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MILTON KEYNES AND THE SUB REGION  

COMMISSION WORKING PAPER 7 

1. This paper sets out the implications and opportunities created by current and planned economic 

growth – covering housing development, land use, infrastructure, and transport – in the SEMLEP 

region and beyond for Milton Keynes’ future. 

2. The analysis addresses a hierarchy of growth plans and issues relating to: 

 The ‘Cambridge – Milton Keynes – Oxford Arc’ as a single knowledge-intensive cluster; 

 The South East of England including London; 

 SEMLEP; and 

 Milton Keynes’ neighbouring authorities in the Strategic Housing Market Assessment 

(SHMA) area. 

3. For each layer of this hierarchy, the paper sets out existing growth plans and projections, their 

likely implications, and potential opportunities. 

4. The final section of the paper, on key choices to 2050, invites the Commission to consider and 

share their view on a number of key questions prompted by those implications and opportunities.  

BACKGROUND 

THE COMMISSION  

5. The Commission’s work is designed to “provide a sound starting point for a constructive debate 

throughout Milton Keynes about the future of the city”.  

6. The basis is Milton Keynes’ success story as a fast growing and beautiful city with a wealth of 

assets. These include a highly-skilled workforce, high quality public infrastructure, growing 

cultural cachet, and environmental assets like Campbell Park, the lakes, and canals. 

7. The Commission’s findings should provide “a basis for a dialogue with our neighbours, and 

Government, about how we can ensure that Milton Keynes continues to contribute to the 

nation’s prosperity”. 

8. To that end, it’s important that the Commission’s analysis is rooted in a thorough understanding 

of how the future growth and development plans around Milton Keynes will impact on the city, 

and how the city can best respond to and capitalise on them. 

CAMBRIDGE – MILTON KEYNES – OXFORD ARC  

9. The Cambridge – Milton Keynes – Oxford arc is one of the most significant growth areas for jobs 

and housing development in the UK. It offers the potential to strengthen the UK’s international 

competitive advantage in a wide range of emerging technologies. 

10. Milton Keynes is emerging as the hub of the arc. In 2013, Milton Keynes produced GVA per job 

of £59,800. This level of productivity is higher than the rest of the arc.  

11. Looking ahead, the planned road and rail improvements outlined in this paper will enable Milton 

Keynes to accommodate the expansion of companies currently based in Oxford and Cambridge. 



This growth will further benefit from partners in the arc as all partners are able to maintain a 

strong focus on attracting, retaining, and growing companies that are focused on emerging 

technologies. 

12. The importance of the arc was underlined recently when HM Treasury and the National 

Infrastructure Commission agreed to prioritise a study into the area (referred to in the 

Chancellor’s letter of March 2016 as the ‘Cambridge – Milton Keynes – Oxford corridor’). The 

study will make recommendations for maximising the potential of the corridor as a “single, 

knowledge intensive cluster that competes on a global stage” over the next 30 years and highlight 

the “priority infrastructure improvements needed”.1 

13. The review will be comprised of two parts. The first will “review the economic case for 

investment”, including existing and planned investment and infrastructure, as well as identifying 

infrastructure constraints. These will be set out in an interim report. 

14. The second stage will make recommendations for priority infrastructure investments alongside 

institutions which will enable better planning and support devolution and local economic growth. 

The Chancellor’s letter makes clear that the development of infrastructure should include the 

development of “sites (including public sector land) to meet existing need existing and expected 

housing need, create new developments that are smart and sustainable, and provide commercial 

space for existing companies and inward investment”. This will be set out in a final report by the 

Autumn Statement 2017. 

15. This level of Government interest in investing in the arc represents a once-in-a-generation 

opportunity for Milton Keynes. 

FAST GROWTH CITIES 

16. The East-West corridor is also home to many of the Fast Growth Cities Group. This group is 

comprised of Cambridge, Oxford, Milton Keynes, Swindon and Norwich. These cities perform 

strongly on a range of economic indicators, including productivity and share of knowledge-based 

jobs. Their ability to attract these knowledge-based businesses puts them in a strong position to 

continue to grow in the future.2  

17. Reflecting their high productivity, the Fast Growth Cities generate high levels of economy tax per 

worker and consume low levels of government expenditure. The five cities punch well above their 

weight on these measures, with Cambridge, Milton Keynes and Oxford performing particularly 

well and generating around twice as much in economy taxes as is paid out to them in Government 

expenditure. This reflects that these three cities in particular are high wage, low welfare 

economies and that all the Fast Growth Cities have strong economies that make important 

contributions to the Exchequer. 

                                                           
1 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/508109/DOC150316-
15032016124609.pdf 
2 M. Williams, Fast Growth Cities: The opportunities and challenges ahead (Centre for Cities, 2016). 



Table 1: The Fast Cities: population, GVA, taxes and government expenditure 

 Pop growth 
2004-14 

GVA per 
worker, 20143 

Growth in 
GVA per 
worker, 
2004-144 

Economy taxes 
raised per 
worker5 

Government 
expenditure 
per 
resident, 
2014-20156  

Oxford 11.6% £58,150 34.4% £16,600 £8,800 

Norwich 7.6% £47,713 24% £14,100 £10,100 

Swindon 15.8% £58,514 32.4% £16,500 £9,500 

Cambridge 14.5% £55,877 21.1% £17,000 £8,700 

Milton Keynes 18.1%  £63,651 33.5% £18,900 £9,300 

 

18. However, these cities also face economic challenges that risk constraining their growth, in 

particular high demand for investment in infrastructure, including significant pressure for housing 

and transport, and the need to increase the skills level of residents. If not addressed, these 

challenges have the potential to constrain growth in these cities. 

  

                                                           
3 ONS regional, sub-regional and local GVA; BRES 
4 Ibid. 
5 Civil Aviation Authority, CLG, DEFRA, DWP, DECC, HMRC, Land Registry, ONS, NOMIS, HMT, PESA CRA 
Analysis 
6 Ibid. 



SOUTH EAST OF ENGLAND AND LONDON 

19. Along with the rest of the Cambridge – Milton Keynes – Oxford arc, Milton Keynes is part of the 

‘London mega-city’ region, the most economically prosperous part of the UK.7 According to the 

Government Office for Science, this area encompasses other medium-sized cities, including 

Oxford and Cambridge, to “form a metropolitan area of approximately 20 million people”.8 

HOUSING CRISIS 

20. Following alteration, the London Plan now looks forward to 2036, five years further than the 2011 

London Plan. The ONS has published projections for the period 2011-2021. These suggest London 

could on average grow by some 117,000 people per year to 9.37m in 2021.9  

21. The housing challenges facing London are particularly severe. Overall, 25% of the new homes 

required in England as a whole between 2011 and 2031 will need to be in London. This is not 

made any easier by the fact that, between 2011 and 2015, only one third of the homes needed 

in London were built.10 Complementing this is the affordability crisis. London as a whole has an 

affordability ratio of 11.04, compared to median earnings.11 

22. This has led to significant growth in the private rented sector in most housing markets, 

particularly for younger households – dubbed “generation rent”. PwC forecasts that an additional 

1.8m households will be renting privately by 2025. This will take the total to 7.2m households, 

almost one in four of the UK total. This analysis also includes the forecast that more than half of 

the households in the 20-39 age band will be renting privately.12 If this trend were to continue 

some believe that, within 30 years, half of Britain could be renting.13  

23. Looking at London in particular, research by Shelter and YouGov found that more than half of 

London’s private tenants are struggling to pay their rent, with the average Londoner spending 

nearly 60% of their income on rent.14 It also found that one in three tenants had fallen into debt 

in the last year in an effort meet their rent. This has the effect of reinforcing the “generation rent” 

issue as tenants are unable to save enough of their monthly salary to put themselves in a position 

where they could buy. 

24. The stark problem of unaffordability has also led to population exodus out of London, 

particularly amongst younger households. 63,000 households sold up in London and bought 

outside the capital – the highest level since 2007.  

25. Given that a train from Milton Keynes Central to London Euston can be as fast as 35 minutes, 

there is an incentive for households to migrate to Milton Keynes and commute into London for 

work. Milton Keynes is one of a number of places potentially well-placed to offer a prosperous 

and attractive place to live to household leaving London. The city is regularly in lists of best places 

                                                           
7 https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/508109/DOC150316-
15032016124609.pdf 
8 Ibid 
9 The London Plan (March 2015 alterations) 
10 T&CP Tomorrow Series Paper 17, “New estimates of housing requirements in England” (2015). 
11 DCLG, Ratio of House Prices to Earnings by London Borough (2015). 
12 PwC, UK housing market outlook: the continuing rise of the rent generation (2015). 
13 Inside Housing, “Half of Britain ‘will be renting within 30 years’”, (2014). 
14 http://www.bbc.co.uk/news/uk-england-london-35977445  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/508109/DOC150316-15032016124609.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/508109/DOC150316-15032016124609.pdf
http://www.bbc.co.uk/news/uk-england-london-35977445


for first-time buyers, and has been named by the The Telegraph as the UK’s “first-time buyer hot 

spot”.15  

GREENBELT  

26. The Centre for Cities estimate that there are opportunities for 430,000 housing units on greenbelt 

land within the GLA, and opportunities for 3 million housing units on the London greenbelt 

beyond the GLA boundary. This housing capacity “could effectively solve London and the South 

East’s housing crisis”.16 A million commuters cross the GLA boundary every weekday, yet regional 

planning is “almost non-existent”. Any release of greenbelt land needs to be considered in its 

regional context and balanced against brownfield opportunities. The biggest housing 

opportunities are linked to new infrastructure (e.g. Crossrail both West and East of the GLA; the 

Varsity Line for Oxford-MK-Cambridge), again at the regional scale.  

COMMUTING PATTERNS 

27. This element of the research will also need to understand analyse the impact of commuting 

trends Milton Keynes and London in particular. As housing in London becomes less and less 

affordable, buyers will look to more affordable areas that are still in commuting distance of their 

places of work in London. 

28. Given that a fast train from Milton Keynes Central to London Euston takes only 35 minutes, Milton 

Keynes is close enough to London to be a viable alternative. Additionally, using 2016 prices, a 12-

month season ticket from Milton Keynes Central to London Travelcard Zones 1-6 costs £5,868 

and a 12-month season ticket from Milton Keynes Central to only London Euston costs £4,936.17 

Given the higher house prices in London, prospective homeowners could judge that buying in 

Milton Keynes and commuting into London remains more cost-effective and affordable. 

29. Looking at commuting patterns, using 2011 Census data, 1,570 people commuted into Milton 

Keynes from London, with 5,820 people commuting out of Milton Keynes into London (20.7% of 

all out-commuters from Milton Keynes), meaning net out-commuting to London of 4,250.18  

30. Figure 1 shows the destination of Milton Keynes’s out-commuters to London by local authority. 

By far the most popular destination was Westminster and the City of London (2129 people), 

followed by Camden (836 people), Tower Hamlets (400 people) and Islington (331 people).19 

31. However, this may put further pressure on an already stretched part of the rail network. Over 

five million journeys are made annually to and from Milton Keynes Central, many by commuters 

to and from London. At peak times, there are on average six trains an hour into Euston that 

service Milton Keynes, but there are already 133 passengers for every 100 seats on some 

arrivals.20  

                                                           
15 http://www.telegraph.co.uk/finance/personalfinance/borrowing/mortgages/9228159/Top-10-first-time-
buyer-hot-spots.html?frame=2204332  
16 Opportunities for new housing on London greenbelt land, Centre for Cities Delivering Change Report (2014). 
17 http://ojp.nationalrail.co.uk/service/seasonticket/search  
18 ONS (2011) Census 
19 ONS (2011) Census 
20 Network Rail, Milton Keynes: Benefits of HS2, p. 1. 

http://www.telegraph.co.uk/finance/personalfinance/borrowing/mortgages/9228159/Top-10-first-time-buyer-hot-spots.html?frame=2204332
http://www.telegraph.co.uk/finance/personalfinance/borrowing/mortgages/9228159/Top-10-first-time-buyer-hot-spots.html?frame=2204332
http://ojp.nationalrail.co.uk/service/seasonticket/search


Figure 1: Number of Milton Keynes residents commuting to London by LA (2011) 

 

Source: ONS Census  

  

9

11

13

14

15

17

18

21

21

25

25

32

39

39

41

53

58

100

102

108

114

123

124

158

161

225

225

233

331

400

836

2129

0 500 1000 1500 2000 2500

Bexley

Barking & Dagenham

Bromley

Redbridge

Sutton

Havering

Greenwich

Croydon

Merton

Lewisham

Richmond

Kingston

Waltham Forest

Wandsworth

Newham

Haringey

Enfield

Harrow

Kensington & Chelsea

Hackney

Ealing

Hounslow

Lambeth

Hammersmith & Fulham

Barnet

Hillingdon

Southwark

Brent

Islington

Tower Hamlets

Camden

Westminster & City of London

Number of out-commuters from Milton Keynes

Lo
n

d
o

n
 L

o
ca

l A
u

th
o

ri
ty



SEMLEP 

32. SEMLEP covers 11 local authority areas with a combined population of 1.7m and a GVA of 

£38.6bn.21 Its strengths lie in its strategic location across the Midlands and SE of England, with 

the advantages of more affordable land and premises, proximity to London, the Thames Valley, 

Oxford and Cambridge; and the network of towns, including Milton Keynes, Northampton, 

Daventry, Kettering, Bicester, Banbury, Aylesbury, Luton and Bedford as well as a range of 

important market towns 

33. The boundaries of SEMLEP offer a natural fit to Milton Keynes and its surround economic 

geography and offer significant opportunities to share infrastructure that will support common 

growth ambitions. 

GROWTH AMBITIONS 

34. The SEMLEP Strategic Economic Plan (SEP) commits Milton Keynes and the other authorities in 

the partnership to delivering further 86,700 new homes by 2020/21 to accommodate an increase 

in population of 151,400 with 111,200 new jobs.22 

35. SEMLEP’s eight objectives are: 

 Stimulating enterprise and enhancing the competitiveness of SMEs 

 Strengthening and exploiting innovation and knowledge assets 

 Support existing businesses to export their goods and services 

 Attracting domestic and international investments 

 Developing a skilled and adaptable workforce 

 Addressing barriers to the labour market for disadvantaged groups 

 Delivering infrastructure to accelerate sustainable growth in jobs, housing and in town 

centres 

 Securing long-term and on-going funding to deliver the infrastructure plan.23 

36. Beyond the SEP objectives, existing development plans support the provision of some 127,000 

dwellings by 2026. This requires a higher rate of housing completions than has recently been 

achieved and will require further levels of investment in enabling infrastructure.  

37. The South East Midlands is well served by major radial road routes from London, as well as by 

the West Coast, Chiltern, Midlands Line and East Coast railways. However, routes across the area 

are underdeveloped, particularly aspects of the road network (A428, A421/A422, A14 and A43), 

and East West rail developments are proceeding slowly. These need to be addressed as part of a 

medium-term solution to infrastructure investment. 

38. In total, there are over 2,500 hectares of employment sites in the SEM across 112 identified 

strategic employment sites. These range from the largest in West Northamptonshire at DIRFT III 

in Daventry at 345 ha to Rockingham Motor Circuit at 281ha, Silverstone Circuit at 125 ha etc.24 

                                                           
21 SEMLEP Strategic Economic Plan, p. 6. 
22 Ibid., p. 3. 
23 Ibid., p. 10. 
24 Ibid., p. 18. 



39. SEMLEP has identified key sectors of high performance technology, manufacturing and advanced 

technology, logistics and the creative and cultural sectors as those with the most potential to 

grow. Logistics employs 91,700 people across the SEM with strong job projections highlighting 

the competitive advantage of the area.25 

KEY GROWTH SITES 

40. In addition to Milton Keynes, the key growth sites in the SEMLEP area are:  

 Aylesbury, where upgrades to the A418 and other road schemes will also accelerate 

growth and improve network and connectivity with Milton Keynes and the wider area. 

 Banbury, with identified growth opportunities including proposals to expand the town 

westwards into local farmland and through southern expansion towards Bodicote. 

 Bicester, including a 5000 home eco-town development to the north-west of Bicester 

and an in-progress south-westerly development named Kingsmere. Bicester Village is 

also planned to further expand its designer outlet centre. Bicester is already 

benefitting from improved rail services and will also benefit from East West Rail 

making it a key growth point between Oxford and Cambridge. 

 Corby, which has built almost 5,000 new homes since 2001, and has plans for over 

9,000 more in two large urban extensions, Priors Hall and West of Corby. 

 Kettering, where 6,000 additional homes will be built mainly to the east of the town. 

 Central Bedfordshire, which has ambitious plans to deliver 28,700 new homes and 

27,000 new jobs by 2031.26 A great deal of this growth is driven by the expansion of 

Luton. 

STRATEGIC INVESTMENT PIPELINE  

41. There are currently three initial sources of projects: 

 SEMLEP infrastructure investment plan, described by SEMLEP Chair Dr Ann Limb 
as setting out for the first time “for all 11 SEMLEP local authorities, the strategic 
infrastructure requirements that are necessary to unlock the potential to grow 
homes and jobs in the area and improve the quality of life for those living, 
working, studying and visiting the area”.27 

 Priorities from the Local Transport Bodies as submitted to government in July 
2013. Within SEMLEP there is a single Local Transport Board (LTB) covering 
Milton Keynes, Central Bedfordshire, and Luton, and parts of the LTB areas of 
Northamptonshire, Oxfordshire, and Buckinghamshire. 

 In addition, the SEP also commits partners to “a further new assessment 
exercise to identify projects with a strong strategic fit”. These were submitted by 
local authorities and other partners, including FE Colleges. 

 

 

                                                           
25 SEMLEP Strategic Economic Plan (December 2013 draft), p. 15. 
26 SEMLEP Strategic Economic Plan (2013), p. 35. 
27 http://www.semlep.com/news/2013/infrastructure-investment-plan/  

http://www.semlep.com/news/2013/infrastructure-investment-plan/


 

ENGLAND’S ECONOMIC HEARTLAND STRATEGIC ALLIANCE  

42. England’s Economic Heartland Strategic Alliance (the alliance) covers Buckinghamshire, 

Northamptonshire and Oxfordshire. Milton Keynes is a member of the Alliance’s Strategic 

Transport Forum that includes Cambridgeshire, Bedford, Central Bedfordshire and Luton along 

with three Strategic Alliance counties.  The Forum has set out its transport proposition to 

government to demonstrate how working together on transport and infrastructure projects 

could bring accelerated economic growth. The Alliance’s Strategic Transport Forum met for the 

first time in February 2016, to provide leadership for the Alliance’s work to develop and deliver 

a transport strategy for the area. 

43. More analysis is being undertaken on this. 

EMPLOYMENT USE AND WAREHOUSE LAND  

44. According the most recent employment land use review, there is a total of 48 B class employment 

use sites comprising 1,000.07 ha in Milton Keynes. Of these, two sites comprising 12.07 ha were 

visited and subsequently excluded from the assessment leaving 46 sites (988 ha). These were 

excluded due to the sites either being undevelopable or not being in active ‘B class’ employment 

use. 99% of the existing stock within Milton Keynes was ranked as being of good or excellent 

quality.28  

Table 2: B Class Employment Use 

Type of B Use No. of Sites % of Land Total Land (ha) 

B1 – Offices/ Office Business Park 3 2% 20.35 

B1 and B2 – Offices and Industrial Units 7 11% 112.16 

B1, B2 and B8 – Offices, Industrial and 
Warehouse/Distribution Units 

13 43% 419.11 

B2 – Industrial Units 5 12% 116.61 

B8 – Warehouse/Distribution Units 8 13% 131.13 

B2 and B8 – Industrial and Warehouse/Distribution 
Units 

9 18% 178.51 

B1 and B8 – Offices and Warehouse/Distribution Units 1 1% 10.13 

Total 46 100% 988 

Source: GVA, 2015 

45. The majority of employment land provides a mix of office, industrial and warehouse/distribution 

uses (B1, B2 and B8) in a single setting. A significant amount of employment land also offered a 

mix of B2 and B8 uses together in one area, whilst others offered these uses in isolation.29 

                                                           
28 Milton Keynes Central and MKDP: Employment Land Review and Economic Growth Study Phase 1 
(November 2015) – appointed consultants Bilfinger GVA. 
29 Ibid., p. 74. 



46. The employment sites assessment indicates that 29 sites (63%) are fully occupied and 17 sites 

(37%) have either vacant units, plots or land advertised. Often, there were only a small amount 

of vacant units per site. This would suggest that within existing employment sites there is 

limited expansion space.30  

47. The sites with vacant units offered a selection of office, industrial, and warehouse/distribution 

property to let (B1, B2 and B8 uses). It was Bilfinger GVA’s expectation that these sites will 

continue to provide for the employment needs of the local market and will accommodate the 

majority of the churn in the local property market.31  

Table 3: Summary of Employment Land Supply in Milton Keynes 

 Existing Employment 
Sites 

Proposed Sites Potential Sites 

Supply (hectares) 988 36.86 160.65 

TOTAL 1,185.51 hectares 

Source: GVA, 2015 

MILTON KEYNES’ FUNCTIONAL ECONOMIC AREA 

48. According to the 2011 Local Economic Assessment, Milton Keynes’ functional economic area “is 

much larger than the Milton Keynes administrative area and indeed forms a Milton Keynes City 

Region”. The assessment also explains that there is “more than one functional area” relating to 

travel to work patterns, housing, shopping, and supply chains.32 

49. Overall, the natural economic geography covers the Milton Keynes Borough and the surrounding 

local authorities as illustrated in the map below. 

                                                           
30 Ibid. 
31 Ibid. 
32 Milton Keynes: Local Economic Assessment (January 2011), p. 6. 



Figure 2: The South East Midlands Local Enterprise Partnership Area 

 

Source: 2011 Local Economic Assessment  

 

 

 



50. Milton Keynes is the strongest economic centre in SEMLEP, with a functional economic area that 

goes far beyond the LEP’s boundaries. As the table below shows, taken from Centre for Cities 

analysis, Milton Keynes generates significantly more tax than any other SEMLEP authority.33 

Figure 3: Taxes generated in SEMLEP 2013-14 

 

Source: Centre for Cities presentation – Milton Keynes: Where have we been? Where are we going? 

  

                                                           
33 Centre for Cities presentation on Milton Keynes: Where have we been? Where are we going? 
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NEIGHBOURING AUTHORITIES 

HOUSING DEMAND AND SUPPLY  

51. Milton Keynes’ neighbouring authorities in the SHMA area are Aylesbury Vale, West Northants 

(incorporating Daventry, Northampton, and South Northants), Bedford Borough, Central 

Bedfordshire, and Luton. 

52. As set out in the table below, from the 2013 SHMA review, these authorities each have their own 

ambitious growth plans. As the review noted, “they all recognise demand for new homes within 

the Housing Market Area is strong mainly due to relatively successful local economies, its 

attractiveness and the proximity of London employment market”.34 However the review also 

pointed out that the authorities collectively recognised the “the complexity of delivering new 

homes” due to supply chain difficulties and “core delivery issues of land supply and viability”.35  

Table 4: Growth Plans in the SEMLEP Area 

Local Authority 2011/12-2014/15  

Past Net Completions Total 

2015/16-2025/26  

Projected Net Completions 

Aylesbury Vale 5,201 15,160 

Bedford 4,032 11,493 

Central Bedfordshire 6,289 19,803 

Cherwell 1,106 18,483 

Corby  2,282 5,060 

Daventry 1,044 9,808 

Kettering 1,486 5,720 

Luton 1,627 5,014 

Milton Keynes 6,598 20,846 

Northampton 2,924 13,906 

South Northamptonshire 1,413 7,183 

SEMLEP 32,896 132,476 

 

 

 

 

 

 

                                                           
34 Milton Keynes Council, Strategic Housing Market Assessment 2013 (Report of Findings, May 2014), p. 136. 
35 Ibid., p. 137. 



SPECIFIC DEVELOPMENTS 

53. There are particular housing pressures in Aylesbury Vale. CLG’s official projections indicated a 

requirement for 18,600 new households between 2006 and 2031 (19,020 new homes). This was 

based on population trends pre-2008. GL Hearn added that if more recent population trends (and 

migration levels) were considered, then the level of homes required over the 25-year period 

would be between 16,200 and 17,100 homes. As the age structure of the Vale’s population is also 

expected to get older over the period to 2031, it was estimated that a slightly lower number of 

15,500 homes would be required between 2006 and 2031 based on revised assumptions about 

expected working-age population growth.36  

Figure 4: Summary of Aylesbury Vale Projections 2006 to 2031 

Projection Population growth Housing numbers Labour supply 

Total % change Total % change Total  % change 

Main Projections 

Past Population 
Trends (10 Year 
Average) 

22,715 13.4% 16,210 23.6% 900 1.0% 

Past Population 
Trends (5 Year 
Average) 

24,940 14.7% 17,130 24.9% 2,100 2.4% 

Zero Employment 
Growth 

21,040 12.4% 15,520 22.5% 0 0.0% 

Forecast Employment 
Growth (Cambridge) 

34,945 20.7% 21,200 30.8% 7,830 8.9% 

Forecast Employment 
Growth (Experian) 

42,615 25.2% 24,370 35.4% 11,938 13.6% 

Projections for Comparison Only 

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

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

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

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

Source: GL Hearn  

54. In response to these pressures, the authority is considering the development of a ‘garden 

community’. 

55. In April 2008 Marston Vale was one of the fifteen sites shortlisted for the next phase of public 

consultations. However, it was not one of the four successful eco-town bids announced by 

Government in July 2009.  

                                                           
36 The Vale of Aylesbury Plan, GL Hearn – Aylesbury Vale Housing & Economic Growth Assessment. 



56. The eco-town was to be located in an area to the south-west of Bedford that was identified as a 

priority for regeneration. The proposal from the developers, O&H Properties (who then withdrew 

from the Eco Town Programme in 2009), was for the addition of further settlements built on eco-

town principles, with approximately 15,000 new homes built within these settlements, of which 

35% would be affordable housing.37  

57. The site was mainly in the Mid Bedfordshire District, with its northern parts extending into 

Bedford Borough. This suggested that the proposed settlements could house people living in 

either mid-Bedfordshire or Bedford. The site was, and is, well connected to the road and rail 

network, with M1-Junction 13 and several railway lines in close proximity, providing good rail 

connections to Bedford and Milton Keynes and, via the Midland Mainline, to London.38 

Figure 5: Location of developments proposed for the Marston Vale Eco-Town 

 

Source: Shelter 

58. Local partners are considering reviving the idea. 

MILTON KEYNES HOUSING MARKET AREA 

59. The 2013 SHMA review included analysis by the Centre for Urban and Regional Development 

Studies for the National Housing and Planning Unit which sought to produce “the first rigorously 

defined geography of HMAs taking account of all the three strands of evidence: commuting, 

migration and house prices”.39 

60. As set out in the map below, the Milton Keynes housing market includes parts of Central 

Bedfordshire and Aylesbury Vale as well as Milton Keynes itself. 

61. Only a third of Milton Keynes’ housing market area land is contained within the city’s borders, 

while two fifths is found in Aylesbury Vale.40 

                                                           
37 Shelter, Marston Vale Eco-town – the facts, p. 6. 
38 Ibid. 
39 Milton Keynes SHMA, p. 28. 
40 Ibid., p. 135. 



Figure 6: Excerpt from Geography of Housing Market Areas in England (NHPAU/CURDS; 2010) 

 

Source: MK SHMA p. 28. 

62. Milton Keynes’ SHMA is currently being updated. It will be important for the SHMA to take 

account of the housing needs, ambitions and pressures on neighbouring authorities.  

KEY CHOICES TO 2050 

63. In light of these developments, the Commission way wish to consider: 

 How Milton Keynes can best position itself in relation to the Cambridge – Milton 

Keynes – Oxford Arc’ overall and the National Infrastructure Commission review in 

particular. 

 How the city should position itself, in discussion with SEMLEP partners, in response to 

economic and household out-movement from the South East of England and London.  

 What Milton Keynes can do to further ensure the delivery of shared SEP growth 

objectives. 



 How far neighbouring authorities will be able to absorb Milton Keynes’ planned 

growth. 

 What all these developments mean for Milton Keynes’ ability to position and promote 

itself as a growth priority. 

64. In the paragraphs below, we take each of these in turn and make suggestions for the core issues 

that the Commissioners may wish to consider. 

65. A common imperative across all of these opportunities is the need for Milton Keynes to continue 

to work extensively with a wide range of partners including: central government; Cambridge, 

Oxford, and other areas in the arc; the Fact Cities group; SEMLEP; and neighbouring and nearby 

authorities. 

66. The Commission may wish to consider what forms of partnership and related governance 

arrangements will best serve all partners’ interests moving forward. 

67. This could include a ‘new-town development corporation’ to drive growth. 

CAMBRIDGE – MILTON KEYNES – OXFORD ARC’ 

68. The Chancellor’s letter to the National Infrastructure Commission reinforces again the 

importance of the Cambridge – Milton Keynes – Oxford Arc’ and the extent to which this is 

recognised in central government. 

69. Milton Keynes has a central role to play in further strengthening the Cambridge – Milton Keynes 

– Oxford Arc’. The city’s growth should therefore be configured in such a way as to promote the 

growth of the arc. In particular, Milton Keynes has the potential to make a major to contribution 

to national investment in road and rail through East-West rail and the A412 expansion. This needs 

further discussions with the National Infrastructure Commission. 

70. This creates four sets of considerations for the Commission. 

71. First, the Commission may wish to consider how Milton Keynes can make the most of these 

opportunities by working with the National Infrastructure Commission review of the corridor and 

suggest a particular focus on opportunities to promote development along these two major 

regional and national infrastructure routes.  

72. Second, the Commission may also wish to consider how Milton Keynes should work with regional 

partners to improve connectivity within and around the main cities in the arc so that they function 

as individual places. This should allow and allow relevant assets / opportunities in each city and 

hinterland to connect into the arc by, for example, linking Milton Keynes city-centre to Bletchley 

and Cranfield. 

73. Following out from these two consideration, the Commission may wish to consider how best to 

build on its existing strengths and capitalise on these connectivity developments to cement 

Milton Keynes’ role as the hub of the arc. 

74. Finally, the Commissioners may wish to share their view on how Milton Keynes should continue 

to cooperate with the other Fast Growth Cities to maintain a dialogue with government on 

further measures to maximise their potential for economic growth. 



SOUTH EAST OF ENGLAND AND LONDON 

75. The problem of house price unaffordability in London will continue for the next few decades. The 

problem may even become worse, leading to an even higher rate of out-movement of younger 

households in particular from London. 

76. Due to its pro-growth stance, Milton Keynes has an opportunity to plan through to 2050 to 

accommodate a significant share of the shortfalls in London and the wider South East. 

77. The Commission may wish to express a view on how Milton Keynes should accommodate 

population growth both to the benefit of the existing core of the city and the new developments 

along the East-West corridor. 

SEMLEP  

78. Milton Keynes has the most successful economy in the SEMLEP area and will become even 

stronger in future as a result of two particular factors.  

79. First, the opening of HS2 will create significant spare capacity on the West Coast Main Line which 

will make it even easier to commute between London and Milton Keynes. Until then, Milton 

Keynes’ connection to the West Coast Main Line will continue to link it to London and other 

growth points.  

80. Second, the city’s commitment to the renaissance of Central Milton Keynes, including the new 

Milton Keynes International Institute of Technology, means the city has far and away the most 

capacity for service sector and office growth. 

81. The Commission may wish to consider how Milton Keynes can most effectively work with SEMLEP 

partners to ensure that LEP’s priorities and SEP’s growth plans are delivered. 

82. More specifically, the Commission may also wish to come to a view on whether Milton Keynes 

should allocate warehouse land in the borough around Junction 13 and, more so, Junction 14, or 

accept that the bulk of new warehouses will be outside the borough’s boundaries, albeit still part 

of the Milton Keynes functional economic area. 

NEIGHBOURING AUTHORITIES  

83. The Commissioned may wish to consider how far Milton Keynes’ growth up to 2050 can be 

sensibly accommodate by neighbouring authorities, or whether they will only be able to 

accommodate their own indigenous growth. 

OVERALL GROWTH OPPORTUNITY  

84. Bearing in mind all of these developments, how can Milton Keynes best position itself as a growth 

priority for SEMLEP, for the East-West corridor and for the country as a whole? 
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