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Executive Summary

This studyexamines a range of issues associated with the delivery of new homes in Buckinghamshire
in the period up to the end of March 2033. In particular gtady addresses the question of whether
there is a limit on the number of new homes that can be delivered in AylesburyAM)a this time

frame.

In so doing the study examines planned provision of land for new homes in Aylesbury Vale; past
delivery rdes in the District, and how these compare on a-fielike basis with other authorities that

have the same characteristics as AV in terms of location, affordability, accessibility etc; and identifies
the actions that will be needed to boost deliveryesat

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

This information will inform discussions between authorities as to how the Objectively Assessed
Housing NeedOAN for Buckinghamshire is to be deliveredurrently Aylesbury Vale D€ planning

to deliver 27,400 homes in the period 26830 @ ¢CKAA ogAf fOAN&Sdround8,0002 F !
homes which the other Buckinghamshire authorities hasacludedcannot be met within their own

area.

Around 4,900 new homes have been delivenredAV over the period April 2013 to March 2017. This
leaves a balance of 22,475 homes to be delivered by the end of March 2033. AVDC have identified
capacityfor these new homes to be provided. Theeasidentified have capacity for about 10% to 15%
more homes than the requirement This surplus should be sufficigmbvision forthe fact that some
sitesidentified willnot be deeloped in the Plan periodhEre isalsoscope to bring forward additional

sites in the plan period sitesidentified in the brthcomingLocal Plammre notbeing brought forward

for development.

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

Aylesbury Vale has deliverelet highest level of growth in its housing stock over the period 281

of any authority in the Cambridge Milton Keynes; Oxford Corridor. The planned level of housing
provision implies delivery df,370 homes pa between 2013 and 2033. Very signtficambers of

new homes, 4,923 in total have been built in the first four years of the Plan period, an average of
1,231 homes pa. But this is below the average annual requirement of 1,370 homes for the Plan period.
This means thaton average1,405 new hores have to be built each year from now on to 2033 to
achieve the Plan target.
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Evenin the absence of a Local Pland additional efforts to boost housing delivergore than 1,405
homes haveaecentlybeen delivered in Aih a single year. & additionsto housing stock in Awere
1,420 homedn 2014/15 To deliver 1,405 new homes year in, year out, balla very considerable
challenge to all parties invadd in the delivery of new homeghe local authorities, developers,
infrastructure providers; andhere is no easy measure of the depth of demand for new homes from
current and prospective owner occupiarshe primary source of demand for new homes in the UK.

The appetite of private sector developers to build at this scale in one location is largebkted. In
the 1980s, new homes were built at a rate in excess of 2,000 bpaim Milton Keynesbut this was
underwritten by substantial public sector fundingnd a Development Corporation with widespread
powers and significardtaffing

Possible Inits on market absorption of new homes could be a particular an issue in Aylesbury town.
AVDC anticipate that a large proportion of its development capacity in the periodZ2DWill be in

and around Aylesbury, which implies delivery of a high numbeeof momes in the town. Not all of
these homes will be for sale, since many will be built as affordable housing. But assuming a
proportion of homes are delivered as affordable housing, this still implies achieving sales of large
numbers of homes in the towand its immediate environs.

To deliver the emerging Plan numbers will be challenging. It will require the public sactoding

AVDC, Buckinghamshire County Council, the LEP and the HCA to work closely together to enable this
scale of development, ahfor these organisations to be resourced adequately to ensure the planning
decisions are delivered speedily; essential infrastructure is prdwitetime; and there is a sustained

effort to engage other development partners who deliver homes using diffefending and
development moded to the mainstream housebuilders.

Wessex Economics describe this expanded role for the public sector as that of the Housing Delivery
Enabler, a phrase first used in the Elphickelouse Report commissioned by Governmanttitied

From Statutory Providdo Housing Delivery Enabler: Review into the Local Authority Role in Housing
Supplypublished in 2015.

The need forll the Buckinghamshiréocalauthorities(Districts and Countytp embrace this role, has
been highlighte by the different challenges in bringing forward specific sites examined in Wycombe,
Chiltern and South Bucks DistrictBart of the Study Brief was to assess when 5 different nségs in

the three authorities ould come forward, and the pace at whittiese sites may be built out.

The research into the sites idené§that the real challenge in housing delivery is getting sites to the
point at which homes start to get builtOnce new homes start to be delivered on a patrticular site, it is
possiblewith a reasonable degree of certainty to forecast the number of homes each site will deliver,
though this does depend on the state of the market developer behaviouiThe study provides the
evidence bas®n buildout rateswhich authorities can use torgpare housing trajectoriefor sites

that have started to deliver.

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

It is here that local authorities that adopt the Housing Enabler role can make a significant difference,
essentially as project managers able to invest time &talglishing interest in development of
particular sites deemed to be suitable for development; identifying the barriers to those sites coming
forward, and brokering solutions This function goes well beyond the statutory development
management function.The case has to be made that if Government wants to raise housing delivery,
local authorities or similar organisations have to be resourced to perform this role.
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About the Buckinghamshire Housing Delivery Study

This reportwas commissioned byylesbury Vale District Council (AVDC), Chiltern District Council,
(CDC), South Buckinghamshire District Council (SBDC) and Wycombe District Councif{g¢BC).
four authorities are responsible for development planning in the County of Buckinghamebi@and
SBDC have sharedPlanningPolicy serviceso when referring to both authorities the abbreviation
C&SB is used.

The study examines housing delivery across the whole of Buckinghamshire, focusing particularly on
major sites; and considers the markeapacity for new homes in Aylesbury Vale District, and in
particular explores whether there is a ceiling on the level of residential development that could be
achieved in the District. The study will inform assessmemh@ideliverability of the emergingale of
AylesbunLocal Plapand theLocal Plas of the three other Buckinghamshire Districts.

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

T

to establish a realistic, evidendmsed, estimate of the maximunumber of new homes that
can be delivered in the District of Aylesbigle over the period 2013033

to advise on how toestablishrealistic and robusthousingforecasts/trajectoriesfor housing
delivery based leath times and build out rates fdrousingsitesacross the study area

to considerthe actions thatcan be taken taeduce delays in the delivery of new homes once
planning consent is awarded, atmispeed up annual rates of delivery

to assesghe contribution thatnew construction methods such &siild-off-site and modular
constructioncould make to increasingelivery ratesand when suclmethods might be adopted
and for what types ohomesand locations

to set out housing trajectoriefor key sites based on evidence of pastlivery ratesand sie
specific circumstancesand to considemwhether those delivery rates can be accelerated, or
might declineacross the study area

in exploring these issues to examine past delivery rates in the Study Area, but also to examine
delivery rates in comparat@reas, particularlyhose with high delivery rates

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

The underlying need for the study is that AVDC will neeplan not onlyto deliverits own OA, but
to provide for part of theOAN identified for the adjacentChiltern, Sath Bucks and Wycombe
Districts The evidence provided by the report will help to inform @msessment of thecale ofOAN
attributed to these three authorities that cannot be met withimeir boundaries by end March 2033.

The studyalso seeksto establish the maximum quantum of new homes tlatuld be delivered in
Aylesbury Vale District over the period to 2033, in a scenario without land constraint. Another way of
putting this is as fddws; what is the maximum level of new homes that the industry can and will
deliver, taking account of market demand, affordability, viability and industry capacity?
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1.6 The rest of this report sets out the conclusions of the study as follows:

1

Section 2summaises the conclusions of the 2016 Housing and EconBeielopmentNeeds
Assessment (HEDNA) regarding the Objectively Assessed Need for new homes in
Buckinghamshire, and related studies on the pattern of Housing Markets across thegsoi.

Section 3 eaminesthe capacityfor housing development in Aylesbury Vale drawing on the
proposed allocations in the emergirigpcal Planthe potential housing delivery in the District
Housing and Economic Land Availability Assessment (HELAA); the distribution regdplan
delivery; andhe scale of deliverto date in the Plan period.

Section 4 analyses the patterns of past delivery in Aylesbury Vale, and the factors that underpin
delivery rates. The section also examines the relative housing delivery performanceredmpa

to other local authorities in the CambridgeMilton Keynes; Oxford CorridorThis analysis is
used to make judgements about the delivery of the emerging Aylesbury.\desd Plan

Section bassesses five proposed development sites in Wycombe, @hited South Bucks
Districts in terms of the scale of housing delivery that they might achieve in the period to end
March 2033.

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

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

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

Section 9 brings together the key conclusions of the Study.
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2.1

The OAN for Housing in Buckinghamshitlee Market Area
and Delivery to Date

The overall Objectively Assessed Housing Need for BuckinghanshABgl00 homes for the period
201333, Figure 1 shows the OAN broken down by authority, andMlag 2017 estimate made of
what C&SB and WDC anticipate they could deland the shdfall relative to their OAN.AVDC is
planning to deliver 27,400 homEs ¢ KA OK Ay Of dzZRS& ! +5/ Q& h!b 27
homesOAN thatC&SB and WDB@stimate that they will be unable to deliver

M

Figure 1 OAN Housing Redipements from December 2016 HEDNA with Current Anticipated
Capacity Constraints (if AV is assumedarcommodate all of WDC and C&8Bder-delivery relative
to OAN)

Current Estimate of | Balance compared to

2013-33 OAN Delivery OAN

Aylesbury Vale 15,400

27,400

8,000

Chiltern & South Bucks

(2014-33) 13,500

7,300

-0,000

Wycombe 13,200

11,200

-2,000

2.2

2.3

24

Total
Source: Wessex Economigs/DCC&SB, WDC

46,100 46,100 0

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

The boundaries of the Buckinghamshire HMA align pretty closely with the baesdarf
Buckinghamshire as a whole. The only parts of the county falling outside of the HMA are the northern
part of Aylesbury Vale and the southern part of SoBtitks It is reasonable in planning terrtisat

OAN arising in Chiltern and Wycombe Diss$rist metin Aylesbury Vale District as a whoblnd
pragmatic to also include need arising in South Bis&sict as a whole

In terms of an HMA aligned wittocal Plarareas and 2 OF f | dzi K2 NA G & 02 dzy Rl N&R
this comprises the area dduckinghamshire County Council and the four Buckinghamshire District

! Note this is an upwards revision from the 2016 HEDNA. The figures for Chiltern and South Bucks start in 2014, thistseing the
of the C&SB Local Plan

% The WDC estimate is based on the figure used in the Memoramdiwndersanding between WDC and AVDC agreed in
December 2016
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Councils. The OAN therefore includes that part of housing need associated with Milton Keynes that
will manifest itself in the northern part of Aylesbury Vale.

Figure 2: Bucklnghamshuléousmg Market Area, 2016

??gton-
I—M'&(_S"‘ L

R ) _} 4 H 'ﬂey
Nonr:lvessed b }, mey
| Doyns N 2 >
Ludge§shalls - ﬂnsmgstoke’c‘-

- ?‘

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

2.5 At the outset it is helpful to benchmark recent housing delivierBuckinghamshire. Figure 3 shows
the pattern of housing deliveryver the 5 par period April 2011 to end March 2015. The data is based
on net additions to housing stock which includes conversions which add to housing stock and losses of
housing stock. The figure shows the substantial difference in housing delivery between AyMalmr
and the other Buckinghamshire authorities.légbury Valedelivered an average of 1,126 additional
homes pa over the 5 year period 2016.
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2.6

2.7

2.8

29

Figure 3: Net Additions to Housing Stodly the Buckinghamshire Planning Authorities 2016
(rounded to the nearest 10)

Year beginning

1st April AN coc sBDC WDC
2011 1,100 180 130 510
2012 930 310 230 220
2013 9a0 160 140 270
2014 1,420 120 140 420
2015 1,190 170 80 380

Total 5,630 940 720 1,800

Mo of Years 5 5 5 5

Average pa

2011-15 1126 188 144 360

SourceWessex EconomicEable 122, Net Additional to Housing Supply, DCLG

It is useful to benchmark past housing delivery rateytesbury Valeagainst the current provisional
housing requirement of 27,400 homésee Figure 1)Wess& Economics has assumed tlia¢ 27,400
homes areto be delivered over a 20 year period, since it is based on the HEDNA fighiokscover
the period 201333. This beingo, the annualised requiremenfor new homes in Aylesbury Vale is
1,370 dwellings p201333.

Aylesbury Vale is therefore planning fon aiplift of 22% housing delivery rates compared to the
period 201115. Figure 3 shows that delivery in excess of the average annual rate of delivery of 1,370
homes in Aylesbury Vale is achievable. 1i42@lnet additional 1,420 homes were delivered.

Data is available for housing completions in Aylesbury Vale for 2016/17. This allows an estimate to be
made of net additions to housing stock for the five year period 2012/13 to 2016/17. Figure 4 shows
that over this five year period Aylesbury Vale has delivexedestimatedl,171net additions to the
housing stoclper annum

Figure 4: Estimated Net Additions to Housing Stock by Aylesbury Vale-2012

Year beginning

1st April A
2012 930
2013 990
2014 1,420
2015 1,190
2016 1323

Total 5,853

Mo of Years 5

Average pa

2012-16 1,171

Source:Source: Wessex EconomicEable 122, Net Adtibnal to Housing Supply, DCLG years 208;22016/17 housing
completions provided by AVDC

What does this pattern of recent delivery imply for future housing delivery, focusing oboted Plan
period 201333? Figure 5 shows that 4,923 homes were deligarethe first four years of the Plan
period, an average of 1,231 homes pa. Given the requirement to delived@%@mes over the plan
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period, kgure 5 shows that on average 1,405 homes pa need weltigered in the remaining 1gears

of the plan

Figue 5: Estimated Net Additions to Housing Stock by Aylesbury Vale ZBL3

elivery to end March 2017 AT

2013 990
2014 1,420
2015 1,190
2016 1,323
Total 4923
Mo of Years 4
Average pa 2013-17 1,231
2013-33 Requirement 27,400
Delivered to end March 2017 4923
Balance to be delivered 2017-33 22,477
M. of years 16
Average pa 2017-33 1,405

Source:Source: Wessex Economics, Table 122, Net Additional to Housing Supply, DCLG yeHss 200&/17 housing

completions provided by AVDC

2.10 Key pants to note regarding this 1,40dpa figure are as follows.

T

Even prior to adoption of thé.ocal Planwhich should provide certainty for developers and
accelerate, this average requirement has been exceeded, with delivery of 1,420 net additional
homes in 2014/14. In the most recent ye2016/16 there were 1,323 new homes delivered,
which is 94% of the average annual requirement for the period ZBL3et out in Figure 5.

These figures are indicative thtite development sector has the capacity to deliver new homes
on the required sde to achieve the emergingocal Plariigure for delivery of new homes for
the period 201333. However, to achieve this level of delivery will require building up a
consistent yearly delivery at a level higher than achieved in the past 5 years (1,171 reyoes
83% of the average annual requirement based on 1,405 dpa).

If it is assumed that affordable housing accounts for 25% of this total of 1,405 requirement, this
implies that 1,054 market homes have to be sold each year to deliver the 1,405 requirement

Analysis of 2016/17 housing completions in AVDC indicate that around 58% of all completions
came from sites delivering in excess of 30 homes in that year, which would represent around
611 homes for sale being brought forward on these large sites each yea

Assuming average private market sales ofs@homes per outlet this would imply the need
for around 2127 active sales outlets on sites of 30 units or more in Aylesbury Vale in the period
to 2033 to deliver the quantum of homes required from largessi This provides a sense of the
number of active sites required at any one time. It will also be critical to ensure that is the

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

quoted.
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continued flow of completions from sites that deliver less than 30 units pa, which based on
2016/17 data account for 42% admpletions.

2.11 The initial assessment of the delivery numbers for Aylesbury are challenging, but with Government
backing for the Aylesbury Garden Town proposals, the reported appetite from developers to get on
site, and the known pressure of demairdthe alea, the initial assessment indicates that the number
of new homes being planned for in the Aylesbury Vatecal Planare achievable. Further
improvement beyond recent performanceay also be achievable as a new Local Rldinprovide
greater certainty ad a greater range of outlets to accommodate demand which is apparently
transferring in from other areas. Measures outlined later in this report will also have the potential to
further improve delivery.
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3.1

3.2

3.3

3.4

3.5

Forward Provision of Housing Land

As set out irSection 2, AVDC is planning to deliver 27,400 homes over the perioeé320%8th some
4,900 delivered by the end of March 2017, leavéngalance of around 22,475 homes to be delivered
by end March 2033. Identification of land to accommodate this quantuof planned housing
provision is a necessary, though not sufficient, condition to enable delivery ohtinidber of new
homes.

The Draft Aylesburyocal Plaris at an advanced stage of preparation. Itherefore possible to
summarisethe position as oflune 2017. Figur@ provides an overview of where the AVDC stands in
terms of the pipeline of housing delivery, and the contribution that proposed allocations will make to
delivering the OAN for the District including unmet need for WDC and C&SB

Figure6: Completions, Commitments and Allocations Relative to OAN, June 2017

Aylesbury Vale QAN 19,400
Wycombe DC Unmet Need 2,000
Chiltern/South Bucks DCs Unmet Need &, 000
Total Housing Requirement 27,400
5% of OAN & unmet WDC/CDC/SBEDC need as a
buffer 1,370
Mininum to be allocated in VALP 28,770
of which
Completions to 31st March 2017 4,923
Commitments 3,945
Windfall 949
Total of Completions, Commitments, Windfall 15,817
Remaining to be Delivered by Allocations 12,953
of which
Potential Total Allocations Identified 13,062
Surplus of Allocations over Requirement 109

Source: Wessex Economics Analysis of AVDC data, a5M&&h 2017

In effect AVDC hasecured55% of its pipeline requirement for the Plan Period, this being made up of
completiors, commitments, and anticipatedindfalls after completion of the first fouyears of the
Plan Period (20%33) or 20% into the Plan periodAt the time of writing, AVD@as also identified
potential site allocations thatoulddelivera small surplus ah@ the OANwith a 5% buffeadded

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

In overall tems the HELAA identifies that there is possible capacity for 314065 homes more
than the current plan requirement for new homes (27,400 homes), which would represent %0
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3.6

3.7

3.8

surplus above the planned number of homes. However, these sites have eotsbdject to detadd
assessment in terms of identifying the full range of possible constrasuish as flood risk, traffic
impact assessment and detailed landscape assessment.

The HELAA is also useful in terms of understanding aspects of the pbagogntial site delivery
For allpractical purposes the HELAA dates can be aligned as follows:

1 The first 5 years being 2017/18 to 2021/22
1 The next 10 years being 2022/23 to 2031/32 (a year short oL.tlval Plamperiod)

Figure 7setsout in summary fomat the relationship between the number of homes that can be
delivered on sites identified in thdELAAand the OAN requirement for Aylesbury Vale, including the
uplift for provision of an element of the need to provide for OAN arising in CDC, SBDC @rak\A&
out in Figure l(page 5)of this report These figures are subject to the same eat¢ as set out in
paragraph 3.3hat sites have not been fully assessed on every aspect that would determine capacity.

In summaryFigure 7shows thatin relationto the emerging.-ocal Plamequirement for 27,400 homes
over the period 201383, and taking into account actual housing delivery from April 2013 to end
December 2016, AVDC h#se flexibility to bring forward sites other than those identified for
allocation, if some of the proposed allocation sites do not come forward, since there is notional
capacity for 27,400 homes.

Figure 7 Capacity of Land Identified for Housing in AVYDC HELAA and the Relationship with AVDC
Emerging_ocal PlarHousing Requirements

Dwelling Capacity |Source and Notes
a Capacity on 234 Identified Housing Sites 25,571  25,571|p3 HELAA Jan 2017
Planning Permission in on sites of 5 or more
b units outside HELAA settlements 0 0|p3 HELAA Jan 2017
Planning Permission in on sites of less than 5
C units incl 10% non-delivery allowance 413 413|p3 HELAA Jan 2017
Provision for windfall sites below 5 units in size
d inyears 4-15 888 888|p3 HELAA Jan 2017
e Sub-Total of Future Supply 26,872 26,872 |a+b+c see p3 HELAA lan 2017
Delivery of New Homes in 2013/14, 2014/15 and
f 2015/16 3,600 3,600|p3 HELAA Jan 2017
Assumed that only 75% (992 homes) of
g Delivery of Mew Homes April - Dec 2016 na 992|2016/17 delivered by end Dec 2016
] Total Delivery Capacity 2013/14 to 2031/32 30,472 31,484 |etf+g
i AVDC OAN 27,400 27,400|See Figure 1 in this report
Difference of Housing Copacity Identified over
J OAN 3,072 4,064 |h-i
k Capacity as a % of OAN for AVDC 111% 115%|h/i

Source: Wessex Economics
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3.9 Of course over time, additional assessment may identify that the sites idehtifitne HELAA are not
appropriate for development, but new sites may come forward. An ehogal PlanReview is
anticipated, once the route of the EBWest Expressway is determined, since this is of key significance
to any proposals for developing a new settlement, linked as this is to the importance of additional
highways capacity, and connections to places of work.

3.10 It is, of course, one thing to quh for delivery of a certain number of homes, but another to ensure
delivery of that number of homes. Delivery is the responsibility primarily of developers and
landowners but there are actions that local authorities can take that help to increase d¢tibdixd of
achieving the quantum of new housing identified in the Development Plan.

3.11 One key dimension to this is to ensure that there is a diversity of sites and locations to tap into the
widest possible range of demand. This needs to be balanced wittsting in locations where
development will be slowed down lifie need for infrastructure deliverylhis is a particular issue for
Aylesbury Vale, because planned housing provision expressed as a percentage of existing stock is
already at a high levdll.526, see Figure 10, Section dhd where it is possible that the market for
new homescould becomesaturated. In such circumstances developers might slow down the pace of
development or not commence development of new sites.

3.12 Figure 8shows the pattern ofiwelling numbers associated with the sites identified in the HELAA in
terms of locations. There isteavy concentration of proposed housing development in AylesQury
almost 13,000 new dwellings in the period up to March 2033, accounting for 51% otgla&onsing
delivery, with the proposed new development, and development to the south and west of Milton
Keynes accounting for a further 16% of anticipated supply.

3.13 A significant proportion of the capacity identified in the HELAA is located in Aylesthexe there
already has been a high rate of delivery in the years 2013/14 to 2016/17, and strong commitments.

15| Page



Figure 8 Scale and Distribution of Housing Supply based on the HELAA, January 2017

Total % of |Cumulative| 5Years | 10years
Dwellings Total | % ofTotal | 2017-21 | 2022-30
Aylesbury 12,923 51% 51% 3,870 9,053
South and West of Milton Keynes/Bletchley 4,102 16% 67% 617 3,485
Buckingham 2,120 8% 75% 1,167 953
Winslow 1,076 A% 79% 311 765
Haddenham 989 A% 83% 590 399
Aston Clinton 831 3% 86% 503 328
Stoke Mandeville 699 3% 89% 32 397
Stoke Hammond 270 1% 90% 236 34
Maids Moreton 207 1% 91% 207 0
Edlesbrough 198 1% 92% 158 40
Pitstone 191 1% 92% 138 53
Cheddington 158 1% 93% 130 28
Steeple Claydon 151 1% 94% 131 20
Wingrave 135 1% 94% 135 0
Waddesdon 128 1% 95% 93 35
Great Horwood 113 0% 95% 38 25
Tingewick 105 0% 95% 105 o
Wing 104 0% 96% 104 1]
Long Crendon 103 0% 96% 61 42
Other Locations 968 A% 100% 829 139
Total 25,571 9,775 15,796

Source: Wessex Economics
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4.1

4.2

The Pattern of Past HousinDelivery in Aylesbury Vale and
the Determinants of Demand for New Homes

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

Understanding the Pattern of Past Demand for New Homes

The delivery ohew homes in England, and particularly in AylesbuaieVis driven overwhelmingly by
the demand for new homes for owner occupation. The character of the new homes market in AV is as
follows:
1 Most of new housing delivery takes the form of houses and flats for sale. In 2016/17 80% of
new homes in AV were pate homes for sale, and 20% were affordable homes, a proportion
of which will be for affordable rent, and a proportion of which will be LCHO sales.

1 It is important to be aware that a significant proportion of new homes sales are likely to have
been suppoil SR (G KNRdzAK (KS D2@SNYyyYSyidQa | StL) (2
HtB Equity Loan). Nationally about 1 in 3 new homes sales involve HtB assistance to the
purchaser.

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

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

1 ¢CKS . NAGAAK tNRLISNI& CSRSNIGA2YyQa YIFLI 27
or proposed developments in Aylesbury. The closest developments are in Slough,
Maidenhead,Reading and Bedford. At present, such developments are largely confined to
major cities, though they are clearly starting to appear in significant business centres.

1 No data is available, but it is unlikely that any significant quantity of new homesléhaeae
been sold to investors (bip-let landlords) in recent years. Most BTL now focus Band
properties, and recent tax changes have hit the returns to BTL investors making it less
attractive to add to existing portfolios.
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4.3

4.4

4.5

4.6

4.7

4.8

1 WECc do not have comprehsive data on which housebuilders are active on sites in AV, but
would expect that the output on large sites is dominated by the major housebuilding
companies. This is the case for the sites where we have examined delivery patterns.

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

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

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

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

help boost housing delivery. Taylor Wimpey are the lead developersott Berryfields and
Kingsbrook, but the current trajectory for Berryfields indicates that output wildbelining by the

time Kingsbrook starts to delivery

Absorption Rates

Housing completions as a percentage of housing stock is a widely used measure that allows an
assessment to be made of the comparative performance of areas with different sized popsilatid
household numbers in terms of the delivery of new homes. Over the past 15 years housing
completions at the national level in any one year have typically contributed a 1% uplift to housing
stock (less during the recession).

Figure 9uses this meage to benchmark recent housing delivery performance in Aylesbury Vale,
against the other Buckinghamshire authorities and with authorities across the CambrMd®sn
Keynes- Oxford Corridor, a sulegional area that is receiving increasing focus froovéenment as
evidenced by the work undertaken on the Corridor for the National Infrastructure Commission.

Figure 9shows that Aylesbury Vale has the highest ratio of housing delivery to existing housing stock
of any other authority in Cambridgélilton KeynesOxford Corridor,(and probably in England) based
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4.9

on analysis of housing delivery over the 5 year period 2011/12 to 2015/16, using the DCLG data set on

net additions to housing stotk

This finding presents a challenge for this study. If AV had bekmd®ther authorities on this key
indicator, WEc would have analysed the characteristics of other markets where higher delivery rates
are being achieved than AV, and what those authorities are doing to achieve such high rates of
delivery, when consideredn a like for like basis. WEc could then have calibrated how realistic it

would be for AV to match delivery rates in other areas, based on this measure.

Figure 9 Delivery of Additional Homes Expressed as a % of Existing Housing Stock at Start of the

Yea
2011-12 |2012-13 |2013-14 |(2014-15 |2015-16 |5 Year Average

Aylesbury Vale 1.53% 1.27% 1.34% 1.90% 1.56% 1.52%
Cambridge 0.68% 0.99% 2.65% 1.43% 1.72% 1.49%
Milton Keynes UA 1.55% 1.25% 1.17% 1.34% 1.11% 1.28%
Bedford UA 1.37% 0.95% 1.45% 1.19% 1.36% 1.26%
vale of White Horse 0.74% 0.64% 1.06% 1.57% 2.13% 1.23%
Central Bedfordshire UA 1.20% 0.88% 1.14% 1.35% 1.43% 1.20%
Cherwell 0.61% 0.57% 0.60% 1.58% 2.34% 1.16%
South Cambridgeshire 1.13% 0.95% 1.02% 1.37% 1.04% 1.10%
South Oxfordshire 0.85% 0.84% 0.89% 1.05% 1.00% 0.93%
South Nerthamptonshire 0.89% 0.63% 0.90% 0.92% 1.26% 0.92%
Swindon UA 0.98% 0.65% 0.65% 0.74% 1.53% 0.91%
East Hertfordshire 0.65% 1.19% 0.62% 0.00% 1.11% 0.90%
Daventry 0.46% 0.37% 0.70% 1.15% 1.73% 0.88%
Huntingdenshire 1.23% 0.58% 0.94% 0.71% 0.73% 0.84%
wellingborough 0.42% 0.36% 0.78% 1.13% 1.12% 0.76%
Morthampton 0.46% 0.57% 0.00% 0.00% 0.79% 0.72%
East Cambridgeshire 1.03% 0.80% 0.52% 0.44% 0.49% 0.66%
West Oxfordshire 0.79% 0.61% 0.41% 0.86% 0.53% 0.64%
Morth Hertfordshire 0.73% 0.52% 0.47% 0.32% 0.61% 0.53%
South Bucks 0.47% 0.83% 0.50% 0.50% 0.28% 0.51%
Wycombe 0.73% 0.31% 0.38% 0.59% 0.53% 0.51%
Chiltern 0.47% 0.81% 0.41% 0.31% 0.44% 0.49%
Luton UA 0.47% 0.46% 0.25% 0.25% 0.80% 0.45%
Stevenage 0.53% 0.25% 0.47% 0.42% 0.41% 0.42%
Oxford 0.45% 0.37% 0.12% 0.47% 0.64% 0.41%

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

4.10 The fact that AV has the highest rate of delivery relative to its existing housing stock of other

authorities in the CambridgMilton KeynesOxford Corulor, suggests that others have to learn from

AV. It also makes it much more difficult to assess what level of uplift over the current delivery rate is

likely to be achievable, becausa@V is moving into uncharted territoryn terms of housebuilding

patternsover the last 15 years.

* This is slightly different to housing completions since it inclidss of housing, and takes into account of conversion of properties
to create additional units (and captures new dwellings delivered using permitted development rights).
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4.12

Comparison of long term housing delivery in Milton Keynes with that in Aylesbury Vale is a useful
benchmark (see Figur0). During the period 1980991, Milton Keynes delivered consistently very
large numbers of homes (in excesk 2,000 homes pa). This was the period when planning and
housing delivery was overseen by the MK Development Corporation. Subsequently control over
development in MK was passed over to the Commission for New Towns, then to English Partnerships,
then tothe HCA and finally to the MK Partnership.

Comparing housing delivery in Aylesbury Vale and Milton Keyvexsthe long term (see Figure Y10
would indicate that with Government backing, high rates of housing delivery can be achieved. The
scale of Governent funding available to Milton Keynes in the 1980s and 1990s is unlikely to be
replicated, but Aylesbury Vale has in recent years been matching Milton Keynes in housing delivery.

Figure 10 Housing Completions Aylesbury Vale and Milton Keynes 1980 620
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Source: Wessex Economics, DCLG

4.13 In recent years (201:2016) Aylesbury Vale has been delivering homesraich the same rate as

Milton Keynes in terms of net additions to housing stdckven that Milton Keynes is a city, it would
be surprising if Aould start to exceed housing delivery in Milton Keynes consistently over the longer
term.

° Figurel0shows housing completions rather than net additions to housing stock giicdata set provides a long tirseries data.
In terms of comparing current delivery performance the net additions to housing stock is preferable.
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184,560, so Milton Keynes is around 40% larger than AV in termpofgiion. Aylesbury Vale has a
total of around 75,000 jobs, compared to employment of 168,000 jobs in Milton Keynes, so the
employment base of Milton Keynes is more than double that of Aylesbury Vale.

4.15 Yet, despite a smaller population and employmentehabylesbury Vales delivering at the same rate
as Milton Keynes, without there being an identifiable special set of circumstances, and without an up
to-date Local Plan Therefore attaining current levels delivery should be sustainable, and in the
context of the national priority for delivery of new homesshouldbe possible to deliver at a higher
rate than achieved in the first four years of thecal Plan

4.16 Delivery of new homes at a higher rate than achieved in the first four years diabal Rin will,
however, be dependent on the Government implementing the proposals set out in the Housing White
Paper The adoption of the Local Plawhich will provide certainty for developers and a broader
range of sites and hence sales outlets, should alsotribute to accelerating housing delivery
compared to recent levels.

4.17 To calibrate the scale of possible uplift in housing delivery in Aylesbury Vale above current levels, it is
necessary to investigate the key drivers of household growth and demand ddteinhousing. The
focus on market housing is critical, because the current prevailing funding model for delivery of new
homes is development for open market sale, overwhelmingly to owner occupiers, with affordable
rented housing and LCHO housing delivel@dely as planning gain linked to marsztle housing
delivery.

Understanding the Determinants of Demand for New Homes

4.18 What determines the scale of demand for new market homes in an area, and hence the likely scale of
demand? At the outset it is imp@nt to emphasise that effective demand for new homes is
determined significantly by price. There is only a functioning market if a developer is able to offer a
new home to a purchaser that is able to fund the purchase of that home and associated costs.

419 LG A& AYLRNIFydG G2 NBFEA&AS GKFG GKS FaasSaavySyld
developer would undertake to assess whether to proceed with purchasing a site, or securing an option
on a site, and investing in the ppanning stages of algnning proposal; or determining precisely
when to commence development.

4.20 Primarily in this study the focus has to be on the depth and nature ofilabal demand for new
homes, but it is important to bear in mind the national factors that affect demandremdte build out
rates on existing sites, and when developments in the pipeline come forward for development.

4.21 Key factors that influence the demand for new homes, and hence the pace of development of new
homes are as follows:

21| Page



1 Mortgage availability, cost ad size of deposits:Currently mortgage rates remain very low, but
tighter regulation of mortgages means that is less easy for buyers to access high loan to cost
mortgages, and this means that many purchasers who may be able to afford a mortgage
struggleto raise a deposit. It should be assumed that mortgage rates will rise before 2033.

1 The Economy, Earnings and Buyer Confidentiee performance of the national economy is
important in many different ways to housing demand, including buyer confidencgcuylarly if
there is the prospect of less security of employment or earnings decline; and the corresponding
AYLI OG 2y RSOSE2LISNBRQ gAftftAyadySaa G2 AygSai
i Government Policyg Help to Buy: Help to Buy has supported the new homes market to a
sigrificant extent. Almost 1 in 3 (32.6%) of new homes sales nationally are reported to have
been supported by Help to Bliy While there is no absolute commitment to continue with the
scheme in the long term, Government remains committed to supporting hgus@velopment
and helping people into homeownership.

1 Government Policyg Investment in Affordable HousingThe scale of funding provided by
Government to support investment in affordable housing and the controls put on local
I dzi K2 NR& ( A S & Qto bupport affardablelhausiriy PriéiBrohave a bearing on delivery
of new affordable homes.

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

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

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

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

1 The natural market area; whicis, the area from which newomes purchasers in the sub
regional market are drawn from

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

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

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

1 In contrast, in areas where the cost of néwild homes is lower, the potential demand for new
homes is greater because they are more affordable, but development may be lbkss via

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

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

1 Patterns of employment growth
1 Affordability of new homes

1 Accessibility

Employmentis a key driver of migration, and hem of population growth and household growth. This

is taken into account in the calculation of OAN in SHMAs. What is not taken fully into account in
SHMA:s is the composition of job growth, and in particular the extent to which job growth is happening
in high value added activities, which will pay above average wages. Growth in high value employment
is likely to be a factor that stimulates migration and demand for new homes.

This study has not investigated the extent of high value employment in the 3iedyand adjacent
areas, but it is known that employment in Oxford, and its immediate environs is significantly
associated with high value employment; and that high value employment is well represented in Milton
Keynes, and in parts of Buckinghamshire.

Figue 11 shows the scale of forecast employment growth in Buckinghamshire and the authorities
surrounding Aylesbury Vale. The time frame used to capture job growth varies between the sources
used, so the most helpful figure to examine is the annualigemivth in employment. The most
significant aspect of the forecasts is the very substantial anticipated employment growth in Milton
Keynes and to a lesser extent in Cherwell, which sits alongside quite significant employment growth in
Aylesbury Vale itself.
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Figue 11 Forecast®f Employment Growth in the CambridgeMilton Keynes and Oxford Corridor

Additional Jobs [No. of Years Growth jobs pa

Source: HEDNA 2016

Aylesbury Vale 2013-33 12,080 20 604
Wycombe 2013-33 7,650 20 383
Chiltern 2014-36 1,800 22 82
South Bucks 2014-36 5,440 22 247

Source: Oxfordshire SHMA

Cherwell 2011-31 23,100 20 1155
Oxford 2011-31 24,400 20 1,220
South Oxfordshire 2011-31 11,400 20 570
Vale of White Horse 2011-31 23,000 20 1,150
West Oxfordshire 2011-31 7.800 20 390

Source: East of England
Forecasting Model

Aylesbury Vale 2016-33 11,883 18 660
Milton Keynes 2016-33 33,262 18 1,848
Central Bedfordshire 2016-33 10,724 18 596
South Morthants 2016-33 4,285 18 238
Cherwell 2016-33 8,390 13 466
Dacrorum 2016-33 1,087 18 60

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

The growth in employment anticipated in Milton Keynes is likely to stimulate isignifdemand in
Aylesbury Vale, particularly in the northern and eastern parts of the District, not least because
Aylesbury Vale can offer a different living environment to Milton Keynes. This could be a significant
factor supporting higher levels of hong delivery in Aylesbury Vale than would otherwise be

I OKASGIrotS iliK2dzAK GKS O2yGSEG 2F aArfildzy YSeySs

The Affordability of Housings a key factor in the scale of demand for new homes. However, district
wide affordabiliyy ratios in a District like Aylesbury Vale can be misleading, because of the size of the
stock of rural dwellings that may well command a premium; and because demand for new homes,
may be significantly influenced by those who are looking to move intoi®istiTherefore data on
average local incomes even on a resident basis are not a robust basis for assessing the demand for
new homes. There is evidence that people moving into an area are more likely to buy a new home
than local residents. Accumulated tging equity can be much more important to ability to buy than
current incomes.

To assess the scale of demand arising from outside Aylesbury Vale and indeed from outside of
Buckinghamshire is outside of the scope of this study, but the high cost of hdosBauth Bucks,
Chiltern and Wycombe, but also in South Oxfordshire is a faberwill boost demand for new
homes, and support a higher level of housing delivery in Aylesbury Vale than would otherwise be
supported. Various charts showing the patterrhofise prices and affordability across the Cambridge

¢ Milton Keyneg; Oxford Corridor and for Buckinghamshire and Berkshire are presented in Append
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1. Demand arising in London, the shortfall in housing provision in the capital and severe affordability
issues, also supports-iigration by those who work in London, or seeking a change in lifestyle.

4.30 Accessibilityis the third key factor that underpins demand for new homes, since this bears on where
people choose to live in relation to their workplacedathis will be reflected in the marketing of new
homes. The potential for sales to people who work in London, in Oxford, or in the M40 or M4
corridors is relevant factor in determining the depth of demand for new homes.

4.31 Wessex Economics assessment of &ydedzNE + | f SQ& OdzNNBy i | OO0SaaAohit

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

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

1 The District currently has six train stations, mostly concentrated in the south east of the District,
and therefore much of the District is not currently radrved. It is to beexpeced the six
stationsin AV are used primarily for commuting to Londamd to a lesser extent to Wycombe,
although line speeds and service frequency are lower than nearby alternatives.

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

1 The East West Exgssway is at very early stages of consideration. If decisions are made about
the alignment of the routén the next 3 yearshis could influence forward planning for housing
in the Plan Period However, given the leaid times for major road infrastructe
developments, it seems unlikely that this will have direct impact on the development of new
homes in theLocal Plarperiod, though itcould influence the choice of location for a new
settlement, which might come on stream before the road is itself cetepl. There is the risk
that, until the route is fixed, the uncertainty regarding the route may deter some sites from
coming forward.

4.32 To summarise, in view of the public transport network and the current road network, WEc would
characterise Aylesbury Vads not being a classic London commuter area, unlike the other parts of
Buckinghamshire all of which have every much stronger ties to London through commuting (rail and
road), enabled by easier access to the M40 and M4 and shorter rail journeys intol demtdon.
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This assessment is supported by analysis of the 2011 Census commuting data, though it is quite
probable that commuting out of Aylesbury Vale towards London will have increased sincd-Rfté.

12 shows thatin 2011, 5,900 people resident inlasbury Vale worked in London, 8% of the working
population; in contrast 35% of working residents in South Bucks worked in London, with the
equivalent figures for Chiltern being 28% and 14% for Wycombe.

Figure 12 Patterns of Commuting2011 Census

LA of Usual Residence

Place of Work Ay:?::;uw ':f:-t[;fl Chiltern ':f:-tc:l South Bucks '?f:-t[;fl Wycombe _?it[;fl

Aylesbury Vale 35.881 51% 1,084 3% 187 1% 2,094 3%
London 5.922 8% 9.490 28% 8.947 35% 9.599 14%
Milton Keynes 4,945 7% 207 1% 54 0% 197 0%
Wycombe 3.680 5% 3.446 10% 1,600 6% 34,897 52%
Dacorum 2,720 4% 1,040 3% 98 0% 396 1%
South Oxfordshire 2,622 4% 189 1% 87 0% 1.521 2%
Cherwell 2,160 3% b5 0% 26 0% 238 0%
Chiltern 2,141 3% 11,018 33% 1,050 4% 3.430 5%
Central Bedfordshire 1,593 2% 104 0% 22 0% 86 0%
Oxford 1,445 2% 98 0% 96 0% 578 1%
East Midlands 1,308 2% 93 0% 67 0% 21 0%
Lutan 531 1% 100 0% 23 0% 96 0%
Watford 494 1% 505 2% 102 0% 27 0%
South Bucks 470 1% 2,030 6% 4,819 19% 3.222 5%

Sour@: Wessex Economics

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

Overall Assessment of Delivery of tV Local PlarHousing Requirement

Aylesbury Vale is already delivering at a Rigtate than every other authority in the Cambridge
Milton Keynes¢ Oxford corridor measured on the basis of new homes delivered as a percentage of
existing housing stock.

AVDC is planning to deliver 27,400 homes over the 20 year period330bd8 the Local PlanThis
comprises identified OAN for AVDC and the tdied unmet OAN from Chiltern, South Bucks and
Wycombe Districts (see Figure 6). For planning purpoSeéocbuffer has been added on top of this
planned level of delivery bringing the total including the buffer of 28,770 dwellings (27,400*1.05 =
28,770).

A good start has been achieved in the first four years oflibeal Plarperiod with delivery 4,923
homes, which is an average annual delivery of 1,231 homes pa including delivery of 1,420 homes in a
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single year (2014/15). These levels of delivery haventechieved without the benefit of having an
adoptedLocal Plamn place.

This leaves a balance of 22,477 homes to be delivered in the 16 years*frypmil12017 to 31 March
2033. This will require an average annual rate of delivery over this 16geiad of 1,405 homes pa.
To deliver this number of homegarin, yearout is a challenge, but this level of annual delivery was
exceeded in 2014/15 so it is demonstrable that this level of delivery is achiesrablenithout the
benefit of a LocalPlan The adoption of theé.ocal Plarshould give the development industry greater
certainty and streamline decision making, thereby helping to boost delivery rates.

The analysis presented above would indicate that the fundamentals of the new homes market in
Aylesbury Vale are strong, with anticipated strong employment growth in Aylesbury Vale itself, in
Milton Keynes and Oxford and environs; and with demand for new homes, directly or indirectly being
boosted by the relative affordability of new homes in Aylesblale compared the rest of
Buckinghamshire, Oxford and South Oxfordshire, and even more so compared to London.

AVDC has a strong pipeline of housing delivery, with current commitments of 9,945 homes, the
equivalent 36% of the 27,400 OAN or 34% of thg28 OAN plus 5% buffeOther actions are being
taken that will help to build the housing delivery pipeline. These include:

1 Putting in place the Brownfield Land Register (anticipated by end of 2017), Wwhihhe
potentialto boost the level of consenteresidential developments

1 A comprehensive programme of Neighbourhood Plangrently covering 34 areas (in
preparation and made), which are bringing forward development sites more quickly than
possible through thdé.ocal Plaprocess.

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

While significant delivery has been achieved in the absence of a curomal Planthe adoption of

the emergingLocal Planwill provide significant additional certainty for developers anftastructure
providers andshouldaccelerate deliveryAn early review of the adopteldocal Plans alsoanticipated
which will probably increase theupply of housing sites A decision omhe proposed alignment and
timetable of the EasWest Expressway is of considerable importance in planning future housing
delivery in and beyond the currehbcal Plamperiod.

However, thedelivery of the emergingocal Planwill be challenging in the light of historic delivery
rates not just in Aylesbury Valebut also in the context of the CambridgeMilton Keynesg Oxford
Corridor. AVDC will have to be proactive to ensure delivery ofltbeal Plarhousing requiement,
and it is dependent on the housebuilding sector respagdo the opportunities to develop being
brought forward through thd_ocal Plan
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5.5

Anticipated Housing Delivery on Key Sites in Chiltern, South
Bucks and Wycombe Districts

As part ofthis study WEc havassessegrobableleadin times and delivery ratesn 5 major sites (all
having capacity to deliver 800 homes or more), one in Wycombe Districtoptions in Chiltern
District and two in South Bucks Distridthis will inform decisiuos by the respective authorities on the
number of homes that can be delivered from these sites in the period up to March 2033.

It should be oted that the sites in C&SB are, at this stagesferred optionsthat the Councils are
consideringfollowing pubic consultation and more technical assessmenthereforethe four C&SB
sites examinednay not be taken forward in the emergigpcal Plarand the details provided in this
section about site capacity etc, may fbject to change.

Thus he focus of theanalysis has been on considering the following issues:
1 The likelihood of these sites delivering new homes in the period up to March 2033
Lead in times and hence the timing of initial delivery and the anticipated pace ofduild

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

The risks around the estimate of the quantum of housing estimated to come folwa?2@33

=A =4 =4 =4

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

The fivesites selected by the authorities are:

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

dwellings
The Area East of Beaconsfield (SBDC): current assumed capacity of 1,500 to 1,700 homes
South East of Littlelalfont (CDC): current assumed capacity of-830 homes

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

=A =4 =4 =4

North East of Chesham (CDC): current assumed capacity of 900 homes
The analysis draws upon the following sources of Ndfol G A 2y = | &s poofessional I &
judgement:

1 Discussions with presentatives of WDC and C&SB

1 Research on Lead in Times for Deligge Section 6)

1 Research on the Rate of Housing Delivery on Major GigesSection 6)
1

Discussions (where possiblejth developers, landowners or their agsnfor each site (see
Appendix2 for details)

1 Other background research on the respective sites
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5.6

5.7

5.8

Princes Risborough Expansion ArfgzREA)

WDC have developed an indicative timetable for bringing forward the PrirnsbsrBugh Expansion
Area (PREA(see Figure 13 WEc would regard 2022/23 as the earliest date tlage scale
completions might be achieved, since it is clear that there are issues that could delay realisatien of t
timetable set out in Figure 13Thetk is scope, however, for some relatively small scale delivery in
advance of this date.

Figure 13 Princes Risborough Expansion Area: Pre Delivery Timetable

Year Key Milestones

2017/18 e  Early masterplanning/ongoinginfrastructure delivery work— (NB HCA capacity
funding secured).

e  Housing Infrastructure Fund — funding bid?

2018/19 e Local Plan examination—Spring-Summer 2018

e  Masterplanning/infrastructure planning complete

e  Outline application for expansion area submitted or individual sites within the
expansionarea

e  Full applicationto relocate Sumitomo

e Application for first stage of road and underpass submitted

e  Purchase of the Sumitomo site if required — process started, by either BCC or WDC

e End2018/early 2019 — Local Plan adoption

2019/20 e  Outline consent granted —early 2019/20
e  Permission for Sumitomo granted and commence construction of new Sumitomo
premises

e  First reserved matters applications submitted for expansion area
e Road/underpass consents granted

2020/21 e  Construction of new premises for Sumitomo completed

e  Sumitomo relocation to new premises and current site cleared

e  First reserved matters applications granted early 2020/21

e  On site preparatory works commence.

e  Underpass and bridge improvements for road completed during HS2 blockade of
rail line.

2021/22 e  Completion of first phase of the spine road

e  On site preparatory works complete.

2022/23 e  First completions — half normal annual rate.

Source: WDGQune2017

The key risks identified to achievement of this programme relate latgelsgnd ownerships and to
land-owner/developer behaviour, and how this could affect the provision of rifleef road into and
through the site. There are three developers who own, or have options, coveringagtenajority of

the proposed expansion areaCurrent proposals are that the site be accessed from the south west
corner of the site, with aeliefroad running north eastwards through the site.

An integral part of the overall development proposals are Buckinghamshire County Council addWDC
proposal to deliver road improvements that will help remove traffic from central Princes Risborough.
The proposed relief road will pass through the proposed development site, and will therefore both
open up the site up for development of new homes and relievegestion in the centre of Princes
Risborough.
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5.9 The proposals for the relief road include works to railway udgi&iges just to the south of the entry
point to the Expansion Area on the B4444 and at Little Kimble at the junction of the A4010 and B4009.
Theworks on the undebridges are now being timetabled for 2020 to coincide with the temporary
closure of the Princes Risborough to Aylesbury rail line due to construction works on HS2. This
provides a key window of opportunity to deliver these works withdisrupting rail services, which
would be associated withubstantialcosts.

5.10 The timetabling of the provision of the relief road is critical in terms of when large scale development
can commencelt should be noted, however, that the works to the undeidges on the B4444 and
B4009 are not essential to delivery of the spine road, but without these works the road could not be
used by HGVaVDC arealsoinvestigatingto see if there is scope tcommence delivery on the site
prior to the completion of theelief road,in terms ofcapacity in the existing road network.

5.11 At present, he land ownedtontrolled by Halsbury Home®ersimmonand Bloorcan only be brought
forward for housing developmerat scaleonce their land holdings are opened up by first phase of
the relief road

5.12 To deliver the proposed relief roadDCwill first need to relocateSumitomo, a machine tools
manufacturer, which has operational premises on the proposed gateway to the new development on
Summerleys Road. It is understood thEDC have had preliminary discussions with Sumitomo, and
they are willing in principle to be relocated.

5.13 However, identifying and sourcing alternative premises could be-tomsuming, especially if there is
need to construct new premises. Thereisalboyfa 2 Y &G NA LI G2 Skad 27F { dzy
also need to be acquired.and is being made available in thecal Planin the Local Planto
accommodate new and relocated businesses.

5.14 It isanticipated that the relief road will be built as a singtstract passing through both the Halsbury
Homes land, and then through the lapdned by Persimmoand connecting into Longwick Roadd
then into the Bloor land The three main developersamot start to deliver on any substantial basis
until the first phase of thereliefroad is delivered. The delivery of the relief road is therefore critical in
terms of when these two sites start to deliver new homes.

5.15 In developinga housing delivery trajectorfpr the PREA WEc has considetid following

1 Potential different dates for the firstmainstreamcompletions. 2022/23s regardedas the
earliest possibleate for the start of the main phasaf completionsgiven the timetable for the
Local Plarand implementation timetable for the relief roadA scenario bagkon a2024/25
start date is used as an alternatigeenario

1 Theformer Leo Labs development on LongwiRiadis now being taken forward by Lea Valley
Developments Ltd, a housing association, which acquired thédrsite Ashill. This development
is likelyto be completal at an early stagesince it is not dependent on the delivery of the relief
road.

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

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

1 The possible range of sales outletshisrefore likely to be a minimum of 3 outlets (one for each
developer). The largest number that seems possible is 5 outlets, Persix2n@toor ad ANO
x2, andHakbury Homes x 1.

1 It isreasonable to assumthat all the developes are active simultaneously. the absence of
any informationon other landownersn the ExpansionAreanot linkedto the main developers
it has been assumed that landtimeir ownershipwill be built outat a modesipaceover time.

5.16 In some areas there could be a risk that a new laacgde development in relatively close proximity to
other major developments coujdo some extentbe tappinginto same pool of demandwhich could
dent build-out rates.

5.17 However buildout rates at Thame and Haddenham do not seem to have been affected by proximity
to the largescale developments in Aylesbury. For exanipl@hame, a current development of 203
homes granted planning permissian July 2015, has commenced development with expected
completions of 63 homes in 2017/18, 63 homes in 2018/19 and the remaining 28 homes in 2019/20.

5.18 Princes Risborough retains the sense of being a smaller market town, whereas Aylesbury is a very
muchl&NBSNJ aSGdGf SYSyd IyR aSd G2 aAINRg adzmadl yaal ff
of Chilterns AONB is another differentiator; and the town has not had any major new development
over the past 20 years, so there is not a large existing stbelodern homes.

5.19 The townhas a 15 minute journey timadvantagein terms of train travekto London compared to
Aylesbury, and the difference between a journey of over an hour and 45 minutes is probably
psychologicallymportant. The town hast trains an bur in peak hoursthe same as Aylesbury, but
two trains per hour in the ofpeak compared to two trains per hour to Aylesbury. An annual season
ticket from Aylesburyis £3,200 compared with theZ960 fom Risborough

520 / dzNNBy (it & o 2T pdaphdtioyi Gevels towbrk iy fraiiPadzHtis@aasonable to expect
that London is the primary destination of these travellers. Risboroughhalsa direct fast ralink to
Oxford (35 minutes), which may be of increasing significance in the fulytesbury does not have a
direct rail link to Oxford.

5.21 From the national research undertaken by Lichfields on buwild rates, the evidence is that
completions on sites with capacity of more than 2,000 dwellings average around 160 dwellings pa,

! http://www.commuterguide.co.uk/
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5.22

5.23

5.24

5.25

5.26

though the range varies from 50 dpa on average to in excess of 300 dpa on avérageature of the
location, particularly charactesf Princes Risborouglits location and accessibility to Londahould
allow the development to achieve above average boild ratesin excess of the 160 dwellings pa
average

Two scenarios have been modelled differentiated by the year in which the developments on the main
site start in earnest.These are presented in Figure. 1%he first scenario shows total delivery20£04
homes ly end March 2033, and the secosdenario shows delivery of 1,75®mes by March 2033.

The key assumptions underpinning these estimatessateut below.

It is assumed that 96ew homes are delivered on the sipgior to the commencement of mainstream
development dependent on the completion of relief road a result of the development on Longwick
Road by Lea Valley Development

The overall builebut rate is calibrated 3+ Ayaid GKS S@ARSS§atSo Finigh, Hiow S b |
Quickly do Large Scdle2 dza A y 3 { @MNdvBraber 2 6).A THIS iNdRtifies that sites with capacity

of more than 2,000 units, deliver on average 161 homes pa, but withimgeraf around 60 to 300

units.2 90Qa FaasSaavySyd Aa GKIFG K&oud shwddyrébiitkn e ¥ RS
PRE/Aeing built out atarate faster than the average.

The trajectories are modelled on an average annual baiidrate during the plan periodo 2033 of
183-185dwellingspa, a 13% uplift over the average figure arising fromnhd® analysigfter the plan
period, the buildout rate will fall as a result of completion of the Halsbury and Persimmon elements
of the development. Taking account of the slower rate after the end of the plan period, the average
build-out rate on the wht¢e developmentover the 15 year period 20226 (Scenario 1) or 2024
(Scenario 2averages 15homes inboth Scenaris1 and 2

This buildout rate has beersensechecked by considering industry nosfior sales rates per outletlt

is widely assumed thah a robust market around 480 sales can be achieved annually, with some
diminution of sales rates on sites with multiple outlets&igire 15shows that the trajectorieset out in

Figure l14are consistent with a development site that operates with thrsales outlets, given the
assumption that 35% of homes are delivered as affordable homes. WDC policy requirement for
affordable homes is expected to be set at 40%.
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Figure 14 Alternative Delivery Scenarios for the Princes Risborough Expansion Area

Year Starting April 1st Scenario 1 Scenaria 2
Lea Valley | Halsbury |Pers'mon| Bloor Others Total |Lea Valley| Halsbury [Pers'mon| Bloor Others Total
Capacity 96 527 576 877 281 2,357 96 527 576 877 281 2,357
Delivery Prior to Main Phase 96 96| 96 96
Main Phase Delivery
2022 0 25 25 25 0 75 0 0 0 0 0
2023 0 50 50 50 o] 150 0] 1] ] 0] 0
2024 0 50 65 65 0 180| 25 25 25 0 75
2025 0 30 65 63 0 180 30 30 30 ] 150
2026 0 50 65 63 35 215 50 65 65 ] 180
2027 0 52 65 63 35 217 50 65 65 0 180
2028 0 50 65 65 35 215 50 65 65 35 215
2029 0 50 65 65 35 215 52 65 65 35 217
2030 0 50 65 65 35 215 50 65 65 35 215
2031 0 30 46 63 35 136 30 63 65 35 215
2032 0 30 63 35 150 30 63 65 35 215
Total Delivery by March 31st 2033
incl Lea Valley 96 527 576 660 245 2,104 96 427 530 530 175 1,758
Total Delivery by March 31st 2033
ex Lea Valley 2,008 1,662
Mo. of Years of Delivery ex Lea
Valley 11 =
Average Delivery pa Main Phase
Build Out Period ex Lea Valley 183 185
Delivery Post Main Phase
2033 65 35 100 50 46 65 35 196
2034 63 1 66 50 65 35 150
2035 65 65 65 35 100
2036 22 22 65 1 66
2037 65 1] 65
2038 22 ] 22
Delivery Out of Plan Period 0 0 217 36 253 100 46 347 106 599
MNo. of Years of Delivery 15 15
Total Delivery 2,357 2,357
Average Delivery pa Entire Build
CQut Period ex Lea Valley 157| 157

Souce: Wessex Economics, JRGA7
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5.28

5.29

5.30

5.31

5.32

Figure 15 Indicative Sales by Marketing Outlet

Scenario 1 | Scenario 2
Average No. of Completed Homes pa 183 185
Assumed % of Affordable Housing 35% 35%
Mumber of Affordable Homes 64 65
Mumber of Homes for Sale 119 120
Assumed Annual Sales per outlet 40 40
Mumber of Sales Outlets 3.0 3.0

Source: Wessex Economitéay 2017

As noted abovetimight well be that at times during the development of the PREA there are more
than three sales outlets. In particul®loor, who are the largest land ownenay wish to seek to
accelerate sales by either opening up a second sales outlet, or sell land to a different developer who
would have their own sales outlet. Persimmon might wish to sell homes both under the main
Persimmon brand and through their Charles Church subsidiary.

The analysis set out in Figure,Mould suggest that the build rates assumed in the trajectory are on
the conservative side, in that it would seem likely that there will be more than 3 satkgfsoon the

site, at least for significant periods of time; and that this could boost delivery rates above those
assumed. However, the number of sales outlets will probably vary over time, and at this stage of
development the marketing strategy of thegmective landowners is largely unknown.

Figure 14presents how the quantum of delivery prior to the end of March 2033 varies based on the
above assumptions, these being:

1 The year in which the first homes are completed on the PREA
1 An assumed buildip periodof around 4 years to achieve peak housing completions

1 An assumea@veragedelivery rate of 183.85dpa over themaindevelopmentperiodto 2033

Wessex Eamomics would regard that the 18B85 dpa average as robust assessment of delivery
rates andcould be conservative, given the potential appeal of Princes Risborough to home buyers
For example in th@ yearperiod 2010/11 to 2016/17 delivery on the Berryfields Major Development
Area in Aylesburyhas averaged 289 homes pa, albeit with 5 delivery outl&tse risk fators
associated with the trajectory are more to do with the leadtimes for the development, and the
uncertainty around the strategy and prioritiesthe three lead developers on the site.

Feedback from developers in Aylesbury town intlidhat their expectation is that purchasers of new
homes will be drawn mainly from the local area and the wider region (broadly Buckinghamshire, north
South Oxfordshire, Central Bedfordshire, Dacorum etc); and ionlymall measure from London.
However,the influence of outmigration from London majpe obscure by people moving initially to
areas such as Aylesbury Vale for work, and renting locally before considering buying a home.

Princes Risborougbould havea somewhat stronger representatioof buyersmovingdirectly from
London, given the 1&inute rail journey time advantag®rinces Risborough hawer Aylesbury in
terms of traveltime into central London Princes Risborough also benefits from a direct rail link to
Oxford, which could draw people tiouseholds with workelated connections to both London and
Oxford.
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5.34

5.35

5.36

5.37

5.38

Assessment of Delivery Potential on Key Chiltern and South Bucks Sites

The four sites in Chiltern and South Bucks Dist(iC&SB)dentified for assessment in the Study Brief
are all #es that have been identified for possible removal from Green Belt, as part of thdLoeal
Planprocess, though the Area Easft Beaconsfield includes patthat can come forward under the
extant Local PlafCore Strategy.If these sites are taken forwarinto the Local Plarthere will be a
requirement to prepare a Development Brief or a Masterplan, subsequelnbdal Plamdoption.

It is relevant therefore to set out the cumétimetable for theLocal PlanThe anticipated Chiltern and
South Buck&ocd Plantimetable is as followsbut may be subject to change, as part of an expected
review in July/August 2017

1 October/ November 2017 Regulation 19 Consultation
March 2018¢ Local Plarsubmission
¢ June 2018 Local Plafcxamination

¢ November 2018 Loal PlanAdoption

= =/ =4 =4

cJanuany2021¢ Earliest date for completionsf Masterplans Development Briefs

Each of these sites are reviewed in turn to determine:
1 The likelihoodbf these sites delivering new homes in the period up to March 2033
The guantum of hosing that is likely to be brought forward up to March 2033

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

= =4 =4

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

The Areakast of Beaconsfield (SBD€),5001,700homesassumed capacity

This site is located immediately on the eastern edge of Beaconsfield to the south of the Beaconsfield
to London Marylebone railway line, to the east of the A355 Beaconsfield to Amersham dtohd,
north of the A40. Theption also includes land to the north of tHd40 but to the west of the A335

(the spur road from Junction 2 of the M40 up to the junction with the A40 at the Pyebush
roundabou). It is understood that thiparticularsite maybe promoted for employment use.

In terms of both rail and road accessetkite is very well positionedith, for all practical purposes

direct access onto the M40 at Junction 2, and the A335 providing access to Slough. Rail services run
from Beaconsfi@ Station to London Marylebone (32 minutes to London Marylebone). Services also
run from Seer Green and Jordans Station to the north west of the site (32 minutes to London
Marylebone), though at presenhére is nadirect vehicular access to the station.

The Green Belt Preferred Options Consultation, dated October to Decembeyi@fib@ates that the

site has a capacity for between 1,500 and 1,700 horiwéstk by Dixon Searle for C&$Bts the
indicative capacity of the site as 1,600 (a spaint of 1,500 ad 1,700 homes), based on a 30 dwelling
per hectare density. Dixon Searle indicate that delivery could occur over a 10 year period, which
would imply an average delivery rate of 160 dwellings pa.
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5.45

An outline planning application is expected in the courde2017 for development on the 37.5 ha
Wilton Park site. This is the site of the former MOD School of Languages which closed in 2014. SBDC
published a Development Brief for the site in March 2014, recognising the site as previously
development land within ie Green Belt. The Development Brief is a Supplementary Planning
Document to the SBDC Core Strategy 2011. The Development Brief indicates that the expected scale
of development on the sitaill bein the range 0250-350 homes

The site of the former MODcBool of Languages, and land to the south of the site and to the north of
Pyebush Roundabout is now in the ownership of Inland Homes, a specialist developer of brownfield
land sites. The initial planning application that Inland Homes anticipate to bringafd will be for

I NRPdzy R opn K2YSas GKS dzlJLJSNJ f AYAG AYRAOIGSR oe@
that they willcommence build out as soon as thecal Plans adopted (expectethy the end2018).

The detailed requirements for the dev@iment are set out in the SPD, so Inland Homes expect
consent to be granted reasonably quickly. There is no reason not to expect this development to be
completed well before 2033.

Inland Homes expect to develop a further 3000 homes on other land in tireownership, with a
higher density of development than that on the current site covered by the SPD. Inland Homes expect
therefore to delivera total of 650-700 homes on the lanth their ownership if the site is removed

from the Green Belt. The siteserviced in terms of road access and essential infrastructure. The fact
that Inland Homesre expected tchave commenced development well before 2033 gives confidence
that the overall 656700 homes anticipated delivergn the sites that Inland Homes owould be
achieved by 2033s part of an established master plan for the option area as a whole

Assuming development commences on the first phase starts in, say, 2021, completgay, 6100

homes would be completed by March 2033 even if delivery watly &4 homes pa on average
(700/11 years = 64 dpa). In practice Inland Homes state that their expectatioat igey will deliver
around 150 homes pa. Inland Homes expect to have 3 or 4 sales outlets, with 3 or 4 different builders,
offering a mix of taures types and sizes across the whole site.

Given the location of the site, which &i&igh levels of accessibility atige shortage of supplgf new
homesas evidenced by high house prices, Inland Homes proposed rates of development would seem
to be achévable, though sales rates could be dented if other parts of the site were to be brought on
stream simultaneously.

The principal risks with regards to delivery of homes by Inland Homes would be if Phase 2 of the
development becomes entangled with complaxangements betweerthe three landowners, the
Highways Agency, and the Countyu@ail regarding highways issuasd provision of schoolsC&SB

want to ensure thata comprehensive approadh takento the overall developmenotf the wholesite
identified inthe Green Belt Preferred Options Consultation. This larger scheme includes the land to
north, west and east of Inland Horm@swvnerships, and to the south of the A40 on the western side of
the A355.

It is these wider issues that generate uncertainty ovethithe overall capacity of the site to the East
of Beaconsfield and when delivery of new homes may be achieved. The key issues that need to be
resolved, are as follows:
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1 The requirement to deliver the Beaconsfield Relief Road, which is expected to rinwsods
from the rail overbridge on A355 to the Pyebush roundabout. Currently there are two
safeguarded alignments.

1 ¢ K Seed¥o directly provide education and community facilities and a contribution to local
KSEHfGOK AY.FTNI adNHzOG dzNB Q

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

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

1 Wessex Economics hlimited information on the other landowners, buhé Portman Burtley
Estate is not a developend is therefore likely tde looking to selsites withoutline planning
consentto developers. The Estate is being advised by Sauvills.

At this stage there remain substantial uncertainties about the timing of development of new homes
other than the initial phase of development by Inland Homes, though it isstieato expect Inland
Homes to have developed its own landholdings by 2033, unless agreemeatsasterplan approach

and infrastructure fundingare stalled because SBDC, Bucks CC, and the three landowners are unable
to agree on an apportionment of furmtj or the scale of funding.

Initial viability assessemts by Dixon Searle for C&38flicate that this is the site with the highest
residual land value of all 1&ptions examined. There is a strong financial incentive for a deal to be
done, and viabilitys not likely to be a major issue.

C&SB have indicated that if this site is taken forw&@&SB wilprepare aMasterplan- Development
Briefto ensure that development of the sifgoceeds on a comprehensive basis, samgrovideclarity
for each landowne and developer on the overall pattern of land usesaffordable housing
requirements and delivery of infrastructure in a timely mann€&SB believe that this will ultimately
contribute to speedy delivery once agreement is reached between the landowneeltjzers.

However, there are clear risks associated védtthieving an agreed MasterplarDevelopment Brief
given as set out abovehat different landowners may have different objectives, wish to proceed at a
different pace, or use their lack of urgeray part of a negotiating strategyrhe danger of proceeding
on piecemeal basis, however, is that a less satisfaatemglopment outcomenay be achievedand
also that the full capacity of the site cannot be realised, along with key objectives suchrasingp
traffic flow inand around Beaconsfield.

If one assumes that the 350 homes built in Phase 1 of the Inland Homes development is excluded from
the total number of homes to be provided on the site, then the capacity of the site is in the range
1,150 b 1,350. Lichfields research shows that on average build out rates on sites of this size is around
110 units pa, which implies that delivery would take place over between 10 and 12 \dawgever,

this is an average for a range of schemes across thetrgoun

However considerationshould be given to the fact the demand for homes in this location is likely to
be very robust,give accessibility to London, and to multiple destinations via the M40. Therefore
delivery of more than 110 homegsa could beachievdle, especially in the view of the likelihoad
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there being multiple developers on site and hence multiple sales outlekshfields research on bdi
out rates show that sites of 1,0a00999 can deliver up to 200 homes pa, and also there is a correlation
between high land value and high delivery rates.

On the basis three sales outlets, delivering over the period of developm@ghthomes pa including
affordable housingan average delivery rate of 180 homesmight be achieable on the site given
the market context

Figure 16presents the scenarios for site capacity and boid rates, and identifies the stadates
associated with these. If the higher build out rates can be achieved, wbidld be possiblén this
locationand commenced as envisaljeghen there isthe prospect of this site being fully delivered in
the period prior to end March 2033, given the that development would not have to start until 2Q26.
lower build out ratespr with delayed commencemenit, is unlikely that the plannedelel of homes
will be completed by March 2033

Figure 16 Area East of Beaconsfield: Site Capacity, Build Out Scenarios and Implied Commencement
Dates

Scenario 1: 5ite Capacity - Scnario 2: 5ite Capacity -
Homes ex Inland Homes Homes ex Inland Homes
Phase 1 Phase 1
Site Capacity - Mo. of Homes 1,150 1,150 1,350 1,350
Assumed Build-Out Rate pa 110 180 110 180
Mumber of Years to Complete
Delivery 10.5 6.4 12.3 7.5
Required Date of First Delivery to
deliver 100% of capacity Sep-22 Mov-26 Dec-20 Sep-26

January 2021 is likely to bearliest date that Masterplans Development Briefs will be in place.
Adopting the appoach of preparing MasterplansDevelopment Briefs should shorten the process of
securing full planningonsent Evidence fromNLPis that, on average, the time taken to secure
planning approval on sites of 1,000499 homes is slightly over $ears Savills examining recent
urban extensionsndicate an average of less thary@arsfrom outline planning consent to delivery of
the first homes. It is reasonable to assumether things being equalhat putting in plae a
Masterplan- Developmat Brief will somewhat shorten the lead in time for development.

In summary the timetable for deliveryon this sitemight be:
1 Local Plamdopted end 2018
1 Delivery of 350 homes by Inland Homes relating to Core Strategy

1 Preparation of a Masterplan Develgpment Brief byJanuary2021 (2 years fromLocal Plan
adoption)

1 Full Planning Approval Banuary 202 (3 years from Masterplan adoption)

1 Commencement of Delivery of newrtsent across the site frompril 2026
39| Page



5.56

5.57

5.58

5.59

5.60

5.61

1 Delivery of 1120homes by March 2033 based delivery of 350 homes being the initial Inland
Homes @velopment plus 110 homes pa from two sales outteither siteover 7 years

1 Depending on subsequent analysis refining site capabity would leave between 380 and 580
dwellings to be delivered dm April 2033 onwards

It is possible that a higher sales rate could be achieved than assumed given the strength of demand in
this location and this could deliver all the homes that the site can accommodait equally there

are risks that the task of seang agreement between the landowners/developers on the masterplan

for the site, the apportionment and scale of developer contributiaffordable housing delivergnd
infrastructure provision (the relief road, utilities etc), could introduce delaygeit¢cted in the above
timeline.

South East of Little Chalforg850-1,000homesassumed capacity

This site lies to the South East of Little Chalfont on land currently in Green Belt, bounded to the north
by the railway line between Chalfont and Latimertista and London Marylebone. To the east, the

site is bounded by Lodge Lane and the land to the west is designated as AONB. Burton Lane and Long
Lane provide the boundary to the west and south respectively, though there is some existing
development along tb south west part of Long Lane. There is an industrial area (i#Qritard) in

the centre of he site accessed off Lodge Lane, which is expected to be retained for employment use.

The Green BelPreferred Options Consultatiandicates that the site has eapacity for between 850
and 1,000 homesNork by Dixon Searle for C&B&s the indicative capacity of the site as 925 (a-mid
point of 850 and 1,000 homes), based anaverage30 dwelling per hectare density. Dixon Searle
indicate that delivery couldazur over a 6 year period, which would imply an average delivery rate of
154 dwellings pa.

The key delivery issues associated with the development of the site are as follows:

1 the site is in multiple ownership, with no agreements in place between land @vner

1 the timing implications of preparing Masterplannigd®evelopment Briefs in the absence of
someactive landowner/developer involvement

1 divergent views of the capacity of the site

The northern part of the site comprising the former golf coursewsed ly a local development
company (Biddulph), which intends to secure planning consent for residential development on the site
in its ownership and then sell the site with planning consent to housebuilders. CBRE is advising
Biddulph. It is understood that érest of the site is owned by twoaindifferent landowners.While
Biddulphindicate that in their view their development could proceasl a stanealone development,
C&SBwill pursue the coordinated development of the wHe site, though the process of
Masterplanning or preparatioof a Development Bef.

Biddulph estimate that their site will accommodate around 400 homes; and that the remainder of the
site could accommodate a further 280 homes, giving a total site capacity of 600 to 800 homes,
somewvhat below the 85601,000 homes assumed by C&SB in the Green Belt review document. The
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reasonBiddulph givdor this lower estimate is that the southern landholdings include areas of ancient
woodland, and hencbelievethe developable area is less than assahiy C&SB.

5.62 As noted aboveC&SB ainto have an adopted.ocal Plarn place by end of 2018ln view of the fact
that C&SB wish to proceed by means of a Masterplan or Development Brief for the whole site, and
that as yet the intentions of landowners oth#ran Biddulph are unclear, it is difficult to comment on
the time frame for development. However, in principle, given the likelihood of strong market
demand, the site could be built out e#asonable pace.

5.63 Research by NLP would indicate that on aversites of this size (capacity for 5099 homes) are
built out at an average rate of 600 homes, with a maximum recorded level of around 125 homes pa.
The NLP research also shows a positive correldtetween land values and buitiit rates, which
would suggest that this site could be deliwatat a build out rate in excess of the-80 average.

5.64 Biddulph indicate their expectation is of a build out rate of 70 dwellings pa from two different
housebuilders (ie delivery of 35 homes pa from two sales outl&tss would imply build out over a 6
to 7 year period. This level of delivery is consistent with NLP resqaothd above.

5.65 Provided that the first completionare delivered by 2026, it is reasonable to assume that 400 homes
could be delered by the endf March 2033 given the existence @ willing landowner keen to take
development forward. Thenly issue with achieving this that that C&S8 gequirementto securea
comprehensive approach to the development of the whole site, and the position ofother
landowners is unknown.

5.66 Given the desirability of Little Chalfont reflected in prevailing house prighigh itself reflects the
guality of the local environment andood access to London (3binutes to London Marylebong)
there is unlikely to be anissue in achieving sales and viability. The site as a whole has the second
highest residual land value of all the 15 potential developmastions examined by Dixon Searle as
part of their viability assessment on the sites identified as part of the GBsnhPreferred Options
Site.

5.67 The only issue that could arise in terms of build rates is that, depending on the nature of the
product and associated highouseprices, particular developers might wish to build out at a slower
pace than 70 homes pa. Dawpers might do this in response to limited annual demand for highly
priced properties, rather than delivering more homes at a somewhat lower price for which there
would begreaterdemand, and hence a faster sales rate. Much would dependhe need of he
particulardeveloper for cash flow, and the housing mix requirements placed on the site by C&SB.

5.68 However, there are a number of risks to delivery, evertfenpart of thesite where there is a willing
landowner who wishes to press ahead with securitgnping consent and then onward sale to a
developer. These risks are as follows:

1 The Council is intent on taking the site forward, depending on the outcome of the Green Belt
review process, through a comprehensive apptoaw/olving Masterdanning orprepaation of
a DevelopmentBrief on the overall site.
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1 Given, the current position that the landowners do not appear to be acting together, this may
not be straightforward, and there is no clarity at present about the intentions of landowners
other than Biddlph.

1 If there is a need for agreement among the landowners on matters regarding shared access or

shared funding of infrastructure, it could be time consuming for such an agreement to be
reached.

1 A solution might be found to some of these issues byaspH approach to development.

In summaryWEc conclude that it would be reasonable to assume that 400 haoeisl be built on

the northern part of the site by 2038yithin the context of aragreed Masterplang Development Brief
(including delivery and funidg of infrastructure). However there are risks in the absence of evidence
that other landowners being interested in promoting development.

However, the position could change quicKlyhe site is actually removed from the Green Belt, since
there will be many parties interested in acquiring sites for development in a location with a very
robust market. The assumption of delivery of 400 homes by 2033 could therefore be conservative.
Interest in the site will increasit the site is adopted in théocalPlanat the end of 2018, and there
would be sufficient leadh time for the delivery of a significant proportion of themaining capacity.

As noted above, e principal risk to this level of delivery would be that the site is brought by a
developer (or deelopers) who wish to sell a premium product, for which annual demand will be less
than for a more mainstream market product; and in the light of this, the developer builds fewer
homes each year over a longer time frame.

Without evidence of landowners Wilg to sell on the remainder of the site, there can be no guarantee
of development on the @amainder of the site by 2033In the absence of insight into the current
fIrYyYR2YSNREQ AYydSyidA 2wk certaihtyi thakadditidnad hagvzhanies dulfl bel 2
delivered by March 2033However over a period lasting 15 years it would be reasonable to expect
that land identified in d_ocal Plarfor housing developmentauld come forward for development,
given the financial incentives.

Given C&SR intent to ensure a comprehensive development proposal, which requires the co
operation of all the landowners, there is also a risk that the 400 homes on the Biddulph site might not
come forward in full by March 2038r not at all. But in the context of a landoer wishing to press

ahead with selling land with consent for development and the pressure on C&SB to achieve delivery, it

is reasonable to assume that C&8&uld find an acceptable solution to enable the site to come
forward for delivery.There is also th scope for a significant upside to the 400 home delivery that
could be deliveredf the site is adopted in theocal Plan

As part of the orgoing Green Belt assessment and technical work to determine whether this option
could be removed from Green BelE&SB will need to consider the potential delivery issues set out
above and the scope and timing for these issues to be resolved.
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The Area North of Iver Station (SBDC300 homes assumed capacity

This site lies immediately to the north and west ofrl\Btation on the northern side of the Great
Western Railway Line from Reading to London Paddington. The anticipated capacity of this site is 800
homes based on the assumption of development at a density of 38 dwellings per ha. Tdlsothe
potential for redevelopment of an adjacent industrial site (Thornley Business Park) immediately to the
west of the proposed site and for additional residential development to west of the existing industrial
site.

As with the other C&SBptions examined in this reprt, developmentwould not be expected to
commence untilApril 2025 at the earliest given thignetable for theLocal PlanThis reflectshe need

to prepare a Masterplan or Development Britd address wider transport implications linked to HGV
movementsin the areaandthe time requiredfor a scheme to be submitted and receive full planning
consent

The site is judged to be likely to be very attractive to residential developers by virtue of the following
factors:

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

i Iver Station is currently served by Thames trains with a typical journey time of around %2 hour to
Paddingbn station

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

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

i Given enhanced accessibility to key stations in London, it is reasonablpéot éikere will be a
strong demand for new homes.

The landowner of the site is actively promoting the site, and has undertakeragpkcation
consultations. Therefore there is a willing landownetowever, there are multiple issues to be
addressedri relation to the sitethat will impinge particularly on when the site is likely to be able to
come forward for residential development. These are as follows;

1 There ispressure on thdocal highways network associated with major construction projects
such as e Heathrow Western Access Rail Link and High Speetht2d construction work
which will last some years.

1 At the same time there arsubstantialvolumes of HGV mawnents associated with egoing
mineral extractionin the area and possible future impacis due course associated withe
Heathrow third runway.

1 The site has been previously used for sand and gravel extraction, and a large part of the site has
been used for landfill. There may be a requirement to remove any remaining mineral resource
and related landfill issuebefore developmentan commence
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1 There isneed to assess the site for nature cemvation/ecological interest.his might restrict
the scope for development of the whssite and hence site capacity, although the development
option dlows for a substantial open space area which couldiged as mitigation tenhance
bio-diversity.

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

The other issue that could impinge on deliverability is that BCC and SBDC require the delivery of a link
road between Thornley Lane and Mansion Road, by means of an upgrade of an existing road and a
section of new road. This link road wouwddtail adoption and upgrading of the existipgvate un
adoptedroad alongside the railway to the Thorney Business Park, and a new link including bridging
the Grand Union Canal.

These requirements for upgrading of the existing road, and more specifittalygost of bridging the
Grand Union Canal and building the link to Mansion Lane, might have viability imi2etglopers

may also need to secure leases in the Thornley Business Park in order to be able to implement this
scheme.

On the basis of currentnowledge the site subject to Green Belt assessmempuld be deemed
suitable for residential development, as part of a mixed use scheme subject to assessment of
ecological value, and would in principle be a location attractiveesidentialdevelopersby virtue of

its location next to Iver Station However, other issues may complicate the question of if and when
this site comes forward for residential development in the Plan period.

It would seem that for a variety of factors the scheme could notrmamce development before April

2025 at the earliest. Assuming that a Masterplan or Development Brief was in place by January 2021,
it would be possible for a planning approval to be in place by 2025, will development commencing in
2026. This would leavan elapsed period before end March 2033 of 7 years.

Nationally, sites of 800 units are built out at an average rate of around 70 units per annum. If this was
to apply to this site themt90 homes would be built by end of March 2033, a 7 year build period,
leaving 310 homes to be built after March 2033. However, given the depth of demand in the London
market, which would be a key element of demand for new homes on the Bite NLP research on
build rates identifies that the highest average annual buité @n sites of this size is around 125 units;
soit could well be reasonable to expect built out at around 100 homes pa.

This would mean that 700 homes could be built by the end of March 2033 (leaving 100 homes to be
completed in the period after March 28). If the development was to be completed by March 2033
this would imply average delivery of 114 dwellings pa, which could plausibly delivered by two sales
outlets each delivering 50 units pa including affordable housing. Whether a developer ethmast

to build out at this pace or prefer to buout a slower pace is unknowable, but most developers are
keen tomaximise sales while protecting their margin.
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In summary the timetable for delivery might be:

1 Local Plamdopted end 2018

Preparation of dMasterplan/Development Brief by January 2021

Full Planning Approval by January 2025

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

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

= =4 =4 =4 =4

Howeverthe commencementate iscurrentlysubject to uncertainties
North East Chesham900 homesassumed capacity

The anticipated capacity dhe North East Cheshamsite is 900 homes, on land that needs to be
removed from Green Belt. The site comprises mainly agriculturaldandded by roads, with some
residential development around the perimeter.

The key issues around this site coming forward for development prior to, 2083the timing when it
might come forwardare as follows:

1 C&SB officers report that keylandownerstakeholder has indicated that he wilhot sellthe
entirety of his landbut would wish to release part dfis land for development Therefore, in
principle, the site could deliver some new homes prior to end March 2033artial release
could deliver aracceptable sustainable development.

1 Due to significant smaticale development wer many years, water and wasteater
infrastructure provision in Cheshaare under severe strain, and major new development will
likely requiresubstantialinvestment and ead-in times for such investment could be significant

1 C&SB officers indicate that partial development of the site wdildkely not generate sufficient
funds to support the required infrastructureeq water/waste water disposal highways
mitigation and schol improvements.

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

The current position is that the sitmay not come forwardd A Sy (G KS I yR246y SNDa
make the whole site available for development and the need for the full quantum of housing (900
homes) to be able to support the likely f@ont costs of essential infrastructure. However, it is
possible that the MR2 6y SNRA& L2 aAdAizy O02dzZ R OK| g&3BB ard i &
investigatingsmaller scale optionr development in the meantime Critically if the siteis to come

forward it would be important to ensure that necessary infrastructure investmeptrogrammed into

the Water Companies (and other utilities) forward investment programmes.

On average for a site of this size it takes 5% years from submission of planning apptakdivery

of the first home, though where the market is every buoyantl the local authority is responsive this

can be shortened. &ivery can be achieved in a shorter tiframe, particularly with the benefit of
Masterplan or Development Brief being paeed in advance. In the case of this sitee infrastructure

relatilrd 02 GKAa aAaS Ff2y3 gA0K (GKS fIyR2gySNRa LR
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completions is unlikelylhus if there is no decision to proceed on the site by, say, the end of 2026 the
site will probably not deliver any homes by Mag0B33.

In view of the uncertainties, WEc conclude that it is safer to assume that this site will not deliver in the
Local Plamperiod even if suitable to be removed from the Green Bdlt it were to proceegthen the

typical build out rate on a site dlfiis size (900 homesd) 70 units pavhich implies a 13 year build out
period. A higher rate of annual delivery might be achieved given high values and strength of demand,
up to the maximum on around 125 units pH.one were to assume thdhe first canpletions were in

April 2028 then between 350 and 500 homes might be delivered (70 units pa x 5 years; and 100 units
pa x5 years).

It should be noted that local authorities have Compulsory Purchase Powers. Under Section 226 (1) of
the Town and County Plaimg Act 1990, local authorities can use CPO poweash@eveobjectivesin

the interests of the proper planning of an area in which the land is situatbd.Housing White Paper
AYRAOFI GSa GKS D2@SNYYSydQa Ayl Stilied sited) thkioGgh wided NJR y -
use of CPO powers. However, the better route to ensuring delivery will be to identify sites where
there is a willing landowner/developer who would want to sell/develop their site.

Summary:For the time being, the uncertaingesurrounding willingness of the landowner to sell the
entirety of the site identified in the Green Belt Preferred Options Consultation antikislg need for

the entire site to come forward to support required infrastructure investment, means WEc would
recommend assuming that no homes are delivered by March 2033. If the landowner position changes
and/or a solution is found regarding infrastructure development that permits a smaller scale initial
development, then delivery can be factored into future &etpries.
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Trajectory Planning

An important element of this study has been to investigate lead in times for new developments in
terms of initial identification of possibldevelopment sitethe time taken to secure planning consent;
the time taken before schemes start to deliver, and subsequent baild rates. This is vital to
trajectory planning during the course of thecal Plan

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

However external research provides benchmarks on l@adimes for development, and build out
rates, and this report draws upon these sourcésad intimes and buildout rates will vary
considerably across the countryijll vary according to the housing market cycle; and specific issues
unique to a particular site or developer can lead to great variability in both lead in time and build out
rates.

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

In this section the findings of research on léadime and bild out rates are set out.
Leadin Times

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

1 site promotion to securing an allocation
1 securing a planning consent and agreement of coonli
f  completion of initial preparatory works argtovisiof) 2 F A Y T NI & (0 NHzO(G dzNB 02y
1 the commencement of buildinthe new homesX ®

i X U K N@®cdmmpktion of the firshomeon that site

Figure 1%&hows in illustrative format the various stages thatesidential development will go through
before the completion of the first homeFigure 17is taken from the November 2016 Study by NLP
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Sy ( AStart$oFFiniskg | 26 1jdzA O1t & R2 [ | NHBS °{Ttslrdp&t isithe daésh y 3 {
up-to-date ard comprehensive analysis of leadtimes.

In terms of the Stage &s shown in Figure 1The average length of time prior to securing planning
approval on the sample sitesxamined by NLP is aroundyars. Howeverfigure 18shows the
considerable vaability of such lead in times, ranging from in excess of 8 years (North West
Cambridge) to less than 1 year (Broadlands).

There is no obvious relationship between site size (measured in terms of planned number of
dwellings), and the amount of time taken teach the point of submission of a planning application.

This suggests that there may be so many variables that affect the pace at which schemes are worked
up that no generalisation is possible. These variables include for example market conditions, the
LINEPY2USNBQ FAYIYOAILIT LRAAGAZY Zeter NJ SG O2y&aARSNI

Figure 17 Stages Prior to Completion of the First Dwelling in the Delivery on a Strategic Housing Site
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Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016

8 http:// NLPuk/content/insights/?article=starto-finish-how-quicklydo-large-scalehousingsitesdeliver
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NLP test the hypothesis that it might be that those developments that take longer to submit a
planning application, achieve planning consent more speedily. A lengtkgppiieation leadn time

might reflect more irdepth pre-application negotiation wh Local Planing authorities, which in turn

might result in a quicker approval of the scheme. However, NLP note that the schemes they examined
show no such relationship.

The conclusion, Wessex Economics would draw from the data, is that most LPAs|ltipically

have only a small portfolio of potential large developments in the pipeline, need to work with the
promoters of the scheme, to develop siépecific implementation timetables. There seems to be no
200A2dza WNUzZ S 27F (K d1y esimaté kha @&dn tle \priorot& a plahdidy A S R
application. However, LPAs also have to be aware that, almost invariably, timetables slip. Therefore it
is important to consciously allow for optimism bias in forward planning.

Figure 18 Average Leachi Time Prior to Submission of the First Planning Application
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Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016
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It is rarely a problem for LPAs if development schemes come forward more quickly than anticipated,
since invariably sometloer sites take longer than expected to come forward. In trajectory planning,

the trajectory will be more robust if there are multiple sources of future supply, than if there is a
heavy reliance on one or two very large schemes to deliver a high progorti@ ¥ 'y | NBI Q&
requirement.

Figure 19shows the average length of time for the approval of planning applications on major
developmens, as identified by NLP, commencing with the validation date of the first planning
approval, and culminating iapproval decisionof the first application that permits development of
new homes on the site. This may be followed by the discharge efigorelopment conditions, but
this is captured in the analysis in the period between the approval as defined abovthariuist
dwelling being completed.

Figure 19 Average Planning Approval Period and Delivery of First Dwelling by Site Size

g e e e e e e s e S e L D e

Duration (years)
N

Site size (units)

Source: Start to Finish, Nathaniel Lichfield & Partners, November 2016
Note: The 89 homes category in the Figure above actualgted to sites of 5®9 homes and excludes smaller schemes.

Figure 1%hows that the time taken to secure full planning consent increases with site size, but that,
on average, it takes longer for smaller sites to complete the first home, after havingeskplanning
consent for building of new homes. In summary:

1 schemes of 5®9 homes are approved in around a 1.1 years but take another 1.7 years to build
the first home.

1 schemes of 10899 homes are approved in around 2.4 years but take another 118 ye#uild
the first home.

1 schemes of 50@99 homes take on average 4.3 years to secure planning approval but then the
first home is built 1.1 years after planning approval
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1 schemes of 1,00Q,499 homes take on average 4.8 years to secure planning apgovthen
the first home is built 0.9 years after planning approval

1 schemes of 1,502,999 homes take on average 5.4 years to secure planning approval but then
the first home is built 1.2 years after planning approval

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

The pattern emerging from this analysis is that the time taken to approve schemes increases as the
size of the scheme increases, but that thera significant jump in the average time taken to approve

a scheme between sites of less than 500 units and sites with more than 500 units. However, larger
schemes of more than 500 units start to build more quickly than smaller developmecgsthey have
secured approval

However, from the point of initial application through to delivery of the first new homes, iscgte
schemes of 1,500 homes or more take more than 6 years from application to delivery; avile
averageschemes of 500 units deliver wihin 3 years of application, and schemes of U@® units
deliver within 4 years of application.

However, as shown in Figur®,lthere is huge variability in the time take from initial application to

grant of planning consent across dikvelopmentsof more than 500 units. The reasons for these
variations in timeframes are likely to be attributable both to LPAs wanting to see changes to
RSOSt2LIYSyd LINRPLRAaAlIfar FyR RSOSE2LISNEQ OKI yIAy:

It is no surprise that larger delopments take longer to complete the planning application process,
since they give rise to bigger impacts on the environment, and existing infrastructure and hence raise
a wider range of issues than smaller schemes. Often there are complex interactiweseh different
elements of the schemes. Therefore the assessment of the acceptability of the principle of
development and agreement on the detail of development is more time consuming than on smaller
sites.

A different perspective on leauh times is povided in a report by Savills for Barratt Homes which
analyses leath times on 84 Urban Extensions that have gone through the planning system in the 25
years prior to 2014 Figure 2Ghows that this analysis indicates that the median length of time from
approval of an outline planning application to commencement of construction of the first homes is
more than four years.

Urban Extensions that have come forward since 2010 have typically had an elapsed period of around
2%, years from grant of outline planigmpermission to start of building new homes. In terms of all the
schemes examined, which dmck 25 yea The analysis is not strictly comparable with the NLP
analysis, since NLP treat the start point for the calculation as full consent rather thareaghisent.
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Figure 20 Elapsed Time between Securing Outline Planning Permission to Completion of the First

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

6.21 The national research on the length of time between graftoutline planning consent and first
delivery of new homes can be compared with evidefroen Aylesbury Vale. Figure 8hows that in
Aylesbury Val¢he largest schemes (sites delivering 500+ homes) have an average lead in time from
outline consent to tle start of delivery of around 2% years. This is rather longer than indicated by the
NLP study, but WEc attribute this to fact that the AVDC data specifies outline consent as the date of
consent, while the NLP study is based on the date at which full iplgmonsent is secured.

6.22 The sites of 20899 homegsee Figure 2lshow rather more variability in the elapsed time between
securing outline planning consent and the start of the year in which the first new homes are delivered.
The range is from 1 yeao 13.5 years. It is worth bearing in mind that a number of schemes secured
outline consent in the couple of years preceding the downturn in the market, which may have delayed
schemes from coming forward.

6.23 The greater variability in the elapsed time betweestaring outline planning consent and the start of
the year in which the first new homes are delivered on sites of£Z8®homes, migh&lso reflect that
these mediurrsized sites were deemed of less strategic significance to the developers; or were being
taken forward by somewhat smaller developers, who may have had less robust funding.

6.24 Wessex Economics has also analysed the lead in times for sitesl®®2@its in Aylesbury Vale over
the period 2003/04 to 2016/17 (see Eig 2). These sites exhibit ewemore variability in the
elapsed time between award of outline planning permission and April of the year when the first
completions are delivered.
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Figure 21 Elapsed Time from Outline Scheme Approval to April of the Year of First Delivery for
Schemes obver 200 Homes in Aylesbury Vale 2003/04 to 2016/17

Estimated Outline Year
Approved Approval to Start | Develop-
Mo. of Cutline First Year of Delivery in ment
Site Location Homes Approval | of Delivery Years Started
Sites »500 homes
Berryfields MDA Aylesbury 3,254 11/2007| 2010/11 2.50(2010/11
Aylesbury East Aylesbury 2,450 122013 2016/17 2.25|2016/17
Weedon Hill Aylesbury 1,037| 11/2004| 2007/08 2 50|2007,/08
London Road Buckingham 700 10/2009 2012/13 2.50|2012/13
Sites 200-499 homes
RAF Halton Wendover 400 11/2005 2009/10 3.50|2009/10
Schwarzkopf Site Aylesbury 391 03/2005 2006/07 1.00|2006/07
Bicester Road Aylesbury 370 12/2006 2010411 3.25|2010/11
Newtown Leys MK 350 01/2012 2013/14 1.25|2013/14
Stoke Mandeville Pt2 Stoke M 330 03,2006 2008,/09 2.00(2008/09
Varney Road Winslow 218 02/2008 2011412 3.00/2011/12
Moreton Road Buckingham 200 05/2008 2009/10 1.75(2009/10
Pitstone Cement Pitstone 161 na na na|2009/10
Stoke Mandeville Pt1 Stoke M 330 03,2006 2008,/09 2.00(2008/09
Source: Wessex Economics analysis of AVDC Data
Figure 22 Elapsed Time from Outline Scheme Approval to April of the Year of First Delivery for
Schemes of 2099 Homes in Aylesbury Vale 2003/04 to 2018/1
Estimated Outline Year
Approved Approval to Start | Develop-
Mo. of Qutline First Year of Delivery in ment
Site Location Homes Approval | of Delivery Years Started
Sites 20-199 homes
Ld off Bridge 5t Buckingham 103 12/2007 2011712 3.50
Ld at Brickhill Way Calvert Green ag 04/2011 2012713 1.00
Former TA site Aylesbury 4| 2008/09 2012713 375
Tingewick Rd Ind Est Buckingham 26 10/2013 2014/15 0.50
Ld N Manor Park Farm [Buckingham 80| 01/2013 2015/16 225
Bearbrook House Aylesbury 75 11/2012 2014/15 150
Ld at Circus Fields Aylesbury 74| 01,2014 2014/15 0.25
Former TRW site Aylesbury 73 01/2014 2014/15 0.25
Haddenham Parkway |Haddenham 71 08,2011 2013/14 150
Great Western 5t Aylesbury 50| naf2014 2014/15 0.25
Banks Road Haddenham 48 04/2011 2012713 1.00
Stablebridge Road Aston Clinton 48 06,2013 2015/16 175
Mandeville School Aylesbury 34| 02/2010 2011712 1.25
The Elms Aylesbury 28 03/2010| 2011/12 1.00
Ld at Mill Street Aylesbury 23| o7/2008| 2012713 375
Walton Court Aylesbury 21 04/2011 2014/16 3.00
lansel Square Ayleshury 20| 05/2011 2013/14 175
Morthern Road Aylesbury 20| 03/2015 2015/16 0.25

Source: Wessex Economics analysis of AVDC Data
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6.27
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6.29

6.30

Lapse Rates

It is reasonable to expect, that once new homes have started on a development that, for all practical
purposes, the number of homes for which planning permission has been granted will beubuittis

only the timing of delivery that is uncertain. Provided that there is a sufficient length of time to the
end of the plan period, authorities can reasonably assume that the pipeline of small schemes that
have commenced development will be built.

There is a greater challenge in assessing the pace of build out on large developments, particularly
those that might span the end of the development plan period. However, generally where
developments have commenced, developers will continue to build twtugh build rates will vary
depending on general market strength and the number of competing sites in the local market.
Developers will be seeking to recoup the significanfropt investment.

The major uncertainties in developing a robust housingetrry arise from developments that have
not yet commenced development. These fall into four major categories:

1 Permitted major developments

1 Permitted smaller sites

1 Applications in the planning pipeline
1

The shortfall againstocal Plartargets of the sumof completions, committed pipeline, and
anticipated housing yield from applications in the planning pipeline.

DCLG and others have identified a significant gap between planning permissions and housing starts.
There are a number of reasons why planningsmaris and housing starts or housing completions may

be misaligned. The most obvious reason is the lag between award of planning consent and actual
start of development. The NLP analysis of major schemes would suggest that the lag on the sample of
schemesthey examined, all being developments of more than 50 homes, is that the first home is
developed between one and two years after receipt of full planning consent.

However, the NLP study is focused on schemes that have been built, and excludes developatents
have not proceeded. While technically planning consents lapse after 3 years, minimal cost needs to
be incurred to ensure that the development has commenced, even though no start has been made on
development of new homes. Securing consent is theeefargood investment, and it is likely that
some landowners may have no immediate intent to build out new homes. This is less true of
developers.

NLP in a subsequent stuty{ G 2 O1 ‘lidghBfy aningbér @f reasons why it is not appropriate to
assume tlat 100% of all planning permissions granted will be built out in a particular area, though it is

? Stock and Flow, Planning Permissions and Housing Output, NLP, Janudrit20lighfields.uk/media/2517/stockand-flow-
planningpermissionsand-housingoutput. pdf
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hard to distinguish developments that are simply deferred by a lapse of a planning permission (ie they
will re-emerge at some future date); or which genuinelyl never be developed for residential use.
6.31 The reasons identified by NLP for the lapse of planning consents are:

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

The landowner cannota] the price for the site that will justify the disposal of the asset
A developer cannot secure finance or meet the terms of an option

The development is not considered to be financially worthwhile

Market downturns that render the development unviable es$ attractive

The priorities of the landowner/developer may change

= =4 =4 =4 =4 =4

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

1 Precommencement conditions take loagthan anticipatedto discharge.

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

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

1 Where a landowner secures residential planning consent in ordar establish the principle
that residential develoment on the site is acceptable to the planning authorigyid them
markets the site with the benefit of a residential consefnhe actual value they receive will
reflect how bullish developers are about securing consent on a larger scale or at increased
density than the original consent.

6.33 In 2015 DCLG undertook some analysis of the reasons for th0%0gap between planning
LISNY¥AdaaAzya YR KREIAWYIENEQI NR¥eR ySKE PwW2yX | yy A
as follows by DCLG:

1 Around 1020% of planning approvals were simply not taken forward in any way by the
applicant, for reasons discussed below

1 Around 1520% of planning approvals were not abandoned, but a new permission was sought to
allow major change to the development proposals or xteed the development period.
6.34 The various reasons DCLG states as to wh0% of all planning consents are not taken forward
(whichmirror those set out in para 6.3dbove) were as follows:

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

1 Adeveloper cannot secure finance or meet the terms of an option
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6.40

1 The development approved is not considered to be financially worthwhile

1 There are supply chain constraints hindering a start

These considerations mean that it is reasonable to expect thatvitiame of new homes with
planning consent will exceed consents, and that the delivery of new homes will lag any growth in
consents by around two to three years. However, it is worth observing that the divergence between
the number of new homes granted ceent and both starts and completions in the period 2QBLis

in marked contrast to the position in 204X .

In the period 20087 consents, starts and completions were in much closer alignitiemt in the
period 201115. 200607 marked the peak of the lising market in terms of housing delivery and
prices nationally, and was the era where housing targets were set in acaardeith Structure Plan
targets (lespite the abolition of Structure Plans in 2004yyhile Regional Spatial Strategies were
prepared.

Housing targets are now almost universally higher that historic Structure Plan and RSS targets. It is
this that undoubtedly accounts for the significant rise in the overall quantum of planning consents.
But it remains to be seen whether the industry Hae capacity and appetite to build out new homes

at the level consistent with number of new homes awarded plagrdonsent. As Figure 2Dows the
number of housing completions in recent years has been increasing, but only modestly looked at on a
year by yar basis.

NLP draw attention to the fact that the lapse rates identified by DCLG may be skewed by high lapse
rates in London. A GLA study by Mollior identified that on sites of 20+ units in London where planning
consent had been grant, only about haffall the homes with consent were actually built; that is the
lapse rate of planning permissions in London is around 50%. The London SHLAA identifies that only
around 42% of the new homes consented in London actually get built.

In considering issues sutmding norimplementation of planning consents it is worth delving into the
character of noAimplementation. Normplementation of planning consents is relatively more likely

to occur on smaller sites, where there are not significanffrgpt expenses orsecuring permission.
Larger sites, where there is a significant task in establishing the principle of development, and the
need to undertake a significant amount of work to secure an outline consent, are likely to involve land
promoters.

NLP point out thatand promoters are organisations who make their money by bringing sites through
the pre-planning process to secure a consent. Since these promoters typically only get their fees
when a site is sold on to a developer, they have an incentive to achietlesédas to housebuilders.
Typically land promoters are paid a percentage of the realised value of the land once planning
permission has been secured.
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Figure23: New Units with Permission and Starts on Site, 2a8.
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Source: DCLG; HBF/Glenigan; NLP analysis

Source: Stock and Flow, NLP, Janaady?

The practical implication for development trajectories is that allowance should be made fer non
implementation of a proportion of planning consents awarded. Those planning consents that lapse
are relatively easily taken into account. It is morell@mging to know how to deal with schemes that
KIS WwWO2YYSYOSR RS@St2LIYSyi( Q> odzi 6KSNB (KSNB
construction of new homes, let alone completion of new homes.

Figure23, however, shows that perhaps the even biggsue is the mismatch of units with planning
permission and housing startsvilencefor the period 20112015, indicates a significant lag in housing
starts when compared to housing consents. A key question is whether this represents a lag in the
developmaent process, or may indicate that the housebuilding industry nationally doesitnotesent

have the capacity or appetite to build the number of new horgesnted consent

Build Out Rates

The final element in trajectory planning is to understand the pattefrbuild-out rates in the sub
region.The pace of buildut on sites that have secured planning perndasand where development
is progresseds still relatively poorly understoodThe November 2016 Study by Lichfields entitled
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understanding the pace at which large housing sites are delivered and the factors that influenee build
out rates.

6.44 The study examines builout rates for 70 different largesale housing schemes, largeale being
defined as sites that plan to deliver 500 homes or more. Comparisons are made with th@uduild
rates on smaller schemes (83 sites in all) delivering between 50 and 499.homes

6.45 The sites selected cover England watHew in Wales, but exclude London because of the different
character of the development market in the capital. The majority of the schemes examined are
located to the south of a line from the Wash to the Bristol Channel with a high proportion being in the
East and South East regions, with many schemes in the Cambhtigen Keynes Oxford Corridor.

6.46 Thus the schemes should be broadly representative of current developments and schemes under
consideration for inclusion ihocal Plas in Aylesbury ValdNycombe and C&SB. Data has been
sourced by Lichfields from LA Annual Monitoring Reports or other evidence based documents, with
some discussion with LAs drawing onsupporting information providety authorities

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

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

1 The number of sales outlets that operate on a sit@ifferent housebuilders deliver diffent
types of product; some have a strong brand name teteratesi | f S&d® ¢ KA A GARSy:
2FTFSND 2F || K2dzaAy3d RSGOSt2LIVSyd Ay | LI NIAOc
from a particular site. The motive that lies behind a lealdbusebuilder selling land to other
housebuilders is that this is a way of managing risk and delivering faster cash flow. It should be
noted that sometimes apparently different housebuilders with their own sales outlets are
owned by the same parent compafgyg Barratts and David Wilson Homes).

1 The tenure of housing builtthe delivery of affordable housing alongside for sale homes
increases delivery rates, because rented affordable housing does not cannibalise private sale
rates since it provides for a demd or need that the provision of market homes does not meet.

The same is generally true of LCHO products, though there is a small risk of LCHO competing
with market sales. Starter Homes potentially might be more of a threat to market sales rates.

10 http://lichfields.uk/content/insights/?article=starto-finish-how-quicklydo-large-scalehousingsitesdeliver
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Developmat of homes for market rent, where there is an evident demand could also boost
housing delivery.

A key consideration in the scale of housing demand both at the HMA level and at site level is the depth
of market demandfor homes (not need), and more spec#lly the demand for new home&enerally

areas that have higher jmes are areas of strong demandowever, here seems to be quite a weak
relationship between housing delivery rates and land values, suggesting that other considerations,
taken togethermay be more important in determining build out rates than laradue,which isoften

used as proxy for strong markets.

Asignificant factor in builebut rates on particular sites in any particular area will be the overall supply
of new homes being offetkwith the market area. Housebuilders try to avoid competing Head
head with other housebuilders also supplying new homes into the market at the same time as their
site. But inevitably it happens; the choreography undertaken by developers to ensurdiffieaent
developments do not come on stream and compete hé&athead with other local scheme does not
always work perfectly.

It is widely recognised that a site can increase its overall sales rates by increasing the number of sale
outlets. On very laye sites this may mean the lead developer having more than one sales outlet,
differentiated by product or location on the site. In some cases this can be achieved by different
companies in the same group; however it is more common for housebuilders t@aselparcels to

other housebuilders, who deliver different types of product, marketed to a different target market,
and price point.

The NLP studtart to Finisldoes not analyse sales by number of outlets since such data is not readily
available,(though seeFigure 27 angbara6.69) but it does analyse the annual build rate by site size.
This shows that the larger the site, the more homes pa that are delivemealerage (see Figurd)2

But even the very largest sites, those with capacity for 2,000 m@wes or more in total, deliver less
than 200 homes on average, with an overall average annual delivery of 161 homes pa.

Figure 24also shows that the largest sites (of 2,000+ dwellings) only build out 2.5 times as fast as sites
of 500999 dwellings. Thiwill reflect the limits within particular markets on the overall number of
new homes that can be sold each year (market absorption); the diminishing uplift in sales as additional
sales outlets are added; and the fact that the nature of particular sitesprece limits on the number

of different sales outlets it is practicable to have.

The highest average annual number of homes built out on any of the sites examined by Lichfields with
capacity for more than 2,000 dwellings is about 320 homes, with thdleshaverage annual delivery

on these large site being about 60 homes. The maximum level of delivery on sites with capacity for
1,5001,999 homes was 210 homes; and for sites of 1,000 to 1,499 the maximum level of delivery is
reported to be 170 homes pa.
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Figure 24 Average Annual Build Rate by Site Size, isiom and Maximum Averages
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6.54 These statistics provide fairly clear guidance on the upper limits of -butldates that canbe
expected for any one year; and more importantly the upper limits that should be assumed over the
life-time delivery of new homes on a particular sigsssuming the current structure and approach to
delivery in Englandt is a separateconsideration whether there are mechanisms to deliver more
homes per annum on a site by site basis, or overall, through innovation.

6.55 The NLP reportBtart to FinisRexamines the specific circumstances of the two developments that
achieved the highest ratesf housing delivery. Cranbrook in East Devon, delivered an average of 321
dwellings pa over a three year period (2012/13 to 2015/15), with a single year peak delivery of 419
dwellings. The scheme had significant levels of public sector investment, wh&did to have
contributed significantly to the pace of development; though there must have been strong underlying
demand for new homes. The new community is located close to the M5, on the northern side of
Exeter Airport.

6.56 The other high delivery scheamdentified by NLP is in Milton Keynes, in the Eastern Expansion Area of
Broughton Gate and Brooklands. On this site an average of 268 dwellings pa were delivered over 6
year period 2008/09 to 2013/14. However, the model of delivery for this schemelexhtsale of
serviced parcels of land with roads provided. It is stated that this approach allowed housebuilders to
get on site immediately. Limited upfront site works were required and this is stated to have helped
boost delivery volumes. There were atsbigh number of delivery outlets with an average of 12 sales
outlets in operation over the delivery period.

6.57 To summarise, the Start to Finish report by Lichfields identifies that higher than average delivery rates
are achievableg but these are associatl with what is generally exceptional funding or delivery

1 http://lichfields.uk/content/insights/?article=starto-finish-how-quicklydo-large-scalehousingsitesdeliver
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arrangements. Not stated, but implied, is that such developments must be in areas of robust demand
(true of Milton Keynes), which may in some cases might be associated with past constraints on
housing supply (possibly true of Cranbrook, but not of Milton Keynes).

The NLP study also reports on the highest single setas of delivery (see Figure 25NLP suggest

that peak delivery rates in any single year is likely to be associated with a largenafisales outlets

and years in which there is a significant number of affordable homes delivery, or flatted
developments. Such rates of development are exceptional and not sustained over the course of the
development as the second column in Figg@bshows.

Schemes which deliver higher percentage rates of affordable housing generally deliver homes at a
faster rate than those which deliver lower percentage ratesffifrdable housing (see Figure)26This

is logical since provision of affordable hogszomplements rather than competes with the delivery of
homes for market sale. However, it will also be that the developments in higher value areas, where
market demand is more robust, will be the areas in which typically it is more viable to proviags high
percentage rates of affordable housing.

However, m the context of high delivery schemes it is wortraking in mind that the Berryfields Major
Development Area in Aylesbury town, has delivered an average of 390 homes over the past four years
2013/14 t02016/17, with delivery of 562 new homes in 2014/15, which must make it one of the
highest delivery housing sites in the country. The development has not had any special funding of
delivery arrangements. This holds out the possibility of achieving higlimery rates than indicated

in the Start to Finish report.

Figure 25 Peak Annual BuildDut Rates Compared with Average Annual Delivery Rates
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