house purchases is weak. House prices have been falling in all of the main 

towns across the Vale. Levels of sales in 2010 were 41% down on levels before the onset of the ‘credit 

crunch’ in 2007, which is similar to the national trends. This reflects market confidence and low levels 

of first-time buyers, particularly as many young households don’t have sufficient savings to put down 

the required deposit on a home. This is displacing demand towards private rented and affordable 

housing.   

5. While house prices have been falling over the last couple of years, the average price of a home in the 

Vale is still double that 10 years ago. Across the Vale, an estimated 41% of households do not earn 

enough to be able to afford to buy a home or rent privately. However the stock of affordable housing 

has increased by just 1% over the last decade compared to 10% growth in households. Over the next 

five years there is an estimated shortfall of 2,938 affordable homes in the Vale (588 a year).  

6. The report concluded that in the short-term the housing market is likely to be somewhat dysfunctional, 

as demand for house purchases is constrained by the ability of buyers to secure mortgages, whilst 

there is limited funding available to deliver substantial numbers of affordable homes. These are 

expected to be short-term factors. Some households who cannot secure affordable housing will be able 

to claim Housing Benefit to live in the Private Rented Sector.  In the longer-term, over the next 20 

years, population growth, employment growth and changes in the population structure within the Vale 

are likely to drive demand for housing.  
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What are the characteristics of the Vale’s economy?  

7. The assessment identifies that the Vale benefits from a broad economic base, which means that the 

local economy is comparatively more resilient to economic conditions affecting particular sectors 

within the economy. Skills levels are good, with 37% of working residents having degree-level 

qualifications compared to 31% nationally. Thus over the longer-term, the District’s economy is quite 

well placed to grow.  

8. As a result of the recession, unemployment has risen and in 2010 at 5% was about 60% higher than in 

2004. This however is below average.  Although skills levels are strong the economy is less productive 

when compared to the South East region as a whole as some higher earning residents commute out of 

the District to work. 

9. In the longer-term, growth opportunities exist across a number of economic sectors, including 

manufacturing, construction, retail, hotels and catering, professional and other business services and 

health. Opportunities exist for development at Silverstone and the HQ of the National Enterprise 

Academy planned to be built at Aylesbury.  

What growth in jobs might we see over the next 20 years?  

10. The UK economy is struggling to shrug off the effects of recession and it is becoming clear that these 

effects are going to be with us for some time. Given the level of uncertainty about how the economy 

might perform over the longer-term, two alternative forecasts for future employment growth have 

been considered.  

11. Between 2010 and 2026, Experian forecasts that employment (measures as full-time equivalent jobs) 

will increase by 9,000 whilst Cambridge Econometrics forecast more moderate growth of 7,000. 

Employment growth in the Cambridge projections is 23% lower.  

12. The two forecasts have been analysed. In the Experian forecast, the rate of future employment growth 

as the economy emerges from the recession is similar to pre-recession trends. This is considered highly 

optimistic given recent economic performance and public spending restraints.  The Cambridge forecast 

is more moderate and considered more realistic. Over the longer-term to 2031 this forecasts that total 

employment across the Vale after the recession will increase by 11,400 between 2011-2031.  

How many homes might be needed? 

13. The Assessment has developed a range of projections for levels of housing development needed in the 

District between 2006 – 2031. These are intended to aid understanding of the implications of different 

levels of housing provision on the population structure and economy, and to assist the Council in 

deciding what level of housing to plan for.  

14. The Government’s (CLG) official projections indicate a requirement for 18,600 new households 

between 2006-31 (19,020 new homes). These are based on population trends pre-2008 and do not 

take account of more recent evidence.  

15. If more recent population trends (and particularly migration levels) are considered, the level of homes 

required over the 25 year period falls between 16,200 homes (based on migration trends over the last 

5 years) to 17,100 homes (based on 5 year migration trends),  
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16. The variations between the projections are particularly influenced by assumptions on future levels of 

migration to and from the Vale. While people move homes for a range of reasons, over a number of 

years levels of migration are likely to be influenced by employment growth. As the age structure of the 

Vale’s population is expected to get older over the next 20 years, it is estimated that 15,500 homes are 

required between 2006-31 just to keep the numbers of people in work constant. The Assessment has 

also considered how many homes would be required to support the two employment forecasts. The 

Cambridge forecast would result in a need for 21,200 homes between 2006-31, whilst the Experian 

forecast would result in a need for 24,400 homes.  

17. The forecasts are summarised in the table below (Figure A).  

18. For comparison purposes if past rates of housing delivery in the Vale were maintained, 18,700 homes 

would be required between 2006-31. As a further comparison, delivering the levels of housing required 

by the South East Plan (and rolling this forward to 2031) would require 26,900 homes over this period: 

higher than in any of the other projections.   

 

Figure A: Summary of Projections 2006 to 2031  

Projection 
Population growth Housing Numbers Labour Supply 

Total % change Total % change Total % change 

Main Projections        

Past Population Trends (10 Year Average) 22,715 13.4% 16,210 23.6% 900 1.0% 

Past Population Trends (5 Year Average)  24,940 14.7% 17,130 24.9% 2,100 2.4% 

Zero Employment Growth  21,040 12.4% 15,520 22.5% 0 0.0% 

Forecast Employment Growth (Cambridge) 34,945 20.7% 21,200 30.8% 7,830 8.9% 

Forecast Employment Growth (Experian)  42,615 25.2% 24,370 35.4% 11,938 13.6% 

Projections for Comparison Only         

Zero Net Migration  11,595 6.9% 11,620 16.9% -5,085 -5.8% 

Past Housing Delivery  28,735 17.0% 18,700 27.2% 4,140 4.7% 

South East Plan  48,663 28.8% 26,900 39.1% 15,048 17.2% 

ONS/CLG 28,500 16.8% 19,020 27.6% - - 

 

19. The number of homes delivered between 2006-11 can be deducted from these figures to provide an 

assessment for each of the projections of the number of additional homes required in the Vale over the 

next 20 years.  
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Figure B: Summary of Projections from 2011 to 2031 

Projection 
Projected Housing 

Needed 2006-31 

Housing Delivered 

2006-11 

Housing Required 

2011-31 

   Total  Per Year 

Main Projections        

Past Population Trends (10 Year Average) 16,210 3730 12,480 624 

Past Population Trends (5 Year Average)  17,130 3730 13,400 670 

Zero Employment Growth  15,520 3730 11,790 590 

Forecast Employment Growth (Cambridge) 21,200 3730 17,470 874 

Forecast Employment Growth (Experian)  24,370 3730 20,640 1,032 

Projections for Comparison Only         

Zero Net Migration  11,620 3730 7890 395 

Past Housing Delivery  18,700 3730 14,970 749 

South East Plan  26,900 3730 23,170 1,158 

ONS/CLG 19,020 3730 15,290 765 

 

20. Of these figures in the column ”housing required 2011-2031”, an additional 7,336 homes can be 

delivered on sites with planning permission, where the intention to grant planning permission subject 

to detailed agreements (eg developer contribution agreements) or allocated in the adopted Local Plan 

(2004). This reduces the amount of further homes required for development over the period to 2031 to 

between 4,500 – 13,500 homes. 

How might housing development be distributed across the Vale?  

21. In developing the Vale of Aylesbury Plan over the coming months, the Council will be considering 

where housing development might be located within the Vale. In doing so, it will take into account a 

number of factors including the availability of potential development sites, views from parishes and 

local communities on development in their areas, as well as technical evidence. The Plan needs to set 

out a strategy for where development will be located.  

22. To assist in this, the Housing & Economic Growth Assessment has considered whether there are 

different housing markets which operate across the Vale. It has identified that the north and south of 

the Vale fall within separate housing markets, and that these housing markets are also influenced by 

surrounding areas. The housing market in the north of the Vale is influenced by Milton Keynes, with in 

the south of the Vale there is an influence from High Wycombe and London. The assessment has also 

identified separate sub-market areas focused on Aylesbury and Buckingham. These reflect differences 

in the profile and costs of housing within these two sub-markets.  

23. Projections of housing requirements are provided for each of these sub-markets based on differences 

in their population structure, economic growth potential and past development trends. As the table 

below shows, past housing development has been focused towards Aylesbury and Buckingham. As the 

rural areas have an older age structure, if the Council wishes to support economic growth in these 

areas it might need to direct more development to them if people were to both live and work locally. 
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 Figure C: Distribution of Housing by Sub-Market 

  

Population 

Trends 

Meeting Housing 

Need 

Supporting 

Economic Growth 

in All Areas 

Matching Past 

Housing Delivery 

(2001-11) and 

Delivery Pipeline 

(2011-2016) 

Aylesbury Sub-Market 56% 60% 44-45% 59% 

Rural South Sub-Market 21% 15% 31-32% 17% 

Buckingham Sub-Market 11% 10% 6-8% 12% 

Rural North Sub-Market 12% 15% 16-18% 12% 

 

24. The South East Plan (and the Local Plan before it) directed most development (78-79%) in the Vale to 

Aylesbury. Moving forward, and taking account of local views, the Council needs to consider what 

distribution of development should be taken forward in the Vale of Aylesbury Plan.  

What types of homes are needed?  

25. As well as looking at how many homes are needed, the report has also considered what size of homes 

are required. It suggests that over the next 20 years, the requirements for market housing (both for 

sale and rent) will be strongest for two- and three-bedroom properties.  For affordable housing, the 

need for one- and two-bed properties is greatest.  

26. Overall over the next 20 years, more three-bed properties are required and less homes with four or 

more bedrooms. This is particularly influenced by the expected ageing of the Vale’s population.  

 

What land is required to support employment growth?  

27. As well as setting out targets for employment growth, the Vale of Aylesbury Plan will need to identify 

new employment sites.  
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28. Taking account of projected changes in employment in different industries over the next 20 years, a 

requirement for around 110 hectares of employment land (B Class uses) is identified. In addition to this 

it should be recognised that many jobs, for instance in retail or education, do not take place on 

employment sites and will need to be planned for separately.  

29. The Council will be working over the coming months to consider what potential there is for 

employment development on existing employment sites across the District and the quality of the 

existing sites, to identify whether any additional employment land is needed to support the District’s 

economy. It will also be considering what is needed to support employment growth in sectors which do 

not require employment land.  

What will happen next?  

30. Over the next few months the Council will be working up options for the level and location of future 

housing and employment development (and other types of development) across the Vale, with the 

intention that a public consultation on potential options will be undertaken in December 2011 and 

January 2012. This formal public consultation will then inform further work on developing the Vale of 

Aylesbury Plan.  

 

  

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Forward Plans  

AYLESBURY VALE DISTRICT COUNCIL 

66 High Street   Aylesbury   HP20 1SD 

Tel : (01296) 585439 

Email : valeplan@aylesburyvaledc.gov.uk 

www.aylesburyvaledc.gov.uk/planning-building/planning-policy/what-is-the-vale-of-aylesbury-plan-/ 

 


