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1 INTRODUCTION 

 

1A CONTEXT & PURPOSE  

 

1.1 This is the first of two reports which together form a Housing and Economic Growth 

Assessment for Aylesbury Vale District. The report has been commissioned by Aylesbury 

Vale District Council (AVDC) against a context of the Government‟s stated intention to revoke 

the South East Plan and other Regional Strategies through the Localism Bill, and give 

responsibilities for determining housing targets and the wider development strategy to local 

authorities. Against this context AVDC is working to prepare the Vale of Aylesbury Plan.  

 

1.2 The Housing and Economic Growth Assessment is intended to be a technical piece of 

evidence which will be used to inform and support the development of future policies for 

housing and employment within the forthcoming Vale of Aylesbury Plan.  

 

1.3 The report takes account of policies within the draft National Planning Policy Framework, 

published by Government in July 2011
1
. It provides an objective assessment of housing and 

employment development needs in the Vale over the next 20 years, as required by the NPPF 

to inform the development of Local Plans.  

 
1.4 The report is however just one of a number of inputs to the plan-preparation process. The 

Council is separately assessing infrastructure needs and requirements and is engaging with 

members of the district and parish councils in the Vale, alongside other stakeholders.  

 
1.5 The Housing and Economic Growth Assessment has been prepared by a consultant team led 

by GL Hearn, who have been supported by Justin Gardner Consulting (on housing need and 

demographics) and JOP Consulting (on economic development).  

 

1.6 The report has been split into two parts. This Part I Report defines functional sub-markets 

across Aylesbury Vale. It assesses current housing need and demand, and considers 

economic characteristics and past economic performance across the Vale. This analysis is 

drawn together in the final section which identifies key drivers of change to provide a 

springboard for considering future economic performance and housing need/demand within 

the Part II Report.  

 
1.7 The Part II Report provides projections for future population growth and housing 

requirements, and provides an analysis of need and demand for different sizes of homes. It 

also considers the housing needs of specific groups within the community. On the economic 

                                                      
1
 CLG (July 2011) Draft National Planning Policy Framework  
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side, the Part II report outlines forecasts for employment growth in the Vale and develops this 

to provide an assessment of future demand for employment land.  

 
1.8 The chart below provides an overview of the two parts of the work:  

 
Figure 1.1: Overview of Housing & Economic Growth Assessment  

 

 

1.9 The Part I and Part II Reports together are intended to be capable of being developed into an 

updated Strategic Housing Market Assessment (SHMA) for Aylesbury Vale following 

stakeholder consultation. They are prepared in line with current Government guidance on 

undertaking these assessments
2
. A Strategic Housing Market Assessment was previously 

prepared at the county level (Buckinghamshire wide), however this was informed by policies 

in the South East Plan. This report takes account of the previous Buckinghamshire SHMA
3
 

where relevant and provides an updated assessment specifically for Aylesbury Vale District 

which is „policy neutral‟.  

 
 

1.10 A key intention of the report is to provide an integrated evidence base for Aylesbury Vale 

District Council to use in developing policies for housing and employment development.  

 

  

                                                      
2
 CLG (2007) Strategic Housing Market Assessments – Practice Guidance Version 2 

3
 Fordham Research (2008) Buckinghamshire Strategic Housing Market Assessment  

Part I Report  

 

•Defining Housing Sub-Markets in Aylesbury Vale  

•Socio-Economic Assessment  

•Housing Needs Assessment  

•Housing Demand  

•Housing Supply Trends  

•Key Drivers of Change  

 

Part II Report  

 

•Projections of Population Growth 

•Future Employment Growth 

•Projections of Housing Requirements 

•Considering Housing Distribution to Sub-Markets 

•Requirements for Different Sizes of Homes 

•Specialist Housing Requirements 

•Employment Land Requirements   

 



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 6 of 146 

   

1B PART 1 REPORT STRUCTURE  

 
1.11 The remainder of the report is structured as follows:  

 

 Section 2: Strategic Context;  

 Section 3: Defining Sub-Markets in Aylesbury Vale;  

 Section 4: Socio-Economic Baseline;  

 Section 5: Housing Demand;  

 Section 6: Need for Affordable Housing;   

 Section 7: Housing Supply Trends; and  

 Section 8: Key Housing Demand Drivers.   
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2 STRATEGIC CONTEXT   

 

2.1 In this section we set out current policies regarding housing and employment provision 

through the planning system. We address current national policy, as well as emerging 

national policies within the draft National Planning Policy Framework
4
. Policies within the 

South East Plan are also described for contextual purposes only, recognising the Coalition 

Government‟s stated intention to abolish Regional Strategies.  

 

 

2A CURRENT NATIONAL POLICY  

 

2.2 National planning policies are currently set out within Planning Policy Statements and 

Planning Policy Guidance, however the Government has indicated its intention to consolidate 

these into a single National Planning Policy Framework (NPPF). A draft of the new National 

Planning Policy Framework was published in July 2011. The Government published its 

strategy for economic growth in March 2011 in The Plan for Growth
5
. 

 

2.3 Within the current Planning Policy Statements and Planning Policy Guidance, Planning 

Policy Statement 1 sets out that the Government‟s core objective for the planning system is 

to deliver sustainable development – delivering development that meets the needs of the 

present without compromising the ability of future generations to meet their own needs. This 

is intended to be achieved through the plan-led system where development plans consider 

both future development needs and problems faced by local communities and how they 

interact and relate to the development of land. Plans are intended to set out a spatial vision 

for development within the area and take account of the inter-relationships between social, 

environmental and economic objectives.  

 
2.4 Policies for housing provision are set out within Planning Policy Statement 3

6
. This sets out 

that the Government‟s overarching housing policy goal is to ensure that everyone has the 

opportunity to live in a decent home, which they can afford, in a community where they want 

to live. It outlines that the level of housing provision should be determined through a strategic 

evidence-based approach and with widespread collaboration with stakeholders. In Paragraph 

33 it sets out key factors which should be taken into account in determining levels of housing 

provision. These are set out in the below box.  

 

                                                      
4
 CLG (July 2011) Draft National Planning Policy Framework 

5
 HM Treasury & The Department for Business Innovation & Skills (March 2011) The Plan for Growth  

6
 CLG (2011) Planning Policy Statement 3: Housing  
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2.5 Current national policy is therefore clear that evidence of housing need and demand, the 

availability of suitable and developable land for housing, infrastructure constraints and 

requirements and the viability and deliverability of residential development proposals are all 

relevant factors in identifying what level of housing provision should be planned for. 

Sustainability Appraisal is intended to test alternative policy options against social, economic 

and environmental objectives. The views of local communities and other stakeholders are 

also very important and must be considered through the plan-making process. We summarise 

these factors below.  

  

Assessing an Appropriate Level of Housing: Extract from Planning Policy Statement 
3: Housing (PPS3) 

 
The level of housing provision should be determined taking a strategic, evidence-based 
approach that takes into account relevant local, sub-regional, regional and national 
policies and strategies achieved through widespread collaboration with stakeholders. 
 
In determining the local, sub-regional and regional level of housing provision, Local 
Planning Authorities [and Regional Planning Bodies, working together,] should take into 
account: 
 

 Evidence of current and future levels of need and demand for housing and 
affordability levels based upon: 

• Local and sub-regional evidence of need and demand, set out in Strategic 
Housing Market Assessments and other relevant market information such 
as long term house prices. 

• [Advice from the National Housing and Planning Advice Unit (NHPAU) on 
the impact of the proposals for affordability in the region]. 

• The Government‟s latest published household projections and the needs 
of the regional economy, having regard to economic growth forecasts. 

 Local and sub-regional evidence of the availability of suitable land for housing 
using Strategic Housing Land Availability Assessments and drawing on other 
relevant information such as the National Land Use Database and the Register of 
Surplus Public Sector Land. 

 The Government‟s overall ambitions for affordability across the housing market, 
including the need to improve affordability and increase housing supply. 

 A Sustainability Appraisal of the environmental, social and economic implications, 
including costs, benefits and risks of development. This will include considering 
the most sustainable pattern of housing, including in urban and rural areas. 

 An assessment of the impact of development upon existing or planned 
infrastructure and of any new infrastructure required. 
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Figure 2.1: Key Factors in Establishing Housing Requirements  

 

 

2.6 Planning Policy Statement 4
7
 deals with economic development. It sets out that it is the 

Government‟s objective to achieve sustainable economic growth. This is to be achieved 

through building prosperous communities by improving economic performance, reducing 

economic growth disparities, delivering sustainable patterns of development (including by 

reducing the need to travel and promoting sustainable nodes) and raising the quality of life 

and environment especially within rural areas.  

 

2.7 Development plans should set out a clear economic vision and strategy which plans positively 

and proactively for sustainable economic growth; support existing business sectors and plan 

for new or emerging sectors likely to locate in the area; plans should also recognise that some 

flexibility should be made to accommodate changing economic circumstances and 

accommodate sectors that cannot be anticipated in the plan. There is a particular focus on 

supporting clusters or networks of knowledge-driven or high-technology industries as well as 

key distribution networks. Development plans should make efficient and effective use of land, 

prioritising previously-developed land/buildings, and take account of new working practices.  

 
2.8 The Coalition Government has heralded some shift in economic policy at the national level. It 

published The Plan for Growth in March 2011. This sets out an ambition for Britain to 

become a leading high-tech, highly skilled economy with a stronger private sector and greater 

exports. It clarifies the Government‟s economic policy objective to achieve strong, sustainable 

and balanced growth that is more evenly shared across the country and between industries. 

                                                      
7
 CLG (2009) Planning Policy Statement 4: Planning for Sustainable Economic Growth  

Establishing 
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Against this context it outlines the Government‟s intention to introduce a presumption in 

favour of sustainable development. It also outlines Government priorities across a range of 

areas, and sets out an initial list of key sectors: healthcare and life sciences; advanced 

manufacturing; construction; digital and creative industries; retail; professional and business 

services; the space industry and tourism. The Plan supports investment in education and 

training and highlights the importance of housebuilding and support for First-time Buyers to 

supporting labour mobility.  

 

 

2B SOUTH EAST PLAN  

 
2.9 The Government defined growth areas in the South East region through the Sustainable 

Communities Plan (ODPM 2003). Aylesbury Vale was located within the Milton Keynes South 

Midlands (MKSM) Growth Area. The Milton Keynes South Midlands Sub-Regional Strategy 

(MKSM SRS) was published by Government in March 2005, and thenceforth formed part of 

the Regional Spatial Strategy (RSS) for the South East.  

 

2.10 The MKSM Strategy built on the MKSM Study (2002) which defined and assessed options for 

housing and employment growth in the sub-region. Its preferred option recommended growth 

at Aylesbury; and this was followed up by Growth Area Assessments (GAAs) which 

considered the feasibility and timing of growth at Aylesbury and Milton Keynes to 2016, and 

tested the strategic capacity to accommodate growth. As outlined, this formed the basis of the 

MKSM Strategy (2005).  

 
2.11 The MKSM Strategy defined Aylesbury as a growth town and set out a requirement to provide 

for 15,000 homes between 2001-21 (750 per annum). This included through delivery of Local 

Plan allocations north of the town at Berryfields and Weedon Hill. Similarly it identified a 

requirement to provide 44,900 homes over this period at Milton Keynes which potentially 

included urban extensions into Aylesbury Vale District.  

 
2.12 Outside of Aylesbury town (across the District), the MKSM Strategy set of a requirement for 

housing provision of 3,300 homes over the period from 2001-16 (220 per annum).  

 
2.13 If growth at Milton Keynes is excluded, the MKSM Strategy was thus based on delivery of the 

equivalent of 970 homes per annum.  

 
2.14 The Strategy also defined an employment growth target for 12,690 additional jobs between 

2001-21. We understand that the employment target was driven by a crude ratio of 1 job per 

home, rather than based on an assessment of employment demand.  
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2.15 It is important to note that the housing targets within the MKSM Strategy were based on the 

ability of key towns to accommodate „growth‟ to resolve a regional housing shortage rather 

than based on assessment of local housing need/demand. The targets represented a „top 

down‟ imposition of housing requirements.  

 
2.16 Following on from MKSM Sub-Regional Strategy, the South East Plan was published by 

Regional Government (Government Office for the South East) in 2009. It set a housing 

requirement for Aylesbury Vale to deliver 26,900 homes (1345 per annum) over the 2006-26 

plan period. This represented one of the highest rates of proposed housing growth in the 

region, and would have represented household growth of 1.9% per annum. Only Milton 

Keynes, Ashford and Dartford had higher targets for housing growth than Aylesbury Vale 

(relative to the existing housing stock).  

 

2.17 Of the 26,900 homes in Aylesbury Vale over the 2006-26 plan period, 5,400 homes were to 

be delivered in the North East of Aylesbury Vale as an extension to Milton Keynes, 16,800 

homes were to be delivered in Aylesbury, and 4,700 homes in the rest of the District.  

 
2.18 The housing requirements established were based on rolling forward the annualised housing 

requirement set out within the Milton Keynes South Midlands (MKSM) Sub-Regional Strategy.  

 
2.19 The previous Labour Government‟s growth area policies, on which the MKSM Strategy and 

South East Plan were based, have not been taken forward by the Coalition Government 

which in 2010 ended Growth Area Funding.  

 
 

2C EMERGING NATIONAL POLICY  

 

2.20 The Government intends in due course, through the Localism Bill, to revoke the South East 

Plan (and other Regional Strategies) and to devolve powers in planning for housing and 

employment to local authorities. The Localism Bill is, at the time of writing in Summer 2011. 

working its way through Parliament. It is provisionally expected to be enacted into law towards 

the end of 2011 or early 2012. It will thenceforth be for local authorities to determine what 

level of housing and employment provision to plan for in their areas.  

 

2.21 In July 2011 the Government published a draft of the National Planning Policy Framework 

(NPPF) which will in due course replace current Planning Policy Statements (PPSs) and 

Planning Policy Guidance (PPGs). While this remains „draft‟ policy at the current time, it is 

considered relevant to this exercise, albeit that policies may change when the NPPF is issued 

in its final form.  
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2.22 The draft NPPF is strongly pro-development and sets out that the planning system should do 

everything it can to support sustainable economic growth. It requires local planning authorities 

to prepare Local Plans on the basis that objectively assessed development needs should 

be met, and with sufficient flexibility to respond to rapid shifts in demand or other 

economic changes. Plans should be based on the presumption in favour of sustainable 

development, with the draft NPPF clarifying that this means that Local Plans should meet 

objectively-assessed development needs unless the adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits when assessed against the document as 

a whole. The starting point is that Local Plans should meet the full requirements for market 

and affordable housing in their housing market area. Any under-provision is expected to be 

addressed through collaborative working with neighbouring authorities, and this is included 

within the tests of soundness for the plan.  

  

2.23 The draft NPPF emphasises the role of Strategic Housing Market Assessments (SHMAs) in 

establish full requirements for housing, identifying the scale and mix of housing and the range 

of tenures which the local population is likely to require over the plan period which:  

 

 Meets household and population projections, taking account of migration and 

demographic change;  

 Addresses the need for all types of housing, including affordable housing and the needs 

of different groups in the community;  

 Caters for housing demand and the scale of housing supply necessary to meet this 

demand.   

 

2.24 The SHMA is intended to provide evidence of housing need and demand. For Aylesbury Vale 

this is undertaken through this Part I and the accompanying Part II Report. This is intended to 

be brought together with evidence of land availability, from a Strategic Housing Land 

Availability Assessment. To increase housing supply, the draft NPPF proposes that local 

authorities should be required to maintain a 5 year supply of specific deliverable sites, and to 

include an allowance of at least 20% to ensure choice and competition in the market for land.  

 

2.25 In regard to housing mix, it is proposed that authorities will plan for a mix of housing based on 

current and future demographic trends, market trends and the needs of different groups in the 

community. This Housing and Economic Growth Assessment considers these factors. 

Planning authorities, according to the draft NPPF, should identify the size, type, tenure and 

range of housing that is required in particular locations reflecting local demand.  

 
2.26 Where a need for affordable housing is identified, authorities should set policies for meeting 

this need on site. In setting affordable housing targets, the draft NPPF states that to ensure a 
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plan is deliverable, the sites and the scale of development identified in the plan should not be 

subject to a scale of obligations and policy burdens such that their ability to be developed is 

threatened. The costs of requirements likely to be applied to development, including 

affordable housing requirements, contributions to infrastructure and other policies in the Plan, 

should not compromise the viability of development schemes.   

 

2.27 In regard to business needs, the draft NPPF identifies that local planning authorities should 

have a clear understanding of the business needs within the economic markets operating in 

and across their areas. This should be taken forward by working together with County Council 

and neighbouring authorities and with Local Enterprise Partnerships to prepare and maintain 

a robust evidence base to understand existing business needs and likely changes in the 

market; and to work closely with the business community to understand their changing needs 

and identify and address barriers to investment, including a lack of housing, infrastructure or 

viability.  

 
2.28 Local authorities are required to assess requirements for land and floorspace for economic 

development; and to assess the existing and future supply of land for economic development 

and its sufficiency and suitability to meet the identified requirements.  

 
2.29 This Study has considered economic requirements and business needs within Aylesbury 

Vale, but has not (as with housing) considered supply-side issues relating to land availability 

or the quality of existing employment site and floorspace provision.  
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3 DEFINING SUB-MARKETS IN AYLESBURY VALE  

 

3.1 In this section we consider whether Aylesbury Vale represents a functional housing market or 

economic area. We consider the relationships between the Vale and surrounding local 

authority areas. We then move on to assess the internal dynamics within the District, 

considering whether functional „sub-markets‟ can be defined in relation to either the housing 

market or economy within the Vale.  

 

3.2 This analysis provides a precursor to consider, in subsequent sections of this report, how 

housing need and demand within different sub-markets and demand for employment land 

might vary within different parts of the District. This is one of a number of factors which the 

Council may wish to take into account in considering the spatial strategy for development in 

the Vale.  

 
 

3A CONTEXT & APPROACH  

 
3.3 Functional economic areas are commonly considered to be labour markets, as expressed by 

travel to work areas. The labour markets of employment centres vary depending on their size, 

and we can therefore consider a hierarchy of economic geographies. Housing market areas 

similarly reflect the functional relationships between where people live and work.  

 

3.4 Over the last decade a considerable body of technical work and analysis has been 

undertaken to define housing market areas (HMAs) across England and Wales. A range of 

different technical approaches have been used, which to some extent have reflected different 

spatial characteristics of housing markets in different areas but have probably more strongly 

been influenced by the weight which is attached to different factors such as migration and 

travel to work patterns and variations in house prices. 

 
3.5 Travel to work areas have been defined nationally by research for Office for National 

Statistics, and generally reflect areas in which more than 75% of the working population live 

and work.  

 

3.6 Government produced guidance in March 2007 on defining sub-regional housing markets
8
 

which clarified that sub-regional housing market areas are geographical areas defined by 

household demand and preferences for housing.  

 
3.7 The guidance identifies three primary sources of information which can be used to define 

housing market areas, which are:   

                                                      
8
 CLG (March 2007) Identifying Sub-Regional Housing Market Areas – Advice Note  
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 House prices and rates of change in house prices, which reflect household demand and 

preferences for different sizes and types of housing in different locations;  

 Household migration and search patterns, reflecting preferences and the trade-offs made 

when choosing housing with different characteristics; and  

 Contextual data, such as travel to work areas, which reflect the functional relationships 

between places where people work and live. 

 

3.8 Each of these information sources have been considered. The Government guidance is 

however clear that each of these sources of information can reflect aspects of household 

behaviour and that there is no „right or wrong‟ set to use when identifying housing markets. In 

considering the relative weight which should be attached to different sources, there is no right 

answer – the focus is on considering what is appropriate in a local context.  

 

3.9 It should also recognised be that housing markets are dynamic and can change over time; 

and that there is likely to be some overlap between market areas. The same could be said 

about functional economic areas, as commuting patterns for instance may be influenced by 

relative economic performance of different areas.  

 
3.10 In Aylesbury Vale the housing market, economy and commuting patterns are all influenced by 

London and a number of the main towns which lie close to the District‟s boundary, such as 

Milton Keynes, Thame and Bicester, as well as Leighton Buzzard and High Wycombe.  

 
3.11 There is likely to be some overlap between sub-regional functional housing markets/ 

economic areas, and in each case a functional sub-regional market area is likely to be made 

up of local sub-markets which demonstrate different characteristics.  

 
APPROACH  

 

3.12 The approach adopted to defining local housing markets and functional economic areas in 

Aylesbury Vale has been built up through a layered approach involving the following:  

 

 Review of previous work;  

 Analysis of migration and travel to work patterns;  

 Analysis of spatial variation in house prices;  

 Analysis of wider socio-economic variables;  

 Consultation with key stakeholders.  
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Figure 3.1: DTZ / SEERA Definition of Local Housing Market Areas (2004)  

 
Source: DTZ for SEERA, 2004  

 

3.13 Key stakeholders consulted include the Council‟s planning and housing departments together 

with a selection of estate and letting agents active in the District. We also engaged a selected 

number of local developers that operate within Aylesbury Vale. They were sent a copy of the 

methodology statement prior to commencement of the report, and invited to comment. These 

comments were taken in to account and further stakeholder and developer engagement will 

be undertaken as the development of the Plan progresses.   

 

 
3B REVIEW OF PREVIOUS STUDIES  

 
3.14 A number of previous studies have been undertaken which have sought to define and 

delineate sub-regional housing markets covering Aylesbury Vale. These have come to 

different conclusions regarding the definition and boundaries of housing markets.  

 

3.15 The South East of England Regional Assembly (SEERA) commissioned a study from DTZ 

which was published in 2004. This Study, entitled Identifying the Local Housing Markets of 

South East England, considered travel to work and migration patterns at a ward level, 

alongside house prices and the locations and catchment areas of key employment and retail 

centres across the region.  
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3.16 This Study identified a total of 21 housing market areas, three of the housing market areas 

covering parts of Aylesbury Vale District, which were:  

 

 Inner North Housing Market Area: which included the south of Aylesbury Vale District, 

including Aylesbury and Wendover as well as High Wycombe;  

 Milton Keynes Housing Market Area: which included Winslow and Buckingham in the 

north of the District;  

 Oxford Housing Market Area: which included the western fringe of the District.  

 

3.17 Haddenham was identified as broadly sitting on the boundary between the Inner North and 

Oxford Housing Market Areas.  

 

3.18 Post publication of the regional research in 2004, groups of local authorities within 

Buckinghamshire and surrounding areas independently progressed Strategic Housing Market 

Assessments (SHMAs). SHMAs have been prepared separately for Buckinghamshire (2008), 

Milton Keynes (2008), Oxfordshire (2007) and Bedfordshire & Luton (2010). In each case, 

these studies have reconsidered the definition of housing market areas. However their 

conclusions are inconsistent with one another and there is some overlap.  

 

3.19 The Buckinghamshire SHMA was prepared by Fordham Research and published in 2008. 

This report challenges the DTZ definition of housing markets for the South East, instead 

arguing that Aylesbury Vale District represented a separate HMA in itself. This was based on 

analysis of migration and travel to work patterns, but also appears to have been particularly 

influenced by discussions with a selected number of local agents.  

 

3.20 The Bedfordshire and Luton SHMA was prepared by ORS and published in 2010. It includes 

Dagnall & Edlesborough within a Luton focused HMA based primarily on analysis of travel to 

work patterns. Maps within the HMA show the Milton Keynes HMA extending to Winslow but 

not Buckingham (conflicting with ORS‟ SHMA undertaken for Milton Keynes; although 

recognising that this was not the focus of this report) (Figure 3.2).  

 
3.21 The Milton Keynes SHMA was prepared by ORS and also published in 2008. It reviews the 

DTZ research and takes this forward through analysis of migration patterns (at a local 

authority level only) and travel to work patterns. It includes the north/ north-eastern part of 

Aylesbury Vale District, including Winslow and Buckingham, together with Leighton Linslade 

within the identified Milton Keynes HMA (Figure 3.3). Its conclusions are similar to the DTZ 

research and particularly reflect the weight attached to travel to work patterns.  
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3.22 The Oxfordshire SHMA was prepared by Tribal Consulting and published in 2007. This 

undertook an analysis of migration and travel to work patterns, but only at a district level. 

Property price variations were considered at a ward level. This report defined housing market 

areas at a very broad level, but does hint at an influence of Oxford extending into the eastern 

part of Aylesbury Vale District and the influence of „the Midlands‟ extending into the north of 

the District.  

 

Figure 3.2: Definition of Luton Housing Market Area by ORS   

Source: ORS  
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Figure 3.3: Definition of Milton Keynes Housing Market Area by ORS  

Source: ORS  

 

 

3.23 The inconsistencies identified reflect both the level of analysis and the weight attached to 

different factors. For the purposes of this exercise, it is clear that analysis needs to be 

undertaken at a sub-local authority level. Analysis of previous SHMAs also indicates the 

primacy given (particularly by the DTZ and ORS work) to travel to work patterns.  

 
 
3C MIGRATION PATTERNS  

 
3.24 We consider that migration patterns should be the starting point for defining housing markets 

as migration patterns reflect actual household moves.  

 

3.25 There are a number of issues with migration data which need to be recognised up front. Data 

is available for internal migration within the UK on an annual basis, based on NHS patient 

registration information (i.e. tracking when people move doctors). The data is not 

comprehensive as not all people who move re-register with doctors (and this is particularly 

applicable for instance to students), whilst it does not capture international migration. Data is 

also only available at a local authority level. To address this we have therefore also used data 
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Figure 3.4: Gross Migration Flows between Sub-Regions 

(Annual Average 2004/5 – 2008/9) 

 
Source: GLH Analysis/ ONS Data  

from the 2001 Census to track moves between wards in the year 2000-1. The data is only 

available at a ward level, and not for parishes.  

 
3.26 We have first considered migration flows in gross terms (to and from Aylesbury Vale) to 

consider the relative strength of the relationship between areas.  

 

3.27 Figure 3.4 looks first at the relative strength of flows between Aylesbury Vale and other sub-

regions. Flows are expressed as annual averages over the last five years for which data is 

available.  

 

3.28 The strongest relationships in terms of gross flows are with London (1970 persons per annum 

(pa)), in common with many areas at this distance from London and reflects the size of 

London‟s population. This is followed by Oxfordshire (1680 persons pa), and the rest of Bucks 

(1600 persons pa). There are smaller flows with Western Herts (960 persons pa), Milton 

Keynes (930 persons pa) and Southern Northants Districts (690 persons pa). 
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3.29 Secondly we have considered the strength of movements, again in terms of gross flows, 

between individual local authority districts. This is presented in Figure 3.5 (again on the basis 

of annual averages over the five year period to mid 2009).  

 

3.30 The strongest flows between local authorities are between Aylesbury Vale and local authority 

districts with which it shares a boundary. This is to be expected (and is common with most 

other areas) and reflects the fact that many migration moves are relatively short-distance, 

reflecting people‟s existing ties to places in terms of employment, schools or family/friends.  

 

3.31 Figure 3.5 indicates that the strongest flows are to Wycombe (960 persons pa), Dacorum 

(750 pa), Cherwell (580 pa) and Chiltern (570 pa). There are longer-distance flows to Oxford 

(290 pa) and Luton (140 pa).  

 

Figure 3.5: Gross Migration Flows between Local Authority Districts 
(Annual Average 2004/5 – 2008/9) 

 

 
Source: GLH Analysis/ ONS Data  
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Figure 3.6: Gross Migration Flows between Local Authority Districts 
(Annual Average 2004/5 – 2008/9 per 10,000 Combined Population) 

 

 
Source: GLH Analysis/ ONS Data  

3.32 Besides proximity, the strength of flows is also influenced by the size of the local authorities in 

question. In effect we would expect a stronger flow between two larger local authorities in 

population terms, compared to two smaller local authorities.  

 
3.33 To address these issues we have therefore benchmarked the gross flows considered on the 

basis of the combined population of the two authorities in question. Figure 3.6 therefore 

expresses gross migration flows between local authorities per 10,000 combined population.  

 
3.34 The difference between relative flows in this instance is much less, varying between 40 per 

10,000 combined population to Cherwell and Milton Keynes to 60 per 10,000 population to 

South Beds, Chiltern and Wycombe. It is interesting that the strongest flows in relative terms 

are to the local authorities to the east and south east. In relative terms, flows with adjoining 

districts in Oxfordshire are weaker.  

 
3.35 We have augmented the local authority-level analysis with consideration of migration 

movements between individual wards, based on Census information regarding migration 

flows in the year running up to the Census (2001). We have undertaken analysis at a number 

of levels.  
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 Firstly we considered flows between wards within either an origin or destination in 

Aylesbury Vale to/from other wards across England and Wales. We maped flows of 40 

persons or more recorded between 2000-1. This is shown in Figure 3.7.  

 

 Secondly we considered flows at a more local level, considering flows of over 30 persons 

between 2000-1 with an origin or destination within Aylesbury Vale.  

 

 This analysis did not indicate any flows across the District boundary. We have therefore 

augmented this analysis by considering flows of 15 or more persons between 2000-1 

between a ward in Aylesbury Vale and a ward in a surrounding local authority.  

 
3.36 A clear pattern emerges when considering flows between wards of 40 persons or more over 

the 2000-1 period as shown in Figure 3.7. This highlights migration flows of over 40 persons 

between individual wards were focused on the wards that fall within Aylesbury Town and 

between the two Buckingham wards (Buckingham North and Buckingham South). The only 

exception to this was flows between Aston Clinton and Wendover wards, which reflects the 

size and proximity of these settlements.  
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3.37 It could be argued that the flows are influenced to some extent by the threshold used. If the 

threshold is lowered to flows of 30 persons or more we see some flows between Buckingham 

and the adjacent wards of Luffield Abbey (to the north-east) and Winslow (to the south east). 

We also see some flows from Aylesbury to the wards to the south east of the town: Aston 

Clinton and Wendover.  

 

3.38 However with a threshold of 40 persons, the migration data from the Census for the 2000-1 

period does not show any flows to adjacent local authorities. We have therefore undertake a 

separate ward-based analysis (to supplement the local authority level analysis above) to 

consider flows of over 15 persons between wards in Aylesbury Vale and adjacent local 

authority areas between 2000-1. This analysis indicates flows between the wards shown in 

Figure 3.7.  

  

Figure 3.7: Migration Flows between Wards, 2000-1 (> 40 persons)  
 

 
Source: GLH Analysis/ Census 2001 Data  

Aylesbury Inset

 

Flow of > 50 
persons 2000-1 
 
Flow of 40-50 
persons 2000-1 
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Figure 3.7: Migration Flows 2000-1 between Wards in Aylesbury Vale and Wards in 

Adjacent Local Authorities  

Flows from Aylesbury Vale to Adjacent Authorities: > 15 Persons, 2000-1 

Origin Ward Destination Ward Destination LA Persons 

Pitstone  Tring West Dacorum 23 

Aston Clinton Tring East Dacorum 21 

Pitstone  Tring East Dacorum 17 

Aston Clinton Tring Central Dacorum 21 

Pitstone  Tring Central Dacorum 15 

Wendover Tring Central Dacorum 15 

Buckingham North Woughton Milton Keynes 15 

Great Brickhill Plantation South Beds 15 

Edlesborough Kensworth & Tattenhoe South Beds 15 

Edlesborough Eaton Bray South Beds 15 

Gatehouse Prestwood & Heath End Chiltern 15 

Long Crendon Thame South South Oxfordshire 25 

Haddenham Thame North South Oxfordshire 24 

Long Crendon Thame North South Oxfordshire 21 

Brill Thame North South Oxfordshire 15 

Coldharbour Thame North South Oxfordshire 15 

Elmhurst & Watermead The Risboroughs Wycombe 16 

Coldharbour Ryemead Wycombe 16 

Southcourt Oakridge & Castlefield Wycombe 15 

Wendover Great Hughenden Wycombe 15 

Flows to Aylesbury Vale to Adjacent Authorities: > 15 Persons, 2000-1 

Origin Ward Destination Ward Destination LA Persons 

Tring West Cheddington Dacorum 24 

Southcott Stewkley South Beds 15 

Thame North Long Crendon South Oxfordshire 26 

Benson Elmhurst & Watermead South Oxfordshire 15 

Source: Census 2001  

 

3.39 This analysis indicates some small migration flows (15-23 persons a year) between wards in 

Aylesbury Vale and adjacent local authorities. Most of these flows are relatively short 

distance. However the analysis highlights housing market relationships between parts of the 

Vale and Tring in the south-east of the District and Thame in the South West of the District in 

particular.  
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Figure 3.8: Travel to Work Areas (2001 Based) 
 

 
Source: ONS (based on 2001 Census) 

3D TRAVEL TO WORK PATTERNS  

 

3.40 The Office for National Statistics has defined Travel to Work Areas, founded on 2001 Census 

data. These are based on areas in which at least 75% of residents work and have a minimum 

working population of 3,500. These can be considered functional economic areas.  

 

3.41 Most of the Aylesbury Vale district falls within the „Milton Keynes and Aylesbury‟ Travel to 

Work Area (TTWA) although some wards in the west of the district fall within the Oxford 

TTWA. The Travel to Work Areas are shown in Figure 3.8.  

 
 

3.42 The definition of TTWAs is interesting in that it highlights the functional economic relationship 

between Aylesbury and Milton Keynes and suggests that the two have overlapping labour 

market catchments.  

 
3.43 Figure 3.9 indicates the key travel to work / study destinations of residents of Aylesbury Vale 

in 2001. The analysis indicates that in 2001:  

 

 61% of residents in work, worked within Aylesbury Vale;  

 7% worked elsewhere in Buckinghamshire;  

 7% worked in Oxfordshire;  

 6% commuted to London – 5,531 people;  

 6% commuted to Hertfordshire; and  

 5% commuted to Milton Keynes.  
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Figure 3.9: Travel to Work Destinations of Aylesbury Vale Residents, 2001  

Source: Census 2001  

 

3.44 There is evidence to suggest that commuting patterns have changed noticeably since 2001. 

Data from the Annual Population Survey indicated that by 2008 there had been a slight 

reduction in self-containment levels from 57.2%
9
 to 55.1%. A slight increase was recorded in 

commuting to Milton Keynes: an increase from 6.9% to 9.9% of the working population. 

Commuting to Cherwell and South Beds has marginally increased, but set against a reduction 

to Dacorum. The figures are survey based and do however have large error margins which 

could account for the differences observed. They should thus be treated with caution.  

 

 

                                                      
9
 The difference from the figure above reflects the exclusion of students  

Residents in Aylesbury Vale work in:  Total Residents % Residents 

United Kingdom & Abroad (Total) 86,279 100%  

Aylesbury Vale 52,619 61% 

Rest of Buckinghamshire 6,192 7% 

   of which Wycombe  3,828 4% 

   of whichChiltern 1,904 2% 

Oxfordshire 5,740 7% 

    of which South Oxfordshire 2,605 3% 

    of which Cherwell 1,679 2% 

    of which Oxford 1,028 1% 

London 5,531 6% 

Hertfordshire 4982 6% 

    of which Dacorum  3238 4% 

Milton Keynes 4613 5% 

Bedfordshire & Luton  2412 3% 

    of which Central Beds 1677 2% 

Berkshire 1154 1% 

Northamptonshire 925 1% 

Rest of East Region 210 0% 

Rest of East Midlands Region  124 0% 

Rest of South East Region 759 1% 
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3.45 For this exercise however, it is necessary to consider travel to work relationships at a more 

detailed level. 

 

3.46 To do this we have progressed a travel to work mapping exercise to define the catchment 

areas of the main employment centres within and surrounding the Aylesbury Vale District.  

 
 

Figure 3.10: Changes in Commuting Patterns, 2001 – 2008 
 

 
Source: 2001 Census; Annual Population Survey  

  Figure 3.11: Employment Catchment Area – Aylesbury  

 
Source: GLH Analysis of 2001 Census Data  
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Figure 3.12: Employment Catchment Areas – Aylesbury, Milton Keynes & London   
 

 
 
Source: GLH Analysis of 2001 Census Data 

3.47 This catchment area mapping identifies those wards within which more than 10% of the 

working population commute to an identified employment centre. It therefore indicates areas 

of economic influence.  

 

3.48 Using this approach, Figure 3.11 indicates the employment catchment area of Aylesbury. 

Within the area shown in blue, more than 10% of the working population work in Aylesbury 

(town). This covers much of the District and extends to include Wendover, Haddenham and 

Winslow. 

 
3.49 We have undertaken a similar exercise to consider the areas of influence of London, Milton 

Keynes and Oxford. There are however no wards in Aylesbury Vale in which more than 10% 

of the working population commute to work in Oxford.  

 
3.50 Figure 3.12 indicates the employment catchment areas of Milton Keynes (shown in yellow) 

and London (shown in red) and how they overlap with that of Aylesbury (blue). The areas 

shown beyond the district are indicative only.  

 

  

 
 

Milton Keynes Area 
of Influence 

Aylesbury Area of 
Influence 

London Area 
of Influence 
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3.51 The analysis indicates that more than 10% of the working population in Aston Clinton and 

Edlesborough wards commuted to London. It is expected that this is partly influenced by 

public transport accessibility. More than 10% of the working population in Great Horwood and 

Luffield Abbey commute to work in Milton Keynes reflecting their physical proximity.  

 
3.52 We have then undertaken a similar exercise to define the area‟s of influence of Buckingham, 

Thame, Bicester and High Wycombe. This indicates that Buckingham‟s economic influence 

extends to Steeple Claydon, Tingewick and Luffield Abbey wards. Long Crendon ward falls 

within the area of influence of Thame. Marsh Gibbon ward falls within the area of influence of 

Bicester (again reflecting physical proximity). There is no ward in Aylesbury Vale from which 

more than 10% of the working population commute to High Wycombe to work.  

 
3.53 Figure 3.13 draws together the analysis to consider which employment centre represents the 

predominant employment destination for each ward in Aylesbury Vale.  

 

 

 
 

  

        Figure 3.13: Predominant Travel to Work Destinations of Aylesbury Wards 
 

 
 

Source: GLH Analysis of 2001 Census Data 
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3E VARIATIONS IN HOUSING MIX & PRICING  

 

3.54 Spatial variations in house prices reflect a variety of factors. They are indicative of housing 

demand, but spatial variations are influenced by the mix of housing and the characteristics of 

a neighbourhood or place. They can also be influenced by transport accessibility and the 

quality of local schools.  

 

3.55 We would expect areas within a common housing market to exhibit similar prices for a similar 

housing product. However in practice the neighbourhood elements of price are borne out in 

local variance.  

 
3.56 Figure 3.14 outlines average house prices between June and November 2010 across 

Aylesbury Vale and adjoining areas in Buckinghamshire.  

 

 

 

3.57 It can be seen that the urban areas of Aylesbury and Buckingham have lower prices relative 

to rural areas therefore are comparatively more affordable. This reflects both differences in 

the housing mix/ offer and quality of place factors. Higher relative prices are exhibited in the 

wards adjacent to Milton Keynes (Luffield Abbey & Great Horwood) and in Edlesborough ain 

the south-east of the district. We expect that these are influenced by a combination of the 

housing mix, quality of place and accessibility to larger employment centres.  

 

Figure 3.14: Average House Prices, June – Nov 2010  

 
Source: Hometrack  
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3.58 Our wider analysis highlights a concentration of flats within Aylesbury and a greater 

proportion of larger properties in the more rural locations, particularly within the central areas 

of the district to the north of Aylesbury and around Great Horwood. Within these areas more 

than 50% of the housing stock are detached (see Figure 3.15).  

 

 

  

Figure 3.15: Detached Housing, 2001   

 
Source: Hometrack / Census 2001  
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3.59 Figure 3.16 indicates the predominant housing types at a ward level within the District. This 

highlights the concentration of terraced and flatted development at both Buckingham and 

Aylesbury.  

 

Source: GLH Analysis, Census 2001 

 

3.60 We can disaggregate the influence of the housing mix by considering differences in house 

prices on a £ per square foot basis, as shown in Figure 3.16. It is clear that relative house 

prices in the southern edge of the District are higher (and similar to prices in Dacorum and 

High Wycombe to the south). This is influenced by: 

 

  the greater proximity and accessibility, and hence influence of London, within these 

areas which benefit from stronger transport connections in terms of rail access and 

proximity to the M40 and M1; 

 high quality of life, including access to the Chilterns Area of Outstanding Natural Beauty;  

 strong school performance (which is the case across Aylesbury Vale).  

 

3.61  Again relative housing costs are lower in Aylesbury and Buckingham than in the rural areas.  

 

Figure 3.16: Predominant House Type, 2001 

 
Source: GLH Analysis / Census 2001  
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3.62 The variation in housing costs would support identification of separate Aylesbury and 

Buckingham sub-markets, and a more general distinction between the south and north of the 

District.  

 

 
 

3.63 Our analysis has also identified a clear distinction between housing market performance 

between the south and north of the district, in terms of growth in house prices over the last 

two years. This is shown spatially in Figure 3.18. It reinforces the identification of separate 

housing markets in the north and south of the District.  

 

 

Figure 3.17: House Prices per Square Foot, June – Nov 2010   

 
Source: Hometrack  
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3.64 A range of wider factors have also been considered including variations in the occupational 

mix of the population, age structure and economic activity rates using GIS mapping. These 

have provided contextual understanding but have not fundamentally influenced the 

conclusions drawn.  

 

 

3F DRAWING THE ANALYSIS TOGETHER  

 

3.65 There are a range of potential factors, as described, which should inform the identification of 

housing markets and which have been considered. Much of the existing work in this area has 

been heavily influenced by travel to work patterns. These indicate that a substantial 

proportion of the district looks primarily to Aylesbury, however the fringes of the District are 

influenced by surrounding employment centres; including London, Milton Keynes, Bicester 

and Thame. Using this approach Buckingham and surrounding wards could be identified 

separately or included within a wider Milton Keynes focused housing market.  

 

3.66 The migration analysis however presents a somewhat different picture; it indicates a high 

degree of movement within Aylesbury and a second area of high movement of Buckingham 

and its adjacent wards. However the degree of interaction and movement between Aylesbury 

wards and more rural wards immediately surrounding it is relatively limited.  

 

Figure 3.18: House Price Change, 2008 – 2010 

  Source: Hometrack  
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3.67 Turning to consider house prices, a clear picture emerges of higher relative prices in the 

south of the District than in the north, part influenced by proximity and commuting to London 

and elsewhere in Buckinghamshire. This distinction is similarly borne out of recent price 

growth trends, where the north of the district has performed relatively more strongly over the 

last two years. It is also borne out in the grammar school and retail catchment areas.  

 
3.68 The house price and mix analysis reinforces the migration analysis in indicating a particular 

distinction in pricing and housing mix between Aylesbury and surrounding areas.  

 
3.69 As we have identified, there is no right or wrong approach to defining local housing markets 

within Aylesbury Vale and a different approach could be adopted depending on the relative 

emphasis given to different data sources.  

 
3.70 Previous work in this area has tended to focus on travel to work analysis. This would support 

definition of an Aylesbury-focused housing market extending to cover much of the district; but 

with the fringes influenced by and falling within housing market areas focused on surrounding 

urban areas. However, this picture is not borne out in analysis of migration or house prices. It 

is also insightful that the migration analysis at ward level identified no flows to / from wards in 

Aylesbury Vale of over 40 persons in the year 2000-1 to wards beyond the local authorities‟ 

boundaries (although in aggregate flows are considerable).  

 
3.71 On this basis we are minded to greater weight to the migration analysis and house price 

variations in considering local housing market areas in the District.  

 
3.72 There is a strong case based on variation in house prices to identify a distinction between the 

north and the south of the district. The north of the district demonstrates a greater economic 

relationship to Milton Keynes and the East Midlands. The south of the District demonstrates a 

greater economic relationship to the rest of Buckinghamshire and London.  

 
3.73 Given differences in the housing offer between urban and rural areas, we also consider that 

separate housing sub-markets focused on Buckingham and Aylesbury.  

 
3.74 Figure 3.19 below outlines the defined housing sub-markets within the District. These sub-

markets are used as a basis for sub-district level analysis through this report.  
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Figure 3.19: Housing Sub-Markets 

 

 

3.75 While the boundaries of the sub-markets in reality are not precise, for the purposes of 

statistical analysis it is necessary to define the sub-markets. These have been based around 

parishes and are set out in Figure 3.20.  

 

3.76 As the travel to work analysis indicates, the functional economic geographies are slightly 

broader, with a relationship between Buckingham and Milton Keynes in the north of the 

District (see Figure 3.13).  

 
 

 

 

 

 
  Source: GLH/ AVDC Mapping  
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Figure 3.20: Housing Sub-Markets 

Area Parishes 

Aylesbury 

Sub Market 

Aylesbury, Bierton with Broughton, Buckingham Park, Coldharbour, Fleet 

Marston, Quarrendon, Stoke Mandeville, Stone with Bishopstone and Hartwell, 

Watermead, Weston Turville 

Rural South 

Sub Market 

Ashendon, Aston Abbotts, Aston Clinton, Aston Sandford, Boarstall, Brill, 

Buckland, Chearsley, Cheddington, Chilton, Creslow, Cublington, Cuddington, 

Dinton-with-Ford and Upton, Dorton, Drayton Beauchamp, Edgcott, 

Edlesborough, Grendon Underwood, Haddenham, Halton, Hardwick, Hogshaw, 

Hulcott, Ickford, Ivinghoe, Kingsey, Kingswood, Long Crendon, Ludgershall, 

Marsworth, Mentmore, Nether Winchendon, North Marston, Oakley, Oving, 

Pitchcott, Pitstone, Quainton, Shabbington, Slapton, Upper Winchendon, 

Waddesdon, Weedon, Wendover, Westcott, Whitchurch, Wing, Wingrave with 

Rowsham, Woodham, Worminghall, Wotton Underwood 

Buckingham 

Sub Market 
Buckingham, Maids Moreton 

Rural North 

Sub Market 

Addington, Adstock, Akeley, Barton Hartshorn, Beachampton, Biddlesden, 

Calvert Green, Charndon, Chetwode, Drayton Parslow, Dunton, East Claydon, 

Foscott, Gawcott with Lenborough, Granborough, Great Brickhill, Great 

Horwood, Hillesden, Hoggeston, Leckhampstead, Lillingstone Dayrell with 

Luffield Abbey, Lillingstone Lovell, Little Horwood, Marsh Gibbon, Middle 

Claydon, Mursley, Nash, Newton Longville, Padbury, Poundon, Preston 

Bissett, Radclive-cum-Chackmore, Shalstone, Soulbury, Steeple Claydon, 

Stewkley, Stoke Hammond, Stowe, Swanbourne, Thornborough, Thornton, 

Tingewick, Turweston, Twyford, Water Stratford, Westbury, Whaddon, Winslow 
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4 SOCIO-ECONOMIC BASELINE ASSESSMENT    

 

4.1 This section provides a baseline assessment which identifies the key characteristics of 

Aylesbury Vale in terms of its: 

 population and housing stock; 

 employment and business base; 

  economic trends;  

 labour market characteristics; and 

 commercial property market.  

4.2 Aylesbury Vale District is situated in Buckinghamshire to the north-west of London between 

the M1 and M40. It is bordered to the north east by Milton Keynes. The district is one of the 

largest in South East England at 350 square miles in size. It contains two main towns: 

Aylesbury which accommodates 36% of the population (63,000) and Buckingham which 

accommodates 7% of the population. The remainder of the population lives in smaller 

settlements and rural areas.  

4A POPULATION  

 

4.3 The Office for National Statistics‟ latest mid-year population estimates indicate that there were 

173,500 people resident in Aylesbury Vale in mid-2009. This is an increase of 13.9% in the 

15-year period from 1994.  

4.4 Figure 4.1 below shows the population change estimated since 1994 in each of Aylesbury 

Vale, Buckinghamshire, the South East and England. The table suggests that over the past 

fifteen years the population of Aylesbury Vale has increased at a faster rate than seen in any 

of the other areas studied with the increase being nearly double that seen for the whole of 

England. The data also shows that population increase in Aylesbury Vale accounts for over 

two-thirds of the total increase for the whole of Buckinghamshire. 

Figure 4.1: Population Change (1994 – 2009) 

Area 
Population 

(1994) 

Population 

(2009) 

Absolute 

change 
% change 

Aylesbury Vale 152,300 173,500 21,200 13.9% 

Buckinghamshire 464,100 494,700 30,600 6.6% 

South East 7,711,600 8,435,700 724,100 9.4% 

England 48,228,800 51,809,700 3,580,900 7.4% 

Source: ONS Mid-Year Population Estimates 
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4.5 Figure 4.2 provides an indexed graph of population growth since 1994 (with 1994 taking a 

value of 100). The figure below clearly indicates the more rapid population growth in 

Aylesbury Vale when compared with other areas and also shows that the key period for 

population increase was up to 2001. Since 2001 the population growth in Aylesbury Vale has 

been more in line with regional and national changes (with growth in the Vale‟s population by 

4.6% compared to 5.1% across the South East and 4.8% nationally) although the Vale‟s 

population has continued to grow more strongly than Buckinghamshire as a whole (which saw 

growth of 3.3%). 

Figure 4.2: Indexed Population Growth, 1994-2009 

95

100

105

110

115

1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Year

Aylesbury Vale

Buckinghamshire

South East

England

 
Source: ONS Mid-Year Population Estimates 

 

4.6 The figure below shows the estimated age structure of the population in Aylesbury Vale, 

Buckinghamshire, the South East and England as of mid-2009. The data suggests that the 

population profile in the Vale is somewhat different than in other areas. Compared with the 

population profile across the South East and England, a larger proportion of people in the 

Vale are aged under 15 (and also between 30 and 59) with a relatively small population aged 

15-29. The proportion of people aged 75 and over is also relatively low when compared with 

the national and regional position. Compared with the whole of Buckinghamshire the key 

differences can be seen for older age groups with a lower proportion of people aged 60 and 

over in the Vale. 
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Figure 4.3: Age Profile (2009) 
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Source: ONS Mid-Year Population Estimates 

 
 
4.7 Housing need and demand is driven by growth in the population and the changing structure 

and age of households. Changes in the size and make-up of the population are driven by 

three main components: birth rates, death rates and net migration, which is the balance 

between in-and out-migration to an area. 

4.8 Figure 4.4 shows how important both migration and natural change have been as factors in 

population growth over the past fifteen years. Up until 2001 levels of net in-migration 

outstripped natural change for all years, although since 2001 migration has tended to be 

much lower (corresponding with lower levels of population growth). Levels of natural change 

are fairly constant throughout the period studied. 

4.9 Up until 2001 the average annual level of net in-migration was around 1,200 people per 

annum with the figure for 2002 to 2009 only being 250 per annum. There is however some 

evidence of a recent increase in migration with the period from 2007 to 2009 showing an 

annual average of about 600 per annum. Natural change has been positive and in the range 

of 600 to 900 people per annum for the whole of the fifteen year period studied. 
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Figure 4.4 Components of Population Change 
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Source: ONS Mid-Year Population Estimates 

 

4.10 The figure below shows household composition in 2008 for Aylesbury Vale and other selected 

areas. The data is taken from the 2008-based CLG household projections and we have used 

2008 due to this being the baseline position allowing comparison across areas. The data 

shows when compared with national and regional figures that Aylesbury Vale has a relatively 

low proportion of single person households and a high proportion of couple households (with 

or without children). The data also suggests that Aylesbury Vale has a low proportion of lone 

parent households – although the figure (of 6%) is slightly higher than for the whole of 

Buckinghamshire. Generally, the household composition in Aylesbury Vale is very similar to 

that seen across Buckinghamshire. 
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Figure 4.4: Household Composition (2008) 

 

Source: CLG 2008-based household projections 

 

 

4B HOUSING OFFER  

 

4.11 Aylesbury Vale contained 72,640 dwellings in April 2010. This represented 35% of the 

housing stock in Buckinghamshire but just 2% of the housing stock across the South East 

region.  

Figure 4.6: Housing Stock (April 2010) 

Location Total Dwellings (April 
2010) 

% Dwellings in Aylesbury 
Vale  

Aylesbury Vale 72,640  100% 

Bucks 206,480 35% 

South East  3,661,000 2% 

England 22,693,000 0% 

Source: HSSA Returns/ CLG  

4.12 As in most areas, the majority of the housing stock is in private ownership, with the affordable 

sector comprising 13.8% of the housing stock in 2010, which is relatively similar to the County 

and regional averages, but below levels across England (18.0%).  
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Figure 4.7: Tenure Profile, (April 2010) 

Location % Affordable % Private 

Aylesbury Vale 13.8% 86.2% 

Bucks 13.4% 86.6% 

South East  14.0% 86.0% 

England 18.0% 82.0% 

Source: HSSA Returns/ CLG  

4.13 Between 2002 – 2010 the total housing stock in Aylesbury Vale increased by 13%. This was 

above the rate of growth across Buckinghamshire (7%) or the South East (8%). This is as you 

might expect for an area designated as a „growth area‟ at the time.  

Figure 4.8: Change in Housing Stock, 2002 – 2010  

 Location 2002 2010 Percentage Change 

Aylesbury Vale 64545 72,640 13% 

Bucks 192264 206,480 7% 

South East  3400486 3,661,000 8% 

England 21360647 22,693,000 6% 

Source: HSSA Returns/ CLG  

4.14 This growth was driven by an increase in the stock of market housing, which increased by 

14%. In contrast to the county, regional or national trend, the stock of affordable housing also 

grew over this period (by 2%), albeit more moderately than the stock of market housing.  

Figure 4.9: Change in Housing Stock by Tenure, 2002 – 2010  

 

Source:  HSSA Returns/ CLG 
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4.15 A detailed tenure profile is provided by the 2001 Census, albeit that this may have changed 

significantly since 2001. This indicated that owner occupation in Aylesbury Vale was above 

regional and national averages (at 76% of households), but marginally below the average for 

Buckinghamshire. Social renting was above average for Buckinghamshire and the South 

East, and as a consequence private renting was below average.  

4.16 As we discuss in further detail in Section 5, we would have expected the size of the private 

rented sector to have increased since 2001 (particularly in the period to 2007). It increased 

nationally significantly in this period, and there is no reason to believe that this would not also 

have had occurred in Aylesbury Vale. Data from the English Housing Survey indicates that 

nationally, the size of the private rented sector has grown from 2,062,000 households in 2001 

to 3,355,000 in 2009/10, representing growth of 63%.  

Figure 4.10: Detailed Tenure Profile, 2001  

 

Source: Census 2001  

 

4.17 The analysis presented in Section 2 highlights a higher proportion of flats within Aylesbury 

relative to other parts of the District and a greater proportion of larger properties in the more 

rural locations. In 2001 more that 50% of households lived in detached housing in Aston 

Clinton Ward, Edlesborough Ward, Great Horwood Ward, Long Crendon Ward, Quainton 

Ward, Stewkley Ward and Weedon Ward.  
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4.18 The proportion of semi-detached homes is shown in Figure 4.6. The proportion of households 

living in semi-detached homes in 2001 was highest in the Southcourt, Bedgrove, Bierton, Brill, 

Wendover, and Newton Longville Wards.   

Figure 4.11: Proportion of Semi-Detached Homes, 2001  

 Source: Census 2001  
 
4.19 In terms of the profile of homes by different type, semi-detached and detached homes each 

made up a third of the housing stock in 2001, with flats and terraced homes together making 

up the remaining third. Compared to the regional profile, the proportion of detached and semi-

detached homes was above average, although the proportion which were detached was 

below that across Buckinghamshire.  
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Figure 4.12: House Type Profile, 2001  

Source: Census 2001  

 

4.20 The mix of types of homes is likely to have changed since 2001, and in particular the 

proportion of flats is likely to have increased. 49% of new housing developed (completions) 

between 2000-2010 in the District was of one and two bedroom properties, based on the 

Council‟s monitoring information.   

4.21 Profiling the mix of dwellings by size, Aylesbury Vale contains more larger dwellings (7+ 

rooms) relative to the regional and national profiles, and more 4 and 5 room dwellings 

(equating to two and three bedroom properties) compared to Buckinghamshire as a whole.  

Figure 4.13: Profile of Dwellings by Size, 2001  

 

Source: Census 2001  
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4.22 Considering the profile of dwellings by Council Tax Band, the Vale contains more properties 

in Band D and in Bands E – G relative to the regional or national profiles.  

Figure 4.14: Profile of Dwellings by Council Tax Band, 2009  

 

Source: CLG 2009  

 

4.23 Overcrowding, according to the 2001 Census, was 5.3% in Aylesbury, above the average of 

5.0% across Buckinghamshire but below averages for both the South East and England 

(5.9% and 7.1% respectively).  

4.24 Housing Strategy Statistical Appendix (HSSA) Returns to Government from April 2010 

indicated a vacancy rate within the Vale of 2.4%. This compared to 1.8% across 

Buckinghamshire, 2.3% across the South East and 2.8% across England The HSSA indicated 

just 424 properties which had been vacant for over 6 months.  

Sub-Market Characteristics  

4.25 We have used Experian‟s Micromarketer GIS system to develop a profile of how the housing 

offer and socio-economic profile varies in each of the four housing sub-markets. Detached 

housing is the most prevalent house type in the rural sub-markets and in the Buckingham 

Sub-Market; whilst in the Aylesbury Sub-Market semi-detached and terraced housing 

predominates. The Aylesbury and Buckingham Sub Markets contain a higher proportion of 

flats and terraced properties offering lower priced housing.  
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Figure 4.15: Tenure Profile in 2001, Sub-Markets  

 

Source: 2001 Census  

 

4.26 In each of the sub-markets, owner occupation was above 70% in 2001. It was highest in the 

two rural sub-markets. While the Aylesbury Sub-Market had the largest social rented sector 

(housing 17% of households), private renting was strongest in the Buckingham Sub-Market 

(housing 10% of households).  

Figure 4.16: Tenure Profile in 2001, Sub-Markets  

 

Source: 2001 Census  

 

4.27 In line with the analysis of house types, the Aylesbury Sub-Market contains the highest 

proportion of smaller homes, with 62% of homes having between 1-5 rooms in 2001. Just 9% 
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of homes in this sub-market had 8 or more rooms. In contrast over half of properties in the 

other three sub-markets had more than 6 rooms and more than half of properties in the two 

rural sub-markets had 8 or more rooms.  

Figure 4.17: House Size Profile in 2001, Sub-Markets  

 

Source: 2001 Census  

 

4.28 The housing mix in rural areas is clearly biased towards larger homes. While this reflects 

market demand it is likely to contribute to affordability problems for younger households, 

particularly first time buyers.  

4.29 We have also sought to analyse differences in the socio-economic composition of the 

different sub-markets drawing on Experian‟s MOSAIC classification. This is shown in Figure 

4.18.  
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Figure 4.18: Socio-Economic Composition – Key Mosaic Classes, 2011  

 

Source: Experian 

 

4.30 This analysis indicates a high level of well-off professional households in the rural areas and  

indicates that the focus of the Buckingham and Aylesbury sub-market is on medium-sized and 

entry level family households. 

4.31 In the next part of this section we move on to consider the economic dynamics of the District.  

  

4C  PROFILING THE DISTRICT’S ECONOMY 

 

4.32 In the next part of this section we profile the District‟s economy, considering productivity, 

employment (including the employment structure and trends in employment), the business 

base and labour market characteristics.  

4.33 The analysis draws on statistical information available at the time of writing, much of which is 

for the pre-recession period. Economic trends and performance in the pre-recession period 

are not however necessarily indicative as to how the economy, or particular sectors, may 

perform in the next economic cycle looking forward. However the baseline analysis is 

necessary to inform consideration of future economic trends and to identify factors which may 

influence future performance.    
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Economic Productivity  

 

4.34 The South East‟s economy is the second largest following London with total gross value 

added (GVA) of £175 billion in 2009 representing 14.3% of the UK economy. Productivity, 

measured as GVA per head, was 5% above the UK average.  

4.35 Buckinghamshire is a £11 billion economy representing 6.0% of the wider South East‟s 

economy (based on data from 2008).  

4.36 Economic productivity can be measured in GVA per head. GVA per head in Buckinghamshire 

in 2008 was 8.6% above the national (UK) average and 2.9% above the South East average. 

Its relative productivity had however slipped notably compared to the preceding four years: in 

2004 GVA per head in Bucks was 17.3% above the national average.  

4.37 Although data is not currently available, we can expect productivity to have reduced notably 

as a result of the economic recession.  

4.38 Data on productivity is not available at a local authority level, however we can use workplace 

earnings and economic participation as a proxy.  

4.39 Workplace earnings in Aylesbury Vale in 2008 were 9.0% below average for 

Buckinghamshire and 5.3% below average for the South East but broadly consistent with the 

national average. The data suggests that relative productivity in Aylesbury Vale has improved 

since: with wages in Aylesbury Vale 2% above the national average in 2010 (with similar 

improvements relative to Buckinghamshire and the South East) albeit that overall productivity 

is likely to have fallen.  

Figure 4.19: Median Gross Annual Pay (Workplace-Based)  

 2008 2010 

Aylesbury Vale 25,356 26,537 

% Buckinghamshire 90.96% 94.20% 

% South East 94.69% 96.50% 

% England and Wales 99.93% 101.86% 

Source: Annual Survey of Hours & Earnings  
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Employment  

 

4.40 Employment in Aylesbury Vale in 2009 totalled 68,300
10

. This represents 30% of jobs within 

the travel to work areas (TTWA) and 32% of jobs in Buckinghamshire. It compares to total 

employment of 144,300 in Milton Keynes.  

Figure 4.20: Total Employment   

 Employee Jobs  Total Employment 

Aylesbury Vale 63,500 68,300 

Buckinghamshire 197,500 214,900 

Milton Keynes 137,200 144,300 

Aylesbury & MK TTWA  212,900 225,400 

South East 2,652,600 3,913,400 

Source: BRES 2009 (Workplace-Based)  

4.41 The District has a slightly above average proportion of part-time employment (30.8% 

compared to 29.9% across the South East) and self-employment. Self-employment at 7.1% is 

also above the South East average, but significantly below average for Buckinghamshire 

(8.1%). As a result the proportion of the workforce in full-time employment is below average at 

62.2%.  

Figure 4.21: Composition of Total Employment, 2009  

 

Source: BRES 2009 (Workplace-Based)  

4.42 Looking at employment within the District‟s Sub-Markets, there are higher levels of self-

employment in the North Vale, particularly within the rural wards. Levels of self-employment 
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are often high in rural areas with a high quality of life. Part-time employment is higher within 

the main towns (Aylesbury and Buckingham Sub Markets). This may be influenced by 

numbers of students and working mothers with part-time jobs, and the job opportunities which 

exist. 

Figure 4.22: Composition of Total Employment, 2009  

 

Source: BRES 2009 (Workplace-Based)  

  
Employment Growth  

 
4.43 In the decade between 1998-2008, employee jobs in Aylesbury Vale grew by 10.2% which 

was very marginally above the 9.9% growth recorded across the South East and 9.5% 

nationally. Over this period, employee jobs in Milton Keynes grew substantially, by 26.2%. In 

contrast, employment in Buckinghamshire overall declined by -0.6%. Aylesbury Vale 

witnessed stronger growth in employment relative to the County as a whole between 2002 – 

2008 (Figure 4.18).  
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Figure 4.23: Employment Growth, 1998 – 2008 
 

 
  

 Source: ABI 
 
4.44 Evidence from the Annual Population Survey in 2008 indicates that commuting from 

Aylesbury Vale to Milton Keynes had increased to 9.9% from 6.9% in 2001.  

4.45 Within the District, the northern part of the Vale (comprising the Buckingham and Rural North 

Sub-Markets) saw the strongest relative employment growth between 2003-8 with employee 

jobs increasing by 11.7%. This compares to growth of 5.1% in the Aylesbury and Rural South 

Sub-Markets. The Aylesbury Sub-Market in this period saw a reduction in employment of -

2.4% while the Buckingham Sub-Market saw relatively moderate growth of 4.4%. The 

analysis indicates that the smaller settlements and rural areas made a strong contribution to 

employment growth in the period immediately preceding the recession (Figure 4.24).  Over a 

five year period at this level, these trends can be influenced by specific investment (or 

disinvestment) decisions of companies (as the year on year variation indicates); and thus in 

considering future performance we would attach limited weight to these short-term trends.  
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Figure 4.24: Employment Growth, 2003 - 2008  

 

Source: ABI 

Economic Structure  

4.46 The largest sectors in terms of total employment in Aylesbury Vale are wholesale and retail 

trade (17.6% of employment in 2009), health and social work (14.1%), education (10.1%) 

together with administration and support services (7.9%) and manufacturing (7.9%).  

4.47 Overall, the Vale has a balanced employment profile which is similar to that of the region. 

There are few sectors in which there is a particular concentration of employment. This means 

that the local economy should be reasonably resilient, relative to other areas, to macro-

economic factors which can influence the performance of individual economic sectors.  

4.48 Those sectors in which there is an above average proportion of employment are: other 

service activities; financial and insurance services; and utilities and waste management. 

Employment in the public administration, health and manufacturing sectors is also above the 

regional average (and thus the district is slightly more vulnerable than average to public 

sector austerity measures in the short-term).  
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Figure 4.25: Employment Structure, 2009  

Employment Industry by Section Aylesbury 
Vale 

Milton  
Keynes 

Bucks South 
East 

England 
& Wales 

A : Agriculture, Forestry and 
Fishing 

0.1% 0.1% 0.2% 1.4% 1.6% 

B : Mining and Quarrying 0.0% 0.0% 0.1% 0.1% 0.1% 

C : Manufacturing 7.9% 6.8% 7.5% 7.0% 8.8% 

D : Electricity, Gas, Steam and 
Air Conditioning Supply 

0.0% 0.0% 0.0% 0.4% 0.4% 

E : Water Supply; Sewerage, 
Waste Management  

0.8% 0.2% 0.8% 0.6% 0.5% 

F : Construction 5.8% 3.5% 6.5% 5.7% 5.2% 

G : Wholesale and Retail Trade; 
Vehicle Repair 

17.6% 20.2% 19.4% 17.0% 16.4% 

H : Transportation and Storage 2.9% 7.4% 2.6% 4.2% 4.6% 

I : Accommodation and Food 
Service Activities 

4.8% 4.5% 5.7% 6.4% 6.7% 

J : Information and 
Communication 

3.5% 7.3% 5.7% 5.5% 3.9% 

K : Financial and Insurance 
Activities 

4.5% 4.1% 2.9% 3.2% 3.8% 

L : Real estate activities 1.6% 1.4% 2.2% 1.6% 1.8% 

M : Professional, Scientific and 
Technical Activities 

6.4% 10.4% 10.0% 8.5% 7.5% 

N : Administrative and Support 
Service Activities 

7.9% 8.5% 7.1% 7.6% 7.5% 

O : Public Administration and 
Defence; Social Security 

5.0% 2.9% 3.0% 4.1% 5.2% 

P : Education 10.1% 9.0% 8.6% 9.6% 9.1% 

Q : Human Health and Social 
Work Activities 

14.2% 8.6% 11.7% 12.2% 12.2% 

R : Arts, Entertainment and 
Recreation 

2.3% 2.6% 2.5% 2.6% 2.4% 

S : Other Service Activities 4.4% 2.6% 3.5% 2.4% 2.2% 

Source: BRES 2009  

4.49 Drilling down to consider the level of employment at a sub-sector level (based on two digit 

Standard Industrial Classification (SIC) codes), we have analysed the proportion of 

employment in sectors employing more than 1000 people. The Vale has above average 

employment (relative to the South East as a whole) in the insurance and pensions sector; 

other personal service; financial services; and civil engineering. Looking at the employment 

structure in surrounding economic centres, this analysis highlights the strength of Milton 

Keynes‟ office market, with above average employment in financial services, head 

office/management consultancy as well as employment activities and the retail sector.  

  



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 60 of 146 

   

Figure 4.26: Top 10 Sectors by Employment, 2 Digit SIC  

 Industry Aylesbury  
Vale 

Bucks Milton 
Keynes 

South 
East 

  No % % % % 

1 85 : Education 6,900 10.1% 8.6% 9.0% 9.6% 

2 47 : Retail trade, except of motor 
vehicles and motorcycles 

6,400 9.4% 10.3% 11.1% 10.6% 

3 86 : Human health activities 5,700 8.3% 6.3% 5.1% 6.8% 

4 46 : Wholesale trade, except of motor 
vehicles and motorcycles 

4,000 5.9% 6.9% 6.2% 4.5% 

5 84 : Public administration and 
defence; compulsory social security 

3,400 5.0% 3.0% 2.9% 4.1% 

6 56 : Food and beverage service 
activities 

2,900 4.2% 4.6% 4.0% 5.2% 

7 88 : Social work activities without 
accommodation 

2,600 3.8% 2.7% 2.5% 2.9% 

8 96 : Other personal service activities 2,200 3.3% 2.2% 1.0% 1.4% 

9 43 : Specialised construction 
activities 

2,000 2.9% 3.5% 1.7% 3.1% 

10 70 : Activities of head offices; 
management consultancy activities 

1,800 2.6% 3.8% 5.1% 2.8% 

11 78 : Employment activities 1,800 2.6% 2.0% 4.0% 2.6% 

12 45 : Wholesale and retail trade and 
repair of motor vehicles and 
motorcycles 

1,600 2.4% 2.2% 2.9% 1.9% 

13 64 : Financial service activities, 
except insurance and pension 
funding 

1,600 2.3% 1.5% 3.1% 1.3% 

14 81 : Services to buildings and 
landscape activities 

1,600 2.3% 2.2% 1.2% 2.0% 

15 62 : Computer programming, 
consultancy and related activities 

1,400 2.1% 3.1% 4.7% 3.2% 

16 87 : Residential care activities 1,400 2.1% 2.7% 1.0% 2.4% 

17 82 : Office administrative, office 
support and other business support 
activities 

1,300 1.9% 1.7% 1.6% 1.4% 

18 49 : Land transport and transport via 
pipelines 

1,200 1.8% 1.3% 1.4% 1.4% 

19 68 : Real estate activities 1,100 1.6% 2.2% 1.4% 1.6% 

20 65 : Insurance, reinsurance and 
pension funding, except compulsory 
social security 

1,100 1.6% 0.5% 0.1% 0.6% 

21 42 : Civil engineering 1,100 1.6% 1.1% 0.5% 1.0% 

22 71 : Architectural and engineering 
activities; technical testing and 
analysis 

1,000 1.5% 1.9% 2.1% 1.9% 

Source: BRES 2009  

4.50 We have used location quotients to assess the relative composition of employment in different 

economic sub-sectors, both in the Vale as a whole and in different parts of the Vale. Location 
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quotients have been used compare the relative proportion of employment in a sector relative 

to that across the South East region. A location quotient (LQ) of 1 means that the proportion 

of employment in the sector in the Vale is equal to that across the region, while a location 

quotient of 2 would indicate twice the proportion of employment in the sector in the Vale than 

is the case across the region. Thus sectors with a location quotient over 1 represent those 

where the proportion of employment in the sector is above average, relative to the South East 

as a whole.  

4.51 Of sectors employing less than 1000 in the Vale, there is an above average concentration of 

employment in a number of manufacturing sub-sectors, comprising: rubber and plastics (LQ 

2.7), recorded media (1.6), wood products (1.4), food products (1.3) and pharmaceuticals 

(1.3). There is also a concentration of employment in repair/installation of machinery (3.0), 

sewage (2.4), vetinary activities (1.6) and cultural activities (1.6).  

4.52 We have undertaken a similar location quotient analysis for the sub-markets identified. 

Buckingham and Rural North Sub Markets  

4.53 In the north of the Vale (including Buckingham and the Rural North Sub-Markets), the largest 

employment sectors in terms of total employment are education (2,200) and retail/ car repair 

(1,300), wholesale (900), food/beverage (700), civil engineering (600), head 

office/management consultancy (500), and specialist construction activities (600).  

4.54 The North Vale area has a particular concentration of employment, relative to the South East, 

in civil engineering (LQ 4.8) and printing and reproduction of recorded media (3.6).  

4.55 Looking more specifically at the Buckingham Sub-Market, there is a particular concentration 

of employment in education, other personal service activities, other professional, scientific 

and technical, computer, electronic and optical manufacturing and printing and reproduction 

of recorded media in Buckingham. These sectors have the highest location quotients.  

Aylesbury and Rural South Sub Markets 

4.56 The South of the Vale (including Aylesbury and the Rural South) is larger in terms of total 

population and employment. The largest employment sectors are retail/car repair (5,000), 

heath (5,000), education (4,700), public administration (3,300) and wholesale (3,100).  

4.57 Relative to the profile of employment in the South East, the location quotient analysis 

indicates that the South of the Vale has above average employment in public administration, 

social work and healthcare. This will make it vulnerable to cuts in public spending in the short-

term. The South Vale area has a particular concentration of employment in repair and 

installation of machinery/equipment (LQ 3.5, 700 jobs), insurance and pension funding (LQ 
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3.4, 1000 jobs), manufacture of rubber and plastics (LQ 3.2, 600 jobs), other personal service 

activities (LQ 2.6, 300 jobs) and cultural activities (LQ 1.9, 300 jobs). 

Of these sectors, there is a concentration of employment in the Aylesbury Sub-Market in 

healthcare, public administration, other personal services, financial services, insurance and 

pension funding and cultural activities. The profile is influenced by Aylesbury‟s status as the 

County Town, with significant employment by the District and County Councils, and a major 

hospital (Stoke Mandeville Hospital).  

Employment Growth by Sector  

4.58 We have analysed in this section employment growth within the last economic cycle over the 

decade 1998-2008. While this provides an understanding of relative sectoral performance 

pre-recession, it is of less use in understanding either how sectors have performed through 

the recession or might perform moving forward.  

4.59 The analysis highlights:  

 The Vale has seen strong growth in employee jobs in real estate/business activities. This 

sector saw the strongest growth in employment nationally, but has grown particularly 

strongly in the Vale with employment growth of 65% substantially higher than that 

regionally (33%) and nationally (37%);  

 There are a number of other service sector industries in the Vale which have grown. 

Employee jobs increased more rapidly in Aylesbury Vale than average for the region in: 

financial intermediation (+34%), hotels and restaurants (+31%), and health (+30%). 

Growth in employee jobs other services (+30%) was below the regional average but 

above the national average;   

 While employment in manufacturing has declined in Aylesbury by -23%, the sector has 

performed relatively better than in comparator locations which have seen greater job 

losses. Across the South East the sector lost 31% of jobs over the same period, 1998-

2008;  

 Employee jobs also declined in the Vale in the wholesale and retail sector (-14%) and 

public administration (-18%). A decline in employment is consistent with the regional 

picture (albeit the Vale saw a comparatively greater decline in employment) but contrasts 

with moderate growth in employment in these sectors nationally.  

4.60 If we look at trends in employee jobs in the five years preceding the recession (2003-8), 

employee growth in real estate/business activities has been similar to trends across the South 

East, while the manufacturing sector has seen a similar proportional loss of jobs (figure 4.27). 

In this period however the Vale saw strong employment growth relative to comparators in 
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financial intermediation which saw growth of employee jobs by 900; as well as in construction, 

utilities and hotels/restaurants.  

4.61 We have again drilled down to provide an analysis at sub-sector (2 digit SIC) level. Those 

sectors which have seen the strongest employment growth between 1998-2008 are other 

business activities (68%), health (33%), hotels and restaurants (31%), and other service 

activities (101%). Over the decade these sectors have seen growth in employee jobs by over 

1000.  

4.62 Those sectors which have seen growth of employment of between 500-1000 jobs are: 

financial intermediation, real estate activities, and manufacture of transport equipment.  

4.63 Aylesbury Vale has seen relatively stronger employment growth in 13 of the 16 sectors listed 

below relative to the South East. The exceptions are the construction, computer and related 

activities and education sectors.  

Figure 4.27:  Sectors with Growth in Employee Jobs, 1998-2008  

 Aylesbury 
Vale 

Bucks South 
East 

Industry 1998-08 % % % 

74 : Other Business Activities 3400 68% 26% 32% 

85 : Health and Social Work 2300 33% 38% 28% 

55 : Hotels and Restaurants 1400 31% 15% 22% 

93 : Other Service Activities 1300 101% 27% 26% 

65 : Financial Intermediation 900 102% 20% -10% 

70 : Real Estate Activities 800 133% 49% 45% 

35 : Manufacture of Transport Equipment 700 802% 335% -21% 

01 : Agriculture, Hunting etc.  300 500% 213% 4% 

90 : Sewage and refuse disposal 300 251% 22% 45% 

25 : Manufacture of Rubber and Plastics 200 59% -33% -38% 

45 : Construction 200 9% 9% 17% 

72 : Computer and Related Activities 200 16% 13% 52% 

80 : Education 200 4% 2% 38% 

63 : Supporting and auxiliary Transport Activities 200 71% 14% 45% 

91 : Activities of Membership Organisations  200 49% 38% 18% 

71 : Renting of Machinery and Equipment  200 103% -7% 2% 

Source: ABI  

4.64 Those sectors at 2 digit SIC level which saw employee jobs contract between in the decade to 

2008 are indicated in Figure 4.28. The greatest losses were in public administration, car 

sales/repair and chemical manufacturing. As well as a number of manufacturing sub-sectors, 

there were job losses in the retail sector and in insurance/pension funding.  
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Figure 4.28: Sectors with Losses of Employee Jobs, 1998-2008  

 Aylesbury Bucks South 
East 

Industry 1998-08 % % % 

66 : Insurance and Pension Funding -100 -10% -27% -44% 

64 : Post and Telecommunications -200 -20% 30% 1% 

36 : Manufacture of furniture/ items not elsewhere classified -200 -36% -57% -41% 

33 : Manufacture of Medical, Precision and Optical Instruments -200 -40% -32% -16% 

22 : Publishing and Reproduction of Recorded Media -300 -30% -33% -20% 

15 : Manufacturing of Food and Beverages -400 -41% -46% -33% 

34 : Manufacture of Motor vehicles & Trailers  -400 -91% -80% -35% 

52 : Retail Trade -500 -7% -10% 5% 

92 : Recreational, Cultural and Sporting Activities -500 -24% 4% 46% 

29 : Manufacture of Machinery and Equipment  -600 -62% -66% -36% 

51 : Wholesale Trade and Commission Trade -700 -15% -12% -8% 

24 : Manufacture of Chemicals and Chemical Products -700 -86% -38% -36% 

50 : Sale, Maintenance and Repair of Motor Vehicles  -800 -31% -31% -7% 

75 : Public Administration and Defence -800 -18% -14% -14% 

Source: ABI  

4.65 We have provided in Section 12 a further analysis which considers the correlation between 

economic specialism, past performance and growth potential to identify potential sectoral 

strengths as a basis for economic strategy development 

Employment by Size of Business   

4.66 Next we consider the structure of employment in different sizes of company. Aylesbury Vale 

has above average employment in companies with less than 10 employees and between 50-

199 employees relative the regional profile. This is consistent with Buckinghamshire as a 

whole. It indicates that the employment base is particularly focused on small and medium-

sized enterprises (SMEs).This contrasts with larger employment centres such as Milton 

Keynes which have a high employment in larger companies with 200+ employees.    

  



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 65 of 146 

   

Figure 4.29: Employment by Company Size Band, 2008  

 

 Source: ABI  
 
4.67 Looking at the four sub-markets within the Vale, levels of employment in larger companies 

with 200 or more employees are higher in the Aylesbury and South Vale Sub-Markets, while 

in contrast employment in the North of the Vale is focused much more strongly on small 

enterprises. Indeed in the Rural North Sub-Market, just over 50% of employment is in 

companies with 10 or less employees. Larger employers in the Vale are focused in the 

Aylesbury Sub-Market.  

Figure 4.30: Employment in Sub-Markets by Company Size Band, 2008  

 

 Source: ABI  
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4.68 It is companies with between 1-10 and 50-199 employees which have seen the strongest 

proportional growth in employment (and relatively stronger growth than across the region). In 

contrast over the decade to 2008, employment in companies of over 200 employees 

remained largely static.  

 Figure 4.31: Employment Change by Company Size Band, 1998 – 2008  
 

 1-10 
Employees 

11-49 
Employees 

50-199 
Employees 

200+ Employees 

Aylesbury Vale 16% 6% 18% 1% 

Buckinghamshire 8% -1% 0% -11% 

Milton Keynes 28% 15% 23% 35% 

South East 13% 11% 10% 7% 

 Source: ABI   
 

4.69 Looking at the data at a finer grain, employment growth was strongest in the largest 

businesses, with employment in businesses employing over 1500 staff increasing by 4,300 

over the 1998-2008 decade. Employment also increased by 2,700 in businesses with 50-199 

employees, and by 2,300 in businesses with 1-4 employees (many of which are likely to have 

been small practitioners).  

Jobs Density  
 

4.70 Jobs density describes the relationship between workplace employment and the working-age 

population. The jobs density in 2008 in Aylesbury Vale was 0.77 compared to an average of 

0.82 across Buckinghamshire and the South East more widely.  
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Figure 4.32: Jobs Density, 2008  

 

 Source: NOMIS  

4.71 Figure 4.33 indicates how jobs density changed between 2000 – 2008. While it has varied 

year-on-year  and there has been some improvement in jobs density in Aylesbury Vale, this 

had a limited effect on closing the gap with wider areas.  

Figure 4.33: Changes to Jobs Density, 2000 – 2008  

 

Source: NOMIS  

4.72 There remains a deficiency in the density of employment in Aylesbury Vale compared to wider 

areas. To match jobs density across the South East region, there would need to be an 

additional 6,000 jobs in Aylesbury Vale (based on 2008 data). 
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4D BUSINESS BASE  

 
4.73 Next we move on to consider the business base in Aylesbury Vale. There were approximately 

8, 900 businesses in Aylesbury Vale in 2008 representing 31% of businesses in 

Buckinghamshire.  

4.74 Over the decade to 2008 the business base in the Vale grew by 28% which was above 

growth at the regional level (22%) and nationally; but below levels of growth in Milton Keynes. 

Business growth in the Vale was fairly constant year-on-year over this period.  

Figure 4.34: Change in Business Base 1998-2008  

 

 Source: ABI (Business Units Analysis)  

 

4.75 While business density in Aylesbury Vale is slightly below average for Buckinghamshire, it 

was above regional and national averages in 2007 (reflecting the higher number of smaller 
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Figure 4.35: Businesses per 10,000 Population, 2007   

 

Source: ONS  

4.76 Levels of enterprise in the Vale are generally high, as indicated by the above average self-

employment of 7.1% and the business density (and this is particularly so in the north of the 

Vale). Net business registrations were positive in each year from 1997-2007, falling initially in 

the period to 2001 and then growing to 2007.  

Figure 4.36: VAT Registrations / De-Registrations  

  

 Source: ONS  

 

4.77 We can use ONS Business Demography data to consider levels of enterprise in more detail. 

This indicates that business births varied between 900 and just over 1000 per year between 

2004-2008, but that the trend over recent years is downward, with registrations of 795 (the 

lowest over the period considered) in 2009 compared to 1015 in 2004.  
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4.78 In the pre-recession period, business deaths had been falling (and generally been lower than 

births), however deaths increased significantly in 2009 to 980 resulting in a net loss of 

businesses (of 185). 

 
4.79 Survival rates, according to the business demography data, have been similar to county and 

regional profiles. The 5-year survival rate for businesses formed in 2004 has been 47% 

(marginally below 49% achieved across Buckinghamshire and the South East). In contrast, 

short-term survival rates from 2007/8 to 2009 are marginally better (by c. 2%) than County or 

regional levels. Overall there appears to be no discernible difference in business survival 

compared to wider geographies.   

 
Figure 4.37: Business Births & Deaths, 2004-2009 

 

 Source: ONS Business Demography Datasets  

 

4.80  Assessing the structure of businesses by size band, the strongest growth in the decade to 
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Business Inquiry data.  
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4E LABOUR MARKET CHARACTERISTICS  

 

4.81 In 2010, 81% of the working-age population (aged 16-64) were economically active (which 

includes those in employment, self-employed or unemployed but seeking work). This is above 

average for Buckinghamshire (80%), the South East (79%) and England (74%). Figure 4.38 

indicates trends in economic activity. It shows that economic activity in Aylesbury Vale has 

consistently been above the county and regional averages since 2008.  

 
Figure 4.38: Economic Activity Rates, 2006-2010  

 

 

4.82 Figure 4.39 indicates that the number of people working and the employment rate in the Vale 

have been variable over time. Comparing 2004 with 2010, the number of people working has 

increased slightly whilst the employment rate has dropped. However employment rates in the 

District are generally above regional equivalents and consistently above national figures for 

the whole of the period studied (2004-2010).  
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Figure 4.39: Number of People Working and Proportion of Population Working 
 

 

Source: NOMIS/Annual Population Survey 

 

4.83 ONS model total unemployment at 4.9% in Aylesbury Vale in 2010, which was below average 

for the region (6.0%) or nationally (7.7%). Unemployment in the Vale had however increased 

from 2,800 in 2007 to 4,500 in 2010.  

 

4.84 Figure 4.40 compares the trend in unemployment in the Vale to that regionally and nationally, 

using an indexed graph showing growth in unemployment relative to 2004 levels. It shows 

that unemployment has grown comparatively less strongly across the Vale vs. wider 

geographies.   

 
Figure 4.40: Unemployment Index (2004=1) 

 

 Source: Annual Population Survey  
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4.85 As at June 2011, the number of Jobseekers Allowance Claimants in Aylesbury Vale was 1.8% 

of the population aged 16-64; below regional and national benchmarks (2.5% and 3.7% 

respectively). The claimant count has fallen from 2.0% in February 2011 (and did not exceed 

2.2% at any time through the recession).  

 

Qualifications and Occupations 

 

4.86 We have also considered the structure of the labour force, considering the profile of 

qualifications and occupations of those living in Aylesbury Vale.  

 
4.87 Aylesbury Vale, as Figure 4.41 indicates, has an above average number of people employed 

in managerial occupations; and in associate professional and technical occupations (which 

are the relatively higher skilled) compared to the South East profile. Overall 54% of those in 

work are in the highest three occupational groups compared to 48.5% across the South East, 

although lower compared to the average across  Buckinghamshire, 56%.  

 
Figure 4.41: Occupational Profile, 2010  

 

 Source: Annual Population Survey 
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4.89 Turning to consider the qualifications profile of the local workforce, there are more people in 

the Vale with degree level (NVQ 4+) and A-level qualifications (NVQ 3) or equivalent 

qualifications than across the South East or England.  

 

Figure 4.42: Qualifications Profile, 2010 

 

Source: Annual Population Survey  

 

4.90 Although the proportion of the workforce with degree-level qualifications is marginally below 

the Buckinghamshire average, in general we would consider the skills profile to be relatively 

strong. As we identified in the previous section, school performance is also strong.  

 

Commuting Patterns 

 

4.91 Overall, Aylesbury Vale is a net exporter of labour with 2001 Census data showing that 

33,000 residents commute out of the District to work, with 16,000 people commuting into the 

District to work. Commuting patterns were assessed in Section 3. This results in a net outflow 

of 17,000 residents.  

 
4.92 Commuting self-containment appears to have fallen, as Figure 3.9 indicates. We would 

expect this to have been influenced to the construction of the Stoke Hammond bypass, which 

improved journey times to Milton Keynes, and the improvements to journey times on the 

Chiltern rail line to London Marylebone.  
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those working within the District with selected surrounding local authority areas and Central 

London Boroughs (Camden, City of London and Westminster).  

 
4.94 While recognising that the statistics show average earnings, rather than the distribution of 

earnings, they clearly show that the availability of higher-paid employment opportunities exists 

in a number of the local authorities surrounding Aylesbury Vale, albeit that these differentials 

are moderate. The analysis shows a significant differential in earnings to those in Central 

London.  

 
Figure 4.43: Differentials in Workplace Earnings, 2010  

 

  Gross Annual Pay (£) 
Differential from Aylesbury 

Vale 

Aylesbury Vale £26,537   

Milton Keynes £27,049 £512 

Dacorum £27,970 £1,433 

Wycombe £29,743 £3,206 

Camden £36,359 £9,822 

City of London £37,824 £11,287 

Westminster £52,699 £26,162 

Source: Annual Survey of Hours & Earnings  

 

4.95 If out-commuting is to be reduced, particularly through claw back of those currently 

commuting out to work, then similar job opportunities would need to be provided locally at 

similar rates of pay as those held by residents who currently commute out of the District. The 

analysis clearly highlights a significant pay differential in Central London, where the higher 

earnings which can be achieved provide a clear incentive to commute. It indicates the where 

potential exists, this would be for moderate reductions in out-commuting to surrounding local 

authority areas through provision of local employment opportunities.  

 

4.96 This said, the commuting dynamics to surrounding local authorities are influenced by the 

borders of the District; whereby for instance in the north-east of the District out-commuting 

from the Vale could be of relatively short-distance trips to Milton Keynes, with the potential for 

similar short-distance cross-border commuting to Leighton Linslade, Brackley, Thame or High 

Wycombe in other parts of Aylesbury Vale.  

 
4.97 Figure 4.44 compares commuting distances, based on the 2001 Census, with the profiles for 

the South East and Buckinghamshire. It shows that the commuting profile in Aylesbury Vale is 

similar to other parts of Buckinghamshire.  
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Figure 4.44: Distance Travelled to Work, 2001  

 

Source: Census 2001  
 

 

4F COMMERCIAL PROPERTY MARKET PERFORMANCE  

 

4.98 We next move on to profile the performance of commercial property markets in Aylesbury 

Vale, considering the office and industrial/warehouse sectors.  

 

Overview of Market Conditions  

 

4.99 Turning to the UK property market, occupier demand continues to recover. The market in 

London, particularly for offices, appears to be recovering strongly; however outside of this 

progress has been slow and confidence remains fragile – reflecting a series of macro-

economic factors. In terms of rental values, moderate growth is expected in office rents, with 

the outlook for the industrial sector only moderately positive to 2013 according to GVA
11

.  

 

4.100 In the business park market, occupier demand remained well below average in 2010 linked to 

business confidence and lack of activity by public sector organisations; however the recovery 

in the South East and Eastern regions appears to be gaining strength with take-up up in the 

2
nd

 half of 2010 according to GVA
12

. Prime rents remain static or slightly down. Construction 

activity remains very subdued, 77% down in 2010 on the five year average, according to 

GVA, with the majority of development dependent on pre-lets. Availability has begun to fall, 

and although high in a longer-term context is now moving in the right direction.  

                                                      
11

 GVA (Spring 2011)_ UK Economic Property Market Review 
12

 GVA (Spring 2011) Business Parks Review  
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4.101 Looking forward, public sector demand can be expected to remain subdued but this should be 

offset by demand from advanced manufacturing, pharmaceuticals and low carbon businesses 

– key sectors identified in the Government‟s Plan for Growth (March 2011).  

 
4.102 The outlook for the industrial and distribution market is more positive. Nationally, industrial 

take-up grew 18.5% in 2010 on the previous year
13

. Take-up in the South East grew by a 

more modest 5.5%. A lack of development in 2009 and 2010 has contributed to an emerging 

shortage of prime space with Lambert Smith Hampton expecting a return to speculative 

development in late 2011/early 2012. Development interest in the industrial sector in the 

short-term is supported by the relatively lower costs of construction (and thus finance 

requirements) for industrial space relative to office development. Lambert Smith Hampton 

record a vacancy rate in the South East region of 8.7% which is below the national average. 

They identify a shortage of 30,000 sq.ft plus units across the region.  

 
4.103 Milton Keynes is a major industrial centre within the region, but has above average availability 

at 11.4%. It also has some of the lowest rents, and prime rents have fallen by 3.6% for prime 

stock and 10% for secondary stock; while in most key centres industrial rents in the region 

remain unchanged. However the market in Milton Keynes has remained relatively robust, 

particularly for larger properties.  

 
Composition and Trends in Commercial Floorspace  

 

4.104 Aylesbury Vale contained a total of 1,373,000 sq.m of commercial floorspace in 2008
14

 of 

which 33% is industrial and 29% warehouse floorspace – both of these are above the 

proportions of total floorspace across the South East. Retail floorspace at 17% and office 

floorspace at 16% of total commercial floorspace is marginally below wider benchmarks.  

  

  

                                                      
13

 Lambert Smith Hampton (2011) National Industrial & Distribution Report 2011  
14

 Valuation Office Agency/ CLG Commercial & Industrial Floorspace Statistics, 2008  
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Figure 4.45: Profile of Commercial Floorspace, 2008  

 

Source: VOA/ CLG  

 

4.105 Total floorspace in Aylesbury Vale increased by 10% between 2000 – 2008, but there were 

changes in the composition of commercial floorspace. Retail floorspace increased by 15% 

and warehouse floorspace by 18%, however office floorspace grew by just 3% (with very 

limited office development in Aylesbury) and industrial floorspace declined by -7% (figure 

4.46).  

 

Figure 4.46: Net Change in Commercial Floorspace by Use Class, 2000-2008  

 

Source: CLG  
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 Demand for Office Floorspace  

 

4.106 We have analysed take-up of floorspace in B-Class uses (office, industrial and warehouse 

floorspace) within the District by collating information from two commercial property 

databases, CoStar Focus and Estates Gazette Interactive (EGi). It is unlikely that these 

databases will record all transactions, but they should provide a good picture of trends in 

commercial property take-up. Take-up includes both new-build and second hand floorspace.  

4.107 Average annual office take-up in Aylesbury Vale between 2005-9 has been 11,250 sq.m 

(121,000 sq.ft) indicating that the office market locally is of a limited scale (compared to larger 

employment centres in the region). The local market saw strong take-up of employment 

floorspace in 2008 (17,200 sq.m) but take-up has since declined to 4,700 sq.m in 2010. 47% 

of total take-up over the 6 year period shown has been in Aylesbury, 15% in Buckingham and 

38% elsewhere in the District (Figure 4.47).  

Figure 4.47: Office Take-Up, 2005-10 
 

 Source: GLH Analysis of EGi and Focus  
 
4.108 A high proportion of deals for office floorspace have been for units of less than 185 sq.m, as 

Figure 4.32 indicates.   
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Figure 4.48: Deals for Office Floorspace by Size Band, 2005-2010 

 

Source: GLH Analysis of EGi and Focus  
 
 

4.109 60% of all deals were for office units of less than 185 sq.m, with just 5 deals (2%) for units of 

more than 1850 sq.m over the 2005-10 period. The focus of demand is for units of less than 

465 sq.m which accounted for 88% of total deals.  

4.110 However total floorspace take-up is much more strongly influenced by demand for medium-

sized premises, of between 185 – 1850 sq.m, as Figure 4.49 shows. Demand for larger office 

units from corporate occupiers is limited; with the market operating primarily at more local 

scale (catering for demand from local occupiers).  
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Figure 4.49: Office Take-Up by Size Band, 2005-2010  

 
Source: GLH Analysis of EGi and Focus  
 
 

4.111 Headline rents in Aylesbury of around £16 per square foot (based on recent new-build 

development at Bell Business Park) are insufficient to support significant speculative 

development schemes. They compare to rents of £20 per square foot in Milton Keynes which 

are projected to increase to £22 psf by 2015. This would be sufficient to support speculative 

investment.  

4.112 There is very limited new-build office floorspace in the District, and virtually nothing in 

Aylesbury Town Centre which has an overhang of outdated space. Some new development 

has been brought forward at Fairford Leys in Aylesbury, with space at Riverside House and 

Enterprise House being marketed in 2011 at £12.50 psf. The availability of space here is high. 

Suites for smaller occupiers are available at Prebendal Court on Oxford Road, again at 

£12.50 psf for new-build space.  

4.113 Overall, availability is nearing 19,000 sq.m district-wide which equates, based on take-up 

rates, to a notional 1.6 years supply. There is limited variance in availability across the 

different size classes, with the highest being a 1.9 year supply of space of less than 185 sq.m. 

We might expect availability at this point in the economic cycle to be higher.  

Demand for Industrial Floorspace  

 

4.114 We have analysed take-up of industrial floorspace (including B1c, B2 and B8 use classes) 

within the District again by collating information from two commercial property databases, 

CoStar Focus and Estates Gazette Interactive (EGi).   
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4.115 Average annual industrial take-up in Aylesbury Vale between 2005-10 has been 41,000 sq.m 

(440,000 sq.ft) of which 49% has been in Aylesbury, 25% in Buckingham and 26% elsewhere 

(within the two rural sub-markets). There has been an upward trend in take-up over this 

period, particularly within Aylesbury as Figure 4.50 indicates. Evidently the industrial market 

has performed more strongly than the office market in the Vale through the recession.   

Figure 4.50: Industrial Take-Up, 2005-10 
 

 

Source: GLH Analysis of EGi and Focus  

 
4.116 A high proportion of deals for industrial floorspace have been for small and medium-sized 

units, particularly those within the 185 – 465 sq.m size bracket as Figure 4.50 indicates.  

Figure 4.50: Industrial Deals by Size Band, 2005-10 

 

Source: GLH Analysis of EGi and Focus  
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4.117 However again, the larger units do significantly influence the take-up figures as Figure 4.46 

indicates, and have driven the growth in take-up in recent years.  

Figure 4.46: Industrial Floorspace Take-Up by Size Band, 2005-10 

 

Source: GLH Analysis of EGi and Focus 

4.118 Availability of industrial floorspace in Spring 2011 is estimated at 88,000 sq.m, based on 

Focus and EGi data, which is equivalent to 1.8 years supply. Availability is tighter for smaller 

units (< 485 sq.m), however the larger units available are predominantly older stock. Rents 

peak at £7.50 psf at Brunel Park.  

4.119 In contrast to the findings of the Roger Tym Study in 2008,
15

 we consider that the transport 

links to Aylesbury Vale (particularly the highway network) and its relationship to large 

employment centres such as Milton Keynes and Hemel Hempstead on the M1 corridor, mean 

that the District is not a location in which the market would typically look to provide large 

warehouse/distribution sheds (unless there were specific supply constraints in surrounding 

markets and a ready supply in Aylesbury). This general comment does not however preclude 

selective specialist distribution facilities or manufacturing who may seek to locate in the Vale 

for specific reasons.  

  

                                                      
15

 Roger Tym & Partners (2008) Aylesbury Vale Employment Land Study  
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SOCIO-ECONOMIC BASELINE ASSESSMENT – SUMMARY 
 

 The Vale‟s population grew over the last decade at a similar rate to the rest of the region 
(but at a lower rate than in the 1990s). The age and household structure in the District is 
focused on families with children. This is influenced by factors such as the housing stock, 
quality of life and performance of local schools. We suspect some older households move 
out of the District to cheaper areas to release equity from their homes.   
 

 The Vale‟s housing stock is focused on family housing, with above average detached and 
semi-detached housing (particularly in the rural parts of the District), and an above average 
proportion of larger homes relative to the region as a whole (but similar to other parts of 
Bucks). There are a higher proportion of smaller (and cheaper) homes in the main towns of 
Aylesbury and Buckingham.  
 

 Over the last decade, the total housing stock has increased by 13% however the 
affordable housing stock (which makes up 13% of all housing) has only increased by 4%. 
This has contributed to levels of housing need. We would expect the private rented sector 
to have grown notably, based on national trends.  
 

 Economically, the Vale has a broad economic base. It does not have a particularly strong 
concentration of employment in any specific sectors, which should help to make the 
economy quite resilient. In the south of the Vale, employment in the public sector is higher 
(and thus this part of the District is more vulnerable to public spending cuts). Other sectors 
where there is some specialism include other service activities, finance and insurance and 
(particularly in the north of the Vale) civil engineering. In the pre-recession decade, 
employment growth was strongest in the business services, leisure/tourism, health and 
other services sectors.  
 

 The Vale‟s employment base is focused on small and medium-sized enterprises (SMEs), 
particularly in the north of the Vale. There are a high number of small businesses in the 
District, and self-employment is above the regional average. However the Vale‟s larger 
businesses played an important role in driving growth in the pre-recession decade (in 
terms of job creation).  
 

 In 2001 around 6000 more people commuted out of the Vale to work than commuted in 
(and related to this there are 0.77 jobs per resident of working age in the Vale), however 
this influenced by the geography of the area and its proximity to larger employment centres 
nearby (such as Milton Keynes and Hemel Hempstead) where there are more higher-paid 
jobs.  Commuting to London is linked to the significantly higher salaries that can be earned 
in the capital. Commuting distances are similar to other parts of Buckinghamshire.  
 

 Economic participation levels are high (with 78% of those of working-age in work in 2010) 
but have fallen slightly through the recession. Unemployment has grown to 5% in 2010 
(with 1.5% unemployment claimants in June 2011) but remains well below other parts of 
the Country. This is influenced by the skills profile of the labour market (with 37% of 
working-age residents with degree level skills compared to 34% across the South East).  
 

 The office market in the District is relatively small and focused on local occupiers; and has 
grown by a very limited extent over the last decade. There is an overhang of out-dated 
space in Aylesbury, yet demand is currently not strong enough to support substantial 
speculative development. The industrial market has performed more strongly through the 
recession, albeit that it is not as well developed as in surrounding centres closer to the 
motorway network.  
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5 HOUSING DEMAND   

5A  INTRODUCTION  

5.1 This section of the report explores housing market dynamics. It considers key influences on 

housing demand, looking first at macro-economic factors before moving to consider more 

local dynamics, building on an interrogation of house prices and sales rates together with 

qualitative evidence from local estate and letting agents. We draw the analysis together at the 

end of the section to consider prospects for the housing market.  

5.2 It is important to understand that the housing market is influenced by macro-economic factors, 

as well as the housing market conditions at a regional and local level. There are a number of 

key influences on housing demand, which are summarised in the chart below (Figure 5.1).  

Figure 5.1: Understanding Housing Demand  

 

 
 

5.3 The housing market is complex. It is influenced by the economy at both a macro-economic 

level, in terms of interest rates and mortgage availability as well as market sentiment (which is 

influenced by economic performance and prospects at the macro-level). It is also influenced 

by the economy at both regional and local levels, recognising that employment trends will 

influence migration patterns (as people move to and from areas to access jobs), and that the 

nature of employment growth and labour demand will influence changes in earnings (which 

influences affordability).  
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5.4 Besides population and economic factors, the other major structural driver of demand is 

economic trends. Changes in the size and structure of the population directly influence 

housing need and demand, and the nature of demand for different housing products.  

 
5.5 There are then a number of factors which play out at a more local level, within a functional 

housing market, and influence demand in different locations. These include quality of place, 

school performance and the catchments of good schools, the accessibility of areas including 

to employment centres (with transport links being an important component of this), and the 

existing housing market and local market conditions. These factors influence the demand 

profile and pricing, against a context in which households compete within the market for 

housing.  

 
5.6 At a local level, this means that the housing market (in terms of the profile of buyers) tends to 

influence by and reinforce to some degree around the existing stock. However regenerative 

investment or delivery of new transport infrastructure can influence the profile of housing 

demand in a location, by affecting its attractiveness to different households.  

 
5.7 Local housing markets are also influenced by dynamics in surrounding areas, in regard to the 

relative balance between supply and demand in different markets; and the relative pricing of 

housing within them. In areas in close proximity and with good transport links to London in 

particular, there is a long-standing trend of households moving out of the capital not just for 

quality of life reasons, but to access larger housing in areas where „their money goes further.‟ 

Understanding relative pricing and price trends is thus important. 

 
5.8 It is also important to remember that transactions of new-build housing are likely to be only a 

small proportion of all transactions (typically less than 10%).  

 
 

5B UNDERSTANDING THE MACRO-LEVEL DYNAMICS  

 
5.9 Much has been written over recent months about the current economic outlook. The UK 

economy, as well as a number of the major global economies, have experienced a significant 

downturn since 2008 with the most severe economic recession for a generation.  

 

5.10 The downturn in the world economy was led by the sub-prime lending crisis in the United 

States which led to a fundamental shift in the way banks lent money both between 

themselves, through wholesale money markets, and to their customers (including both to 

home purchasers, landlords and developers).  
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5.11 From the second half of 2007, banks begun to increase the inter-bank lending rate (LIBOR) 

and sought to adjust their exposure to risk by adopting much more cautious lending practices. 

The net effect of this  was to reduce liquidity in the financial markets and credit available 

(resulting in the „credit crunch‟) an in tightening lending criteria. This tightening of lending 

criteria increasing „barriers‟ to entry for marginal mortgage applicants by reducing loan-to-

value ratios (LTVs), increase costs associated with mortgages and reducing the income 

multiples accepted.  

 
5.12 This has had a significant and sharp impact on the affordability of market housing, with the 

most noticeably affected being on would-be „first-time buyers‟ (FTBs) and buy-to-let (BTL) 

investors who are particularly reliant on more flexible lending criteria. The levels of both have 

dropped. As a result effective demand for market housing and market activity dropped 

dramatically. In many places this is similarly impacting on levels of new housing development 

(albeit that this has been less noticeably in Aylesbury Vale than many other areas).  

 
5.13 Figure 5.2 shows deposit requirements for first-time buyers and existing owner-occupiers. As 

the availability of mortgage finance increased between 2003-6, the average deposit paid by a 

first-time buyer fell from 23.1% to 16.4% nationally supporting housing demand. Housing 

supply is relatively inelastic and was not able to keep pace; contributing to strong growth in 

house prices across the country. However since the onset of the credit crunch in 2007, 

deposit requirements have grown significantly; and stood on average at 27.5% in 2010 for 

first-time buyers.  

 
5.14 The average deposit for all house purchases across the UK has risen from 29.3% of the 

property value in 2007 to 35.2% in 2010.  

 
Figure 5.2: Deposit as a Percentage of Purchase Price, 2000-2010 (United Kingdom)   
 

 
Source: CML Regulated Mortgage Survey  
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5.15 The level of deposits needed by many first-time buyers has led to a significant drop in the 

levels of buyers. Data from the Council for Mortgage Lenders indicates that levels of first-time 

buyers (based on mortgage advances) over the last three years, 2008-2010, were half the 

levels achieved between 2005-7. Younger buyers (particularly those under 30) are heavily 

reliant in the current market on parents and other relatives for financial support in getting on 

the housing ladder (the so called „bank of mum and dad‟).  

 

5.16 The need for savings or equity however not just an issue for first-time buyers, but existing 

recent buyers and those without a large equity cushion. Funding constraints apply across the 

whole market, with gross lending in 2011 according to CML estimates of around £135 billion 

very moderate relative to their £360 billion pre-credit crunch peak.  

 
5.17 The sharp reduction in demand was demonstrated in the drop in sales of residential property 

together with reductions in values. Current sales relative to the size of the housing stock (i.e. 

the turnover of homes in the private sector market) are currently the lowest for more than 40 

years.
16

 The absence of new entrants to the market, restrictions on movement for those 

without significant savings or equity, and market confidence are combining to result in very 

low levels of activity, synonymous with low levels of „effective‟ market demand for home 

purchases.  

 
5.18 Figure 5.3 below shows the number of sales recorded across England and Wales over the 

last decade and the median (mix-adjusted) price paid for a home. Although average prices 

have recovered much of their losses, sales volumes in 2010 were 45% below average annual 

sales levels between 1998-2007. We see this as an indication of the effective drop off in 

demand for house purchases.  

 
  

                                                      
16

 CML (Feb 2011) Problems for First-Time Buyers 
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Figure 5.3: Trends in Mixed-Adjusted House Prices & Sales Volumes, England 2000-
2010  
 

 
Source: HM Land Registry  

 
5.19 These trends are equally evident at the local level. Figure 5.4 provides an indexed analysis of 

sales rates whereby 100% is the average level of sales over the 1998-2007 decade. The 

chart clearly demonstrates how housing market activity is linked to macro-economic factors 

given the similarity between trends across the various geographies. A reduction in sales rates 

in 2005 is evident, as market activity responded to an increase in interest rates. However the 

analysis shows that sales effectively „fell off a cliff‟ in 2008 reducing nationally to 47% below 

the 1998-2007 average (and by 52% in Aylesbury Vale).  

 

Figure 5.4: Sales of Housing, 1998 – 2010  
 

 
Source: HM Land Registry  
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5.20 Figure 5.4 shows very limited subsequent recovery, with sales in 2010 remaining 45% below 

the long-term trend nationally with figures for the South East and Aylesbury Vale showing 

marginally better performance  (41% and 42% down respectively). Sales across 

Buckinghamshire in 2010 were 38% below the pre-downturn average (1998-2007). Thus 

effective demand for market housing is almost 40% down on pre-recession levels within the 

Vale as it is across wider areas.  

 

5.21 While variation in house prices reflects the relative desirability of different places to live (for a 

similar size and quality of home), trends in house prices are indicate of the balance between 

supply and demand within the local or regional market. In effect, prices go up where there are 

more buyers than sellers in a local market (and visa-versa). Figure 5.5 indicates trends in 

house prices.  

 
Figure 5.5: Trends in Average House Prices, 1998-2010  

 

Source: HM Land Registry  
 

 
5.22 Average house prices grew by 102% between 2000-2010 in Aylesbury Vale which was higher 

than the average growth across Buckinghamshire of 96%, but below the 104% growth 

experienced across the South East and 126% across England.  

 

5.23 Much of this growth however occurred in the period to 2006. If we look at house prices since 

then, the picture is very different, as Figure 5.6 indicates. Between 2006-10 house prices 

increased by 15% in Aylesbury Vale. This was very marginally above the Buckinghamshire 

and regional averages (14% and 13% respectively). It was below the rate of growth in prices 

in London (18%) but significantly above the national trend (10% growth). Across all 

geographies, much of this growth has been very recent (with house prices in Aylesbury 

£0

£50,000

£100,000

£150,000

£200,000

£250,000

£300,000

£350,000

England

London

South East

Buckinghamshire

Aylesbury Vale



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 91 of 146 

   

growing by 12% between 2009-10). This principally reflects limited stock on the market.  

Median house prices in 2010 stood 8% above their previous peak in 2007.  

 
Figure 5.6: Trends in Average House Prices, 2006-2010 

 

Source: HM Land Registry  
 

 
5.24 Over the 2006-10 period as a whole, there has been very little growth in house prices in real 

terms (taking account of inflation) and prices have returned to close to the long-term trend. 

The price growth figures shown by the statistics in 2010 reflect to some degree the nature of 

the housing stock sold as well as the limited supply of stock coming to market. Sales are likely 

to have been stronger for larger, family housing the market for which has been less affected 

by mortgage finance constraints.  

 

5.25 This is demonstrated by using an alternative measure of house prices. The Nationwide House 

Price Index measures the price of a standard property and how this changes over time (as 

opposed to the Land Registry data presented which is based on the median of all sales). The 

index is mix-adjusted. This indicates that, UK wide, while house prices have recovered 

somewhat from the market downturn and, as at June 2011, are 7.5% higher than in June 

2009; but they are 1.1% below levels a year ago.  

 
5.26 Both market activity and house prices growth appear relatively subdued, which we would 

consider as linked to a combination of:  

 

 Constraints on the availability of mortgage finance – principally the deposits which are 

necessary to access competitive mortgage deals, despite historically low current interest 

rates;  
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 Wider macro-economic conditions – where although we have seen some improvement in 

employment and consumer confidence, the pace of economic recovery is weak in 

comparison to previous recessions and their remain a number of notable economic risks, 

including within the Eurozone which is a key export market for the UK;  

 Household finances – where levels of debt remain high and real earnings growth is being 

squeezed by inflationary pressures on the one hand and economic conditions and fiscal 

tightening on the other.  

 
5.27 The short-term outlook appears to be for much of the same. Nationwide in June 2011 are 

forecasting a combination of low transactions volumes, still tight housing supply and flattish 

house prices for the remainder of the year. In the medium-term, improved access to mortgage 

finance is likely to be critical to market recovery.  

 

5.28 Mortgage lending did stabilise in 2010 following sharp drops in 2008 and 2009, and banks 

have started to adapt. However improvements in loan to value ratio is particular, which are 

currently restricting the market, will be dependent on improved functioning of wholesale 

funding market, and particularly confidence that mortgage lenders and financial service 

markets will be profitable and sustainable moving forward. 

 
 

5C UNDERSTANDING THE LOCAL DEMAND DYNAMICS  

 
5.29 Drilling down to consider the local level dynamics within the District, we have sought to use a 

series of GIS maps to consider housing market dynamics within different parts of Aylesbury 

Vale.  

 

5.30 Figure 5.7 indicates average house prices, building on analysis in Section 3. Average house 

prices are evidently higher around the fringes of the District – around Great Horwood Ward 

and Luffield Abbey, close to Milton Keynes, a major employment centre; around 

Edlesborough Ward, and around Haddenham and Long Crendon Wards, which are close to 

the M40. The lowest house prices are in the larger towns of Aylesbury and Buckingham. 

Overall house prices are however influenced by the housing mix.  
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Figure 5.7: Average House Price (All Sales), Spring 2011  

 

Source: Hometrack 

 
 

5.31 To assess relative differences in housing costs, Figure 5.7 profiles variation in house prices 

per square foot in Aylesbury Vale in Spring 2001. Again an urban/rural distinction is evident, 

with higher relative house prices in the rural sub-markets. Within this, prices in the Rural 

South Sub-Market are higher than in the Rural North. This is likely to reflect proximity and 

transport connections to London.  

 

5.32 The plan indicates that the highest prices areas in the District include Marsworth, 

Cheddington and Slapton, Wendover, and the parishes in Long Crendon ward.  

 
5.33 We have next sought to analyse short-term price trends, to consider which areas are seeing 

relatively stronger demand against the context of generally subdued market conditions.  

  



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 94 of 146 

   

Figure 5.8: Average House Prices per Square Foot, Spring 2011  

 

Source: Hometrack 
 

 
Figure 5.9: House Price Changes Spring 2009-Spring 2011 

 

Source: Hometrack  
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5.34 The analysis indicates that over the two years to Spring 2011, the housing market performed 

relatively more strongly in the rural sub-markets and in particular in the Rural North Sub-

Market. The rural housing markets as the preceding analysis demonstrated are higher priced, 

and are focused more towards larger housing. The typical buyer profile thus is likely to be 

focused more on older households and include less first-time buyers. These markets are thus, 

in comparative terms, less affected by mortgage finance constraints.  

 

5.35 A key attraction of the Vale (and Buckinghamshire more generally) is the quality of education. 

Buckinghamshire has retained a grammar school system and this, alongside the high quality 

of environment which the Vale offers, contributes to housing demand. The District includes 

the following grammar schools:  

 

 Royal Latin School, Buckingham  

 Aylesbury Grammar School, Aylesbury (boys) 

 Aylesbury High School, Aylesbury (girls) 

 Sir Henry Flloyd Grammar School, Aylesbury  

 
5.36 The grammar schools in Aylesbury, are the three top performing schools; with Aylesbury High 

School, Aylesbury Grammar School and Sir Henry Floyd Grammar all achieving 99% A*-C 

grades including maths and English at Key Stage 4.  

 

5.37 In addition at secondary level, performance at non-grammar schools is strong. Assessing 

school performance at Key Stage 4 (GCSE) level in 2010, 99% of pupils achieved 5 or more 

A*-C grades including English and Maths at the Royal Latin School in Buckingham. At the 

Stowe School 93% of pupils achieved this standard, and at Akeley Wood School 79%. Stowe 

is an independent school.  

 
5.38 The quality of schools is thus very strong and it is very likely that this contributes to housing 

demand within the Vale.  
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Private Rental Demand  
 

5.39 There is little firm evidence regarding dynamics within the Private Rented Sector, as the 

availability of data is limited. This is a national issue.  

 

5.40 The private rented sector plays an important role in the housing market, and one which is 

disproportionate to its size. Turnover is also generally higher than in other tenure categories. 

Data is not available for Aylesbury specifically. In a recent housing needs survey which GLH 

and JGC undertook, the turnover rate in the Private Rented Sector (2009-10) was six times 

higher than in the owner-occupied and three times higher than in the social rented sector.  

 
5.41 In the UK, the sector is often not a long-term tenure of choice but an important transitional 

tenure – a stage in the progress of a household moving into owner occupation, or seeking 

social rented housing.  

 
5.42 The sector meets the needs of a range of groups including those looking for flexibility (such 

as linked to a temporary or short-term jobs when it may not be worth the time and 

transactional cost of buying, or those looking for a short-term solution between owner-

occupied properties). It also accommodates households who have insufficient earnings or 

savings to purchase a home. At another level, due to the great expansion of Housing Benefit 

payments after the end of Council house-building programmes in the late 1980s, it 

accommodates „would be‟ social tenants who cannot access suitable social housing.  

 
5.43 In Aylesbury Vale, data from the Department for Work and Pensions indicates that there were 

2070 benefit claimants in the private rented sector in the District in October 2010. 

 
5.44 At the national level, the Survey of English Housing demonstrates that the Private Rented 

Sector has grown considerably across the country since 2001. This was particularly driven by 

the growth of „buy-to-let‟ mortgage products from the mid 1990s onwards (supported by the 

introduction of assured shorthold tenancies from 1996), coupled with the attractiveness of 

housing as an investment in the pre-downturn period. Nationally the sector grew from 

2,062,000 households in 2001 to 3,067,000 in 2008/9 (a rise of 49%). 

 
5.45 The availability of mortgage finance, coupled with a significantly different market outlook, 

have constrained growth in the supply of private rented properties since 2007. This is set 

against growth in demand, particularly from „would-be‟ first-time buyers who have insufficient 

savings to raise a deposit. In many areas this has driven growth in rents over the last three 

years (2008-2011).  
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5.46 Evidence from discussions with letting agents (presented below) indicates that demand within 

the sector is steady in Aylesbury, but has been performing relatively strongly in Buckingham, 

Winslow, Haddenham and Wendover.  

 
 

4D EMPRICAL EVIDENCE FROM LOCAL ESTATE AGENTS  

 
5.47 To develop a more detailed local and qualitative understanding of market demand, GL Hearn 

has interviewed local estate and letting agents to gain first-hand knowledge of how the local 

housing market is performing in terms of both lettings and sales.  This was undertaken in May 

and early June 2011.  

 

Sales Market  

 

Aylesbury & Rural South Sub-Markets   

 

5.48 The estate agents interviewed identified that at the time of the survey, in Aylesbury itself sales 

of properties are equal between areas of the town and different types of properties.  However, 

according to one prominent Estate Agent in Aylesbury, there is a clear north-south divide in 

Aylesbury regarding property prices.  The most sought after property size is two bedroom 

homes and there is much less activity above £250,000 price levels.  In this Estate Agent‟s 

view, market activity was currently dominated by demand for properties below £260,000 

bracket, as Stamp Duty was acting as the major deterrent to purchasers for higher priced 

properties in the town. 

 

5.49 Amongst the Aylesbury Estate Agencies consulted, there is a key trend evident in more 

buoyant market activity over the past four to six months.  This is demonstrated by the higher 

number of transactions compared to the poor performance of business in 2010. However 

despite an increase in the supply of properties for sale, demand in recent months had 

decreased according to one agent in Aylesbury, reflected in lower levels of both enquiries and 

viewings. The picture is therefore fairly mixed. One agent commented that:  

 
“Property market performance across the areas of Aylesbury, Haddenham and Wendover has 

varied over the past year with prices falling 5% over the winter period and stabilising in March 

2011 and remaining steady”. Aylesbury Based Estate Agent 

 
5.50 Locally based drivers affecting market activity make specific reference to the HS2 high speed 

rail link, which has discouraged buyers and is likely to impact significantly on property values 

in the foreseeable future. This is particularly an issue around Wendover.  
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5.51 The profile of buyers shows a balance of locals circulating and a significant amount of 

incomers from surrounding regions.  The areas of Aylesbury, Wendover and Winslow are 

becoming increasingly popular with Londoners due to the improved transport offer, 

specifically by rail, and its convenient southern position within the Aylesbury Vale District.  

The schools in the local area are a major reason for families‟ reasons for locating in the area. 

 

“In Aylesbury, Haddenham and Wendover, the most popular properties are those under 

£500,000, particularly family homes” – Aylesbury-based Estate Agent 

 

5.52 It was indicated that traditionally Aylesbury is popular with investors, who are entering the 

local market with cash or buy-to-let mortgages. Aylesbury, Haddenham and Wendover‟s 

investment market was reported to be reasonably buoyant with investment buyers active.  For 

example, one Estate Agent reported two investment sales in the final week of May 2011. 

 

Rural South 

 

5.53 In Haddenham and Wendover and the Rural South Sub-Market, property prices have 

remained stable in recent months, despite a volatile period in the latter half of 2010.  As with 

all areas studied, the bottom-end of the market is inactive due to the lack of first-time buyers.  

The mid-range market is performing the strongest – between £200,000 and £500,000. 

5.54 The investment market in both Haddenham and Wendover is reasonably buoyant with 

investment buyers active.  There are investment transactions occurring, although not 

abundantly.   

 

5.55 Properties under £500,000 are in most demand.  The area is popular with families seeking 

family houses. 

 
5.56 The profile of buyers shows a balance between locals circulating and a significant amount of 

incomers from surrounding regions.  The area is becoming increasingly popular with 

Londoners. However uncertainty over delivery of High Speed 2 is having an impact on the 

market:  

 
“The HS2 high speed rail link is likely to discourage buyers and impact on land values” – 

Unnamed Estate Agent 

 
Buckingham Sub-Market  

 
5.57 In Buckingham the local housing market is considered to be performing inconsistently.  The 

demand side has been weak, demonstrated by a lack of enquiries which has resulted in half 

the normal amount of viewings.     
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“Property prices are higher than they should be and are over-valued…If property values were 

10% lower, then more housing stock would be shifted” – Unnamed Estate Agent 

 

5.58 First-time buyers were described as inactive due to the perceived mortgage fund restrictions.  

This low end of the market is unanimously considered to be the sector suffering the most 

across the District. 

 

5.59 One Estate Agent reported that most transactions are occurring at the £170,000 and 

£350,000 level in Buckingham.  Another considered the strongest performing area to be the 

£200,000 above range, with most market activity occurring between £200,000 and £800,000.   

 
“Anything below £180,000 is performing very poorly, reflecting the first-time buyers‟ market” – 

Unnamed Estate Agent 

 
5.60 Preference for certain property types is distinguished in Buckingham.  Flats are the most 

difficult market to sell due to leasehold and related service charges deterring interest.  The 

freehold properties – the new houses – are the most popular.   

 

5.61 One Estate Agent considered the current house prices in Buckingham to be at 2006-2007 

levels, commenting that, “Aylesbury used to be much more expensive than Buckingham, 

however now there‟s a reversal of this trend – particularly for flats since Aylesbury has an 

oversupply of flatted developments now”. 

 

5.62 Currently, the profile of buyers in Buckingham was reported as being dominated by incomers 

moving into the area. Milton Keynes acts as a major employment centre and as such, 

Buckingham is a popular commuting location. Agents reported that many buyers move to 

Buckingham from Bicester and Aylesbury. 

 
5.63 Major local market drivers are identified as the grammar schools, which draw families in to the 

area.  Parents are known to locate in Buckingham before pre-school years to secure a place.    

 
5.64 There is a lack of investor activity, as described by estate agents, in the Buckingham housing 

market, so the buy-to-let market is currently subdued.  The lending restrictions/buy-to-let 

mortgages are understood to be the cause of no new investors entering the market. 

 
Rural North Sub-Market  

 
5.65 In Winslow and the rural north market, the housing market is relatively buoyant however the 

area has followed much the same trend as the Buckingham Sub Market.  The sales market 

has experienced an improvement in the last five months, although the pick-up has been 
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minor.  As with all the settlements, local housing market performance is fairly uniform across 

the urbanised and rural markets. 

 

5.66 Investor interest is minimal, with little new housing stock entering the market.  However, in the 

second half of 2010 there were no investors entering the market.  In the first half of 2011, 

there has been more investor activity. 

 
5.67 There is a limited amount of first-time buyers in the market, due to the 20% deposit required.  

However the affluence of the area means the majority of buyers under 30 years old are 

supported by deposit contributions from parents. 

 
“The profile of buyers completely varies” – Unnamed Estate Agent 

 
5.68 The mixed profile of buyers is attributed to a balance between incomers from the surrounding 

Counties and locals circulating.  The grammar schools and performance of schools also act 

as an important local driver.   

 

5.69 Both Buckingham and Winslow attract home-buyers from the surrounding regions, London 

and Milton Keynes.  Estate Agents in both Buckingham and Winslow are seeing buyers 

upgrading and downgrading – either through retiring or expanding with a family. 

 

Lettings Market  

 

Aylesbury  

 

5.70 In Aylesbury, the lettings market has proven robust, according to local agents, and remained 

stable over the last year.  A property firm dealing exclusively with lettings expressed that the 

local lettings market in Aylesbury has remained stable, with a steady performance over the 

past five years.  The typical profile of buyers within the local lettings market is predominantly 

locals circulating within the area. 

 

5.71 On the supply-side, agents reported limited new landlords/buy-to-let investors entering the 

local Aylesbury market. 

 
“The rents in Aylesbury have been static over the past 6 months to a year and look set to 

remain so.  Stock, lack of investors and minor turnover are persistent issues in today‟s 

climate” – Unnamed Letting Agent 

 
5.72 When assessing which property types are performing stronger in the rental market in 

Aylesbury, the demand for all types of property is strong, with levels of demand and popularity 
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equal across all areas of Aylesbury.  However the same letting agent identified new builds as 

the most popular.  New family homes and flatted developments are in particular demand. 

 

5.73 No particular areas of Aylesbury are delivering greater rental growth or are subject to stronger 

demand.  The demand for rental properties and performance of the rental market also 

remains undifferentiated between urbanised and rural locations.  

 
5.74 Based on the evidence from the Aylesbury letting agents, the prospects for the local lettings 

market look set to continue at a steady rate over the next three years.  However, the lack of 

new investors and stock levels is a major issue. 

 
Buckingham and Winslow  

 
5.75 In Buckingham, the rental market has been buoyant with rents increasing to a degree.  

However, landlords are urged to maintain conservative rent levels so not to distort local 

market conditions. 

 

“The lettings market is very buoyant in Buckingham and Winslow, with the top end of the 

market performing particularly strong” – Unnamed Letting Agent 

 

5.76 Rents in both areas have increased and there is a high turnover of stock, with properties 

letting rapidly.  The increase in rental levels is apparent across all areas and property types. 

Evidently the rental market appears comparatively more buoyant than in Aylesbury.  

 

Haddingham and Wendover 

 
5.77 In both Haddenham and Wendover, within the Rural South Sub-Market, the rental market is 

performing strongly.  There is a particular demand for two and three bedroom properties, 

which are renting very quickly.  Rents are reported to have increased, showing a 4-5% yield 

on capital value. 

 

 
5E HOUSE PRICE BENCHMARKING  

 
House Prices in a Regional Context  
 

5.78 As the discussions with estate and letting agents demonstrate, in the south of the District an 

element of demand comes from buyers seeking to move out of London in particular. This 

reflects a combination of factors, including price differentials (buyers get more for their money, 

supporting the ability to „trade-up‟), the quality of life and education, and transport links.  
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5.79 Anecdotally improvements to journey times to London from Aylesbury in 2002 have supported 

a growth in commuting, and we would expected the delivery of Aylesbury Vale Parkway to 

have had some impact on commuting in the Aylesbury and Rural South sub-markets.   

 
 

5.80 Analysing differentials in median house prices, Aylesbury Vale offers a discount of £120,000 

on average compared to Inner London, but this reduces to £20,000 when compared to Outer 

London. The Vale is cheaper, on average by £45,000 than other parts of Buckinghamshire.  

 
5.81 We consider that the District‟s attraction to commuters reflects particularly the quality of life 

and educational standards within what is a reasonable commuting distance. There are 

cheaper areas to live, some of which are nearer to London; but many don‟t provide the same 

quality of place and education. These quality of life factors attract family households to move 

from the capital to the Vale.  

 
Figure 5.11: Differentials between Median and Lower Quartile House Prices, 2010  

2010 
LQ House Prices 

  
Median House Prices 

  

Milton Keynes £142,500 -£22,500 £185,000 -£45,000 

Cherwell £162,125 -£2,875 £210,000 -£20,000 

South Northamptonshire £170,000 £5,000 £218,000 -£12,000 

Aylesbury Vale £165,000 £0 £230,000 £0 

Dacorum £187,000 £22,000 £247,500 £17,500 

Outer London £200,000 £35,000 £250,000 £20,000 

Wycombe £201,663 £36,663 £256,000 £26,000 

Buckinghamshire £197,000 £32,000 £275,000 £45,000 

Inner London £249,950 £84,950 £350,000 £120,000 

Chiltern £245,750 £80,750 £360,000 £130,000 

Source: HM Land Registry  
 

 
5.82 It is however important to set this in context. In 2001 just 6% of working residents commuted 

to London, and there are many areas closer to the capital including those in Buckinghamshire 

to the south of the Vale (such as the towns in the Chiltern District) where demand from buyers 

looking to relocate from London is stronger.  

 

Comparative House Prices at the Local Level  

 
5.83 We have undertaken a comparative assessment of house prices across the main towns in the 

Vale, using Zoopla‟s „Zed‟ House Price Index. The analysis indicates that prices are highest in 

the towns in Rural South Sub-Market (but that in absolute terms these have seen stronger 

reductions in value over the last 12 months). House prices in Buckingham are above those in 

either Aylesbury or Winslow. The lowest prices found were in Winslow.  
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Figure 5.12: Comparative House Prices in Key Towns, July 2011  

Town 
Zed Index House 

Price Turnover 
Vale Change: 12 

Months 

Aylesbury £262,000 17.80% -£4,171 

Wendover (in Rural 
South Sub Market) £378,000 16.50% -£6,016 

Haddenham (in 
Rural South Sub 
Market) £346,000 16.40% -£5,512 

Buckingham £273,000 17.70% -£2,690 

Winslow (in Rural 
North Sub Market) £232,000 19.20% -£2,289 

Source: Zoopla House Price Index  

 

 

 

  

HOUSING DEMAND – SUMMARY OF THE EVIDENCE 
 

 Effective demand for market housing in Aylesbury Vale was in 2010 around 40% below the 
long-term average, and is being particularly constrained by the savings which young 
households need to buy a home (often a minimum 10% deposit). Many young households do 
not have sufficient savings.  
 

 Overall house price trends over the last few years have been influenced by the mix of homes 
sold, with evidence suggesting that although average prices rose in 2010, over the last year 
the prices of homes in all part of the Vale have fallen.  

 

 Comparative house prices are highest in the rural parts of the District, which emerging national 
policy suggests is one of a number of factors which should be considered in assessing the 
distribution of future development. Of the towns, prices are highest in Wendover and 
Haddenham.  

 

 Evidence from local estate and letting agents points to stronger demand district-wide for family 
homes, although in Aylesbury the focus of demand is for properties priced under £250,000.  

 

 High quality of life and good schools are important market drivers, with movement from other 
parts of the County and from parts of London supported by relatively cheaper prices.  

 

 Currently the market appears more subdued in the north of the District (particularly at the lower 
end of the market), where there is also less investment interest. Uncertainty regarding the 
proposals for High Speed 2 rail are creating some market uncertainty in Wendover and parts of 
the the Rural South Sub-Market.  

 

 Low levels of first-time buyers is resulting in stronger demand in the private rented sector, 
particularly in the Buckingham and two Rural Sub-Markets.  Deposit requirements are resulting 
in some polarisation between those with and without equity (which could persist for some time 
– in marked contrast to the pre-2008 decade in which the availability of mortgage finance 
supported strong demand growth).    
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5F PROSPECTS FOR THE HOUSING MARKET  

 

5.84 Having summarised the current evidence of market conditions, it is useful to consider the 

prospects for the housing market in the short- and longer-term. In the short-term the housing 

market is likely to continue to be affected by a number of macro-economic factors. Our 

expectation is that market activity will remain subdued, and prices relatively stable, through 

the course of 2011.  

 

5.85 In the short-term there are risks that interest rates could increase, although this risk seems to 

be reducing. If a rise occurred, this would put further pressure on household finances, which 

are already being squeezed by inflationary pressures.  

 
5.86 Overall, the near-term outlook is highly uncertain and much will depend on how households 

response to the painful rebalancing of the economy that is taking place.  

 
5.87 It is likely that an improvement in occupier demand, in terms of housing sales, will need to be 

precipitated by improvements in the availability of mortgages. This is continuing at the current 

time to act as a significant restraint on effective demand for market housing, as evidenced in 

sales rates. Improvements to economic performance nationally, a reduction in risk from the 

Eurozone, and regulation of the mortgage market are likely to impact on changes here in the 

medium-term; none of which is in the gift of the Local Authority.   

 
5.88 Without improvement in mortgage finance, we are likely to see a continuation of the current 

„polarity‟ in the housing market between existing owner occupiers with equity in existing 

homes and those without, who will continue to have difficulties getting on the housing ladder. 

For the latter, the availability of other sources of finance for a deposit, such as the so-called 

„bank of mum and dad‟ are of increased importance.  

 
5.89 Continuing restrictions on the range of mortgage products available are likely to continue to 

displace demand from younger households (and those on lower incomes) to the private 

rented sector. The consultation with estate and letting agents confirms this.  

 
5.90 Continuing low levels of First-time Buyers and Buy-to-Let investors in the near term will 

restrict effective demand for flats, resulting in a more „traditional‟ focus of the market on family 

housing which is more driven by the „re-mortgage‟ market. While the flatted market is likely to 

return over time, we would not expect to see the volumes of sales of new-build flats being 

supported moving forward that occurred in many towns in the pre-recession decade. This has 

implications for the mix of sites brought forward through any future plan.  

 
5.91 The mortgage finance restrictions are likely to result in the short-term in a greater proportion 

of demand coming from family households, and those families looking to move into the area.  
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5.92 The estate agents interviewed considered that the local housing market performance is likely 

to remain stable over the next three years, but with the prospect of growth in prices as the 

economic outlook and demand improves from 2014.  
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6 NEED FOR AFFORDABLE HOUSING 

 

6A INTRODUCTION  

 

6.1 In this section we discuss levels of housing need in each of the four sub-areas within 

Aylesbury Vale.  

 

6.2 Housing need is defined in national planning policy (PPS3: Housing
17

) as the quantity of 

housing required for households who are unable to access suitable housing without financial 

assistance. These households will be eligible for affordable housing.  

 
6.3 Affordable housing is defined in PPS3 and in the draft National Planning Policy Framework

18
 

as social rented, affordable rented and intermediate housing provided to eligible households 

whose needs are not met by the market.   

 
6.4 Government guidance on Strategic Housing Market Assessments

19
 sets out a model for 

assessing housing need (known as the Basic Needs Assessment Model). This model has 

been used herein.  

 
6.5 It should be recognised that in establishing housing requirements, evidence of both housing 

need and demand should both be considered. This section, addressing housing need 

specifically, needs to be considered alongside the evidence of demand presented; and the 

demographic and economic-led projections of housing requirements. Land availability, 

infrastructure requirements, viability (as well as funding available for affordable housing), 

Sustainability Appraisal and the views of the local community and wider stakeholders also 

need to be considered in the development of planning policy. It is not a simple predict and 

provide issue.  

 
6.6 The analysis of housing need begins with a study of income levels and housing costs, both to 

buy and rent in the market sector, in each of the four areas before moving on to look at 

estimated levels of need for affordable housing and the extent to which this need might be 

able to be met through intermediate housing products (including Affordable Rented Housing). 

 
6.7 The analysis is based on secondary data sources. It draws on a number of sources of 

information including the Buckinghamshire (Bucks) Home Choice Housing Register, 

demographic projections and Experian income information provided by Buckinghamshire 

County Council.  

 

                                                      
17

 CLG (2011) Planning Policy Statement 3: Housing  
18

 CLG (July 2011) Draft National Planning Policy Framework  
19

 CLG (2007) Strategic Housing Market Assessments – Practice Guidance (V2)  
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6.8 The housing needs model is based largely on housing market conditions (and particularly the 

relationship of housing costs and incomes) at a particular point in time – the time of the 

assessment – as well as the existing supply of affordable housing (and that within the 

development pipeline) which can be used to meet housing need. On this basis, estimates of 

housing need are provided in this section for the five year period between 2011-16. Towards 

the end of the section, we then discuss how these might be used to consider longer-term 

housing requirements.  

 
Key Definitions  

 
6.9 We begin by setting out key definitions relating to housing need, affordability and affordable 

housing. 

 

Housing Need 

 

6.10 Housing need is defined as the number of households who lack their own housing or who live 

in unsuitable housing and who cannot afford to meet their housing needs in the market. In this 

assessment we have based this measure on information from the Bucks Home Choice 

Housing Register. 

 

Newly-Arising Need 

 
6.11 Newly-arising (or future) need is a measure of the number of households who are expected to 

have an affordable housing need at some point in the future (measured annually). In this 

assessment we have used trend data from the Housing Register and also demographic 

projections about the number of new households forming (along with affordability) to estimate 

future needs. 

 

Supply of Affordable Housing  

 
6.12 An estimate of the likely future supply of affordable housing is also made (drawing on 

secondary data sources about past lettings). The future supply of affordable housing is 

subtracted from the newly-arising need to make an assessment of the net future need for 

affordable housing. 

 

Affordability 

 
6.13 Affordability is assessed by comparing household incomes, based on income data provided 

by Buckinghamshire County Council, against the cost of suitable market housing (to either 
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buy or rent). Separate tests are applied for home ownership and private renting (in line with 

the SHMA Guidance) and are summarised below: 

 

A. Assessing whether a household can afford home ownership: A household is considered 

able to afford to buy a home if it costs 3.5 times the gross household income;  

 

B. Assessing whether a household can afford market renting: A household is considered 

able to afford market rented housing in cases where the rent payable would constitute no 

more than 25% of gross income. 

 

6.14 It should be recognised that a key challenge in assessing housing need using secondary 

sources is the lack of information available regarding households‟ existing savings. This is a 

key factor in affecting the ability of young households to purchase housing particularly in the 

current market context where a deposit of at least 10% is required for the more attractive 

mortgage deals (as considered in Section 5). However in many cases households who do not 

have sufficient savings to purchase have sufficient income to rent housing privately without 

support, and thus the impact on the overall assessment of housing need is limited (see Figure 

6.6).  

 

Affordable Housing  

 

6.15 PPS3 provides the definition of affordable housing (as used in this report). The following is 

taken from Annex B of PPS3
20

. 

 

“Affordable housing includes social rented, affordable rented and intermediate housing, 

provided to specified eligible households whose needs are not met by the market. Affordable 

housing should: 

 

 Meet the needs of eligible households including availability at a cost low enough for them 

to afford, determined with regard to local incomes and local house prices;  

 

 Include provision for the home to remain at an affordable price for future eligible 

households or, if these restrictions are lifted, for the subsidy to be recycled for alternative 

affordable housing provision.” 

 

6.16 Within the definition of affordable housing there is also the distinction between social rented 

affordable rented, and intermediate housing. Social rented housing is defined as
21

:  

 

Rented housing owned and managed by local authorities and registered social landlords, for 

                                                      
20

 Communities & Local Government (June 2011) Planning Policy Statement 3: Housing – Annex B 
21

 Communities & Local Government (June 2011) Planning Policy Statement 3: Housing  - Annex B 
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which guideline target rents are determined through the national rent regime. It may also 

include rented housing owned or managed by other persons and provided under equivalent 

rental arrangements to the above, as agreed with the local authority or with the Homes and 

Communities Agency as a condition of grant. 

 

6.17 Affordable rented housing is defined as
22

:  

 

“Rented housing let by registered providers of social housing to households who are eligible 

for social rented housing. Affordable Rent is not subject to the national rent regime but is 

subject to other rent controls that require a rent of no more than 80 per cent of the local 

market rent
23

.” 

 

6.18 The definition of intermediate housing is shown below
24

: 

 

“Intermediate affordable housing is „Housing at prices and rents above those of social rent, 

but below market price or rents. These can include shared equity products (e.g. HomeBuy), 

other low cost homes for sale and intermediate rent but does not include affordable rented 

housing.” 

 

6.19 As part of our analysis in this report we have therefore studied the extent to which both social 

rented, intermediate housing and affordable rented housing can meet housing need in 

Aylesbury Vale. 

 

 

6B SURVEY OF LOCAL PRICES & RENTS  

 
6.20 An important part of the assessment of housing need is to establish the entry-level costs of 

hous ing to buy and rent. This housing needs assessment then compares this with the 

incomes of households within the District to establish what proportion of households can meet 

their needs in the market, and what proportion require support and are thus defined as having 

a „housing need.‟  

 

6.21 In this section we establish the entry-level costs of housing to both buy and rent in each of the 

four sub-areas used in analysis. The sub markets are centred on Aylesbury and Buckingham, 

and the rural areas in the north and the south of the District. Our approach has been to carry 

out a desktop survey using internet sources. For each area we looked at prices and rents for 

different sizes of property from one to four bedrooms. 

 

                                                      
22

 Communities & Local Government (June 2011) Planning Policy Statement 3: Housing  - Annex B 
23

 Including service charges where applicable 
24

 Communities & Local Government (June 2011) Planning Policy Statement 3: Housing  - Annex B 
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6.22 Figure 6.1 below shows estimated lower quartile property prices obtained from this search. 

The prices have been reduced slightly (on average by about 5%) to take account of the 

difference between asking prices and prices paid (based on broad postcode level research 

from Hometrack). 

 
6.23 The data shows in most areas that prices start for a one bedroom home from £90,000 to 

£114,000 with two-bedroom homes (likely to be the main focus for first-time buyers due to low 

supply of one bedroom homes) ranging from £133,000 to £166,000. Larger (three and four 

bedroom) homes tended to show a wider range between different areas. Overall, the lowest 

prices were shown to be in the Aylesbury sub market, with the two rural sub markets typically 

recording the highest prices. 

 
Figure 6.1: Entry-level Purchase Price by Sub-Area 

 

 
Source: Online Estate and Letting Agents Survey (May 2011) 
 

6.24 The entry-level cost for private rented accommodation is presented in Figure 6.2 below. This 

indicates that entry-level rents range from about £475-£525 per month for a one bedroom 

home up to around £1,000-£1,425 per month for a four bedroom property. Overall, the 

variations in rents across the District are not as great as for owner-occupation. 
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Figure 6.2: Entry-level Private Rents by Sub-Market 

 

Source: Online Estate and Letting Agents Survey (May 2011) 

 

6.25 In addition to rental costs from our internet survey we have looked at the maximum amount of 

Local Housing Allowance (LHA) payable on different sized properties within the Vale. 

Maximum LHA payments are based on estimates of rents at the 30
th
 percentile and should 

therefore be roughly comparable with our estimates of lower quartile costs. However, due to 

the boundaries of the Broad Rental Market Areas (BRMA) used by the Valuation Office 

Agency (VOA) it is not possible to make direct comparison. 

 

6.26 Aylesbury Vale District is largely covered by two BRMAs, one centred on Aylesbury, which 

also covers much of the rural area to the south of the District and one centred on Milton 

Keynes that includes Buckingham and northern areas of the District. Small parts of the District 

are also in either the Luton or Cherwell Valley BRMAs. Figure 6.3 below outlines LHA data for 

both the Aylesbury and Milton Keynes BRMAs, whilst the figures for Aylesbury should be 

broadly comparable with our internet survey, those for Milton Keynes would be expected to be 

more variable (as only a small part of the BRMA for Milton Keynes includes parts of Aylesbury 

Vale). 

 
6.27 The data suggests a reasonable amount of consistency between the two sources with figures 

for the Aylesbury BRMAs being virtually identical to those calculated through our internet 

survey of rents. 
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Figure 6.3: Maximum LHA payments by Size and Market Area  

Size Aylesbury BRMA Milton Keynes BRMA 

1 bedroom £500 £495 

2 bedrooms £625 £610 

3 bedrooms £800 £715 

4 bedrooms £1,200 £925 

Source: VOA data (May 2011) 

 
Social Rents 

 
6.28 The final type (tenure) of housing analysed as part of our market survey is social rented 

housing. It is important to get an idea of costs in the social rented sector as these will to some 

degree dictate the costs of intermediate housing (intermediate housing being priced 

somewhere between market and social rented costs). To get information about the social 

rented sector we have drawn on data collected through the Continuous Online Recording 

System (CORE). 

 

6.29 Figure 6.4 below shows figures for 2010 for each of the different sizes of home. As can be 

seen the costs are significantly below those for private rented housing indicating a significant 

potential gap between the social rented and market sectors. The figures presented are for 

lettings made to new tenants and not overall rent levels in the social rented sector (i.e. they 

do not include rents paid by tenants who did not move to their current home within the past 

year). 

 
6.30 It has not been possible from this source to provide different rent levels for each of the sub-

areas although generally we would expect relatively little variation by location. 

 
Figure 6.4: Social Rents in Aylesbury Vale 2010 (including charges) 

Size Weekly Monthly 

1 bedroom £83 £360 

2 bedrooms £93 £405 

3 bedrooms £110 £475 

4 bedrooms £125 £540 

Source: CORE 2011 

 
  



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 114 of 146 

   

6C GAPS IN THE HOUSING MARKET  

 
6.31 Figure 6.5 below estimates how current prices and rents in each of the four sub-markets 

areas might equate to income levels required to afford such housing. The figures are all 

based on a two bedroom home and clearly indicate a gap between the costs of „entry-level‟ 

market housing and the social rented sector – demonstrating the potential for intermediate 

housing to meet some of the affordable need. 

 

Figure 6.5: Indicative Income Required to Buy/Rent (2 bedroom) 

Location 
Entry-level purchase 

price 

Entry-level private 

rent 
Average RSL rent 

Aylesbury Sub-Market £38,000 £30,000 £19,300 

Rural South Sub-Market  £44,900 £33,600 £19,300 

Buckingham Sub-Market £38,000 £32,400 £19,300 

Rural North Sub-Market  £47,400 £34,800 £19,300 

Source: Online Estate and Letting Agents Survey (May 2011) and CORE 2011 

 

6.32 The calculations are based on 3.5 times household income for house purchase and 25% of 

income to be spent on housing for rented properties. The figures for house purchase are 

based on a 100% mortgage for the purposes of comparing the different types of housing. 

 

6.33 We have sought to replicate this data in Figure 6.6 below. The analysis indicates that in all of 

the four sub-market areas the income required to rent privately is lower than that required to 

purchase an equivalent property, indicating that the absence of information on household 

savings does not unduly influence the assessment of affordability. It also indicates a notable 

gap between private sector rents and social sector rents, with the likelihood that many young 

households will have an income whereby they can afford more than existing social rents but 

cannot afford to rent privately without support. For two bed properties households with an 

income between £19,000 - £30,000 are likely to fall within this band.   
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Figure 6.6: Differences in Income Required to Buy/Rent, 2011 (2 bedroom) 
 

 
Source: Online Estate and Letting Agents Survey (May 2011) and CORE 2011 

 

 

6D INCOME LEVELS & AFFORDABILITY  

 
6.34 Following on from our assessment of local prices and rents it is important to understand local 

income levels as these (along with the price/rent data) will determine levels of affordability 

and also provide an indication of the potential for intermediate housing to meet needs. Income 

data was provided by Buckinghamshire County Council (based on data from Experian) for 

each of the four sub-market areas. The data was for total household income in 2011. 

 

6.35 Figure 6.7 shows the distribution of income for the whole of Aylesbury Vale. The data shows 

that just over a fifth (21.8%) of households have an income below £20,000 with a further 

16.6% in the range of £20,000 to £30,000. The overall average (median) income of all 

households in the District was estimated to be £37,580. 
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Figure 6.7: Distribution of Household Income in Aylesbury Vale (2011) 

 

Source: Experian (2011) 

 
6.36 The table below shows how the distribution of income varies for each of the four sub-market 

areas. Incomes are lowest in Aylesbury Sub-Market, followed by the Buckingham Sub-Market 

and are higher in the two rural Sub-Market areas. The area with the highest average income 

was Rural South – the median in this area was estimated to be around 19% higher than in the 

Aylesbury Sub-Market. 
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Figure 6.8: Income Levels by Sub Market Area 

Income band Aylesbury Rural South Buckingham Rural North District 

Up to £5k 2.4% 1.5% 2.1% 1.5% 2.0% 

£5k to £10k 5.9% 4.0% 5.3% 3.9% 5.1% 

£10k to £15k 7.6% 5.6% 7.0% 5.6% 6.8% 

£15k to £20k 8.7% 6.8% 8.0% 7.0% 7.9% 

£20k to £25k 9.0% 7.5% 8.4% 7.8% 8.3% 

£25k to £30k 8.7% 7.7% 8.3% 8.2% 8.3% 

£30k to £35k 8.1% 7.6% 7.9% 8.0% 7.9% 

£35k to £40k 7.3% 7.3% 7.2% 7.6% 7.3% 

£40k to £45k 6.4% 6.7% 6.5% 7.0% 6.5% 

£45k to £50k 5.6% 6.1% 5.7% 6.2% 5.8% 

£50k to £55k 4.8% 5.4% 5.0% 5.5% 5.1% 

£55k to £60k 4.1% 4.8% 4.3% 4.8% 4.4% 

£60k to £65k 3.5% 4.2% 3.7% 4.1% 3.8% 

£65k to £70k 2.9% 3.7% 3.2% 3.6% 3.2% 

£70k to £75k 2.5% 3.2% 2.7% 3.0% 2.8% 

£75k to £80k 2.1% 2.7% 2.3% 2.6% 2.4% 

£80k to £85k 1.8% 2.4% 2.0% 2.2% 2.0% 

£85k to £90k 1.5% 2.0% 1.7% 1.9% 1.7% 

£90k to £95k 1.3% 1.7% 1.4% 1.6% 1.5% 

£95k to £100k 1.1% 1.5% 1.2% 1.4% 1.2% 

£100k or above 5.0% 7.6% 6.0% 6.5% 6.1% 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 

Median income £34,974 £41,523 £37,101 £40,374 £37,580 

Source: Experian (2011) 

 

 

Price-Income Ratios and Affordability  

 

6.37 By combining the income data above and our estimates of property prices it is possible to 

construct price:income ratios and also look at the proportion of current households who are 

unable to afford housing. 

 

6.38 Figure 6.9 below shows the lower quartile property prices (for a two bedroom home) along 

with the lower quartile income (calculated from the above distributions). This is used to 

calculate a price:income ratio. Whilst this measure does not imply anything directly about 

levels of housing need it does provide a good measure of relative affordability levels in 

different parts of the Vale and is also a measure that can fairly easily be monitored in future 

(as recommended in the CLG‟s Strategic Housing Market Assessment Guidance). The table 
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shows that the lower quartile price:income ratio varies from 6.18 in the Buckingham Sub-

Market to 6.80 in the Rural North Sub-Market
25

. 

 
Figure 6.9: Lower Quartile Price Income Ratios by Sub-Area (Prices based on 2 
bedroom Home) 

Location 
Entry-level 

Purchase Price 

Lower Quartile 

Income 

LQ Price:Income 

Ratio 

Aylesbury Sub-Market £133,000 £20,220 6.58 

Rural South Sub-Market  £157,000 £24,707 6.35 

Buckingham Sub-Market £133,000 £21,508 6.18 

Rural North Sub-Market  £166,000 £24,420 6.80 

Source: Online Estate and Letting Agents Survey (May 2011) and Experian (2011) 

 

6.39 We have used this data to make an estimate of the number of households able to afford 

market housing. This measure does not in itself provide a direct indication of levels of housing 

need but will provide an indication of which sub market areas households may be more or 

less likely to be able to access market housing without some form of subsidy (e.g. Local 

Housing Allowance). 

 

6.40 To assess affordability we have looked at households ability to afford private rented housing, 

without financial support. This is because in each of the sub-markets in the District, the 

income required to access this sector is lower than the income required for outright 

ownership, as Figure 6.6 showed. The distribution of household incomes, within each sub-

market area, is then used to estimate the likely proportion of households who are unable to 

afford to meet their needs in the private sector without support, on the basis of their existing 

incomes. This analysis brings together the data on household incomes shown in Figure 6.8 

with the estimated incomes required to access private sector housing shown in Figure 6.6. 

The table below shows the income estimated to be required to afford market housing, the 

number of households unable to afford and the proportion of total households. 

 
6.41 Figure 6.10 shows that across the District it is estimated that around 41% of households are 

unable to access market housing on the basis of income levels. The area with the highest 

proportion unable to afford is the Buckingham Sub-Market (at 42.9%) closely followed by 

Aylesbury Sub-Market (42.3%). The lowest proportion unable to afford was estimated to be in 

Rural South (38.6%) although generally there is not much variation between the sub-markets. 

 
 
 
 
 
 

                                                      
25

 This measure differs from the ratios published by CLG which are based on individual rather than household incomes using 

the Annual Survey of Hours and Earnings  
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Figure 6.10: Estimated Proportion of Household Unable to Afford Market Housing without 
Subsidy 
 

Area 
Income required 

to access market 

Number unable 

to afford 

Estimated 

households (2011) 

% of households 

unable to afford 

Aylesbury Sub-

Market 
£30,000 13,410 31,702 42.3% 

Rural South Sub-

Market 
£33,600 8,254 21,384 38.6% 

Buckingham Sub-

Market 
£32,400 2,436 5,678 42.9% 

Rural North Sub-

Market  
£34,800 5,017 12,032 41.7% 

Total - 29,117 70,796 41.1% 

Source: Online Estate and Letting Agents Survey (May 2011) and Experian (2011) 

 
6.42 Drawing on data from the English Housing Survey we can estimate that newly-forming 

households have an income of around 70% of all household averages. We have used this to 

model the profile of incomes of newly-forming households.  

 

 

6E HOUSING NEEDS ASSESSMENT 

 

6.43 Affordable housing need has been assessed using the Basic Needs Assessment Model, in 

accordance with the CLG Practice Guidance
26

. This model is summarised in the chart below.  

 

Figure 6.11: Overview of Basic Needs Assessment Model 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

                                                      
26

 Communities & Local Government (August 2007) Strategic Housing Market Assessment – Practice Guidance (Version 2)  
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6.44 The figures presented in this report for affordable housing needs have been based on 

secondary data sources including analysis of the Bucks Home Choice Housing Register. The 

housing needs modelling undertaken provides an assessment of housing need for a five year 

period (which is then annualised) with longer term estimates of likely requirements being 

provided through our Housing Market model (which looks at the impact of demographic 

change on requirements in both the affordable and market sectors). Each of the stages of the 

housing needs model calculation are discussed in more detail below. 

 

Current Housing Need (Backlog)  

 
6.45 The backlog of affordable housing need has been based on the number of households 

registered on the Housing Register. At the time of the assessment there were 4,180 

households registered for housing with Bucks HomeChioce in Aylesbury Vale (including both 

transfer and non-transfer applicants). This figure does not however represent our estimate of 

current (backlog) housing need. 

 

6.46 Not all households on the Register can be considered as being in housing need. Some for 

example would be expected to have the financial resources to solve their needs (e.g. current 

owner-occupiers) whilst others will be registered for housing but have no tangible housing 

problems. The Housing Register data does contain information about households who are in 

a „reasonable preference category‟ which deals with the highest and most pressing housing 

need. There will be other households who do not meet the strict criteria laid out for 

reasonable preference that would still be classified as in housing need. 

 
6.47 The table below shows the number of households registered and also the number in a 

reasonable preference category in each of the four sub-market areas. Information about 

locations has been taken as the location where the household currently lives (if within 

Aylesbury Vale). As the table shows there are also a number of households (which are 

counted within the 4180 households on the Register) who have No Fixed Abode (NFA) or 

who live out of the District. 

 
6.48 The data shows that overall around 20% of households fall into a reasonable preference 

category with figures varying from 16% in Rural North sub area and other areas to 23% in 

Aylesbury sub market. 
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Figure 6.12: Housing Register Reasonable Preference Category (RPC) by Sub Market 
Area 
 

Area In RPC Not in RPC Total % in RPC 

Aylesbury Sub-

Market 505 1,717 2,222 22.7% 

Rural South Sub-

Market 114 451 565 20.2% 

Buckingham Sub-

Market 40 147 187 21.4% 

Rural North Sub-

Market  44 229 273 16.1% 

Other areas/No 

Fixed Address 150 783 933 16.1% 

Total 853 3,327 4,180 20.4% 

Source: Bucks Home Choice Housing Register March 2011 

 
6.49 Whilst it is accepted that the 853 households highlighted above will be in housing need, we 

need to estimate the likely proportion not in a reasonable preference category who would be 

considered to be in need. Further analysis of the Housing Register information by Aylesbury 

Vale District Council suggested that at least 35% of the non-RPC applicants live in 

accommodation that could be considered to demonstrate housing need (temporary 

accommodation, renting, living with friends, rough sleeping, etc). 

 

6.50 On this basis we have therefore estimated that 35% of households on the register but not in a 

reasonable preference category would actually be considered to be in housing need. Taking 

into account those within the RPC, this represents a total of 2,017 households estimated to be 

in need (853 + 35% of 3,327). 

 
6.51 We therefore estimate that there are a total of 2,017 households who are considered to be in 

housing need. We have discounted this figure to take account of households already living in 

affordable housing. This is because such households (although they are in need) will release 

an affordable home when they move and there will therefore be no net requirement for 

additional affordable housing to be provided. 

 
6.52 Figure 6.13 therefore shows an initial estimate of the current housing need (backlog) taking 

account of transfers. The number of households where no locational information was 

available have been spread pro-rata with those households for whom we do have such 

information. 

 
6.53 The table shows an estimated transfer supply of 474 homes. This leaves a current housing 

need of 1,543 net of transfers. The need is highest in the Aylesbury Sub-Market (1,097) and 
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lowest in Buckingham Sub-Market (95). The levels of need are closely related to the 

estimated number of households in each location. 

 
Figure 6.13: Estimated Current Housing Need (Backlog) by Sub Market 
 

Area 
Estimated Current 

Housing Need 

Households 

Currently in 

Affordable Housing 

Gross Housing 

Need (Net of 

Transfers) 

Aylesbury Sub-Market 1,400 303 1,097 

Rural South Sub-Market  344 123 221 

Buckingham Sub-Market 115 20 95 

Rural North Sub-Market  157 27 130 

Total 2,017 474 1,543 

Source: Bucks Home Choice Housing Register January 2011 

 
6.54 Our estimated level of backlog need is therefore 1,543. We can however additionally consider 

the fact that a number of these households might be able to afford market housing without the 

need for subsidy. The Housing Register contains information about the income levels of 

households registered and we have used this to estimate affordability (Figure 6.14). Overall, 

only 5.6% of households with a current need have sufficient income to afford market housing 

and so our estimate of the total backlog need reduced to 1,457 households ((100%-5.6%) x 

1543). 

 

Figure 6.14: Estimated Backlog Need by Sub-Market 

Area 
Gross Need 

(Housing Register) 

% Unable to 

Afford 

Revised Gross 

Need (including 

Affordability) 

Aylesbury Sub-Market 1,097 93.5% 1,026 

Rural South Sub-Market  221 96.2% 213 

Buckingham Sub-Market 95 96.8% 92 

Rural North Sub-Market  130 96.7% 126 

Total 1,543 94.4% 1,457 

Source: Bucks Home Choice Housing Register  March 2011 
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Newly-Arising Need 

 

6.55 To estimate newly-arising (projected future) need we have looked at two key groups of 

households based on the CLGs SHMA Guidance
27

. These are: 

 

 Newly forming households; and  

 Existing households falling into need. 

 

Newly-Forming Households 

 

6.56 For newly-forming households we have estimated (through our demographic modelling) the 

number of new households likely to form over the five year period and then applied an 

affordability test. This has been undertaken by considering the changes in households in 

specific 5-year age bands in 2016 relative to numbers in the age band below 5 years 

previously to provide an estimate of gross household formation. This differs from numbers 

presented in the demographic projections which are for net household growth. The number of 

newly-forming households are limited to households forming who are aged under 45. This 

methodology is recognised in the guidance
28

 as a robust method for assessing the number of 

newly forming households.  

 

6.57 Demographic projections developed as part of this project are described the Part II Report 

(Section 3). The estimates of gross new household formation have been based on outputs 

from our zero net-migration projection (PROJ 3). This is to provide the best estimate of newly 

forming households from within the District. Whilst there will some in- and out-migration of 

new households it is considered, under these assumptions, that the number of in and out-

migrant households will roughly be in balance. 

 
6.58 In looking at the likely affordability of newly-forming households we have drawn on data from 

the Survey of English Housing (now English Housing Survey
29

) over a number of years. This 

establishes that the average income of newly-forming households is around 70% of the figure 

for all households. This figure is remarkably consistent over time. 

 
6.59 In Aylesbury Vale we have therefore adjusted the overall household income data to reflect the 

lower average income for newly-forming households. The adjustments have been made by 

changing the distribution of income by bands such that average income levels 70% of the all 

household average. In doing this we are able to calculate the proportion of households unable 

to afford market housing without any form of subsidy (such as Local Housing Allowance). 

                                                      
27

 Communities & Local Government (August 2007) Strategic Housing Market Assessment – Practice Guidance (Version 2) 
28

 Communities & Local Government (August 2007) Strategic Housing Market Assessment – Practice Guidance (Version 2) 
29

 The English Housing Survey is continuous national survey undertaken by Communities and Local Government  
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6.60 We have also used our sub-market level income data to provide a localised estimate of the 

likely proportion of households unable to afford market housing (again based on accessing 

private rented housing). Our assessment suggests that overall around 61.5% of newly-

forming households will be unable to afford market housing. There is some variation by sub-

market area with 63% of new households in Aylesbury Sub-Market estimated to be unable to 

afford compared with 58% in Rural South Sub-Market (Figure 6.15). 

 
Figure 6.15: Estimated Level of Housing Need from Newly Forming Households (Five 
Year Period) 
 

Area 
Number of new 

households 
% unable to afford Total in need 

Aylesbury Sub-Market  2,842 62.8% 1,785 

Rural South Sub-Market  1,686 58.4% 985 

Buckingham Sub-Market  578 62.1% 359 

Rural North Sub-Market  1,013 62.4% 632 

Total 6,119 61.5% 3,761 

Source: GL Hearn/JGC Projection Modelling 

 

Existing Households falling into Housing Need  

 
6.61 The second element of newly arising need is existing households falling into need. To assess 

this we have again used the Bucks Home Choice Housing Register data. We have looked at 

all applications made over the past five years whose applicants do not remain as a „live‟ case 

for rehousing. This group will represent the flow of households onto the Housing Register 

over a five year period. From this we have again estimated the proportion in housing need 

and discounted any newly forming households (e.g. those currently living with family). An 

affordability test has also been applied, although as was seen for the backlog need, very few 

households have sufficient income to afford market housing. 

 

6.62 Figure 6.16 therefore shows our estimate of likely new need from existing households over 

the next five years by Sub-Market. The 2006-11 period on which the projections are based 

includes the housing market downturn; and as a result we would expect the figures to be 

influenced by changes to lending practices and growth in housing costs in the private rented 

sector. As with previous tables we have assigned information from those living out of the 

District or of No Fixed Abode on a pro rata basis with the households for whom we have 

locational information. Affordability has also been calculated in the same way as for existing 

households (see Figure 6.10). The data shows an additional need arising from 1,638 

households, with around two-thirds of these being in the Aylesbury Sub-Market. 
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Figure 6.16: Estimated level of Housing Need from Existing Households (2011-16) 

Area 

Number of Existing 

Households falling into 

Need 

% of Need 

Aylesbury Sub-Market  1,071 65.4% 

Rural South Sub-Market  302 18.4% 

Buckingham Sub-Market 95 5.8% 

Rural North Sub-Market  170 10.4% 

Total 1,638 100.0% 

Source: Bucks Home Choice Housing Register March 2011 

 

6.63 Estimates of total future housing need which is likely to arise over the next five years (2011-

16) are estimated below, by combining the estimates of need arising from newly-forming 

households and from existing households falling into need. Total newly-arising need is 

estimated at 5,399 households over the 2011-16 period.  

 

Figure 6.17: Estimated Future Housing Need (2011-16) 

Area 
Newly-forming 

Households in Need 

Existing 

Households 

falling into Need 

Total Newly-Arising 

Need 2011-16 

Aylesbury Sub-Market  1,785 1,071 2,856 

Rural South Sub-Market  985 302 1,287 

Buckingham Sub-Market 359 95 454 

Rural North Sub-Market  632 170 802 

Total 3,761 1,638 5,399 

 

 

Supply of Affordable Housing 

 

6.64 The supply of affordable housing has been based on analysis of CORE
30

 returns over the 

past five years. This suggests an average annual level of lettings of around 490 per annum 

(excluding newbuild properties). This information has been supplemented by data from the 

Bucks Home Choice Housing Register about lettings made over the past 21-months which 

allows us to look in more detail at the locations and sizes of accommodation let. 

 

6.65 The supply figure from CORE is for social rented housing only (both general needs and 

supported accommodation). Whilst the stock of intermediate housing in Aylesbury Vale is not 

significant compared to the social rented stock it is likely that some housing does become 

available each year (e.g. resales of shared ownership). For the purposes of this assessment 

we have estimated the likely size and turnover in the intermediate stock on the basis of 

                                                      
30

 CORE, the Continuous Online Recording System, records information on lettings of social housing through local authorities 

and Registered Social Landlords  
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Regulatory Statistical Return (RSR) data. From this it is estimated that around 30 additional 

properties might become available per annum. The total supply of affordable housing is 

therefore estimated to be 520 per annum (or 2,600 over the next five years). 

 
6.66 Figure 6.18 shows the estimated affordable housing supply over the next five years in each 

area (based on past supply trends). Around half of the total is in the Aylesbury Sub-Market, 

with the lowest supply being found in Buckingham Sub-Market. 

 
Figure 6.18: Estimated Supply of Affordable Housing (2011-16) by Area and Size 

Area 1-bed 2-bed 3-bed 4+ bed Total 

Aylesbury Sub-

Market 
516 558 235 12 1,321 

Rural South Sub-

Market 
424 256 107 82 870 

Buckingham Sub-

Market 
61 46 12 0 119 

Rural North Sub-

Market 
125 137 21 6 290 

Total 1,126 998 375 101 2,600 

Source: Bucks Home Choice Housing Register March 2011 

 
 

Net Housing Need  

 

Excluding Development Pipeline 
 

6.67 The table below shows our initial overall calculation of housing need. This excludes supply 

arising from sites with planning consent (the „development pipeline‟). The data shows an 

overall need for affordable housing of 4,256 units over the next five years. The net need is 

calculated as follows:  

 

Net Need = Backlog Need + Need from Newly-Forming Households + Existing Households 

falling into Need – Supply of Affordable Housing 

 

6.68 This calculation assumes that the backlog of housing need is met over the next five years (in 

line with many other housing needs studies). There is a question about how realistic this is 

(which we will come onto).  

 

6.69 Well over half of the need (2,561) is expected to arise in the Aylesbury Sub-Market with the 

lowest level being found in the Buckingham Sub-Market (427 units over the next five years). 

Overall, the data confirms that there is a requirement for additional affordable housing to be 

provided in all parts of the District, within all four Sub Markets. 
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Figure 6.19: Estimated level of Housing Need (2011-16) excluding Pipeline 

Area / Need 

from 

Backlog 

need 

Newly 

forming 

households 

Existing 

households 

falling into 

need 

Total 

Need 
Supply 

Net 

Need 

Aylesbury 

Sub-Market 
1,026 1,785 1,071 3,882 1,321 2,561 

Rural South 

Sub-Market  
213 985 302 1,500 870 630 

Buckingham 

Sub-Market 
92 359 95 546 119 427 

Rural North 

Sub-Market 
126 632 170 928 290 638 

Total 1,457 3,761 1,638 6,856 2,600 4,256 

Source: Bucks Home Choice Housing Register March 2011, Projection Modelling 

 
6.70 This initial assessment is intended to be used in comparing housing need to household and 

dwelling projections in that it does not take account of supply-side factors in terms of the 

development pipeline.  

 

6.71 The net housing need (excluding pipeline) of 851 affordable dwellings per annum is around 

8% higher than the previous estimate of housing need of 790 affordable homes per annum 

derived from the 2008 Buckinghamshire Strategic Housing Market Assessment (SHMA). This 

particularly reflects a growth in the backlog of housing need since 2008. It should be noted 

that the 2008 SHMA did not take account of the supply of affordable housing in the 

development pipeline, as the Guidance recommends, and which we consider next.  

 

 

Taking Account of Planning Consents  

 
6.72 The Government guidance

31
 on needs assessment indicates that this should take account of 

the committed supply of affordable housing, units to be taken out of management and any 

vacant stock that could be brought back into use (excluding frictional vacancy32).   

 

6.73 We are not aware of any units which are either intended to be taken out of management or 

which are long-term vacant and could be brought back into use. This is based on liaison with 

the Council‟s Housing team.  

 

                                                      
31

 Communities & Local Government (August 2007) Strategic Housing Market Assessment – Practice Guidance (Version 2) 
32

 An element of „frictional‟ vacancy is required to allow turnover of housing stock  
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6.74 The Council‟s March 2011 Housing Trajectory includes 1,318 affordable homes in the 

development pipeline with planning consent.  

 
6.75 Aylesbury Vale District Council has analysed the Housing Trajectory by parish to identify the 

number of units of affordable housing with planning consent which can be expected to be 

delivered in the 2011-16 period in each of the sub-markets. These are included within the 

assessment to provide the overall profile of housing need.  

 
Figure 6.20: Estimated level of Housing Need (2011-16) 

Area / Need from Total Need 
Supply from 

Relets 

Supply from 

Development 

Pipeline 

Net Need 

Aylesbury Sub-

Market 
3,882 1,321 809 1,752 

Rural South Sub-

Market  
1,500 870 73 557 

Buckingham Sub-

Market  
546 119 347 80 

Rural North Sub-

Market  
928 290 89 549 

Total 6,856 2,600 1,318 2,938 

 
6.76 Taking in to account development in the pipeline over the next 5 years, this gives an overall, 

annual estimated need for affordable housing of 588 units.  

 

6F UNDERSTANDING THE CONTEXT TO THE HOUSING NEEDS ASSESSMENT  

 
Setting the Housing Needs Model in Context  

 

6.77 The basic needs assessment model which has been used to estimate housing need 

and is supported by the Government Guidance on SHMAs, is not intended to be used 

to estimate overall housing requirements. It is based on estimating the shortfall or surplus 

of affordable housing at a particular point in time.  

 

6.78 The needs assessment is particularly influenced by market characteristics at the time of the 

assessment, including high housing costs relative to earnings in Aylesbury Vale in 2011, as 

well as the stock of existing affordable housing which is available to meet housing need. It is a 

„snapshot‟ assessment which is intended to be used to identify a shortfall or surplus of 

affordable housing at a point in time.  
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6.79 An review of recent Strategic Housing Market Assessments across the South East 

undertaken in 2009
33

 identified that almost all SHMAs (and thus the housing needs 

assessments contained within them) found a level of need for affordable housing which was 

close to, or exceeded, the total housing provision set out for their district in the South East 

Plan.  

 
6.80 On this basis, the Study found that local authorities across the region have taken into account 

other factors in deriving affordable housing targets. PPS3: Housing
34

 makes clear that in 

determining policies for affordable housing, evidence of housing need should be brought 

together with consideration of available funding to support delivery of affordable housing, 

including the viability of private sector development and its potential to contribute to affordable 

housing delivery.  

 
6.81 The draft NPPF continues to emphasise this, setting out that to ensure viability, the costs of 

any requirements likely to be applied to development, such as for affordable housing, local 

standards, infrastructure contributions or other requirements, should, when taking account of 

the normal costs of development and on-site mitigation, provide acceptable returns to a 

landowner or developer to allow development to be deliverable
35

,  

 
6.82 This mismatch between housing needs estimates and housing requirements derived through 

the planning system reflects a variety of factors as discussed, including a situation in which 

for over a decade in many instances, changes in the stock of affordable housing have failed 

to keep pace with growth in housing need. In reality, it is again likely to take many years to 

address this.  

 
6.83 Against this context it is important to recognise that meeting identified housing needs over a 

five year period is many authorities across the South East region is not realistic. In any case 

to understand housing needs in context, it is important to consider the role which the Private 

Rented in reality plays in meeting housing need.  

 
 
Role of the Private Rented Sector in Meeting Housing Need  

 
6.84 The Strategic Housing Market Assessment Guidance

36
 requires consideration of the extent of 

the private rented sector (through the Local Housing Allowance (LHA) system) and its ability 

to meet the needs of households in need to be estimated. We have therefore used data from 

the Department of Work and Pensions (DWP) to look at the number of LHA supported private 

                                                      
33

 Three Dragons, Opinion Research Services & Roger Tym and Partners (2009) Regional Strategic Housing Market 

Assessment and Strategic Land Availability Assessments: Follow-Up Study (for South East of England Partnership Board)  
34

 CLG (2011) Planning Policy Statement 3: Housing  
35

 CLG (July 2011) Draft National Planning Policy Statement (para 39-40) 
36

 Communities & Local Government (August 2007) Strategic Housing Market Assessment – Practice Guidance (Version 2) 
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rented homes. As of October 2010 it is estimated that there were 2,070 benefit claimants in 

the private rented sector in the District. 

 

6.85 This information does not tell us how many lettings are made each year to tenants claiming 

benefit as this will depend on the turnover of stock. Nationally (from the 2009/10 English 

Housing Survey) it is estimated that the turnover of private rented properties is around 32% 

(the highest of any tenure category). If this figure is applied to Aylesbury Vale then this would 

equate to around 660 lettings per annum. 

 

6.86 However, the DWP figures are for total claimants and not households. It is most probable that 

there are a number of households where more than one person claims LHA (in shared 

accommodation) and so the number of households claiming will be less than the total number 

of claimants. Data from the 2008 Buckinghamshire SHMA suggests that at that time there 

were around 800 households claiming housing benefit in the private rented sector in 

Aylesbury Vale. 

 
6.87 On the basis of the information available we would suggest that the number of benefit 

households has probably risen over time (as it has nationally) but that the total is likely to be 

significantly less that the total of individual claimants. 

 
6.88 In any case, it is not appropriate to treat this sector as a form of affordable housing and net it 

from the overall annual housing needs estimate of 588 affordable homes per annum (2011-

16). Neither the SHMA Guidance (CLG, 2007) nor PPS3 (CLG, 2011) recognise this sector as 

affordable housing.  

 
6.89 However, it should be recognised that, in practice, the private rented sector does make a 

significant contribution to filling the gap in relation to meeting housing need and given the 

levels of affordable housing need shown in this study, the private rented sector is likely to 

continue to be used to some degree to make up for the shortfall of genuine affordable housing 

for the foreseeable future. 

 
6.90 The extent to which the Council wishes to see the private rented sector being used to make 

up for shortages of affordable housing is a matter for policy intervention and is outside the 

scope of this report. However it should be recognised that the Private Rented Sector does not 

provide secure tenancies and that standards within the sector are likely to be lower than for 

social rented properties. Furthermore there are households with specific housing needs who 

may not be able to find suitable accommodation within the Private Rented Sector.  

 
 

  



Aylesbury Vale District Council                                                                                                                              
Housing & Economic Growth Assessment   

 
                   

Page 131 of 146 

   

6G NEED FOR DIFFERENT TYPES OF AFFORDABLE HOUSING   

 
6.91 Having studied housing costs, incomes and housing need the next step is to make an 

estimate of the proportion of affordable housing need that should be met through provision of 

different housing products. We therefore use the income information presented earlier in this 

section to estimate the proportion of households who are likely to be able to afford 

intermediate housing and the number for whom only social rented housing will be affordable. 

 

6.92 The main data sources for establishing housing need are the Housing Register and 

projections of newly-forming households. In both cases income levels are likely to be 

significantly below local averages. In the case of those on or joining the Housing Register it 

would be fair to assume that these households have similar characteristics to current social 

housing tenants (given that they are mainly applying for a social tenancy) whilst newly-

forming households also tend to have lower incomes than average. 

 
6.93 To assess the income required to access intermediate housing we have taken the mid-point 

between the market entry income level (based on private rents) and the social rent income 

level. Although technically an intermediate product could be provided at below this level, the 

reality is that most intermediate housing is priced closer to market costs than social housing 

costs. 

 
6.94 Figure 6.24 shows figures for our assumed market entry income level and the income below 

which social rented housing will be required. Any household with an income in the gap 

between these two figures is assumed to be able to afford intermediate housing. 

 
Figure 6.24: Income range for access to Intermediate Housing 

Sub-Market 
Income required to access 

market housing 

Income below which social 

rented housing is required 

Aylesbury Sub-Market £30,000 £24,650 

Rural South Sub-Market  £33,600 £26,450 

Buckingham Sub-Market  £32,400 £25,850 

Rural North Sub-Market  £34,800 £27,050 

Source: Online Estate and Letting Agents Survey (May 2011) and CORE 2011 

 
6.95 Figure 6.25 below shows the estimated split between intermediate and social rented housing 

for both the Housing Register group and newly-forming households. Households able to 

afford market housing have been excluded. 

 

6.96 The total column is calculated on the basis of the different levels of need coming from each of 

the Housing Register and Newly Forming households in each sub-area. Generally therefore 
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sub-areas with a higher level of need from newly forming households will have a higher 

requirement for intermediate housing. 

 
6.97 The data shows that overall across the District around 14% of households in need could 

afford intermediate housing with 86% needing a social housing solution. The data also 

suggests that households in the two rural sub market areas are most likely to be able to afford 

intermediate housing whilst those in the Aylesbury Sub-Market are most likely to require a 

social rented solution. In addition, those households on the Housing Register are far more 

likely to require social rented housing. This makes sense given the assumptions made for 

income levels and also the fact that by definition households registering for housing will be 

looking for a socially rented home. 

 
Figure 6.25: Social Rented and Intermediate Housing Requirements by Sub-Area 

Area 

Housing Register Newly forming Total 

Social 

rented 

Intermed-

iate 

Social 

rented 

Intermed-

iate 

Social 

rented 

Intermed-

iate 

Aylesbury Sub-

Market 
96.1% 3.9% 80.5% 19.5% 88.9% 11.1% 

Rural South Sub-

Market 
95.0% 5.0% 76.7% 23.3% 83.0% 17.0% 

Buckingham 

Sub-Market 
88.4% 11.6% 80.1% 19.9% 82.9% 17.1% 

Rural North Sub-

Market 
89.5% 10.5% 76.2% 23.8% 80.4% 19.6% 

District 94.8% 5.2% 78.7% 21.3% 86.0% 14.0% 

Source: Online Estate and Letting Agents Survey (May 2011), CORE 2011 and Experian 

(2011) 

 

6.98 The proportions shown in the table above cannot be directly translated into targets for 

different types of affordable housing as this will in part depend on the relative supply of each 

of social rented and intermediate housing. The table overleaf therefore uses the above 

information (applied to gross need levels) and the information about supply to estimate the 

overall intermediate housing requirement and how this varies by sub-market area. 

 

6.99 The table shows that overall there is likely to be a requirement for 3,446 additional units 

of social rented housing and 810 intermediate. This is a split of 81%:19% in favour of 

social rented housing. In both the Rural South and Buckingham Sub-Market Areas, the 

data suggests a higher requirement for intermediate housing when compared with 

Aylesbury or Rural North. 

 
6.100 Precise information is not currently available on the tenure of units in the development 

pipeline and thus the supply assessment has been based on relets of existing properties.  
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Figure 6.26: Estimated level of Housing Need (2011-16) by Intermediate/Social Rented 
Housing 

Area 

Social Rented Intermediate 

Total 

need 
Supply Net need 

Total 

need 
Supply Net need 

Aylesbury Sub-

Market  3,452 1,061 2,391 430 65 365 

Rural South Sub-

Market 1,245 940 305 255 58 197 

Buckingham Sub-

Market 453 354 99 93 22 71 

Rural North Sub-

Market 747 95 652 181 6 175 

District 5,896 2,450 3,446 960 150 810 

Source: Bucks Home Choice Housing Register March 2011, Projection Modelling 

 

Affordable Rented Housing 
 

6.101 The Government has introduced a new „affordable rent‟ product priced at around 80% of 

market rental costs (including service charges) and classified as affordable housing. We have 

therefore studied the information above in terms of the rent level that might constitute 80% of 

market rents. In all areas the assumptions behind our intermediate calculation are very close 

to equating to 80% of market rents as shown in the table below. 

 

Figure 6.27: Estimated Backlog Need by Sub-Area 

Area 
Estimated income for 

intermediate housing 

Estimated income for 

Affordable Rent 
% difference 

Aylesbury Sub-

Market 

£24,650 £24,000 3% 

Rural South Sub-

Market £26,450 
£26,880 2% 

Buckingham Sub-

Market £25,850 
£25,920 0% 

Rural North Sub-

Market  £27,050 
£27,840 3% 

 

6.102 The outputs from our initial analysis of intermediate housing will therefore be very close to any 

specific analysis about the affordability of Affordable Rents and so no additional analysis has 

been carried out. The data would therefore suggest that around 20% of the affordable 

housing need could be met through Affordable Rents.  

 

6.103 It should however be noted that theoretically a higher proportion of households might be 

able to meet their needs through the Affordable Rent product if set at 80% of market 
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rents. This is because being rented housing it will be possible for some households to 

claim Local Housing Allowance to help with rent payments. This will make housing 

affordable even where income levels are too low to afford without the need for some form of 

subsidy. 

 

 
  

HOUSING NEED – SUMMARY OF THE EVIDENCE 
 

 An assessment of housing need has been undertaken which is compliant with Government 
guidance to identify where there is a shortfall or surplus of affordable housing in the Vale. This 
has estimated current housing need in 2011 of 1457 households, based on the number of 
households on the Housing Register in housing need, excluding existing social housing tenants 
where they would release a home for another household in need. This needs to be set against 
the supply of 1318 affordable homes in the development pipeline which are expected to be 
delivered between 2011-16.  
 

 The housing needs model then looked at the balance between needs arising and the supply of 
affordable housing between 2011-16, Over this period an estimated 5399 households are 
expected to fall into housing need, but just 2600 properties are expected to come up for relet.  

 

 Overall a net deficit of 588 affordable homes per annum is identified. There is thus a significant 
requirement for new affordable housing in the District, and the Council is justified in seeking to 
secure additional affordable housing in all four Sub-Markets.  

 

 While a significant deficiency in affordable housing is identified, in practice somehouseholds 
who are unable to secure affordable housing within the Vale are able to live within the Private 
Rented Sector supported by housing benefit, It seems likely that the Private Rented Sector will 
continue to be used to some degree to make up for a shortfall of genuine affordable housing.  
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7 HOUSING SUPPLY  

 
7.1 In this section we analyse housing supply trends and consider information the pipeline of sites 

in the Council‟s housing trajectory.  

 

 

7A PAST HOUSING DEVELOPMENT (COMPLETIONS)   

 

Overall Completions Rates  

7.2 The latest available monitoring information on housing completions available is for 2010-11. 

As the development of the Vale of Aylesbury Plan continues, regular review and updates of 

these positions will be necessary.  

 

7.3 Over the five year period 2006-11, 3,732 dwellings (net) have been delivered across the 

District, equating to annual delivery of 746 dwellings. This is 15% higher than delivery over 

the previous five years, 2001-6, when 3259 dwellings (net) were delivered (652 per annum). 

Over the last ten years as a whole, net completions have averaged 700 homes per annum.  

 
7.4 Over the past four years, housing delivery in the Vale has remained remarkably consistent 

despite the market downturn, albeit significantly below the South East Plan housing target for 

provision of 1345 dwellings per annum. Delivery of an average of 55% of the South East Plan 

target has been achieved.  

 
Figure 7.1: Dwelling Completions, 2006-11  

 
Source: AVDC Annual Monitoring  
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7.5 That housing completions rates have held up this strongly, given the evident downturn in 

demand and reduction in overall sales in surprising. This is likely to reflect the former „growth 

agenda‟ and the number of large development schemes allocated in the Local Plan which are 

now „on site.‟  

 

Past Housing Delivery by Sub-Market  

7.6 Drilling down to a sub-market level, 58% of net housing completions have occurred in the 

Aylesbury Sub-Market over the last ten years, rising to 61% over the last 5 years. Between 6-

7% of completions have been in the Buckingham Sub-Market. Completions within the rural 

sub-markets have fallen: they averaged 35% over the last 10 years but have fallen to 32% 

over the last 5 years (reflecting stronger housing delivery in Aylesbury and a drop in 

completions in the Rural North Sub-Market).  

 
Figure 7.2: Dwelling Completions Rates (Net)   

  

10 Year 
Average 

(2001-2010-
11) 

% Distribution 
(2001-2 – 
2010-11) 

5-Year 
Average 

(2006-7 – 
20010-11) % Distribution 

Aylesbury Sub-Market 408 58% 458 61% 

Buckingham Sub-Market 48 7% 46 6% 

Rural South Sub-Market 140 20% 160 21% 

Rural North Sub-Market 105 15% 83 11% 

Total 701 100% 747 100% 

Source: AVDC Annual Monitoring   

 

7.7 Completions in the Aylesbury Sub-Market are shown in Figure 7.3. Housing completions 

peaked at 566 in 2007-8, but fell to 315 in 2010-11.  

 

Figure 7.3: Net Completions in the Aylesbury Sub-Market, 2000-2011   

 

 Source: AVDC Monitoring  
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7.8 In the Rural South Sub-Market, net housing completions rates have been growing over the 

last few years, with very strong completions of 299 homes recorded in 2010-11. The evidence 

suggests that the new-build market in the Rural South Sub-Market has held up relatively well 

through the market downturn.  

 

Figure 7.4: Net Completions in the Rural South Sub-Market, 2000-2011   

 

 Source: AVDC Monitoring  

 

7.9 Levels of net housing completions in the Buckingham Sub-Market have varied considerably 

year-on-year. Completions were relatively modest between 2002-3 – 2009-10, with less than 

35 net completions in most years. However a substantial 111 homes (net) were completed in 

2010-11.  

Figure 7.5: Net Completions in the Buckingham Sub-Market, 2000-2011   

 

 Source: AVDC Monitoring  
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7.10 Net housing completions in the Rural North Sub-Market have been falling from a peak of 170 

homes in 2003-4 to just 29 net completions in 2010-11.  

 

Figure 7.5: Net Completions in the Rural North Sub-Market, 2000-2011   

 

 Source: AVDC Monitoring  

 

Completions by House Size  

7.11 It is interesting to also consider the profile of development in terms of different sizes of 

properties built. We have analysed gross completions by house size. The general trend over 

the last decade has been a gradual increase in construction of 2-bed dwellings, which 

increased from 27% of total completions between 2000-5 to 42% between 2005-10. This 

resulted in a corresponding drop in the proportion of 3 and 4 bed completions from 64% 

between 2000-5 to 44% between 2005-10.  

 

7.12 However, over the last three years we have seen this trend reverse, with a reduction in 

particularly 1-bed completions, and a growth in 4-bed completions (which have risen from 112 

in 2006-7 to 217 in 2010-11). It is likely that this reflects difficulties in selling smaller properties 

against a context of a weaker investment market and low levels of first-time buyers (linked to 

mortgage finance constraints and particularly levels of savings required to get a mortgage).  
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Figure 7.6: Completions by House Size, 2001-11 

  

Source: AVDC Annual Monitoring   

 

7.13 We can also consider the distribution of development by house size in each of the sub-

markets.  

 

7.14 In the Aylesbury Sub-Market, 17% of completions over the past 10 years have been of 1-bed 

properties, 46% of 2-bed properties, 25% of 3-bed properties and 13% of 4-bed properties. 

Again, completions of smaller properties with 1 and 2-bedrooms has fallen over the last since 

2008 (albeit from a peak at which they represented 77% of total completions). 

 

Figure 7.7: Completions by House Size, Aylesbury Sub-Market 

 

Source: AVDC Annual Monitoring   
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7.15 In the Rural South Sub-Market, family housing with three or more bedrooms has made up a 

much greater proportion of new homes delivered. Very little one-bed stock has been 

delivered, although delivery of 2-bed homes has been proportionally stronger over the last 

two years (with overall housing completions in this period higher as well).  

 

Figure 7.8: Completions by House Size, Rural South Sub-Market  

  

Source: AVDC Annual Monitoring   

 

7.16 Completions in the Buckingham Sub-Market were very strong in 2001-2 with high levels of 

properties with 4+ bedrooms delivered. Over the last decade, proportional delivery of 1 and 2 

bed properties has increased, although with stronger overall housing delivery in 2011, the 

proportion of family homes (3+ beds) again rose.  

 
Figure 7.9: Completions by House Size, Buckingham Sub-Market  

  

Source: AVDC Annual Monitoring   
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7.17 Finally, in the Rural North Sub-Market (as with the Rural South), completions of 3 and 4+ bed 

properties have been stronger than in the Buckingham or Aylesbury Sub-Markets. In 

proportional terms, completions of 3 and 4-bed properties have been increasing since 2006.  

 

Figure 7.10: Completions by House Size, Rural North Sub-Market  

  

Source: AVDC Annual Monitoring   
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HOUSING DEVELOPMENT PIPELINE  

 

7.18 In this section we provide an overview of the housing development pipeline. As at March 

2011, there are 7,336 homes (net) in the development pipeline within the District. This 

includes sites with planning permission, where there is an intention to grant planning 

permission (subject to detailed arrangements such as the signing of a Section 106 

agreement) or where the site is allocated in the adopted Local Plan (2004). The Council has 

assessed when it expects development to be delivered in order to develop a housing 

trajectory which is shown in Figure 7.11.  

 

Figure 7.11: AVDC Housing Trajectory, March 2011  

 

Source: AVDC Monitoring  
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7.19 Figure 7.12 indicates how the housing trajectory splits down into sub-markets, considering 

development potential over the next 5 years (2011-16) and over the longer-term to 2031. This 

indicates that 70% of housing included currently within the housing trajectory is within the 

Aylesbury Sub-Market, 14% in the Buckingham Sub-Market, 7% in the Rural North and 9% in 

the Rural South Sub-Market.  

 

Figure 7.12: Housing Development Pipeline by Sub-Market 

  Total 2011-16 Total 2011-26 

Aylesbury Sub-Market 3119 5149 

Buckingham Sub-Market 950 1055 

Rural North Sub-Market 503 503 

Rural South Sub-Market 629 629 

Aylesbury Vale District  5201 7336 

Source: AVDC Monitoring  

 

 

 
  

HOUSING SUPPLY – SUMMARY OF THE EVIDENCE 
 

 Housing delivery over the past five years (2006-11) has averaged 746 homes (net) a year, 
which is 15% above delivery rates in the District in the previous five year period (2001-6). The 
10 year average is of net completions of 700 homes per annum. Completions rates have held 
up well despite depressed housing market conditions since 2008.  
 

 Over the last 10 years, 58% of (net) new homes built have been in the Aylesbury Sub-Market, 
20% in the Rural South Sub-Market, 15% in the Rural North and 7% in the Buckingham Sub-
Market.  

 

 Over the last 10 years as a whole, 13% of net net homes have been 1-bed propreties, 36% 2-
bed properties, 28% 3-bed properties and 23% with 4 or more bedrooms. More family housing 
with 3 or more bedrooms has been delivered since 2008 (linked to the market downturn) and 
in the Rural Sub-Markets.  

 

 There are, as at March 2011, 7336 homes in the development pipeline (although not all with 
planning consent) of which 73% are in the Aylesbury Sub-Market and 14% in the Buckingham 
Sub-Market.   

 

 Regular monitoring and review of the development pipeline will be required as the Vale of 
Aylesbury Plan moves forward.  
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8 KEY HOUSING MARKET DRIVERS  

 

8.1 Drawing together the analysis in Section 1-7, we consider that there are a number of key 

drivers of change. This provides a basis for considering future housing demand over the 

longer-term in the Part II Report.  

 

8.2 The evidence in this report clearly identifies a number of macro-level drivers which will impact 

on the housing market in the short-to-medium term:  

 
1. Macro-economic context – in the short to medium-term the housing market is likely to 

continue to be affected by a number of macro-economic factors. Weak economic 

performance plays through into housing market confidence (and thus activity). Household 

incomes are also currently being squeezed by inflationary pressures and wage growth 

constraints. The near-term outlook is highly uncertain and much would seem to depend 

on how households respond to the rebalancing of the economy that is taking place.  

 

2. Availability of mortgage finance – it is likely that an improvement in occupier demand, in 

terms of housing sales, will need to be predicated by improvements in the availability of 

mortgages. This has significantly affected numbers of first-time buyers, who generally 

require at least a 10% deposit to access competitive mortgage deals. Improvements to 

economic performance together with regulation of the mortgage market are likely to 

impact on changes here in the medium-term. Without improvements in mortgage finance, 

we are likely to see a continuation of the current „polarity‟ in the market between existing 

owner occupiers with equity in existing homes, and those without, who will continue to 

have difficulties getting on the housing ladder.  

 
Continuing restrictions on the range and cost of mortgage products available are likely to 

displace demand from younger households to the private rented sectors. Low levels of 

first-time buyers and buy-to-let investors will also restrict effective demand for flats, 

maintaining a more traditional focus of the market on family housing as this is influenced 

more by the re-mortgage market.  

 

8.3 In the short-term this means that effective demand for market housing is likely to remain 

below average. Against this context, the critical constraint on market demand relates to 

households‟ access to finance. It is not one of the supply of land for housing, and the release 

of additional land will not on its own improve housing completions rates in the near term.  

 

8.4 Some demand from „would be‟ first-time buyers is being displaced, including to the Private 

Rented Sector; supporting demand in this sector against a context of supply constraints 
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(linked to mortgage availability and market sentiment). This should drive rental growth in the 

Private Rented Sector.  

 

8.5 There has been a growth in the imbalance of the supply and demand of affordable housing for 

over a decade, whereby supply has failed to keep pace with growth in the population and 

levels of affordable housing need, contributing to a strong imbalance between supply and 

demand in this sector of the housing market. Levels of housing need are also likely to have 

been influenced by recent economic conditions, and growth in unemployment. In the short-

term there is thus also a strong need for affordable housing, but one which has built up 

through under-provision against need over a number of years.  

 
8.6 In some respects the key challenge relates to delivery models:  

 

 The funding model for affordable housing isn‟t responsive to housing need: supply has 

not kept pace with growth in need over the last 15 years, and looks unlikely to do so 

moving forward given funding constraints;  

 Similarly the private rented sector isn‟t particularly responsive to demand: supply (pre-

recession) was investment-led and is constrained by mortgage finance availability, albeit 

that there is potential in the medium-term for a new model for private renting to emerge 

which is more focused on the revenue stream than capital growth;  

 Market housing (for owner occupation) is responsive to demand, but demand is currently 

subdued and finance issues are also impacting on viability of delivery.  

 

8.7 Overall, supply is constrained in the rented sectors, and demand is constrained in the 

purchase market – and we thus have a dysfunctional housing market.  

 

8.8 Planning for new housing should be based however on aggregate need and demand for 

homes and must to some extent look beyond these short-term factors. It terms of aggregate 

need/demand for housing, locally-generated demand is there (if constrained), there remains 

demand from in-migrants seeking to move to the Vale often to „trade up‟ (reflecting house 

price differentials). The key sensitivity is around economic performance, recognising that 

while there is some latent capacity in the short-term (associated with higher unemployment 

and a fall in employment), this will become an increasing important driver over time.  

 
8.9 Against this context, our approach has focused on considering the interaction of demographic 

and economic drivers, with recognition of constraints to market demand in the short-term but 

of the potential for these to result in pent up demand would could be released if conditions 

improve (particularly around mortgage finance). The next sections thus consider economic 

and demographic-driven projections of housing requirements.  

 


