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Executive summary
The Employment Land Assessment (ELA) is part of the evidence base, which supports the
Local Plan. The ELA assesses how much employment land we are likely to need within
Guildford borough to 2031.
In this report employment floor space means all commercial and industrial uses which fall
into classes B1, B2 and B8 of the Use Classes Order, and also some Sui Generis uses such
as car showrooms (see table in the introduction).
For the period 2013-2031, we estimate the new Local Plan should provide an additional 10.5
hectares (ha) to 20 ha of B use class floor space (net) to meet the borough’s identified
employment needs.
Our assessment of potential capacity equates to approximately 7.4 ha. There is not enough
supply employment land to meet future growth needs, we are between 3.1 ha and 12.6 ha
short, so we must find new employment sites in the borough. We also need to ensure there
is a degree of choice and flexibility of floor space to ensure that the local property market
can operate efficiently.
If we do not provide enough suitable land and enough choice and flexibility the new Local
Plan may not meet the needs of the borough’s businesses. In time, this could lead to
existing businesses moving out of the borough and new and small businesses not being able
to establish themselves or invest in the borough.
The new Local Plan must also protect existing major employment sites and protect its locally
strategic employment sites identified in figure 3 (p14) and table 2 (p15). This would comply
with the National Planning Policy Framework. Loss of these sites to alternative uses runs
the risk of constraining employment growth, limiting economic diversification and fuelling a
significant imbalance between the size of the resident workforce and the number of locally
available jobs.
In the short term, we hope the need for employment land can be met through the
intensification and redevelopment of existing sites and the protection of employment use on
key strategic sites.
In the medium to long term, the Guildford borough Countryside and Green Belt Study has
identified potential development areas. We have looked at the sites identified and consider
that seven may be suitable for future employment use. Some of these identified sites are
best suited to employment use both alone or as part of a mixed-use scheme. Using the
average figures, the can deliver 16.2 ha to 22.0 ha of additional employment floor space
over the plan period. If all seven potential sites were brought forward, they would provide
between five and seven times the lower baseline deficit (of 3.1 ha) and a surplus of between
3.6 and 9.4 ha of the upper baseline deficit (12.6 ha). This would meet the forecasted need
and provide a degree of choice to enable the local property market to operate efficiently.
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It is important to note that a three-yearly review of the ELA will enable any unforeseen
changes in the local economy to be monitored so that policies can be reviewed where
necessary to reflect changing circumstances.
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1

Introduction

1.1

The Employment Land Assessment (ELA) is part of the evidence base, which
supports the Local Plan. The ELA assesses how much employment land we are
likely to need within Guildford borough to 2031.

1.2

The ELA also assess how suitable existing and proposed sites for employment use
are. This is to make sure the new Local Plan protects the most important sites for
employment use and ensure they will not be lost. The ELA also highlights any
current employment sites, which are no longer suitable and could now have an
alternative use.

1.3

The ELA follows the best available guidance1.

1.4

When we say employment floor space in this report we mean all commercial and
industrial uses, which fall into classes B1, B2 and B8 of the Use Classes Order, and
also some Sui Generis uses such as car showrooms. We do not include
development and buildings that are used for health, education, retail or leisure
purposes. The box below has more detail.

The Town and Country Planning (Use Classes) Order 1987 as amended
Business class uses are defined as follows:
Class B1: Business
B1a Offices (other than those that fall within A2 - financial and professional services)
B1b Research and development of products and processes
B1c Light industry (appropriate in a residential area.)
Class B2: General industrial
Use for industrial process other than one falling within class B1 (excluding incineration
purposes, chemical treatment or landfill or hazardous waste).
Class B8: Storage or Distribution
This class includes open-air storage.
Monitoring
1.5
The Council has developed a database to monitor the demand for and supply of
employment land. The database will keep information on all B use class
(employment) business premises in use across the borough. It will also monitor
vacant premises and all planning applications. Using the database the Planning
Policy team will be able to appraise employment sites and premises, and sites put
forward as being suitable for employment uses.

1

ODPM Employment Land Reviews guidance note 2004 and South East England Partnership Board
Employment and Economic Land Assessments – Supplementary Guidance 2010
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Disclaimer
In relation to the information contained within this report and any other report relating to
the Employment Land Assessment (ELA), the Council makes the following disclaimer:
The identification of land with potential for economic uses in the ELA does not
imply that the Council will necessarily grant planning permission for employment
development on that land or allocate land for employment development through
the Local Plan. All planning applications will continue to be determined against the
development plan and material planning considerations.
The inclusion of land for employment development in the ELA does not preclude it
being developed for uses other than employment.
The site boundaries included in the ELA are based on the best information
reasonably available at the time. The ELA does not limit an expansion or
contraction of these boundaries for the purpose of a planning application or future
allocation through the Local Plan process.
The exclusion of sites from the ELA (either because they were discounted or never
identified) does not preclude the possibility of planning permission being granted
on them for economic development. The Council acknowledges that sites will
continue to come forward through the planning system which have not been
identified in this ELA. Proposals will be considered against the development plan
and other material considerations.
The Council does not accept liability for any factual inaccuracies or omissions in
the ELA. The information within the ELA represents the information that was
reasonably available to the Council at the time of writing. Users of the study should
acknowledge that there may be additional constraints on sites that are not included
within the ELA document and that planning applications will continue to be
determined on their own merits rather than on the information contained within this
document. Issues may arise during the planning application process that could not
be and were not foreseen at the time of publication of the ELA. Applicants are
therefore advised to carry out their own analysis of site constraints for the purpose
of the planning application and should not rely on the information contained within
the ELA.
The ELA has a broad base date of January 2012 and therefore represents a
snapshot of information held at that time. Where possible the data has been
updated to January and July 2013 but more up to date data is not available from all
sources. The Council intends to consider the ELA as a living document that will be
updated through the Annual Monitoring Report process and a review at least every
five years.
A variety of sources have been used in the preparation of the ELA and the time
periods for some of the information vary. However, the most up to date information
has been used wherever possible.
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2

Stage one - Taking stock of the existing situation

2.1

The policy context

2.1.1 Producing an Employment Land Assessment (ELA) is an important stage in the
process of producing a Local Plan. National planning policy highlights the importance
of planning to proactively drive and support sustainable economic development. It
says to help achieve economic growth, we should plan proactively to meet the
development needs of business and support an economy fit for the 21st century. It
goes on to say that local councils should have a clear understanding of the economy
and business needs within their area (National Planning Policy Framework (NPPF),
paragraph 20 and 160).
2.1.2 We need to work together with Surrey County Council, neighbouring authorities and
with our Local Enterprise Partnership (LEP), which is called Enterprise M3. We must
prepare and maintain a robust evidence base to understand the existing needs of
business and likely changes. We must also work with other partners such as the
Highways Agency and the Environment Agency to ensure their future plans work
alongside ours.
2.1.3 We also need to work closely with the business community to understand their
changing needs and identify and address barriers to investment, which may include a
lack of housing, infrastructure or viability.
2.1.4 In addition, we must work with partners in education to ensure the workforce of
tomorrow meets the needs of our businesses. The Guildford Borough Economic
Strategy (2013-2031) shows the strong links between the Council and education
partners such as Guildford College and the University of Surrey.
2.1.5 The section of the National Planning Policy Framework (NPPF) on Plan-making is
key to preparing a new Local Plan. Paragraph 161 is about the evidence base for
business. It says :
Local planning authorities should use this evidence base to assess:
the needs for land or floor space for economic development…;
the existing and future supply of land available for economic development and
its sufficiency and suitability to meet the identified needs…
2.1.6 We have produced this ELA at the same time as our Strategic Housing Land
Availability Assessment (SHLAA) to ensure that sites currently designated and/or put
forward are assessed together. This is to make sure that valuable employment sites
are retained wherever possible, but less valuable sites can be considered for
redevelopment for residential uses.
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2.1.7 The ELA forms part of the evidence base for the Local Plan. Figure 1 shows how the
Guildford Employment Land Assessment fits into the preparation of the Local Plan.

Figure 1: Policy Context surrounding the Local Plan

Local Plan

Guildford
Employment Land
Assessment

Corporate plans of
external agencies
including Surrey
County Council,
Environment Agency
and the LEP

Other strategies
2.1.8 This is just one of many documents, which combine to form the evidence base for the
Local Plan. A number of other strategies will also feed into the Local Plan, including
the:
Guildford Economic Development Study (2009) and its Executive Summary
Interim Housing Strategy (2011)
Sustainable Community Strategy (2009)
Enterprise M3 Local Enterprise Partnership – Strategy for Growth,2013
The Surrey Strategic Partnership Plan (2010) and Surrey's Rural Strategy 2010-2015
Guildford Town Centre Development Study, Cushman and Wakefield 2010
2.1.9 The Guildford Borough Economic Strategy (2013-2031) is a key document that works
with the ELA to support the Local Plan. This Strategy is informed by and builds on a
number of other studies and strategies, which are listed in the introduction section of
the Strategy. The Economic Strategy vision is for:
“Guildford to be a town and borough with strong infrastructure; world class
businesses with capacity to expand; an evolving and vibrant economy, which
creates a progressive and sustainable environment for people today and for
future generations living in an ever improving society”.
2.1.10 The Strategy goes on to set out that the focus needs to be on the five key priorities:
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Leadership: leaders of Guildford borough’s public and private sectors working
together for the prosperity of the borough
infrastructure – the need to address the difficulties of congestion causing delays
and making journey times unpredictable, car parking, lack of high speed
broadband and a shortage of houses for local workers.
Enterprise – supporting existing businesses and helping them to address the
problems that are preventing them from growing, helping and developing new
businesses – particularly those in high growth sectors, networking with
businesses to make sure they are engaging and doing business with each other
and identifying skills needs for the future
Innovation – help innovative clusters to advance and create new technologies
and businesses, particularly through the University of Surrey and the research
park
Skills and Employment – developing the skills that will be needed in the future
and finding supportive ways of providing skills and employment opportunities to
those, who are finding it difficult to get jobs.
2.1.11 The Local Plan will be key to delivering the vision and ensuring there is sufficient
quality and quantity of employment floor space to provide local businesses with
flexibility.
2.1.12 We must also recognise the importance of other relevant strategies produced by
external agencies such as the Environment Agency and Surrey County Council.
2.2

Review of Guildford Borough Local Plan (2003) employment policies

2.2.1 The first stage of this ELA is to look at the existing situation in Guildford borough. We
need to look at the:
employment and industrial structure of the borough’s economy,
property market,
current supply of employment land.
We need to specifically look at the site’s deliverability2 and developability3. This
means if the site is suitable, if there is a reasonable prospect the site will be available
and could be developed in the plan period.
2.2.2 The current Guildford Borough Local Plan (2003) remains the development plan for
the borough until it is replaced by the new local plan. The key employment policies
and a summary of their success are set out in table 1 overleaf. We have set out more
detail and commentary in appendix A.

2

A site is ‘deliverable’ if it is currently available and offering a suitable location for employment and there is a
reasonable prospect that an employment generating use will be delivered, redeveloped, or intensified on the site
within five years of the adoption of the plan
3

A site is ‘developable’ if it is in a suitable location for employment development, and there is a reasonable
prospect that is will be available for and could be developed, redeveloped or intensified at a specific point in time
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Table 1: Guildford Borough Local Plan (2003) employment policies
Has the policy been successfully
Policy
Title
delivered?
Allocation of
21.7 ha of land allocated
E1
Business Industrial
1.6 ha of land developed 2003-2013
and Warehousing
13.5 ha at Slyfield Industrial Estate and
Land
6.6ha of Thames Water land remain
undeveloped
Redevelopment of
A number of sites have been redeveloped
E2
existing Business,
to provide more modern accommodation
Industrial and
over the plan period to meet the needs of
Warehousing Land
the economy, including Woodbridge Park
in Urban Areas and Estate and Henley Park (in progress at
within identified
the time of writing).
settlements in the
Green Belt
E3

Safeguarding
Existing and
Allocated Business,
Industrial and
Warehousing Land

The economically turbulent conditions
have resulted in a decline in demand for
economic land (premises) in the key use
classes (A2, B1, B2 and B8).

E4

Restraint on
Business, Industrial
and Warehousing
Employment
Development

RE15

Major Development
Sites in the Green
belt

Policy E4 assumed policy E1 would
provide 21 ha of new employment land.
Only 1.6 ha developed = limited choice of
new premises + constrained the supply of
used stock.
Policy E4 permits modest expansion of
existing economic premises where they
satisfy local plan policies. This limits the
ability of business to expand to meet their
operational needs.
BTRE Vokes, Normandy = granted
planning permission for wide-scale
redevelopment
Research Institute, Pirbright
Peasmarsh Industrial Estate = high
vacancy rates (age and do not meet
current standards). Redevelopment
would need to occupy a larger area of
the site than the existing buildings.
This goes against Policy RE15
condition B4.
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Policy success
or failure?
Failed - not
provided a flexible
supply of allocated
sites
Some success in
regenerating
existing
employment sites.
Dec 09 - Mar 12
policy E4 was
superseded by
PPS4.
Partial failure there has been a
loss of;
1,712 sq m of
B1a floor space
(to residential)
2,179 sq m of
B1c floor space
(to other
employment and
residential use;
958 sq m to
residential use)
0 sq m of B2
640 sq m of B8 to
residential use.
Failed to provide
sufficient
employment land
and premises to
meet the needs of
local businesses

Some success =
redevelopment of
the BTRE Vokes
site.
Failure =
preventing
redevelopment at
Peasmarsh
Industrial Estate

2.3
Revised permitted development rights
2.3.1 On 30 May 2013 changes were made to the permitted development rights They
will permit change of use from B1(a) offices to C3 residential. However this is
subject to a prior approval process covering:
significant transport and highway impacts
development in safety hazard zones, areas of high flood risk and land
contamination
The permitted development rights will only cover change of use: any associated
physical development which currently requires a planning application will continue
to need one.
2.3.2 In Guildford borough the situation is made more complex because of the Thames
Basin Heaths Special Protection Area (TBH SPA). The TBH SPA has been identified
as an internationally important habitat for three rare species of bird - the Dartford
warbler, woodlark and nightjar. A large part of the borough is between 400m and 5
KM of the TBH SPA and within this zone, mitigation is required before residential
development can be permitted.
2.4

Local Enterprise Partnerships

2.4.1 Local Enterprise Partnerships, or LEPs, are the main drivers of economic
development at the sub-national level, since the abolition of regional development
agencies in March 2012. They bring business and civic leaders together to drive
sustainable economic growth and create the conditions for private sector job growth
in their communities. There are 39 local enterprise partnerships operating across the
country and Guildford is part of Enterprise M3 (EM3) LEP.
2.4.2 Figure 2 shows the extent of the EM3 area. It runs along the lines of the M3
motorway to the New Forest and South Coast taking in several towns in Hampshire
and Surrey (including Basingstoke, Camberley, Aldershot, Andover, Guildford and
Woking) and the city of Winchester. It is close to London, has key international
gateways at Heathrow, Gatwick and sea routes from Southampton.
2.4.3 The EM3 area includes a significant rural economy with traditional farming and
forestry as well as tourism and leisure industries. The rural economy has changed in
recent years and is now strongly diversified with many Small and Medium Enterprises
(SMEs) and home-based workers.
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Figure 2: Geographic area covered by the Enterprise M3 LEP and the areas
covered by the neighbouring LEPs

2.4.4 In its recent Strategy for Growth, EM3 suggests that the area is the best performing
economy in England and has the ingredients for continued economic growth despite
the slowdown since the 2008 credit crunch and recession and prospects for sluggish
recovery. It believes the EM3 area is well placed to provide new jobs and prosperity
to communities within the area and the British economy overall.
2.4.5 The themes in the emerging EM3 Strategy for Growth were raised as priority areas by
nearly all the stakeholders involved in the development of the Guildford Borough
Economic Strategy. The EM3 Strategy for Growth has a central objective: the growth
of business, supported by investments in innovation capacity, skills development,
infrastructure and place.
Enterprise: Maintaining and growing the business base.
Innovation: Delivering accelerated economic growth through positive action to
promote innovation and growth in high value industries
Skills and Employment: Ensuring that investment in skills and employment
support meets the needs of employers
Infrastructure and Place: Ensuring that connectivity improvements are in place
for road, rail, air and broadband that allow the area’s business base to grow.
2.4.6 Please refer to the Council’s new Guildford Borough Economic Strategy (2013-2031)
for further information about the Enterprise M3 LEP.
Guildford borough Employment Land Assessment (2013)
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2.5

Summary of the borough’s economy
Overall high levels of economic activity.
Overall high median earnings.
Highly skilled workforce, with above average educational attainment.
Employment is concentrated in the service sector (86 per cent of jobs in 2008).
Relatively high levels of entrepreneurship (measured by VAT registrations and
self-employment rates).
Of 6,300 new jobs created in the Borough between 2002 and 2008, 3,100 were
in rural wards (Guildford Economic Study, 2009).
More detail is set out in appendix B.

2.6

Summary of the borough’s travel to work area and commuting patterns
Data from the 2011 Annual Population Survey 54 per cent of the borough’s
working residents' place of work is within the borough, whilst the remainder
commute out to work.
The detailed travel to work data from the 2011 Census will be released in
February 2014.
It is estimated that inward commuters take approximately 50 per cent of all jobs
within the borough.
More detail is set out in appendix B.

Summary of the borough’s property market
Firms tend to be companies not tied to the borough (known as footloose) and will
consider locating to premises in neighbouring local authority areas.
The borough has a specialisation in office properties which account for almost 40
per cent of all business units compared to the national average of 25 per cent.
The number of office and warehouse premises in the borough has increased
over the past ten years but the number of industrial units has declined.
More detail is set out in appendix B.

Local business survey
2.6.1 A local business survey was conducted in 2008 prior to the onset of the economic
downturn. Therefore, the resulting data (following) should be treated with caution.
Over half of all firms that responded stated that they expected their floor space
requirements to increase over the next ten years
Two out of three firms said that they would not be able to expand at their current
location.
75 per cent of firms said that they hoped to move either within their existing
estate or to another estate within the borough
Guildford borough Employment Land Assessment (2013)
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20 per cent of firms said that they expected to move elsewhere, either within or
outside of the Surrey area.
Reasons given for moving outside of the borough, other than a lack of suitable
premises, were traffic congestion, lack of affordable housing and high business
costs.
More detail is set out in appendix B.
Guildford borough office (B1) market
2.6.2 Summary of the borough’s office market4.
Availability of office space is low (only 10 per cent of total built stock).
Only 9 per cent of the office space available was grade A (the best office space).
Almost 40 per cent of available stock was in small suites and buildings (less than
10,000 sq ft).
Rents have remained relatively stable because of the low supply.
It is hard to find good quality second-hand floor space.
More detail is set out in appendix B.
2.6.3 The town centre office market5:
Guildford town centre is considered to be one of the stronger office markets in
the Thames Valley.
Guildford town centre has weathered the recession better than other competing
centres.
However the office market has felt the effects of the economic downturn in 2008
with only a limited number of transactions taking place.
The report notes that unless market conditions improve, development is only
likely to be triggered by substantial pre-lets.
Until the market improves sites allocated for office development are likely to be
mothballed, or changes of use sought.
More detail is set out in appendix B.
Guildford borough Industrial (B2) and Distributional (B8) market
2.6.4 Current trends in the borough’s B2 and B8 property market6.
Although 2010 was a difficult year for the borough, it was significantly better than
2009, with take up increasing by almost 27 per cent.
All transactions in 2010 were for second hand buildings as no new stock has
been built since 2008.
4

Commercial property agents Lambert Smith Hampton (LSH) (July 2010) published a National Office
Report which highlights the state of the national market and then provides an analysis of numerous
local property markets.
5
Guildford Town Centre Development Study produced by Cushman and Wakefield (2010).
6
Lambert Smith Hampton (LSH) (2011) National Industrial and Distribution Report, which highlights
the state of the national market and then provides an analysis of numerous local property markets.
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Available stock is mainly poor quality.
Guildford rental values are high compared to the national average (approx £9 per
sq ft).
In June 2013 the amount spent online accounted for 9.7% of all retail spending
excluding automotive fuel (ONS). As a result of the growth in this sector,
dedicated retail distribution facilities are expected to become more commonplace
around major urban areas7.
More detail is set out in appendix B.

2.7

Identification and assessment of strategic employment sites

2.7.1 Eighteen sites have been identified as strategic employment sites, they are shown in
the map (figure 3) and table 2 on the next two pages. Each site accounts for over
100 jobs and has greater than 0.25 ha of floor space.
These sites account for around 67 ha of floor space within the borough and
approximately 70 per cent of all B use class floor space within the borough.
The eighteen key sites account for over 1,000 businesses and approximately
16,000 jobs.
The most important sites in terms of employment are the town centre, Surrey
Research Park and Slyfield Industrial Estate. These sites account for around
10,000 jobs - equivalent to one in eight of all jobs within the borough.
Most of the larger key sites are located within the urban area of the borough, there
are a number within the Green Belt including:
BTRE Vokes in Normandy ward.
The Pirbright Institute (formerly the Institute for Animal Health).

7

LSH, 2011.
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Figure 3: strategic employment sites in the borough

Pirbright Institute
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Site Area (ha)

Ratio of Floor space to
site area (%)

Friary St Nicolas,
Holy Trinity

11.2

102

---

463

5100

Onslow

7.1

28.3

25

119

2426

Stoke

18.0

37.8

47

96

2075

Onslow

4.5

7.6

60

67

Merrow

3.2

7.5

43

56

761

Walnut Tree Close/Park

Friary St Nicolas

2.0

4.4

45

54

634

Woodbridge Meadows

Friary St Nicolas

3.1

6.9

45

19

511

Guildford Business Park

Onslow

2.9

5.5

52

12

1687

Middleton Industrial Estate

Onslow

1.4

2.5

55

13

82

Ash Vale

3.2

9.8

33

45

361

Friary St Nicolas

1.1

5.4

21

30

237

Normandy

2.25

6.1

36

17

110

Pirbright Institute

Pirbright

2.0

11.0

18

7

170

Broadford Park

Shalford

0.81

1.5

54

10

189

Worplesdon

0.7

1.6

44

15

114

Quadrum park (in rural area)

Shalford

1

2.3

44

21

227

Guildway Business Park

Artington

1.3

3.6

35

13

417

Astolat and River Wey Estates and
Weyvern Park (MDS in Green Belt)

Shalford

1.9

8

23

24

303

67.7

252

1,081

16,338

Key employment sites

Town Centre

Ward

Surrey Research Park
Slyfield
Cathedral Hill Industrial
Estate/Guildford Industrial Estate and
G1/G2/G3
Merrow Lane (inc Perram Works,
Bridge Park, Merrow Business Centre,
SCC depot)

Lysons Avenue, Station Road West
Woodbridge Road
Henley Park / Henley Business Park

Pines Trading Estate (in rural area)

Total
Source: Guildford Borough Council / IDBR (2011)

Appendix U discusses the strategic sites in more detail.
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Employment

Floor space (ha)

Number of Business Units

Table 2: Strategic employment sites

934

3

Stage two - Estimating future employment land requirements

3.1

Introduction

3.1.1 This section of the ELA estimates the amount of B use class floor space and land
that is likely to be required in the borough up until 2031.
3.1.2 In the past advice on ELAs was contained in the Employment and Economic Land
Assessments Guidance8. Although this compliance with the document is no longer
required, it still provides solid guidance for local authorities to follow when preparing
or updating assessments of employment or economic land needs.
3.1.3 The ELA uses three recommended approaches to estimate future employment land
and floor space requirements.
Employee demand
Employee supply
Projections based on past take up of employment and economic development
land.
Appendix C sets out the strengths and weaknesses of the three different forecasts.
Approach 1: Employee demand
3.1.4 This approach is used to forecast the number of employees (or employee demand)
that will be needed by companies within the borough during the plan period.
3.1.5 We have used this number to calculate the amount of employment floor space
needed to accommodate these employees. To work out how much floor space that
will be needed, we used an average estimate of floor space per employee ratios.
3.1.6 The current economic situation is unstable and uncertain. However, over the plan
period it is likely to change. The economy is likely to improve but may have another
downturn or even recession over the plan period. Because of the uncertainty, three
employment forecasts have been produced.
One forecast was produced in a period of economic stability and prosperity
(2007).
One during a period of economic decline (2010).
One mid-range forecast between the two has been calculated.
Approach 2: Supply of employees
3.1.7 The second approach to estimating the future floor space requirements is based on
the potential number of employees (or employee supply) in Guildford borough.
3.1.8 This approach is based on the estimated number of jobs that will be required to
provide employment for the estimated increase in the number of people living in the
borough in 2031.
8

See South East Plan Supplementary Guidance: Employment Land Reviews, South East England Partnership
Board
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3.1.9 Added to this number are the workers, who live outside the borough and that are likely
to continue commuting into the area to work.
3.1.10 We have then translated the number of jobs required into employment land and floor
space requirements.
Approach 3: Projections based on past take up of employment land
3.1.11 The third approach is based on past take up of employment land. We have
calculated this using statistics published by the government
3.1.12 The government produced the commercial and industrial floor space and rateable
value statistics each year until 2008 in collaboration with the Valuation Office Agency
(VOA). This data provides information on five different types of commercial and
industrial properties in England and Wales. There are five types; retail premises,
offices, factories, warehouses and other bulk premises. Together they are known as
bulk classes.
3.1.13 We have worked out the number of properties and total floor space for each use
class. These estimates provide a comparison to the forecasts.
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3.2

Employee demand forecasts

3.2.1 The employee-demand approach predicts the amount of employment land required
by analysing estimates for employment growth.
3.2.2 The first step is to estimate the change in the number of jobs between 2006 and 2031
for 29 different employment sectors.
3.2.3 We have used data from two different points within the economic cycle and
calculated an average forecast based on each estimate. Using this data we have
generated three forecasts, which provide three different employee demand trends
over the plan period.
3.2.4 We have made allowance for smart growth. This means factors that may reduce
future demand for additional employment floor space such as companies outsourcing
some parts of their business overseas (off-shoring) and more people working from
home.
3.2.5 We have then translated the estimates for employee demand figures into the amount
of B use class employment floor space. We did this by multiplying the projected
number of jobs by the average floor space used by B use class workers in the South
East9 . Surrey-specific floor space ratios are used rather than South East averages10
because land values in Surrey are higher than other parts of the south east
(excluding London). As land and rents are more expensive, companies tend to allow
less space per worker and so floor space ratios are lower.
3.2.6 Appendix D contains further details about how the forecasts have been calculated.

9

See Economy and Local Development Frameworks: Technical Appendix, (March 2010) SEERA
Surrey specific employment densities are contained in the December 2005 employment background paper
entitled “The economy and Employment Situation in the London Fringe Sub-Region” see http://www.southeastra.gov.uk/southeastplan/key/study_areas/dec_05/london_fringe/economy_paper_revised.pdf
10
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3.3

Employee demand forecast 1: Economic down-turn forecast

3.3.1 The first employee demand forecast is the economic downturn forecast. In the
current economic situation, this is thought to be a realistic, however possibly seen as
a slightly pessimistic forecast. It is hoped that over the plan period the economy will
pick up. Experian undertook the forecast in spring 2010, so well into the recession.
3.3.2 The forecast from Experian ran until 2026 so we have rolled this forward to 2031,
which is the end of the plan period.
3.3.3 Table 6 in appendix E shows the detailed forecast. Table 3 below has the summary
information. This forecast shows that between 2006 and 2031 total employment will
increase by approximately 8,100 jobs. This means an increase from 83,700 jobs in
2006 to 91,800 jobs in 203111.
3.3.4 The detailed table in appendix E also shows how the structure of this employment is
forecast to change. There will be significant increases in employment in sectors such
as Health, Business Services, Finance, Retailing, Hotels and Catering. Job losses
are forecast in Electrical Engineering, Public Administration and Defence.
3.3.5 Overall employment in B use class employment is forecast to increase by just over
around 1,000 jobs over the plan period. Employment within B2 (general industrial) is
forecast to decline whereas employment in B1 (business) and B8 (storage and
distribution) will both increase.
3.3.6 These changes are important to planning for future employment floor space. If B2
employment declines, land and employment floor space currently used by these
companies is likely to be come vacant. Some of this can be used for B1 or B8 use.
3.3.7 However, some of the land currently used for B2 employment that will be released
will be not suitable for re-use for B1 or B8. This may be because the space may be :
i) in buildings that may not be easily converted to either B1 or B8 use or
ii) in locations that may not be suited to either B1 or B8 use class usage.
If former B2 buildings are not suitable for conversion, they could be demolished and
replaced. However if they are in the wrong location, it will not be possible to re-use
the site for B1 or B8. In this situation, the former B2 land may have to be released for
other uses such as residential.
3.3.8 B2 (general industrial) premises tend to need more floor space per employee than B1
(business) due to the fact manufacturing firms may have to accommodate more
machinery and equipment than office workers.

11

The Experian forecasts include the self-employed, there are approximately 15,000 in Guildford (see Guildford
Economic Development Study July 2009) many of whom work from home or are “mobile” these are not included
in the IDBR (which only includes working proprietors) thus the difference between the IDBR figure of 70,350 on
page 14 and the 83,500 in the Experian forecasts for 2008.
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3.3.9 If B2, which needs more floor space per employee declines (as forecast), and B1
which needs less floor space grows, there may be surplus employment land that is
not needed for employment use and can be released for other uses.
Table 3 – 2031 Forecast adjustments
Industry Sector

Employment
(number of
jobs)

Employment
(number of
jobs)

Change in
employment
(number of
jobs)

2006

2031

2006-31

11,700

10,450

-1,250

8,650

9,300

650

24,100

26,400

2,300

83,700

91,750

8,050

44,450

46,000

1,650

Sectors likely to demand B2
employees
Sectors likely to demand B8
employees
Sectors likely to demand B1
employees
Total - ALL industry sectors
Industry Sectors likely to
demand B1, B2 or B8 use class
space
Figures may not sum due to rounding

Translating this to floor space
3.3.10 To estimate how the forecast of future employment change translates into an
additional demand for floor space, we have used the Surrey specific12 floor space
figures (from 2009) throughout the ELA. Appendix F gives more detail on the
alternative figures available, compares the Surrey and overall South East figures and
sets out why the 2009 Surrey specific figures have been chosen..
3.3.11 As set out in appendix F, some evidence suggests the B1 class space figures should
be lower. Section 3.9 reduces the forecast floor space figures to take into account
estimates for the impacts of off-shoring and home-based working. The impacts of
these changes in working practices are uncertain and so the reduction in floor space
accounted for in section 3.9 will help to off-set any over-estimate of floor space per
employee.
3.3.12 Table 4 shows how the forecast change in the number of B1, B2 and B8 use class
workers between 2006 and 2031 creates a change in the need for employment floor
space and land in order to accommodate them.
3.3.13 We have calculated an estimate for the net additional floor space required by
multiplying the forecast change in the number of workers by the amount of floor
space (measured in sq m per worker). We have done this for each of the three B use
classes.

12

Source Experian, Centre for Local and Regional Economic Analysis (CLREA)
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3.3.14 An additional 5 per cent floor space needs to be added to give a gross floor space
figure, which takes into account factors such as external and internal walls. In order
to avoid making the calculations overly complex a 5 per cent average has been used
for all use classes.
Table 4 – Economic downturn forecast – extra floor space and land required 2006 to
2031
Type of Floor space used
Floor space
Forecasted
Net Additional
requirement
additional
Floor space
(sq m per
workers 2006
Required (ha)
worker)
to 2031
B1 – Business
17.6
B2 – General industrial
26.8
B8 – Storage and
35.9
distribution
Net additional floor space/land required1

2,300
-1,250

4.0
-3.4

650

2.3
3.6

Figures may not sum due to rounding.
Source: Experian, CLREA and Guildford Borough Council
Notes: 1 – The forecast shows that the amount of B2 class floor space needed will fall between 2006 and 2031.
We have assumed that the vacant buildings will be demolished or converted to other employment uses. We can
not assume that all of the land will be used, so we have assumed that 80 per cent will be re-used for other B use
class uses and retained as employment land.

3.3.15 To summarise:
an additional 4.0 ha of net B1 class floor space will be required between 2006 and
2031,
an additional 2.3 ha of net B8 class floor space will be required between 2006 and
2031,
in total this means that it is estimated that an extra 6.34 ha of net additional B1
and B8 use class floor space will be required in order to meet the employee
demand requirements of those sectors that are forecast to increase their
employment over this period,
between 2006 and 2031, it is estimated that 3.4 ha of net B2 employment floor
space will be released as manufacturing employment declines.
The total NET increase in the amount of B use class floor space required is
estimated to be in the region of 3.6 ha.
3.3.16 We hope the majority of the B2 land will be re-used for B1 or B8 but if the location is
totally unsuitable it may be released for other uses such as residential, as set out
above. Our later calculations assume 80 per cent will be reused for B1 and B8.
3.3.17 Overall, the economic downturn forecasts show that, although there is likely to be a
significant increase in the need for both B1 and B8 class floor space, the net
requirement will be reduced if the B2 floor space and land no longer needed can be
converted or adapted for either B1 or B8 use. If the released B2 use class can not be
converted or adapted, we will need to either intensify or expand existing B1 and B8
use class sites or to find new land to accommodate the additional floor space
requirement.
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3.4

Employee demand forecast 2: Strong economy forecast

3.4.1 The second employee demand forecast is from when the economy was in a strong
position and provides an optimistic forecast for the plan period.
3.4.2 The forecast was produced in 200813. Some of the input to it focused on the future
patterns of demand for skills measured by occupation.
3.4.3 Although the forecast was done some years ago, it is still relevant to the Local Plan
because of the stage in the economic cycle when it was done. It provides an
important second estimate to compare the first employee demand forecast against
because it does not take account of the recession and current economically turbulent
conditions. The data is based on pre-economic downturn past and long-term trends.
3.4.4 The results14 take account of data from the Census of Population 2001 and other
sources including the Annual Business Inquiry and the Labour Force Survey.
3.4.5 The original forecast was done for 2007 to 2017. The detailed tables are in appendix
G. We have rolled this forward to 2031 to cover the Local Plan period. We have
assumed that the average growth rates between 2012 and 2017 will apply.
3.4.6 This forecast can be seen as optimistic because it was completed before the
economic downturn and also it would be unlikely to see such strong growth for the
entire plan period. It is more likely the economy will be cyclical.
Table 5 – Employee demand forecast 2 - Strong economy forecast (2006 – 2031)
Industry Sector
B2
B8
B1
ALL industry sectors
Industry Sectors requiring
B1, B2, B8 floor space

Employment
2006

Employment
2031

Change
2006-31

11,400
8,700
24,000
83,100

9,400
9,250
34,650
99,900

-2,000
550
10,650
16,800

44,100

53,000

9,000

Figures may not sum due to rounding

3.4.7 Table 5 shows that the strong economy forecast estimates that employment between
2026 and 2031 will increase by a total of 16,800. Appendix G sets out the detail
behind this summary table. The structure of the employment change in this forecast is
significantly different from that which results from the previous economic downturn
forecast.

13

The forecast rolls forward the Experian employment series from 2006 using the five-year sectoral
employment growth forecasts contained in Working Futures 2007-2017 report. The Warwick Institute
undertook working Futures research in 2008 for the UK Commission for Employment and Skills for
Employment Research. There was additional input from Cambridge Econometrics.
14
Results are based on 2007-2017
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3.4.8 This optimistic forecast estimates that an additional 8,125 jobs will be created over and
above those in the economic downturn forecast. It forecasts a much higher increase in
B1 floor space over the period, an increase of 10,650 rather than 2,300 in the
economic downturn forecast.
3.4.9 The forecast for the number of employees is then translated into floor space and land
demand shown in table 6.
Table 6 – Strong economy forecast two – Extra floor space and land required 2006 to
2030.
Type of Floor space
used

Floor space
requirement
(sq m per
worker)

B1 – Business
17.6
B2 – General industrial
26.8
B8 – Storage and
35.9
distribution
1
Net additional floor space/land required
Figures may not sum due to rounding.

Forecasted
additional
workers
2006 to 2031

Net
Additional
Floor space
Required (ha)

10,650
-2,000

18.8
-5.3

533

1.9
16.4

Source: Experian, CLREA, Working Futures and Guildford Borough Council
Notes: 1 – The forecast shows that the amount of B2 class floor space needed will fall between 2006 and 2031.
We have assumed that the vacant buildings will be demolished or converted to other employment uses. We can
not assume that all of the land will be used, so we have assumed that 80 per cent will be re-used for other B use
class uses and retained as employment land.

Table 6 shows that:
An additional 18.8 ha of B1class and 1.9 ha of B8 class and distribution floor
space (net) will be required between 2006 and 2031 under this forecast in order to
accommodate the 10,700 (B1) and 533 (B8) new jobs created over this period.
5.3 ha of B2 class floor space will be released, as around 2,000 jobs are lost in
this sector between 2006 and 2031.
The total NET increase in the amount of B use class floor space required is
estimated to be in the region of 16.4 ha.
3.4.10 The results from the strong economy forecast provide a much greater need for
additional floor space and land than the economic downturn forecast.
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3.5

Employee demand forecast 3: Mid-range forecast

3.5.1 The third employee demand forecast provides a compromise between the economic
downturn and strong economy forecasts. The detailed breakdown is in appendix H.
3.5.2 It is important that we take account of past long-term trends in the borough. Figure 2,
in appendix D highlights that the borough experienced strong economic growth
between 1986 and 2006 (average GVA growth of 4.2 per cent per annum), even
though there was a period of recession during this time period.
3.5.3 The economic downturn forecasts have been influenced by short-term trends and can
therefore be seen as the worst-case low economic growth forecast for the borough.
3.5.4 We have produced a mid-range forecast that we consider to be effective and realistic.
The forecast has been produced by weighting the previous two forecasts equally. As
one forecast was produced at a high point in the economic cycle and one during a low
point, it seemed reasonable to take an average of the two, which we see as a midpoint in the cycle.
Table 7 – employee demand forecast 3: mid-range forecast (2006 – 2031)
Industry Sector
Likely to Demand B2
Likely to Demand B8
Likely to Demand B1
Total - ALL industry sectors
Industry Sectors likely to demand
B1, B2 or B8 use class space

Employment Employment
2006
2031
11,550
9,900
8,700
9,300
24,050
30,500
83,400
95,800
44,300

49,550

Change
2006-31
-1,600
600
6,400
12,400
5,300

Figures may not sum due to rounding

3.5.5 Table 7 shows that the total forecasted increase in employment (all jobs) over the
period 2006 to 2031 is approximately 12,400 jobs. Within this, there is a forecast net
increase of over 6,400 in B1 jobs and just fewer than 600 additional jobs within the B8
sector. At the same time, it is also forecast that B2 employment jobs will fall by 1,440.
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Table 8 – Mid-range forecast – extra floor space and land required 2006 to 2031
Type of Floor space used

Floor space
requirement
(sq m per
worker)

B1 – Business
17.6
B2 – General industrial
26.8
B8 – Storage and
35.9
distribution
1
Net additional floor space/ land required
Figures may not sum due to rounding.

Forecasted
additional
workers
2006 to 2031

Net
Additional
Floor space
Required (ha)

6,400
-1,600

11.3
-4.3

600

2.1

5,300

9.9

Source: Experian, CLREA, Working Futures and Guildford Borough Council
Notes: 1 – The forecast shows that the amount of B2 class floor space needed will fall between 2006 and 2031.
We have assumed that the vacant buildings will be demolished or converted to other employment uses. We can
not assume that all of the land will be used, so we have assumed that 80 per cent will be re-used for other B use
class uses and retained as employment land.

3.5.6 Table 8 shows how this forecast of future employment translates into floor space and
land demand, the main points shown by this table are as follows:
an additional 11.3 ha of B1 class and 2.1 ha of B8 class floor space (net) will be
required between 2006 and 2031 under this forecast in order to accommodate the
6,420 new B1 jobs and the and 587 (B8) new jobs created over this period.
4.3 ha of B2 class floor space will be released, as 1,621 jobs are lost in this sector
between 2006 and 2031.
the total NET increase in the amount of B use class floor space required is
estimated to be in the region of 9.9 ha.
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3.6

Comparison of forecast outcomes

3.6.1 Table 10 and figure 4 provide a summary of the forecasts for future employment, floor
space requirements over the period 2006 to 2031 for each of the three employee
demand forecasts.
Figure 4 – Employee demand forecast comparison – net floor space required 2006 to
2031

Labour demand forecasts - net floorspace
required 2006 to 2031

20.0

Additional floor space (ha)

15.0

Economic down-turn (forecast
one)

10.0

Strong economy (forecast
two)

18.8

Mid-range (forecast three)

16.4

11.3

5.0

9.9

4.0

3.6

2.3 1.9 2.1

0.0
-3.4

-5.3 -4.3

-5.0

-10.0
B1 - Business

B2 - General
industrial

B8 - Storage and
distribution

Net additional floor
space/land required
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Table 9 – Summary table of alternative employee demand based forecasts
Estimated Future Employment

Economic
down-turn
Forecast one
B1 Employment
B2 Employment
B8 Employment
B use class Total

Strong
economy
Forecast two
B1 Employment
B2 Employment
B8 Employment
B use class Total

Mid-range

Employment Forecasts
2006
24,100
11,700
8,650
44,440

2031
26,400
10,450
9,300
46,000

Employment Forecasts
2006
24,000
11,400
8,700
44,100

2031
34,650
9,400
9,250
53,100

Employment Forecasts

Forecast three
2006
B1 Employment
24,050
B2 Employment
11,550
B8 Employment
8,700
B use class Total
44,289
Figures have been rounded

2031
30,450
9,900
9,300
49,551

Estimated Floor
Needs
Change in
Employment

Change in Net Floor
space (ha)

2006 to 2031
2,300
-1,250
650
1,650

2006 to 2031
4.0
-3.4
2.3
3.6

Change in
Employment

Change in Net Floor
space (ha)

2006 to 2031
10,650
-2,000
550
9,000

2006 to 2031
18.8
-5.3
1.9
16.4

Change in
Employment
2006 to 2031
6,400
-1,600
600
5,262

Change in Net Floor
space (ha)
2006 to 2031
11.3
-4.4
2.1
9.9

3.6.2 To summarise the findings of the three forecasts:
All three forecasts estimate the need for B1 class floor space will increase
between 2006 and 2031. The range of this increase varies from 4.0 ha in forecast
one to 18.8 ha in forecast two.
All three forecasts estimate the need for B8 class floor space will increase
between 2006 and 2031. The range of this increase varies very little; from 1.9 ha
in forecast two to 2.3 ha in forecast one.
All three forecasts estimate the need for B2 class floor space will decline between
2006 and 2031. The range of this decline varies from 3.4 ha in forecast one to 5.3
ha in forecast two.
The net increase in the total additional amount of B use class floor space required
between 2006 and 2031 ranges from 3.6 ha in forecast one to 16.4 ha in forecast
two.

3.6.3 Whilst the different forecasts in table 9 show a significant variation, there is
consistency with regard to the forecasts of an increased need for B1 and B8 use class
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floor space and a reduced need for B2 use class floor space. In addition, in all three
forecasts there is a net increase in the amount of B use class floor space that will be
needed.
3.6.4 As a mid range forecast, forecast three takes account of the information
contained within both the strong economy and economic downturn forecasts
and thus provides a good compromise forecast. It is therefore recommended
that forecast three or future employment and the need for additional
employment floor space should be used for further analysis against employee
supply projections and past trend data.
3.6.5 In order to reduce the number of alternative forecast outcomes, forecast three
has been adopted for further analysis within the remainder of the ELA.
3.6.6 The next section of this report will compare the three employee demand forecasts
against two other forecasting techniques, notably employee supply forecasts and past
employment land take up which are discussed in sections 3.7 and 3.8 respectively.
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3.7

Employee supply based forecasts

3.7.1

The previous three employee demand projections (set out in section 3.2-3.6) focus
on the amount of land needed to accommodate the projected amount of workers who
are likely to be needed to meet the need of future business.

3.7.2

The theory behind this method is that local businesses will need extra premises or
larger premises to accommodate their growing workforce as demand for their
products and services increases.

3.7.3

The employee supply method is an alternative that adopts a different approach. This
forecast look at the amount of additional floor space and land that will be required in
order to provide employment for the future working population of the borough and incommuters.

3.7.4

Demographic and housing information shows that the population of the borough and
surrounding area is set to expand over the next twenty years. It is important to try to
ensure that there will be jobs available for this increased population.

3.7.5

This approach is supply-led rather than demand-led. To some extent the forecast
assumes that by providing land for the development of new business premises, either
new firms will be attracted to the area, new businesses will start up within the area or
existing businesses will be able to expand within the borough.

3.7.6

The start point for the employee supply forecasts is the Office of National Statistics
(ONS) sub-national population projections 201015. These projections estimate the
working age population for each local authority area in England up until 2035. The
estimates are based on trends in births, deaths and migration over the last five years
and also take account of future changes in retirement age brought about by
legislation.

3.7.7

The ONS data suggests that the population of the borough of Guildford will reach
159,400 by 2031. This figure represents an increase of 19,900 on the 2010 figure.
The working age population (16-64) is forecast to increase by 11,800, giving a total
working age population of 102,200 people by 2031 (64 per cent of the total
population). (The table overleaf shows the number of working age people who are
economically active).

15

The ONS have released interim populations for 2011 but these only go up to 2026, so we have
continued to use the 2010 projections.
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Table 10 – Guildford borough estimated population change 2010-2031
(thousands)

0-15
Working age
Pension age
All Ages
Source: ONS
3.7.8

Population
2010

Population
2031

Increase
2010-2031

Percentage
increase
2010-2031

24.3
90.4
24.8
139.5

27.7
102.2
29.4
159.4

3.4
11.8
4.6
19.9

14.0%
13.1%
18.5%
14.3%

However, this figure does not necessarily mean that employment space and land for
another 11,800 jobs needs to be accommodated within the borough. Not all people
of working age are in reality economically active. People withdraw from the labour
market for a number of reasons including caring for children, early retirement or
health reasons. The Office of National Statistics (ONS) annual population survey
(Jan-Dec 2012) data indicates that 77.7 per cent of the working age population in
Guildford borough were economically active compared with a national figure of 76.9
per cent. As table 11 shows, this is the lowest the figure has been for the past eight
years and reflects the current economic conditions.
Table 11: Average economic activity rates
South
Guildford
East
Date
(%)
(%)
Jan 04-Dec 04
80.4
80.2
Jan 05-Dec 05
83.7
80.4
Jan 06-Dec 06
85.7
80.3
Jan 07-Dec 07
85.6
80.1
Jan 08-Dec 08
81.6
80.1
Jan 09-Dec 09
77.1
79.8
Jan 10-Dec 10
79.4
79.3
Jan 11-Dec 11
82.3
79
Jan 12-Dec 12
77.7
79.3
Average
81.4
79.6

Great
Britain
(%)
76.3
76.4
76.7
76.5
76.7
76.7
76.2
76.3
76.9
76.5

Source: ONS annual population survey
Note:numbers are for those aged 16 and over, % are for those of aged 16-64

3.7.9

The average economic activity rate between 2004 and 2012 is 81.4 per cent. The
ONS population projections calculations suggest that the working age population will
grow from almost 90,400 in 2010 to 102,200 by 2031, an increase of 11,800 people.
Based on the average economic activity rate of 81.4 per cent, we can estimate there
will be an additional 11,400 economically active people in the borough in 2031.
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Table 12 - Guildford - Estimated changes in economically active population
2008 to 2031
Economically Economically
active
active
Change 2010
population
population
- 2031
2010
2031
Working age
90,400
102,200
11,800
population (ONS)
Economically active
79.4%
81.4%
Economically active
71,800
83,200
11,400
population
Figures may not sum due to rounding

Source: ONS
3.7.10 When we consider how the working age and economically active population of the
borough will change over the period through to 2031, it is also important to recognise
several factors.
Approximately 45 per cent of the borough’s working population commute out of
the borough to work. People may commute out of their home area in order to find
better paid employment or employment more suited to their skills and
qualifications.
Similarly, many people commute into the borough from outside in order to find
suitable employment. In 2008 it is estimated that 47 per cent of all jobs in the
borough were filled by people commuting into the borough.
As the populations of the borough and the surrounding districts grow, it is likely
that inward and outward commuting will continue to take place. This needs to be
taken into account when estimating future floor space and land needs that is
employee supply based.
3.7.11

Factors such as home-working and outsourcing may also influence employment floor
space, these are discussed in detail in section 3.9.

3.7.12

Table 13 provides a summary of the estimated changes in the borough’s employee
supply over the next twenty years after taking into account both inward and outward
commuting patterns. The table shows that the estimated total increase in the
employee supply to 2031 will be in the region of 11,600 people. This figure consists
of just over 6,300 additional residents working within the borough and 5,350 more
people from outside the borough commuting in.
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Table 13 - Estimated changes in Guildford Borough’s employee supply
Employee Employee
supply
supply
Change 2010
2010
2031
- 2031
Economically active who work in
Guildford
39,500
45,750
6,250
Jobs taken by in commuters
Total

1

33,750

39,100

5,350

73,250

84,900

11,600

1

Note: the slightly higher total figure takes into account the fact that a small proportion of those working
16
will have two jobs (double jobbing ) thus increasing the employee supply figure.

3.7.13

The next stage is to consider how this forecast increase in the supply of employees
translates into a need for more employment floor space. To make this analysis more
straightforward we have chosen to use the breakdown of different employment
sectors used in forecast three. Table 14 shows how we estimate these additional jobs
will be distributed across the B1, B2 and B8 employment classes. Just over 5,000 of
these new jobs will be in B use class employment.

3.7.14

Using the Surrey floor space to employee ratios used in the previous three forecasts
(sections 3.3 – 3.5), we have estimated the amount of additional floor space and land
that will be required to accommodate the additional B use class employment. The
summary of results is in tables 15 and 16 below.

Table 14 – Employee Supply 2010 to 2031 – Employment estimates (based on 2006
and 2031 class shares from forecast three)
Industry Sector

Likely to Demand B1
Likely to Demand B2
Likely to Demand B8
Total - ALL industry sectors
Industry Sectors likely to
demand B use class space

Employment
2010

Employment
2031

Change
2010-2031

20,700
9,950
7,500

71,800

26,450
8,650
8,050
83,200

5,750
-1,300
600
11,400

38,100

43,000

4,900

16

Double jobbing – It is estimated that 4.6 per cent of employees in South East hold two jobs, most of these
working part-time. The consequence is that jobs are often split between two people the impact on employment
space is to reduce the amount needed. According to the APS in 2008 there were 1,900 people in Guildford
holding down two jobs. The impact of this across the whole economy is to reduce employment space by the
equivalent of 2,100 people by 2026.
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Table 15 – Employee Supply Forecast - Extra Floor space required 2010 to 20311
Type of Floor space
used

Floor space
requirement (sq m
per worker)

B1 – Business
17.6
B2 – General
26.8
industrial
B8 – Storage and
35.9
distribution
Net additional floor space/land

Forecast Additional
workers 2010 to 2031

Net Additional Floor
space Required (ha)

5,800

10.1

-1,300

-3.5

600
4,900

2.1
9.4*

* The forecast shows that the amount of B2 class floor space needed will fall between 2006 and 2031. We have
assumed that the vacant buildings will be demolished or converted to other employment uses. We can not
assume that all of the land will be used, so we have assumed that 80 per cent will be re-used for other B use
class uses and retained as employment land.

3.7.15 Table 15 shows that:
the estimated requirement for gross additional B1 use class floor space is just over
10 ha,
the estimated requirement for gross additional B8 use class floor space is 2.1 ha,
the estimated release of B2 use class floor space is forecasted to be 3.5 ha,
the net result is that the net requirement for additional B use class floor space is
estimated to be in the region of 9.0 ha.
3.7.16 The employee supply employment projections are based on the employee demand
forecasts and therefore the data displayed in tables 15 and 16 are illustrative to enable
comparison between the floor space that would result from both employee demand
and employee supply forecasts.
3.7.17 Table 16 (on the following page) shows that the mid-range employee supply forecast
(forecast three) would provide sufficient employment demand to be able to absorb the
employee supply increase forecast to occur up to 2031.
3.7.18 If the employee demand forecasts and employee supply forecasts are accurate, the
increase in the borough’s employee supply will be able to provide 95 per cent of the
employee demand job growth over the plan period.
3.7.19 If this happens, it is likely that the borough will continue to experience a tight labour
market with firms possibly finding it difficult to source employees and potentially
experiencing increased labour costs.
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Table 16: Comparing the employee demand and employee supply forecasts
Baseline Employee
Demand Forecasts

Additional
jobs

Additional
B1 Floor
space (ha)

B2 Land
Released
(ha)

Additional
B8 Floor
space (ha)

Employee demand –
economic down-turn
Employee demand –
strong economy
Employee demand –
Mid range forecast
Employee supply

1,650

4.0

3.4

2.3

Net
Additional
Floor space
(ha)
3.6

8,400

18.8

5.3

1.9

16.4

5,250

11.3

4.4

2.1

9.9

4,900

10.1

3.5

2.1

9.4

* The forecast shows that the amount of B2 class floor space needed will fall between 2006 and 2031. We have
assumed that the vacant buildings will be demolished or converted to other employment uses. We can not
assume that all of the land will be used, so we have assumed that 80 per cent will be re-used for other B use
class uses and retained as employment land.

Figure 5 – Comparisons of net additional employment land required 2006 – 2031

Net additional floor space/land required 2006
- 2031
18.0

Hectares of land

16.0
14.0
12.0
10.0
16.4

8.0
6.0
4.0
2.0

9.9

9.4

Mid-range (forecast
three)

Employee supply

3.6

0.0
Economic down-turn
(forecast one)

Strong economy
(forecast two)
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3.8

Comparing forecasts against past commercial floor space take up

3.8.1

Table 9 (on p27) provides a summary of the estimated amounts of additional
employment floor space under the four different forecasts. It is useful to compare
forecast figures with past trends.

3.8.2

Information from the government provides details of the amount of floor space in
each local authority area under similar categories similar to the three B use class
definitions used in this report. This data is a useful way to check the forecasts.
Appendix J sets out more detail.

3.8.3

Table 17 and figure 6 compare the historic trend data forecast need for more floor
space.

Table 17 – Projected trends in take-up of floor space (hectares per year)
Net average annual change in employment floor space (Ha)
B1

B2

B8

Employee demand – economic down-turn (2006-2031)

0.16

-0.14

0.09

Employee demand – strong economy (2006-2031)

0.75

-0.21

0.08

Employee demand – Mid range forecast (2006-2031)

0.45

-0.18

0.08

Employee Supply (2010-2031)

0.33

-0.13

0.06

Trend (1998-2004)

1.06

-0.04

0.07

Trend (2005-2008)

0.43

0.05

0.45

Trend (1998-2008)

0.69

-0.03

0.54
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Figure 6 - Net average annual change in employment floor space by forecast (ha)
0.8

Net average annual change in employment floorspace by
forecast

0.6

Employee demand economy down-turn (forecast 1)
(2006-2031)
Employee demand strong economy (forecast 2) (20062031)
Employee demand mid-range (forecast 3) (2006-2031)

0.4

0.75

0.69

0.54

Past trend (1998-2008)

0.45

0.2

Employee supply (2010-2031)

0.33
0.16

0.09 0.08 0.08 0.06

0
-0.03
-0.13
-0.14
-0.18
-0.21
-0.2

-0.4
B1

B2

B8

3.8.4

Table 17 and figure 6 highlight the differences between the four forecasts and the
historical trends.

3.8.5

The projected changes in B1 and B8 floor space vary considerably by forecasting
technique. This will be discussed further in section four of this report.

3.8.6

It is important to note that both employee demand and employee supply forecasts
assume that 80 per cent of the B2 land forecast to be lost will be redeveloped for B1
and B8 class employment use. If past trends were to continue, then there will be
significantly less B2 floor space that can be recycled meaning that more floor space
and land will need to be identified for projected growth in employment requiring B1
and B8 accommodation.

3.8.7

The average annual change data shown in table 17 and figure 6 show that for B1
class floor space, the employee demand forecasts are closely aligned to past trends.
There is very little difference between the trend data and strong economy forecast.
However, the trend data is mainly based on a period of sustained economic growth
(1998-2008) we consider that the mid-range forecast with a slightly lower floor space
requirement is more consistent with the likely direction and scale of the estimated
need for future floor space.
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3.8.8

Take up of B1: Business floor space has increased by 1.7 hectares over the four
years from 2005 to 2008 when demand for office space within the borough increased
rapidly (this is equivalent to 0.43 ha per annum).

3.8.9

The mid-range forecast is that an extra 9.9 hectares will be required over the period
from 2006 to 2031. This is equivalent to 0.45 hectares per annum, which is close to
the past take up figure for the most recent four-year period when data is available.
Take up is likely to have been slower during the economic downturn but 9.9 ha
reflects the forecasts of continued employment growth in B1 use class related sectors
of industry.

3.8.10

Take up of B8: Storage and distribution floor space increased by 1.8 hectares over
the four years from 2005 to 2008 and by 0.5 hectares between 1998 and 2004.
Taken together these figures represent an increase of 2.3 hectares (equivalent to
0.23 ha per annum). The mid-range forecast is that an extra 2.1 hectares will be
required over the period from 2006 to 2031. This is equivalent to 0.08 hectares per
year, which again is very close to the figure for past take up over the past ten years.

3.8.11

The main difference between the past and forecast data is that the amount of B2:
General industrial floor space is expected to decline over the next twenty years,
having held relatively steady over the past ten years. The estimated decline in B2 use
class floor space reflects the forecasted decline in manufacturing employment shown
in both the economic downturn and strong economy forecasts.

3.8.12

The difference between the forecasted and past trend highlights the importance of
monitoring the release of B2: General industrial floor space within the ELA. If B2 land
is not released as forecasted (and re-used for other B use class uses) this would
increase the net amount of new additional floor space and land that might be
required.

3.8.13

Overall we believe that the past trend data on floor space take up shown in table 17
and figure 6 provide solid evidence to support and validate the use of the mid-range
forecast as a basis for estimating future floor space and land requirements within
Guildford borough. However, it will be important to closely monitor that the actual
release of land and demand for new developments in the future are in line with the
estimates provided within this report.

3.8.14

It is important to note that both employee demand and employee supply forecasts
assume that 80 per cent of the B2 land forecast to be lost will be redeveloped for
alternative economic uses (i.e. B1, B2, and B8). If past trends were to continue, then
there will be significantly less B2 floor space that can be recycled meaning that more
floor space and land will need to be identified for projected growth in employment
requiring B1 and B8 accommodation.
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3.9

Factors Impacting upon new job creation and the need for additional
floor space

3.9.1

Changes in modern working practices mean that many firms have looked at ways
they may be able to reduce the size of their workforce and the amount of workspace
needed to accommodate their workforce.

3.9.2

Two of the most important methods used by firms in recent years are off-shoring and
home-based working. Both of these techniques serve to reduce business costs and
either directly or indirectly reduce the amount business floor space required in the
UK. The potential impact of both of these upon future employment and floor
space/land requirements are discussed next. Appendix J provides more detailed
tables and graphs about the impacts.

Offshoring
3.9.3

Offshoring is defined as the placing of business functions overseas in order to gain
cost advantages. Research17 estimates that lower staff and property costs can
generate savings of 45 to 55 per cent.

3.9.4

Opinions are divided about the impact of offshoring and its popularity seems to be
cyclical. An article in the Financial Times (28 July 201318) quoting some research by
the Office of National Statistics (ONS) stated that the UK is currently experiencing its
fastest growth in IT jobs since the dotcom boom, showing that offshoring is not
damaging this sector as much as expected. In the IT sector offshoring seems to
have peaked in 2007. There is still plenty of offshoring in IT but it is currently being
outweighed by growth in the UK. However, other research and opinions suggest
offshoring will continue, as businesses looked to save costs in a weak economy.

3.9.5

Research by Experian estimates the likely impact of the growth of offshoring and
outsourcing upon the amount of new jobs that may be created over the plan period.
The Experian research investigated three forecasts for offshoring. Details are set out
in appendix J.

3.9.6

Table 18 summarises the impact of continued growth of offshoring on the employee
demand mid-range forecast, using the Experian research. It may mean a reduction
in the total number of jobs created in the borough between 2006 and 2031 (approx
650 jobs).

17

Experian,http://www.southeastra.gov.uk/documents/regional_planning/tourism/impact_of_offshoring_report.pdf
18
http://www.ft.com/cms/s/0/b2ce01dc-f3b9-11e2-942f-00144feabdc0.html#axzz2aSCVdrcN
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Table 18 – The impact of off-shoring on employee demand mid-range forecast
(forecast three)
Mid-range
forecast
Change in
Employment
2006 to 2031

Impact of offshoring on
employment

B1 Employment
6,400
B2 Employment
-1,600
B8 Employment
600
B use class Total
5,300
Figures may not sum due to rounding.

-630
0
-30
-650

Reduction in
forecast
employment
growth (%)

-10%
0%
-5%
-10%

Source: Experian, CLREA, Working Futures and Guildford Borough Council
Notes: 1 – The forecast shows that the amount of B2 class floor space needed will fall between
2006 and 2031. We have assumed that the vacant buildings will be demolished or converted
to other employment uses. We can not assume that all of the land will be used, so we have
assumed that 80 per cent will be re-used for other B use class uses and retained as
employment land.

3.9.7

The impact upon the future demand for floor space and land is fairly significant,
particularly in relation office (B1) floor space. It is reduced by 10 per cent. Some
types of business are more suited to this type of work practice than other. Those
best suited include sectors such as business, finance and banking which fall into the
B1 use class. Storage and distribution (B8) may reduce by 5 per cent.

Home-Based working or home-shoring
3.9.8

Home-Based Working or home-shoring represents one of the most important
changes in working practices in recent years. The practice is also known as work
shifting, telework, telecommuting, or ework and covers a broad range of work
arrangements including mobile work, remote work at a client’s location, work at a
shared office centre or hub, and home work.

3.9.9

Changes such as job sharing, hot desking and virtual offices have reduced the need
for business space. As more people work from home, even for one day per week,
businesses are able to reduce their need for office or business space and as a result
save on business costs.

3.9.10

2011 research by Telework Sponsored by Citrix Online Research Network19 showed
twice-weekly home working, by those with compatible jobs and a desire to do so,
could save UK companies, employees, and the community over £4,300 per year per
participant. At the national level, the savings would total over £32 billion a year.
Research by Step Ahead Research of 10,000 households in West Sussex, examined
the issue of home-based businesses20. The results suggested that around 6.6 per
cent of the working population either run or work from a home-based business. This
is equivalent to around 276,000 for the whole of the south-east region.

3.9.11

19

http://www.globalworkplaceanalytics.com/wp-content/uploads/downloads/2012/03/Telework-in-theUK_4-3-11.1-Final-Rev.pdf
20

January 2005 - see http://www.southeastra.gov.uk/documents/regional_planning/tourism/home_based_businesses-final_report.pdf
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3.9.12

The research found that typically home-based businesses are small employers of
staff, with 71 per cent having no employees and a further 15 per cent employing just
one member of staff.

3.9.13

The number of home-based businesses varies by industry sector and a summary of
the results of the survey are shown in table 17 and appendix J, along with more detail
on this topic.

3.9.14

The number of home based businesses is likely to vary within the south-east.
However, as Guildford borough is high cost location, with a relatively high level of
entrepreneurship, it is reasonable to assume that the level of home-based
businesses within the borough will be similar to the regional average.

3.9.15

Using the percentages in appendix J (summarised in table 19 below) we estimate
that around 900 more people will be working in, or employed by, a home based
business in 2031 (than 2006). This will mean a reduction in the demand for
additional floor space.
Table 19 – The impact of home based working
Change in
Employment
2006 to 2031

Impact of home
based working
on employment

Reduction in forecast
employment growth
(%)

B1
6,420
-850
B2
-1,600
-60
B8
600
-20
Total
5,300
-930
Figures may not sum due to rounding.

-13%
4%
-4%
-15%

Source: Experian, CLREA, Working Futures and Guildford Borough Council

Combined impacts of off-shoring and home working
3.9.16

In order to determine the potential impacts of off-shoring and home working upon
employee demand forecasts, the combined impacts of off-shoring and total
employment have been calculated in table 20 and 21.
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Table 20 – The impact of offshoring and home based working combined on job
numbers
Use
Class

Net change in
Employment
2006 to 2031

Impact of
off shoring
and home
based
working

Reduction
in forecast
employment
growth (%)

Impact of off
shoring and
home based
working on
employment
floor space (ha)

Net change in
employment floor
space (ha) with
impact of off
shoring and home
based working

B1
B2
B8
Total

6,400
-1,700
600
6,500

-1,500
-60
-50
-1,600

-23%
12%
-9%
-24%

-2.6
-0.15
-0.2
-2.93

8.7
-4.6
1.9
9.1

3.9.17

Table 20 shows the largest impact of home working and offshoring is on businesses
requiring B1 (business) floor space which is projected to reduce by 2.6 ha and
employee supply by 2.0 ha over the plan period as a result of home working and
offshoring.

3.9.18

Table 21 summarises the impact that the projected reductions would have upon
average annual take of both employee demand and employee supply forecasts.

Table 21: Adjusted average annual take up of net floor space by adjusted forecast
technique
B2 – General
B8 – Storage and
B1 – Business
industrial
distribution
Employee demand 2006
- 2031 (adjusted)
0.35
-0.18
0.08
Employee supply 2006 2031 (adjusted)
0.37
-0.17
0.09
Trend 1998 - 2008
0.69
-0.03
0.54

3.9.19 Some recent anecdotal data suggests the average floor space allocated per office
worker is continuing to fall as companies look to save costs. Even if the impacts of
off-shoring and home-based working over the plan period are less than estimated
above, the reduction to the projections will help to take into account the reductions in
average floor space allocated per office worker.
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4

Stage three – Comparing the forecasts with past trends for
employment land

4.1

Introduction

4.1.1

Stage two of the report provided details of the forecast increases in employee
demand and employee supply over the period 2006 to 2031. From these forecasts of
changes in employee demand and supply, this section estimates their likely impact
upon the need for additional employment floor space and land within the borough
over the time period concerned.

4.1.2

As summarised in table 9 (p27) the report estimates that under forecast three,
additional floor space for both B1 and B8 use class employment use will be needed
over the period to 2031 in order to accommodate additional employee demand. The
baseline requirement for additional floor space is for 11.3 ha of B1 use class floor
space and 2.1 ha of B8 use class floor space. At the same time it is also forecast
that around 4.4ha of B2 use class employment floor space will be released as
employment within the manufacturing sector continues to decline.

4.1.3

These figures raise a number of key questions:
why are there such big discrepancies between the employee demand forecasts
and past trend data concerning the projected decline in Industrial (B2) floor space
and growth of Storage and Distribution (B8) floor space?
what are suitable baseline floor space requirements to take account of the historic
context and policy aspirations (Section one) and the economic forecasts (Section
two) for the borough up until 2031?
what effect will vacant premises and extant planning permissions have upon future
employment land requirements?
what is the minimum amount of new floor space and land that will be required to
provide employment for the forecast increase in the borough’s supply of
employees?
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B1 floor space – comparing forecasts and past trends

4.2

Figure 7 - Office (B1) floor space - Comparing the forecasts with past trends
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4.2.1

Figure 7 shows mid-range and strong economy employee demand forecasts. They
are compared to past trends in take up of B1 office floor space. If demand increases
in line with past trends, more than 13 ha of floor space would need to be delivered in
the borough by 2031.

4.2.2

The strong economy forecast is more in line with the past trends, however the trend
is based on data prior to the onset of the economic downturn (refer to section 2).

4.2.3

The employee demand mid-range forecast is much lower at, just over 6.5 ha of B1
office floor space over the plan period.

4.2.4

In terms of setting a baseline requirement, it is important that we take account of the
existing situation in the borough. Key points are:
the borough of Guildford has a well established business base,
there is a shortage in supply of large high quality (grade A) office space,
there is an increasing supply of poor quality second hand floor space, although
overall B1 floor space availability is relatively low at 10 per cent (2010).
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4.2.5

The Guildford Borough Economic Strategy (2013-2031) sets out a new vision for
Guildford to have “world class businesses with capacity to expand”... and “an
evolving and vibrant economy”.

4.2.6

In order to deliver the Economic Strategy vision, we need to provide enough
employment floor space and land of the right quality, type and size. We must provide
a greater supply of grade A office stock and light industrial premises that meet the
needs of new start up businesses and existing businesses in the borough.

4.2.7

In setting a baseline for B1 office floor space over the plan period, we recognise that
there are limitations with both forecasting techniques, as discussed in section 2.
However, having considered the evidence in section 1 and the aspirations of the
Economic Strategy we consider that it is essential that the ELA baseline provides
flexibility to take account of any rapid change in economic circumstances.

4.2.8

Therefore, we recommend that we need to plan for a range of between 6.5 and 11
ha of additional B1 floor space in the new Local Plan. This represents a range
between the mid-range employee demand projection (forecast three) and the higher
strong economy forecast (forecast two), which is more in line with past delivery
trends. We will regularly monitor the policy and update the ELA on the three-yearly
basis as required.

Guildford borough Employment Land Assessment (2013)
48

B2 General Industrial floor space – comparing forecasts and past trends

4.3

Figure 8: B2 (General Industrial) floor space forecasts compared to past trends
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4.3.1

Figure 8 shows that three forecasts predict a decline in the requirement for B2
(General Industrial) floor space. However, the variation between the two forecasts is
substantial. If past trend were to continue B2 floor space requirements would reduce
by 0.6 ha over the plan period. In contrast, if the employee demand mid-range
forecast (forecast three) were to be accurate 3 ha of B2 floor space could be
released over the plan period, a difference of over 500 per cent.

4.3.2

In terms of setting a baseline requirement, it is important that we take account of the
existing situation in the borough. Key points are:
the borough of Guildford has a well established business base and there are
issues related to the provision of ‘move on’ premises for existing local firms
B2 and B8 transactions in 2010 were all for second hand buildings as no new
stock has been built in the borough since 2008.
available stock is mainly poor quality – good quality buildings remain in short
supply.
two out of three firms said that they would not be able to expand at their current
location.
20 per cent of firms said that they expected to move elsewhere, either within or
outside of the Surrey area.
Guildford borough Employment Land Assessment (2013)
49

4.3.3

The Guildford Economic Development Study notes the importance of
“protecting the borough’s existing manufacturing base as well as nurturing
existing and attracting businesses in new and expanding sectors…”
The Economic Development Strategy states:
“Advanced manufacturing is another important cluster in the Guildford area.
This includes mechanical engineering, electrical and instrument engineering,
telecoms, pharmaceuticals, R&D and defence”.

4.3.4

The need to rebalance the economy as the UK recovers from recession is a high
priority for the coalition government. The government’s Plan for Growth (2011) sets
out the aim to
“achieve strong, sustainable and balanced growth that is more evenly shared
across the country and between industries”
going forward. They want to boost British manufacturing and reduce the reliance on
service sector.
It is important that the Council retain land for manufacturing (light industrial and
industrial uses) to ensure that there is land available to support new and expanding
businesses in the manufacturing sector.

4.3.5

In setting a baseline for B2 floor space over the plan period, we recognise that there
are limitations with the employment demand and employment supply forecasting
techniques as discussed in section 2.

4.3.6

Trend data covers the period 1998 to 2008. We believe the small decline in B2 floor
space identified by this data is the result of smaller industrial premises and sites
within urban areas and village settlements being redeveloped for residential uses,
partially as a result of the difference between land values for the two uses and
planning policy (both national and local).

4.3.7

With the availability of smaller industrial sites reducing, we do not think that the trend
will continue. This is supported by recent data in table 22 below, which shows
planning applications completed between March 2008 and March 2012 resulted in a
net increase in B2 floor space in the borough.

Table 22 – Local Development Framework Monitoring data – B2 floor space
Additional B2 floor space (sq m) completed by monitoring year
2008/09
2009/10
2010/11
2011/12
0
143
197
684

Source: Guildford Borough Council (GBC) Annual Monitoring Reports

4.3.8

It is important to note that these figures include conversions of existing buildings
where planning permission was required but do not take account changes of use
granted by permitted development rights. This shows a growing demand for such
premises over the short term past trend.

4.3.9

Over the last four years there has been a very limited supply of B2 premises, which
may be constraining business growth. We need to support innovation, new business
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and growth in all sectors and ensure we help the borough’s economy to diversify. As
with B1 floor space, with the economic uncertainty we believe that planning for a
range seems to be the most appropriate. We believe that the planning for a range of
between zero and a small increase of 2 ha in B2 floor space over the plan period is
appropriate. We therefore suggest that the new Local Plan plans for up to 2 ha of
additional B2 floor space (approx 1,000 sq m per annum) over the plan period. This
is a small amount but will ensure we provide choice and flexibility and support to
support this type of business in the borough.
4.3.1

If we do not plan for any increase in B2 floor space, we may discourage businesses
from locating in the borough and may prevent existing businesses from expanding.
The Planning Policy team will monitor permission and completions each year and a
three-yearly review of the ELA will enable any unforeseen changes in the local
economy to be monitored so that policies can be reviewed where necessary to reflect
changing circumstances.
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B8 Storage and Distribution floor space – comparing forecasts and past
trends

4.4

Figure 9: Storage and Distribution (B8) floor space forecasts compared to past trends
12
Employee demand mid-range
(2006-2031)
B8 floor space requirements (ha)

10

10.8

Employee demand strong
economy (2006-2031)
Employee supply (2010-2031)

8
Past trend (1998-2008)
6

4

1.7
1.5
1.4

2

0

4.4.1

Figure 9 shows that the three forecasts are very similar and predict an increase of
between 1.7 and 1.4ha of B8 (Storage and Distribution) floor space. However, if past
trends were to continue B8 floor space requirements would be 10.8 ha. The
difference between the past trends and forecasts is almost 600 per cent.

4.4.2

The stark difference can be explained by redevelopment of some large sites in the
borough in recent years, which has delivered increased amounts of B8 floor space on
existing employment sites. An example is the Cobbett Park development at Slyfield
Industrial Estate, which provided 12,100 sq m of additional B8 floor space, or more
recently the construction of 9,100 sq m of B8 floor space at Henley Business Park.
These developments are part of the recent trend data.

Table 23 – Local Development Framework Monitoring data – B8 floor space
Additional B8 floor space (sq m) completed by monitoring year
2008/09
2009/10
2010/11
2011/12
2,894
417
0
320
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4.4.3

This monitoring data in table 23 shows that planning applications completed between
March 2008 and March 2012 resulted in a 3,630 sq m increase in B8 floor space in
the borough, however the majority of this was in 2008/09.

4.4.4

It is important to note that these figures include conversions of existing buildings
where planning permission was required, but do not take account of changes to use
granted by permitted development rights.

4.4.5

The impact of the economic downturn on completion rates is clear. However if the
2008-2012 completion rate were to continue up over the plan period, 5.5 ha of B8
floor space would be required, or if the average completion rate between March 2008
and March 2012 (a period of economic instability and low economic growth) were to
occur 1.7 ha of floor space would be required, which matches the employee demand
forecast.

4.4.6

In setting a baseline requirement it is important that we take account of the existing
situation in the borough. Key points are:
the borough lacks a supply of ‘move on’ premises for existing local firms, looking
to grow,
B2 and B8 transactions in recent years were all for second hand buildings as no
new stock has been built,
available stock is mainly poor quality,
60 per cent of firms would not be able to expand at their current location.
20 per cent of firms said that they expected to move elsewhere, either within or
outside of the Surrey area.

4.4.7

We are keen that the Local Plan helps to achieve the vision and objectives of the
Guildford Borough Economic Strategy (2013-2031). The Strategy lists distribution as
one of Surrey’s other key growth sectors. With large market share of online retailing,
both home delivery and click and collect, distribution is key to supporting this.

4.4.8

The Guildford Economic Development Study emphasises the importance of
‘protecting the borough’s existing manufacturing base as well as nurturing existing
and attracting businesses in new and expanding sectors’.

4.4.9

Given the need to diversify the borough’s economy, the lack of B8 floor space
constructed in the borough recently and the low quality floor space available, there is
a need to provide more B8 floor space in the borough over the plan period.

4.4.10 Given the continued economic uncertainty and need for flexibility it is recommend
that between 4 and 7 ha of additional B8 floor space is planned for through the new
Local Plan and supporting site allocations development plan document.

Guildford borough Employment Land Assessment (2013)
53

4.5

Baseline floor space requirements (2013 – 2031)

4.5.1

The National Planning Policy Framework states that ‘Local Plans should meet
objectively assessed needs, with sufficient flexibility to adapt to rapid change’
(paragraph 14).

4.5.2

With continued economic uncertainty and the variation between the forecasts, and
uncertainty about the exact impacts of factors such as offshoring, home based
working and the amount of floor space allocated per employee in the future, we
consider that it is appropriate to use a range floor space in the Local Plan to provide
a degree of flexibility to ensure that the borough is able to provide employment floor
space and premises of the right quality, type and size to meet the needs of the local
economy over the plan period.

4.5.3

The baseline ranges are detailed below:

Table 24 – Baseline lower and upper floor space requirements 2013-2031
Lower range (ha)
Upper range (ha)
B1
B2
B8
Total

4.5.4

6.5
0
4
10.5

11
2
7
20

It is important to note that a three-yearly review of the ELA will enable any
unforeseen changes in the local economy to be monitored so that policies can be
reviewed where necessary to reflect changing circumstances.
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4.6

Meeting the need for additional floor space

4.6.1

The previous section has set out the baseline employment floor space ranges that
the borough should seek to accommodate over the plan period (2013-2031).

4.6.2

However, it is not simply a case of allocating sufficient land to accommodate the floor
space requirements. The floor space on offer needs to be attractive to the market
and meet the needs of future occupiers.

4.6.3

There is a shortage of grade A office supply in the borough (specifically Guildford
town centre) which is needed to attract inward investment in the borough and meet
goal to ‘ensure that Guildford borough will be the top-performing economy in Surrey
in the years up to 2031 and beyond (Guildford Borough Economic Strategy 20132031).

4.6.4

The key opportunities to deliver the identified need is through
the intensification of existing employment sites,
the re-use of released land (e.g. Town Centre sites identified in the draft Town
Centre Masterplan) or
employment sites or premises that have become vacant and no longer meet
market needs.

4.6.5

The location, type and quality of land are the key factors which will determine
whether released land is likely to be intensified or recycled. It also depends on how
well the characteristics of the released land match the needs of the economy. If it
matches the needs of existing firms that wish to expand or move or new firms that
might be looking to move into the area.

4.6.6

As shown in table 25 the main growth in demand for floor space and land is expected
to come from firms looking for B1 and B8 use class use class land. Change of use is
most likely to be from B2: General Industrial land.

4.6.7

The largest demand for floor space and land is most likely to come from businesses
requiring office premises which may be sub-divided into three different categories as
follows:
Prime office development - would usually be fronted onto a main road, be over
20,000 sq ft (1,858sq m) and attract large occupiers from outside of the borough.
Secondary office sites - would usually be smaller and located within a tight
commercial core surrounded by other commercial buildings and without a major
road frontage. These sites would be likely to attract a smaller occupier such as
local offices for international companies or local companies.
Local office sites - the third category of offices, which are generally the least
desirable, would be smaller sites in semi-residential areas. These are likely to
attract local companies based in the borough.

4.6.8

Location is much less important to the industrial market than access to trunk roads
and the specification of the actual building. This may mean that sites vacated by
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industrial users may not be in the right place to be re-used for B1 office. However,
vacated B2: General industrial land and premises space may well be suited to use for
B8: Storage and distribution because access to trunk roads is also very important.
More detail is set out in appendix K.
4.7

Unimplemented Permissions

4.7.1

Within the borough, there are a number of sites or premises where planning
permission for a new development or where a change of use has been granted but
not implemented. These sites can help to meet the identified need over the plan
period.

4.7.2

New developments provide additional employment floor space but change of use
may result in either the loss or gain of floor space.

4.7.3

Table 25 give a snapshot current list of B use class unimplemented planning
permissions. There is a possible 2.6 ha of additional B-class employment floor space
located at sites with granted planning permissions, which (at the time of writing) had
not been implemented.
B1 = 1.0 ha
B2 = -0.04 ha
B8 = 1.6 ha
Table 25 - Additional floor space arising from current permissions by use class
(January 2013)
B1 Floor space
B2 Floor space
B8 Floor space
Total
(sq m)
(sq m)
(sq m)
(sq m)
10,130
-497
Source: Guildford Borough Council

16,491

26,124

4.7.4

Key unimplemented permissions for gains in B1 class floor space
Guildford Plaza (9,208 sq m) (more details about the site are in appendix L)
Pembroke House (2,509 sq m)
However, there are three sites where 1,100 to 1,400 of B1 floor space is being lost
(which explains why the two sites above make up more than the overall net gain).

4.7.5

Over 100 per cent of the identified B8 floor space would be provided by the delivery
of the additional floor space at Henley Business Park (more details about the site are
in appendix L).

4.7.6

A proportion of the planning permissions granted are likely to lapse in the current
economic climate and remain unimplemented. However current permissions
reduces the pressure on finding and developing new employment land meet the 10.5
– 20ha requirement for additional employment floor space.
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4.7.7

4.7.8

Current permissions for an additional 2 ha of B8 use class floor space represents
approximately 40 per cent of the lower baseline requirement (4 ha) over the plan
period.
We need to:
continue to monitor the take up of unimplemented planning permissions that might
affect the net additional need for employment floor space;
ensure monitoring is kept up to date – removing lapsed permissions or those we
know are unlikely to ever be implemented.

4.8

Vacant Premises

4.8.1

In addition to unimplemented planning permissions, it is also possible that some of
the demand for employment floor space can be met by current vacant premises
being occupied. However, premises need to be of the right type and quality and in
the correct location to meet demand.

4.8.2

Table 26 below shows the amount of employment floor space that was being
marketed (for sale and rent) by commercial property agents in the borough at the end
of July 2013.

4.8.3

In the town centre, there were 37 properties being marketed with a total size of
20,367 sq m (see appendix U1 for further information and a list of properties).

Table 26 - Marketed vacant premises and floor space (July 2013)
Number of Vacant
Premises
B1a B1b
56
*
B1c / B2
15
*
B2 / B8
10
Total
81
*
Includes ancillary office accommodation

Vacant Floor space (ha)
5.40
1.20
0.96
7.56

Source: Guildford Borough Council, most recent data available
4.8.4

Table 26 above shows that there were a total of 81 vacant premises being marketed
in January 2012 providing approximately 7.56 ha of vacant floor space. Of these
premises the majority (57) were marketed as B1a (office) premises, 15 as B1c (light
industrial) or B2 (general industrial) floor space, and ten as B2 (general industrial) or
B8 (storage and distribution premises).

4.8.5

The relatively high level of vacancies is unsurprising given the current economic
situation. Table 27 shows that current levels of vacant floor space in the borough
could provide 56 per cent lower baseline and 30 per cent of the upper baseline
requirements up until 2031. However, the reality is that for a commercial property
market to function vacant premises are required to enable natural churn.
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Table 27 – Comparison of need for additional floor space and vacant premises
Baseline Forecast (ha)
Use Class
Lower
Upper
B1
6.5
11
*
B2
0
2
*
B8
4
7
21
Total
10.5
20
*
Includes ancillary office accommodation

4.8.6

Marketed vacant floor space
July 2013 (ha)
5.40
1.20
0.96
7.56

Recent site assessments of existing employment sites or premises in the borough
indicate that approximately 15 per cent of vacant economic premises are likely to be
unattractive to the market for a variety of reasons, including location, age, size and
quality of premises.
Office stock = peripheral locations and buildings that require significant
investment to acceptable standard
Storage and distribution = do not meet access requirements and low height of
eaves.

Table 28 – Comparison of need for additional floor space against vacant premises
and unimplemented permissions
Baseline
Requirements
(ha)
Lower
Upper

Marketed vacant
floor space
(July 2013)

Use
Class
B1
6.5
11
5.40
B2
0
2
1.20
B8
4
7
0.96
22
Total
10.5
20
7.56
Source: Guildford Borough Council 2012/13

Unimplemented
permissions (ha)

1.36
0.04
2.01
3.41

Marketed vacant
floor space and
unimplemented
permissions
combined (ha)
6.76
1.24
2.97
10.97

4.9

Intensification potential of existing employment sites

4.9.1

IDBR (2009)23 data provides details of key employment sites throughout the borough.
Fourteen key sites account for 58.6 hectares of employment floor space within sites
totalling 235 hectares.

4.9.2

The range of floor space per employment ratios ranged from a low of 19.7 sq m per
employee at the Surrey Research Park to a high of 90.4 sq m per employee at
Lysons Avenue. These differences reflect both the nature and the intensity of the
industrial activity undertaken at particular sites.

23

provided by the Office of National Statistics
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4.9.3

Where the floor space to site ratios are low it may be possible to intensify the use of
the site. This could be done either by
adding new buildings to vacant plots on the site or
by expanding current buildings either upwards or outwards in order to increase
their floor space.
Where the floor space/employment ratios are currently high at certain sites, it may
be possible to increase the number of people employed at the site by changes such
as hot-desking.

4.9.4

However the scope for intensification may be constrained by a myriad of factors (for
example, site ownership, financial viability, infrastructure), and therefore the
intensification of such sites may not occur over the plan period.

4.9.5

As part of the ELA over 400 employment sites were visited ranging from small office
buildings and manufacturing units to large business parks. The visits were conducted
to assess the sites against a range of criteria including, the quality of the premises;
access to infrastructure and the suitability of the site for intensification.

4.9.6

Following these visits, the identified sites were presented to the site assessment
working group, which is made up of commercial agents and valuers to determine
whether the sites would be suitable for redevelopment. Any sites identified as being
suitable or potentially suitable were noted and through the use of Land Registry
searches the owners of the site(s) were contacted by letter (see Appendix Va and
Vb) to determine their intentions for the site over the plan period (up until 2031).

4.9.7

Table 29 overleaf summarises the sites where the owners responded stating that
they may intensify / redevelop their land over the plan period with an indicative time
frame. It is important to note that:
some sites were sourced from the draft Town Centre Masterplan and are in the
Council’s ownership.
two of the sites listed currently have planning permission and have therefore been
counted in the unimplemented permissions section of this study.
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Table 29 - Sites that could potentially be intensified/redeveloped for employment uses
Site
area
(ha)

Intensification potential

Guildford Town Centre Sites
Guildford
Site suitable for a relatively high
1.97
Road Car
Park

1 and 2
Station View

0.68

Jewsons –
Walnut Tree
Close

0.73

Pembroke
House, Mary
Road

0.12

Wey Corner,
Walnut Tree
Close

0.34

Former
Farnham
Road Bus
Station

0.33

Bedford Road
Car Park

0.48

density mixed use
development. The scheme
could incorporate a mix of
residential and commercial
(grade A office) floor space.
Unimplemented permission
for 0.03 ha of employment floor
space as part of a mixed use
scheme
Potential for a residential led
scheme incorporating some
commercial (grade A office)
floor space
Unimplemented permission
for 0.33 ha of employment floor
space resulting from the
redevelopment of the site
Redevelopment of the site for
mixed use, potentially
commercial (office) floor space
on the ground floor and
residential units above.
This site may be suitable for a
mixed use development with
retail / leisure uses on the
ground floors and grade A
office accommodation on the
upper floors.
There may be scope for a
mixed-use development
compromising a 3 storey
building(s) with grade A office
floor space on the top two
floors.

Guildford Urban Area Sites
Middleton
We consider that the site (with
1.97
Industrial
Estate
(excluding
Lexicon
House)

Cathedral Hill
Industrial
Estate

2.1

the exception of Lexicon
House) would be suitable for
redevelopment to provide
Grade A office (B1)
accommodation to meet
forecast need and complement
the adjoining Guildford
Business Park.
There is scope to redevelop the
site for B1 office development if
the existing uses on the site
were to relocate.

Potential
additional
employment
floor space
(ha)

Deliverable
and
developable

0.3

1 to 5
years

----

1 to 5
years

0.3

1 to 5
years

----

1 to 5
years

0.15

1 to 5
years

0.14

0.3

0.9

1.05
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6 to 10
years

6 to 10
years

1 to 5
years

Potentially
10 to 15
years

Site
area
(ha)

Intensification potential

Potential
additional
employment
floor space
(ha)

Deliverable
and
developable

Ash Urban Area
Lyson’s
Avenue

0.78

The majority of site owners do
not have any plans to intensify
or redevelop their sites over the
plan period. However, a site
has been identified by one land
owner that could be
redeveloped to provide modern
B1c / B2 floor space.

0.3

Potentially
10 to15
years

Enterprise
Estate

0.36

The site is owned by the
Guildford Borough Council and
we anticipate that the site will
be re-developed towards the
end of the plan period when the
existing units reach the end of
their lifespan. It is likely the site
will be redeveloped for
employment uses such as
modern enterprise units.

----

Potentially
10 to15
years

Total

Likely to
be no net
increase
in floor
space

3.44
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Maximum potential supply without land release
4.9.8

Table 30 below demonstrates the absolute maximum amount of floor space that
could be generated from
marketed vacant floor space in the borough coming back into use,
all extant planning permissions for employment uses being built and
a range of sites across the borough being redeveloped/intensified for employment
uses.
compared to the lower and upper baseline requirements.

Table 30 – Maximum supply without land release

Use
Class
B1
B2
B8
24
Total

4.9.9

Baseline
Requirements
(ha)
Lower
Upper
6.5
0
4
10.5

11
2
7
20

Marketed
vacant floor
space

Unimplemented
permissions (ha)

Floor space arising
from intensification
(gross) ha

Total

5.40
1.20
0.96
7.56

1.0
-0.04
1.7
2.6

3.1
0.3
--3.4

9.5
1.46
2.66
13.56

Table 30 shows that if all three sources of floor space were maximised, which is
highly unlikely, the lower baseline requirements could be met for both B1 and B2
floor space, although there would continue to be a deficit of over 1.3 ha (13,400sqm)
to meet the lower baseline requirement for B8 floor space. Appendix M shows three
graphs (figures 7 - 9) which have been produced to provide a visual indication of the
potential land available for the three use classes.
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4.10

Reality check

4.10.1 It is important to check the maximum potential supply set out in 4.9.8 to determine
the realistic likelihood of the identified land supply coming forward.
4.10.2 Vacant floor space occurs naturally as part of a functioning property market (in 2010
10 per cent of employment premises in Guildford borough were vacant). This is a
pre-requisite for a functioning local economy. Therefore, it is highly unlikely that all
vacant floor space will come back into use.
4.10.3 We think a best case scenario is that 50 per cent of vacant floor space could come
back into use. This is because some of the stock is in poor condition and will fail to
meet the needs of the market. Other stock has been vacant for over twelve months
and would be suitable for alternative uses.
4.10.4 We anticipate that if the economy fails to recover within the next two to three years
an increasingly number of vacant employment sites may come forward for
redevelopment to higher value uses (such as residential).
4.10.5 The supply of grade A office in the borough is limited whilst there is a good supply of
lower quality stock. The majority of the light industrial and storage and distribution
floor space on the market is second hand stock.
4.10.6 Over 100 per cent of the net un-implemented permissions for B1 floor space will
be delivered by two schemes (Guildford Plaza and Pembroke House). However
in the current economic climate it is unlikely that either scheme will come forward
unless the buildings are pre-let (see section one).
4.10.7 Table 31 below provides an estimate of the realistic supply of employment land that
could be supplied without the need for land allocations. Figures 10 - 12 in appendix N
graphically display the summary findings of table 31.
Table 31 – Estimated deliverable supply without the need for site allocations

Use
Class
B1
B2
B8
25
Total

Baseline
Requirements
(ha)
Lower
Upper
6.5
0
4
10.5

11
2
7
20

Marketed
vacant floor
space

Unimplemented
permissions (ha)

Floor space arising
from intensification
(gross) ha

Total

2.7
0.6
0.48
3.78

-0.16
-0.04
1.65
1.45

1.9
0.3
--2.2

4.44
0.86
2.13
7.43

Source: Guildford Borough Council 2012/13
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Figure 10 - Estimated deliverable supply of B class floor space without land release

Upper
baseline

20

Floorspace (ha)
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2.2
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1.45
3.78

0
Floorspace arising from intensification (gross) ha
Unimplemented permissions (ha)
Marketed vacant floor space
Floorspace requirement range

4.10.8 The graphs 7 - 9 in appendix M and figure 10 above show that the required amount

of floor space will not be achieved purely through redevelopment and intensification
on existing sites, or the take-up of vacant floor space.
4.10.9 The Green Belt and Countryside Study (2013) has informed the identification of

seven sites outside of the towns and villages, which have potential for meeting this
additional employment land need in the medium to long term.
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5

Stage four - Meeting the needs medium to long term

5.1

Introduction

5.1.1

The rural wards in Guildford borough account for around 25 per cent of all
employment in the borough. They supplied over 17,500 jobs and were home to
almost 2,200 businesses (36 per cent of the borough total) in 2008. These jobs are
ranged right across the commercial and industrial spectrum26.

5.1.2

There are significant clusters of manufacturing jobs in a number of rural wards such
as Worplesdon and Shalford and a presence of the construction and transport
clusters. 45 per cent of construction jobs and enterprises are in the rural areas as
well as over a quarter of all manufacturing, commercial and other service jobs.

5.1.3

Rural wards accounted for nearly 3,100 of the 6,300 additional jobs created between
2002 and 200827. This highlights the importance of rural areas in attracting additional
jobs to the borough. The boroughs rural areas are not no-go areas for business and
in the future, they will play a significant role in the health of the Guildford economy28.

5.1.4

For the period 2013-2031, we estimate that provision should be made for a net
additional increase in B use class floor space of between 10.5 ha (105,000 sq m) and
20ha (200,000 sq m) to meet our identified employment needs (table 24, p48).

5.1.5

Our assessment of potential capacity equates to approximately 6.6 ha (66,000 sq m)
(table 31, p57). We can not meet either the lower or upper baseline requirement for
employment floor space. There are deficits of 3.9 ha and 13.4 ha respectively.

5.1.6

We also believe the qualitative supply may not suit business needs during the plan
period (paragraphs 2.6.1 to 2.6.4, p12-13).

5.1.7

The Green Belt and Countryside Study is part of the evidence that supports the Local
Plan and is used to inform it. The identification of potential sites within the study
does not imply that the Council will grant planning permission for development on
that land or allocate that land for development through the Local Plan.

5.1.8

The Green Belt and Countryside Study has identified eight potential additional sites
that may be suitable for future employment use. An assessment of these sites is set
out in table 42 overleaf.

26

Guildford Economic Study 2009
Guildford Economic Study 2009
28
Guildford Economic Strategy 2011-2030
27
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Table 32 – Potential development areas for employment use
Site name

Land
available
within
potential
development
area (ha)

Estimated
land available
for
employment
development
within
potential
development
area (%)

A
(site
ref
59)

Land around Burnt
Common Warehouse,
London Road, Send

10.7

50% / 100%

B
(site
ref
27)

Land at Grange Farm,
Grange Road, Tongham
(bounded by A331 / A31)

18.6

50% / 100%

C
(site
ref
35)

Land to the north east
of Guildford - this is
land at Gosden Hill
Farm, Merrow Lane

D
(site
ref
36)
E
(site
ref
62)
F
(site
ref
60)

Land to the south west
of Guildford - this is
land at Blackwell Farm,
Hogs Back
Land at Tangley Place
Farm, Tangley Lane,
Worplesdon
Extension of Peasmarsh
Industrial Estate, Old
Portsmouth Road,
Peasmarsh

88.8

10%

102.2

10%

6.0

100%

8.4

15%

Potential
employment use(s)

Light industrial units (B1c)
General Industrial (B2)
Storage and Distribution
units (B8)
Light industrial units (B1c)
General Industrial (B2)
Storage and Distribution
units (B8)
Offices (B1a)
Research and Development
(B1b)
Light industrial units (B1c)
Offices (B1a)
Research and Development
(B1b)
Light industrial units (B1c)
Park and Ride. If roads
improved, may be suitable
for Light industrial units (B1c)
General Industrial (B2)
Light industrial (B1c)
Storage and Distribution (B8)
Sue Generis (e.g. trade
counters)

Average
potential
floor
space
provision
(ha)

Deliverability (years)

Site
ref

Potential
floor
space
provision
(ha) if B1

Potential
floor
space
provision
(ha) if B2

Potential
floor
space
provision
(ha) if B8

(plot ratio
0.275)

(plot ratio
0.42)

(plot ratio
0.5)

1.5 / 2.9

2.2 /
4.5

2.7 /
5.3

2.1 /
4.2

610

2.6 / 5.1

3.9 /
7.8

4.7 /
9.3

3.7 /
7.4

610

2.4

-

-

2.44

610

2.8

-

-

2.81

610

-

-

-

-

1115

0.8

-

1.4

1.05

1115
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G
(site
ref
38)
H
(site
ref
37)

Site name

Land north of Salt Box
Road and west of the
railway line, Whitmoor
Common
Land at Gunners Farm
and Bullens Hill Farm –
this is land to the west
of Jacobs Well and
south of Salt Box Road

Land
available
within
potential
development
area (ha)

7.9

3.4

Estimated
land available
for economic
development
within
potential
development
area (%)

Potential employment use(s)

100%

Light industrial units (B1c)
General Industrial (B2)

100%

Light industrial units (B1c)
General Industrial (B2)
Storage and Distribution (B8)

Total potential floor
space (ha)

Potential
floor
space
provision
(ha) if B1

Potential
floor
space
provision
(ha) if B2

Potential
floor
space
provision
(ha) if B8

Average
potential
floor
space
provision
(ha)

(plot ratio
0.275)

(plot ratio
0.42)

(plot ratio
0.5)

2.1

3.3

-

2.71

1115

0.9

1.4

1.7

1.4

1115

13.1 –
17.1

10.8 –
17.0

10.4 –
17.7

16.2 –
22.0

Deliverability
(years)

Site
ref

We calculate potential floor space (gross) provision by multiplying the land available by the plot ratio. Plot ratios vary by use class and take account of green
space, common areas and parking.
B1: Business = 0.275
B2: General industrial = 0.42
B8: Storage and distribution = 0.5
(Source: Experian)
For example, a site of 1 hectare would accommodate:
B1 - ratio 0.275 x 1 hectare = 0.275 ha or 2,750 sq m of employment floor space (gross)
B2 – ratio 0.42 x 1 hectare = 0.42 ha or 4,200 sq m of employment floor space (gross)
B8 – ration 0.5 x 1 hectare = 0.5 ha or 5,000 sq m of employment floor space (gross)
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5.2

Findings

5.2.1

The Green Belt and Countryside Study identified potential development areas. We
have looked at the sites identified and consider that seven may be suitable for future
employment use. In addition we consider a further site has the potential to be
suitable for a Park and Ride site because of road access (subject to further work).
Some of these identified sites are best suited to employment use alone and others as
part of a mixed-use scheme.

5.2.2

Four sites of the sites are identified as potentially deliverable within years six to 10 of
the plan period. These would provide between 9.3 and 18.0 ha of potential floor
space (93,000 to 180,000 sq m) depending on the percentage of the site developed
and the use class. (If all sites were developed for B1 use, this provides the lowest
amount of floor space, if all sites were developed for B8, this provides the highest
amount).

5.2.3

A further three sites have been identified as potentially deliverable within years 11 to
15 of the plan period. These would provide between 3.8 and 6.3 ha (38,200 and
63,300 sq m) of potential floor space depending on the use class of the new floor
space.

5.2.4

Using the average potential floor space figures for sites, combined the seven sites
could provide between 16.1 and 22.2 ha of additional employment floor space in
Guildford borough over the plan period.

5.2.5

Between 2013 and 2031 we estimate that provision should be made for a net
additional increase in B use class floor space of between 10.5 ha and 20 ha. The
current supply of employment land is insufficient to meet this need and this has
resulted in deficits of between 3.9 ha and 13.4 ha.

5.2.6

Using the average figures of the sites delivering 16.2 ha to 22.0 ha of new floor
space, if all seven potential sites were brought forward, they would provide between
four and six times the lower baseline deficit (of 3.9 ha) and a surplus of between 2.8
and 8.6 ha of the upper baseline deficit (13.4 ha). This would provide a degree of
choice to enable the local property market to operate efficiently.

5.2.7

However, we can not assume all seven identified sites will come forward in the plan
period even if we allocate them for employment use. Many are in private ownership
and we have little control into bringing them forward. We will continue to monitor the
supply of available land and vacancy rates to ensure there is an adequate supply of
land.

6

Section five - conclusions and recommendations

6.1.1

For the period 2013-2031, we estimate that provision should be made for a net
additional increase in B use class floor space of between 10.5 ha (105,000 sq m) and
20 ha (200,000 sq m) to meet our identified employment needs. The range allows for
flexibility because of the uncertainty in the economic projections, trends in floor space
per employee and the impacts of changes in work practices such as off-shoring and
home because working.

6.1.2

Our assessment of the realistic potential capacity equates to approximately 7.4 ha
(74,000 sq m). There is not enough supply employment land to meet future growth
needs. The potential capacity does not meet the lower and upper baseline
requirements. The supply is between 3.1 ha and 12.6 ha short.

6.1.3

We need to provide a degree of choice and flexibility when planning for future
employment needs, to ensure that the local property market can operate efficiently.

6.1.4

If we do not provide enough suitable land and enough choice and flexibility, the new
Local Plan may not meet the needs of the borough’s businesses. In time, this could
lead to existing businesses moving out of the borough and new and small
businesses, not being able to establish themselves or invest in the borough.

6.1.5

If we do not protect our existing major employment sites from alternative
development proposals:
the borough may increasingly have a dormitory role with increasing levels of (net)
out-commuting,
there may be a reduction in available local job opportunities for local residents
which is particularly important for those who are less well qualified to travel
outside the borough for employment,
locally grown businesses may be forced to locate and/or relocate outside the
borough as a result of lack of choice and availability of sites and premises.

6.1.6

We believe the new Local Plan needs to strongly protect its locally strategic
employment sites identified in figure 3 (p14) and table 2 (p15). This would comply
with the National Planning Policy Framework (paragraph 21) which states councils
should
“set criteria, or identify strategic sites, for local and inward investment to
match the strategy and to meet anticipated needs over the plan period”.
Loss of these sites to alternative uses runs the risk of constraining employment
growth, limiting economic diversification and fuelling a significant imbalance between
the size of the resident workforce and the number of locally available jobs.

6.1.7

In identifying the sites and the supporting policies, it will be important for the Local
Plan to demonstrate that a rigorous process of assessment has been undertaken.
The Local Plan also needs to build in periodic reviews in order to update, and if
necessary, revise the ELA.
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6.1.8

In the short term, we hope the need for employment land can be met through the
intensification and redevelopment of existing sites and the protection of employment
use on key strategic sites. However, this is unlikely to be sufficient in the medium to
long-term and does not allow for any choice for potential occupiers or flexibility within
the market.

6.1.9

In the medium to long term, the Green Belt and Countryside Study identified potential
development areas across the borough. We have looked at the sites identified and
consider that seven may be suitable for future employment use either alone and
others as part of a mixed-use scheme. The Green Belt and Countryside Study is part
of the evidence that supports the Local Plan and is used to inform it.

6.1.10 The identification of potential sites within the study does not imply that the Council
will grant planning permission for development on that land or allocate that land for
development through the Local Plan.
6.1.11 Using the average figures of the sites delivering 16.2 ha to 22.0 ha of new floor
space of additional employment floor space over the plan period. If all seven
potential sites were brought forward, they would provide between five and seven
times the lower baseline deficit (of 3.1 ha) and a surplus of between 3.6 and 9.4 ha of
the upper baseline deficit (12.6 ha). This would provide a degree of choice to enable
the local property market to operate efficiently. However, we can not assume all
seven sites will come forward in the plan period even if we identify these sites for
employment use. Many are in private ownership and the Council has little control
into bringing them forward.
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Appendix A: Detailed Review of Guildford Borough Local Plan (2003)
Economic Policies
Policy E1: Allocation of Business Industrial and Warehousing Land
Policy E1 identifies three sites where planning permission for business, industrial and
warehousing uses will be granted. In total the policy allocates 21.75 hectares (ha) of
new employment land over the plan period. However, since the plans adoption only a
small proportion of this land has come forward for development as set out in table 1
below.
Table 1 - Status of Guildford Borough Local Plan (2003) employment land allocations
Area
Site
Status of land
(ha)
Thames
The site has not been developed.
6.6
Water
Options for how the site is used in the future are being considered
Utilities
through the Slyfield Area Regeneration Project (SARP). The
land
regeneration project is likely to deliver new housing, waste facilities,
improved community and recreational facilities and some
employment.
Slyfield
14.5 The allocation consists of two sites and the smaller of the two sites
Industrial
(approx 1 hectare) has been redeveloped for a motor dealership
Estate
(car showroom) after planning permission was granted in 2006.
expansion
The larger parcel of land has not been developed as it forms part of
the Slyfield Area Regeneration Project.
Lysons
The site has been developed following the grant of planning
0.6
Avenue
permission in 2005 to construct the LDL Business Centre which
Site C
provides 13 Business units (B1 use class) with service bays and on
site car parking.
Total
21.7

Table 1 above shows that of the 21.7 ha of land was allocated in the Local Plan (2003)
for business, industrial and warehousing development. However only 1.6 ha of this
land has been developed since 2003. This equates to 0.16 ha of new employment land
per year for the ten-year period since the plan was adopted. Two-thirds of the land
allocated in the plan was on the Slyfield Industrial Estate expansion and as the majority
of this site has not been redeveloped, the supply of new commercial floor space in the
borough has been limited.
Looking to the future, the Slyfield Area Regeneration Project (SARP) is looking at
opportunities to develop the industrial estate site for a mix of uses, including residential,
retail, community facilities and commerce. The emerging Masterplan options for the site
will determine how much economic land will be provided as part of the regeneration
scheme.
We consider that Policy E1 of the Local Plan (2003) has failed. It has not provided a
flexible supply of allocated sites to provide land for economic uses required to sustain
and support the development of the local economy. The limited new economic land
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supply in the ten years since the Local Plan was adopted and the uncertainty as to how
much economic land will come forward through the Slyfield Area Regeneration project
means it is not likely to deliver the 21.7ha of land that was allocated in it.
The NPPF is now likely to be given greater weight in planning decisions than policy E1
of the Local Plan as there is little prospect of the undeveloped sites coming forward
over the 2003 local plan period. Paragraph 22 of the NPPF states:
‘planning policies should avoid the long term protection of sites allocated for
employment use where there is no reasonable prospect of a site being used for
that purpose’.
Policy E2: Redevelopment of existing Business, Industrial and Warehousing Land in
Urban Areas and within identified settlements in the Green Belt
Planning permission for the re-use of existing business, industrial and warehousing land in
the urban areas, or within identified settlements in the Green Belt will be granted for:
1. The part or total redevelopment of existing business, industrial and
warehousing premises or land:
2. The expansion of an existing firm where it can be satisfactorily
accommodated within the existing curtilage of the premises or on
immediately adjacent land;
3. Changes of use to other business, industrial and warehousing uses.
Provided that any development is suitably located in terms of its impact on the
environment, levels of traffic movement, its accessibility to public transport and its links
with the infrastructure, and its impact on the amenity of the area or adjoining occupiers.
This policy has had some success in regenerating existing employment sites, however
part of this success could be down to the lack of new land supply coming forward since
the adoption of the Local Plan. A number of sites have been redeveloped to provide
more modern accommodation over the plan period to meet the needs of the economy,
including Woodbridge Park Estate and Henley Park (in progress at the time of writing).

Between December 2009 and March 2012 Local Plan Policy E4 was superseded by
PPS4. Policy EC11 except for applications for B1 uses within an urban or village
centre. Office development on such land outside of centres was superseded by PPS4
policies EC15, EC16 and EC17.
Since it was published in March 2012, the NPPF must be considered alongside policy
E2 of the Local Plan (and may be given more weight). The second criteria of policy E2
that begins ‘the expansion of an existing firm’ now carries limited weight because it is
too restrictive and conflicts with paragraph 21 of the NPPF which states:
‘local authorities should… support existing business sectors, taking account of
whether they are expanding or contracting and, where possible, identify and plan for
new or emerging sectors likely to locate in their area. Policies should be flexible
enough to accommodate needs not anticipated in the plan and to allow a rapid
response to changes in economic circumstances’.
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Policy E3: Safeguarding Existing and Allocated Business, Industrial and
Warehousing Land
The loss of business, industrial and warehousing premises to non employment uses will
not be permitted unless:
1. The retention of the land or premises has been explored fully without success; or
2. The land or premises are unsuitably located in terms of its impact on the
environment, levels of traffic movement, its accessibility to public transport and its
link with the infrastructure, and its impact on the amenity of the area or adjoining
occupiers;
And there is existing suitably located land or premises either on the market or with
outstanding planning permission, for any displaced firms.

The NPPF must be considered alongside policy E3 of the Local Plan (and may be given
more weight). Policy E3 carries full weight for Strategic Employment Sites (see section
2.7 of main report) and is supported by paragraph 21 of the NPPF (second bullet)
states;
‘local authorities should identify strategic sites for local and inward investment to
match the strategy and meet the anticipated needs over the plan period’.
However for sites that have not been designated as strategic we must take account of
NPPF paragraph 51 by:
‘approving planning applications for change to residential use and any associated
development from commercial buildings (currently in the B use classes) where
there is an identified need for additional housing in that area, provided that there
are not strong economic reasons why such development would be inappropriate’.
Applications of this nature will be considered on a case by case basis. The supporting
text to Local Plan Policy E3 (paragraph 6.29) sets out that the Council will resist the
loss of suitably located premises unless it can be fully proved (by a comprehensive
marketing strategy of at least 12 months) that the land or premises are no longer
required for employment uses. Each case will be considered in its merits but the
Council will expect the marketing to have taken place for a continual period of 12
months prior to the submission of any application to change from employment use.
The economically turbulent conditions have resulted in a decline in demand for
economic land (premises) in the key use classes (A2, B1, B2 and B8). Therefore, the
Council consider the requirement for 12 months marketing is insufficient and could lead
to the loss of important employment stock that will be difficult to replace over the plan
period.
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Policy E4 – Restraint on Business, Industrial and Warehousing Employment
Development
Additional business, industrial and warehousing development will normally be permitted
only on sites identified for such purposes in proposal E1, the Guildford town
redevelopment sites chapter and existing sites in accordance with policy E2.
Development proposals which make provision for the modest expansion needs of existing
firms on immediately adjacent land or the accommodation of small firms are not prohibited
by this policy where they comply with the local plan.

A key criticism of policy E4 is that it assumes that policy E1 will provide more than 21
ha of new employment land over the plan period. In reality only 1.6 ha of new
employment land has been developed since 2003 and therefore companies seeking to
expand have had a limited choice of new premises. This has constrained the supply of
used stock in the borough. Policy E4 permits modest expansion of existing economic
premises where they satisfy local plan policies. This limits the ability of business to
expand to meet their operational needs. These issues are reflected in the findings of
the 2008 Guildford Business Survey which concludes that 65% of businesses were
unable to expand at their current location and 56% of businesses are likely to require
an increase in floor space between 2013 and 2018. Whilst the economic downturn may
have impacted businesses expansion plans over the short term, the findings of the
business survey emphasise how during a period of relative economic stability the local
plan has failed to provide sufficient employment land and premises to meet the needs
of local businesses.
The National Planning Policy Framework (March 2012) is likely to be given greater
weight in determining planning applications and appeals than policy E4 of the Local
Plan. Policy E4 is considered to be too restrictive and conflicts with NPPF paragraph
21 which states:
‘support existing business sectors taking account of whether they are expanding
or contracting… Policies should be flexible enough to accommodate needs not
anticipated in the plan and allow a rapid response to change in economic
circumstances’.
To summarise, the failure of Policy E1 to provide sufficient new employment land has,
combined with the restrictive policies of Policy E4, with the result that the ability of
businesses to expand has been restricted and growth in the local economy has been
constrained. Between December 2009 and March 2012 Local Plan Policy E4 was
superseded by policy EC11 of PPS4.
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Policy RE15 – Major Development Sites in the Green belt
The council has identified the following major development sites in the Green Belt:
BTRE Vokes, Normandy (Henley Park)
Research Institute, Pirbright
Peasmarsh Industrial Estate
A. Infilling
Within the sites defined on the Proposals Map limited infilling will be permitted where it
would:
1. Have no greater impact on the purposes of including land in the Green Belt than
the existing development
2. Not exceed the height of the existing buildings; and
3. Not lead to a major increase in the developed proportion of the site.
B. Redevelopment within these sites will be permitted where it would:
1. Have no greater impact than the existing development on the openness of the
Green Belt and the purposes of including land in it, and where possible have less;
2. Contribute to the achievement of the objectives of the use of land in Green Belts;
3. Not exceed the height of the existing buildings; and
4. Not occupy a larger area of the site than the existing buildings (unless this would
achieve a reduction in height, which would benefit visual amenity.

Policy RE15 has had some success. The BTRE Vokes site has been granted planning
permission for wide-scale redevelopment to deliver more modern business premises to
meet the needs of the business community. Due to the high density of the original
development the approved redevelopment scheme has been able to provide a
substantial employment site that satisfied conditions B3 and B4 of Policy RE15.
The Peasmarsh Industrial Estate provides redevelopment to replace the existing units
which experience relatively high vacancy rates because they are old and do not meet
current standards for such employment use (specifically the height of their eaves).
However, due to the current configuration of the site, for redevelopment to be viable
and provide the types of units required by the market, it is highly likely that the new
development would need to occupy a larger area of the site than the existing buildings.
This goes against Policy RE15 condition B4.
To summarise, policy RE15 has enabled the redevelopment of the BTRE Vokes site,
Normandy (Henley Park) to provide light industrial or storage and distribution
accommodation to meet the needs of the local economy. However, in the case of the
Peasmarsh Industrial Estate the policy is preventing the redevelopment of this strategic
employment site to provide accommodation to meet the needs of the local businesses.
The NPPF must be considered alongside policy RE15 of the Local Plan. We consider
Policy RE15 to be consistent with the NPPF which states:
‘A local planning authority should regard the construction of new buildings as
inappropriate in Green Belt. Exceptions to this are… limited infilling or the partial
or complete redevelopment of previously developed sites (brownfield land),
whether redundant or in continuing use (excluding temporary buildings), which
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would not have a greater impact on the openness of the Green Belt and the
purpose of including land within it than the existing development.’ (NPPF,
paragraph 89 – bullet 6) .
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Appendix B: Employment and Industrial Characteristics Review of
Guildford
Summary of the borough’s economy
High levels of economic activity.
High median earnings.
Highly skilled workforce, with above average educational attainment.
Employment is concentrated in the service sector (86% of jobs in 2008).
Relatively high levels of entrepreneurship (measured by VAT registrations and
self-employment rates).
Employment is concentrated in the central wards of Friary and St Nicholas,
Onslow and Holy Trinity.
Some pockets of relatively weak educational attainment and post-16
engagement.
Business stock in Guildford is growing (18 per cent growth between 1998 and
2007) which is in line with the national average (18 per cent) and slightly above
the average for Surrey (16 per cent).
Of 6,300 new jobs created in the Borough between 2002 and 2008, 3,100 were
in rural wards (Guildford Economic Study, 2009).

Summary of the borough’s travel to work area and commuting patterns
Data from the 2011 Annual Population Survey 54 per cent of the borough’s
working age residents’ work within the borough, whilst the remainder commute
out to work.
The detailed travel to work data from the 2011 Census will be released in
February 2014.
It is estimated that approximately 50 per cent of all jobs within the borough are
taken by inward commuters.
Summary of the borough’s property market
The borough of Guildford has a well established business base.
Firms tend to be companies not tied to the borough (known as footloose) and will
consider locating to premises in neighbouring local authority areas.
The borough has a specialisation in office properties which account for almost 40
per cent of all business units compared to the national average of 25 per cent.
Whilst the number of office and warehouse premises in the borough has
increased over the past ten years, the number of industrial units has declined.
Over the past decade a large number of new firms have entered the area partly
as a result of the increased provision of land for employment purposes and the
construction of more business premises.
Much of this recent growth has been in the service and high tech manufacturing
sectors as new office developments have been constructed and the Surrey
Research Park expanded.
There are issues related to the provision of ‘move on’ premises for existing local
firms.
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Local business survey
A local business survey was conducted in 2008 prior to the onset of the economic
downturn. Therefore the resulting data (following) should be treated with caution:
Over half of all firms that responded to a local business survey stated that they
expected their floor space requirements to increase over the next ten years
Two out of three firms said that they would not be able to expand at their current
location.
three out of four firms said that they hoped to move either within their existing
estate or to another estate within the borough
20 per cent of firms said that they expected to move elsewhere, either within or
outside of the Surrey area. Reasons given for moving outside of the borough,
other than a lack of suitable premises, were traffic congestion, lack of affordable
housing and high business costs.
Guildford borough office (B1) market
In July 2010 the commercial property agents Lambert Smith Hampton (LSH)
published a National Office Report which highlights the state of the national market
and then provides an analysis of numerous local property markets. The reports
findings on the borough’s property market are detailed below.
In 2012 the level of take-up in the borough remained below the long-run trend
level in 2009, with 108,000 square feet of lettings.
Availability remained tight, with only 343,600 square feet (sq ft) on the market.
Grade A represented only 9.1 per cent of overall availability.
Almost 40 per cent of available stock was in suites and buildings of less than
10,000 sq ft.
Availability is only 10.1 per cent of total built stock. This is well below the
average for the Thames Valley and South East office markets.
Prime rents have remained relatively stable because of the tight supply
conditions in the borough. Prime town centre rents eased back to £27 per sq ft
in 2009, a fall of 1.8 per cent, but remained steady at that level through to the
end of Q1 2010.
Rents in the out of town market have remained stable at £25 per sq ft although
tenant incentives have risen.
Rents are likely to rise in the town centre, where the supply of large grade A
space is limited.
Since 2008 the proportion of good second-hand floor space available has
reduced whilst poor second hand stock has increased.
In addition, the Guildford Town Centre Development Study produced by Cushman
and Wakefield (2010) provides some additional context on the town centre office
market:
Guildford town centre is considered to be one of the stronger office markets in
the Thames Valley and has weathered the recession better than other competing
centres. In part this is due to a buoyant level of demand for what is an accessible
town with a strong aesthetic amenity
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There has been a historic undersupply of accommodation suitable for
contemporary grade A office requirements. This restriction of supply has created
some pent up demand, which is now being unwound as opportunities arise.
Demand for office space in Guildford town centre tends to come from
predominantly small to medium size local professional occupiers, typically in the
465 – 930 square meter (sq m) range.
In order to see a return to viability on traditional large-scale mixed use
developments there needs to be a period of economic growth / sharpening
investment yields. Market commentators suggest that yield movements are likely
to be in a positive direction over the medium term of around three to five years
As has been seen throughout the rest of the UK, the Guildford town centre office
market has felt the effects of the economic downturn in 2008 with only a limited
number of transactions taking place.
The report notes that unless market conditions improve, development is only
likely to be triggered by substantial pre lets and in the meantime sites allocated
for office development are likely to be mothballed, or changes of use sought.
Guildford borough Industrial (B2) and Distributional (B8) market
In March 2011 commercial property agents Lambert Smith Hampton (LSH) published
a National Industrial and Distribution Report which highlights the state of the national
market and then provides an analysis of numerous local property markets. The
report’s findings on the borough’s property market are detailed below:
Although 2010 was a difficult year for the borough, it was significantly better than
2009, with take up increasing by almost 27 per cent.
All transactions in 2010 were for second hand buildings as no new stock has
been built since 2008. Available stock is mainly poor quality – good quality
buildings remain in short supply.
The general shortage of industrial land could herald the return of speculative
development in late 2011/early 2012.
Guildford rental values are high compared to the national average at just under
£9 per sq ft.
In 2010 the internet accounted for 8 per cent of total retail sales, a record level.
As such LSH expect dedicated retail distribution facilities to become more
commonplace around major urban areas.
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The Guildford Property Market
In preparing an Employment Land Review the importance of identifying how the
property market within an individual local authority relates to its neighbouring
authorities is essential. The South East Regional Property Market Study29 identifies
13 functional property markets within the region of which the Surrey-South West
London Fringe (containing Guildford) is one (property market 8 in Figure 1.4.1)
Figure 1 – Regional Property Markets in the South East

Source: South East Regional Property Market Study

Within the report these property market groupings are identified as ‘areas within
which market linkages and agglomeration tendencies are most robust, and hence
where the case for cross-authority dialogue on employment land allocation is
strongest’. However, this does not mean that linkages may not exist between
different regional property markets; in particular, linkages across the boundaries of
adjacent property areas may be strong. This is likely to be the case in areas where
demand for property is high and displacement and substitution activity30 may be high.
In the case of Guildford and the Surrey-South West London Fringe property market,
there are likely to be close links with the adjacent elements of the property markets of
Brighton and Crawley, the M3 Corridor and Heathrow, Slough and High Wycombe.
However, despite these possible overlaps Guildford is designated as part of the
Surrey-South West London property market. This market is defined as covering the
western segment of the London Fringe sub-region which is a highly significant part of
the South East property market. The exact composition of the Surrey-South West
London Fringe and Guildford property markets are considered next.

29

30

South East Regional Property Market Study, CBRE, March 2007

Displacement and substitution refers to cases where firms may relocate out of high cost locations
such as London to lower cost premises in fringe areas
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Guildford borough office (B1) market
In July 2010 the commercial property agents Lambert Smith Hampton (LSH)
published a National Office Report which highlights the state of the national market
and then provides an analysis of numerous local property markets. The reports
findings on the borough’s property market are detailed below.
In 2012 the level of take-up in the borough remained below the long-run trend
level in 2009, with 108,000 square feet of lettings.
Availability remained tight, with only 343,600 square feet (sq ft) on the market.
Grade A represented only 9.1 per cent of overall availability.
Almost 40 per cent of available stock was in suites and buildings of less than
10,000 sq ft.
Availability is only 10.1 per cent of total built stock. This is well below the
average for the Thames Valley and South East office markets.
Prime rents have remained relatively stable because of the tight supply
conditions in the borough. Prime town centre rents eased back to £27 per sq ft
in 2009, a fall of 1.8 per cent, but remained steady at that level through to the
end of Q1 2010.
Rents in the out of town market have remained stable at £25 per sq ft although
tenant incentives have risen.
Rents are likely to rise in the town centre, where the supply of large grade A
space is limited.
Since 2008 the proportion of good second-hand floor space available has
reduced whilst poor second hand stock has increased.
In addition, the Guildford Town Centre Development Study produced by Cushman
and Wakefield (2010) provides some additional context on the town centre office
market:
Guildford town centre is considered to be one of the stronger office markets in
the Thames Valley and has weathered the recession better than other competing
centres. In part this is due to a buoyant level of demand for what is an accessible
town with a strong aesthetic amenity
There has been a historic undersupply of accommodation suitable for
contemporary grade A office requirements. This restriction of supply has created
some pent up demand, which is now being unwound as opportunities arise.
Demand for office space in Guildford town centre tends to come from
predominantly small to medium size local professional occupiers, typically in the
465 – 930 square meter (sq m) range.
In order to see a return to viability on traditional large-scale mixed use
developments there needs to be a period of economic growth / sharpening
investment yields. Market commentators suggest that yield movements are likely
to be in a positive direction over the medium term of around three to five years
As has been seen throughout the rest of the UK, the Guildford town centre office
market has felt the effects of the economic downturn in 2008 with only a limited
number of transactions taking place.
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The report notes that unless market conditions improve, development is only
likely to be triggered by substantial pre lets and in the meantime sites allocated
for office development are likely to be mothballed, or changes of use sought.
Guildford borough Industrial (B2) and Distributional (B8) market
In March 2011 commercial property agents Lambert Smith Hampton (LSH) published
a National Industrial and Distribution Report which highlights the state of the national
market and then provides an analysis of numerous local property markets. The
report’s findings on the borough’s property market are detailed below:
Although 2010 was a difficult year for the borough, it was significantly better than
2009, with take up increasing by almost 27 per cent.
All transactions in 2010 were for second hand buildings as no new stock has
been built since 2008. Available stock is mainly poor quality – good quality
buildings remain in short supply.
The general shortage of industrial land could herald the return of speculative
development in late 2011/early 2012.
Guildford rental values are high compared to the national average at just under
£9 per sq ft.
In 2010 the internet accounted for 8 per cent of total retail sales, a record level.
As such LSH expect dedicated retail distribution facilities to become more
commonplace around major urban areas.
Property Market – Summary of Main Points
Firms located in, or looking to locate in, Guildford are not tied to the Borough but may also
consider properties in neighbouring local authority areas. In the market as a whole, the amount of
business floorspace and the number of business units both increased by around 14 per cent over
the past ten years as compared to national averages of 10 per cent for floorspace and 6.8 per cent
for hereditaments.
Guildford’s importance within the Property market is reflected in the fact that is has the largest
amount of floorspace and number of hereditaments allocated to business use and employment, as
well as seeing the largest increases in business floorspace (22 per cent) and business units (25
per cent) amongst the six local authorities within the property market.
Nonetheless, although Guildford is part of a larger property market, it is also true that local markets
have their specialisations. Within Guildford there is a specialisation in office properties which
account for almost 40 per cent of all business units within the Borough as compared to a national
average of 25 per cent. These units are also typically small which reflects the large number of
businesses providing professional services within the Borough and the historic nature of the town
centre.
Whilst the number of offices and warehouses in the Borough has increased over the past ten
years, the number of retail units has declined. These figures highlight the dynamic nature of local
property markets and the fact that they have to evolve over time as the nature of industry and
employment changes. This evolution is in part facilitated by the quantity and quality of employment
land available within an area.
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The Guildford Property Market – Summary of Main Points
Whilst Guildford has a well established business base, a large number of new firms have entered the
area over the past decade. This growth in the size of the business base has, in part, been facilitated
by the provision of more land for employment purposes and the construction of more business
premises. Much of this recent growth has been in the service and high tech manufacturing sectors
as new office developments and the Surrey Research Park have expanded.
Although there has been a large expansion in Guildford’s property market over the past decade,
there is evidence of important issues that need to be addressed within the ELR. Over half of all firms
that responded to a local business survey stated that they expected their floorspace requirements to
increase over the next ten years. However, at the same time two out of three firms said that they
would not be able to expand at their current location.
This means that if the need to expand arises, a large number of firms within the Borough will be
forced to look for new premises. Whilst three out of four firms said that they hoped to move either
within their existing estate or to another estate within the Borough, 20 per cent of firms said that they
expected to move elsewhere, either within or outside of the Surrey area. Reasons given for moving
outside of the Borough, other than a lack of suitable premises, were problems of traffic congestion, a
lack of affordable housing and high business costs.
The information in this section shows that there are a number of issues related to the provision of
‘move on’ premises for existing local firms that need to be addressed within the Employment Land
Review if firms are to be retained within the Borough. At the same time the responses to the survey
also show that the propensity of local firms to relocate is affected by other factors some of which are
land related e.g. the provision of affordable housing. This highlights the fact, as identified in the
policy context section, that the Employment Land Review needs to be co-ordinated with other local
strategies related to transport, housing and economic development.
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Appendix C: Strengths and weaknesses of different forecasts
Table 2 - Strengths and weaknesses of employee demand forecasts
Strengths
Weaknesses
Easily translated to jobs by sector as
Do not apply policy-on factors to
total job figures are broken down by
inform local plan preparation
Standard Industrial Classification
(SIC) code.
Less robust over the longer term (10+
years)
The forecasts are calculated using a
disaggregation approach and local
forecasts need to be treated with a
degree of caution.
Table 3 - Strengths and weaknesses of labour supply forecasts
Strengths

Weaknesses

Labour supply forecasts can be
used to reality check labour demand
forecasts

The forecast output does not break
the labour supply down into sector
type therefore assumptions have to
be made.

Policy on aspects can be factored in
Table 4 - Strengths and weaknesses of past trend data
Strengths

Weaknesses

Provides a basic but useful reality
check on forecasts as it
demonstrates what has taken place
in the past in practice.

Does not take market segments into
account or identify sectors

Policy-on aspirations such as growth
or regeneration are not taken into
account.
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Appendix D: Detail behind the employee demand forecasts
Demand-based Gross Value Added (GVA) forecasts
Gross value added (GVA) is a measure of the value of goods and services produced in an
area, industry or sector of an economy. Figure 2.2.1 shows the impact of relatively small
differences in the assumed growth rates for GVA over time.
Compounded Annual Growth rate (CAGR) is term used for the smoothed annualised growth
over a specific time period. The effect of annual peaks and troughs is removed to show the
overall trend over a longer time period.
Figure 4 shows the impact of relatively small differences in the assumed growth rates for
GVA over time. The economic down-turn forecast (spring 2010 Experian LMD)31 for the
period to 2026 assume a compound annual growth rate (CAGR) for GVA of 1.8 per cent32
per annum. The second series (the average scenario) is based upon the forecast GVA
growth rate 2.7 per cent (CAGR) from 2008 (prior to the economic downturn). The third
series shown in the graph is derived by assuming that the growth rate that occurred in the
last 20 years (a CAGR of 4.2 per cent per annum) continues between 2006 and 202633 (the
strong economy or Working Futures scenario).
Figure 2 - Forecast GVA growth for the borough of Guildford 2006 – 2026 (£m)
8000
7000
6000
5000
4000
3000
2000
1000

A - 2010 Experian forecast trend (1.8% per annum)
B -2008 Mid range forecast (2.8% per annum)
C- Previous 20 year average growth rate (4.2% p.a.)

Source: GBC

31

Experian LMD Spring 2010
The Experian CAGR over the whole period 2006 – 2026 is severely constrained by the assumption that growth
will be almost zero between 2006 & 2011 mainly through the predicted negative growth in 2009.
33
Past trend data indicates that GVA in Guildford Borough grew by an average of 4.1per cent per annum in the
period 1986-2006.
32
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The graph above (figure 4) demonstrates the impact the economic recession has had upon
forecast GVA growth within the borough (Line A34). Line C displays the previous 20 year
GVA growth rate (1986-2006) for the borough and applies the average growth rate for the
period (4.2 per cent) to provide a GVA forecast up until 2026. It is important to note that the
Experian forecasts (A) are based upon demand driven forecast and are predominantly
based upon trend based figures, which evidence have shown to work well over the short to
medium terms (up to 10 years) during periods of economic stability. The forecast (C) is
based upon the average GVA growth between 1986 and 2006, which was also impacted
upon by a period of recession (1990-91).
The graph (figure 4) shows forecasts for future GVA growth, it must be recognised that GVA
growth does not automatically translate into an increase in employment as much of the gain
in GVA is achieved through smart growth and improvements in productivity per employee.
As an illustration of this, total employment in the borough grew by an average of 1.5 per cent
annually between 1986 and 2006, whilst GVA grew by around 4.1 per cent a year. The 2010
Experian forecasts (A) estimate that as a consequence of GVA growth and forecasts of
improvements in productivity, employment will increase by around 0.37 per cent annually
over the next 20 years.

Table 5 - 2010 Experian forecasts GVA growth and employment
Trend
Forecast
1986-2006
2006-2026
GVA (Compound Annual Growth Rate)
4.20%
1.80%
Employment (Compound Annual Growth Rate)
1.50%
0.37%
GVA (non employment generated)
2.70%
1.43%

34

Experian forecasts (A) are based upon demand driven forecast and are predominantly based upon
trend based figures, which evidence have shown to work well over the short to medium terms (up to
10 years) during periods of economic stability.
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Appendix E: Economic down-turn forecast
This appendix provides the detailed tables behind the economic down-turn forecast
produced by Experian in spring 2010.
Table 6 - Scenario one – Experian (spring 2010) employment forecast 2006 to 2026
Floor
space
Demand

Industry Sector

Employment
(number of
jobs)
2006

Change in employment
(number of jobs)

Agriculture, Forestry & Fishing
Oil and gas extraction
Mining (excluding oil and gas)

1,118
15
7

20062016
-296
-15
-6

Food, Drink & Tobacco
Textiles & Clothing
Wood & Wood Products
Paper, Printing & Publishing
Fuel Refining
Chemicals
Rubber & Plastics
Minerals
Metals
Mechanical Engineering
Electrical Engineering
Motor Vehicles & Transport
Equipment
Other Manufacturing
Gas, Electricity & Water
Construction
Likely to Demand B2

251
283
87
840
3
1,621
80
76
379
421
2,559
717

73
230
-45
140
-3
-649
-40
-72
117
-35
-1,372
-133

-18
143
-24
209
0
96
-2
-2
-49
28
366
-57

55
373
--69
349
-3
-553
-42
-74
68
-7
-1,006
-190

272
6
4,091
11,686

64
2
-12
-1,735

51
-3
-23
715

115
-1
-35
-1020

B8
B8
B8

Wholesaling
Transport
Communications
Likely to Demand B8

6,192
1,340
1,119
8,651

279
432
-137
574

-138
-8
81
-65

141
424
-56
509

B1
B1
B1
B1

Banking & Insurance
Business Services
Other Finance & Business
Public Admin. & Defence
Likely to Demand B1

2,682
15,196
2,198
4,029
24,105

-390
1,131
733
-106
1,368

-258
1,011
2
-304
451

-648
2,142
735
-410
1,819

Education
Health
Hotels & Catering
Retailing

10,026
8,622
5,167
8,314

-753
2,147
551
1,021

545
760
326
136

-208
2,907
877
1,157

B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2

20162026
-121
0
1

20062026
-417
-15
-5
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Other Services

6,003

Total - ALL industry sectors
83,714
Sectors likely to demand B1,
44,442
B2 or B8 use class space
Source: Experian and Guildford Borough Council (GBC)

364

411

775

3,220
207

3,159
1,101

6,379
1,308

The borough’s new Local Plan will plan to 2031. Unfortunately, both the Experian and
Working Futures forecasts only cover a period up until 2026. Therefore, to match the time
frame of the new Local Plan we have calculated extended forecasts to the year 2031 by
applying the compound annual growth for the period 2006-2026 to the employment forecast
for 20231. A summary of the findings is below.
Table 7 - 2031 Forecast adjustments
Industry Sector

Employment
(number of
jobs)

Likely to Demand B2
Likely to Demand B8
Likely to Demand B1
Total - ALL industry sectors
Industry Sectors likely to
demand B1, B2 or B8 use
class space
Figures may not sum due to rounding

Change in employment
(number of jobs)

11,686
8,651
24,105
83,714
44,442

2026

CAG

2031

10,666
9,160
25,924
90,093
45,750

-0.5%
0.3%
0.4%
0.4%
0.1%

10,425
9,292
26,400
91,762
46,083
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Change in
employment
(number of
jobs)
2006-31
-1,261
641
2,295
8,048
1,641

Appendix F: Translating employment forecasts to employment floor
space
In order to estimate how the forecasts of future employment change translate into an
additional demand for floor space and to take account of the changing mix of industry land,
two sets of floor space to employee ratios are available. The first set of ratios is that provided
by the South East Business Space Study. Table 8 shows that B1 Business floor space is the
most efficient user of space at just 18.3 sq m of floor space per employee.
In contrast, B2 and B8 use class users of land are less efficient, the former requiring 38.2 sq
m of space per employee and the latter 78.2 sq m per employee. However, the ratios
provided in the South East Business Space Study are averages for the south east as a
whole and in reality may not be an accurate reflection of what is happening within Surrey
and in the borough of Guildford in particular.
The cost of land within Surrey is higher than in other parts of the south east, which means
that firms need to be more efficient in their use of land in order to reduce their business
costs. This can be achieved by using land and floor space more intensively and reducing the
employment floor space ratios used in other parts of the south east where the cost of
employment land may be lower.
Table 8 – Employment/floor space ratios
Type of Floor space used
South East
average sq m per
worker
B1 – Business
18.3
B2 – General industrial
38.2
B8 – Storage and distribution
78.2

Surrey Specific
average sq m per
worker
17.6
26.8
35.9

Source: Experian and Centre for Local and Regional Economic Analysis (CLREA)

The Economy and Employment Situation in the London Fringe Sub-Region35 paper supports
the data showing floor space per employee is lower in Surrey than the rest of the South
East. The report found that floor space to employee ratio for B1 use was only slightly less
than that for the South East as a whole at 17.6 sq m per worker, the figures for B2 and B8
use class premises were significantly lower at 26.8 and 35.9 sq m per worker respectively
(see table 8).
The Homes and Communities Agency have produced an Employment densities guide
(2010), which provides advice on employment densities associated with different types of
property use. Use class B1a general office they state an average space per full time
equivalent staff of 12 sq m per full-time equivilent employee but for B1c, light industry, it is
much higher at 47 sq m per employee. For use class B2 36 sq m and B8 at 70 to 80 sq m
per employee. The space for B1 is lower than the Surrey figures set out in table 8 but the B2
and B8 are higher than the Surrey figures.
35

South East Plan Supplementary Guidance: Employment Land Reviews, South East England Partnership
Board, 2009
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Information from Guildford Borough Council’s key sites database supports the argument that
the Surrey specific figures provided by the London Fringe Sub-region study provide a more
realistic estimate of the employee floor space ratios within the borough and for this reason
this second set of figures is used throughout the rest of this report to estimate how forecasts
of future labour demand translate into need for additional B use class employment floor
space and land.
The Surrey specific figures are used throughout the rest of this report to estimate how
forecasts of future labour demand translate into need for additional B use class employment
floor space and land.
Using the Surrey specific figures, table 9 shows how the forecast change in the number of
B1, B2 and B8 use class workers between 2006 and 2031 creates a change in the need for
employment floor space and land in order to accommodate them.
An estimate for the net additional floor space required has been calculated by multiplying the
forecast change in the number of workers by the amount of floor space (measured in sq m
per worker). This has been done for each of the three use classes. An approximate gross
floor space figure, which takes account of factors such as external and internal walls could
be calculated by multiplying the net floor space figure by 1.05 to reflect the fact that approx 5
percent of usable floor space is lost to such uses.
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Appendix G: Detailed tables for the strong economy employment
forecast
Table 9 –Strong economy employment forecast 2006 to 2026
Floor space
Demand

Industry Sector

Employment
(number of
jobs)
2006

Change in employment (number of jobs)

Agriculture, Forestry & Fishing
Mining (exc. Oil & Gas)
Food, Drink & Tobacco
Textiles & Clothing
Wood & Wood Products
Paper, Printing & Publishing
Fuel Refining
Chemicals
Rubber & Plastics
Minerals
Metals
Machinery & Equipment
Electrical & Optical Equipment
Transport Equipment
Other Manufacturing
Gas, Electricity & Water
Construction
Likely to Demand B2

890
7
251
282
86
840
3
1,614
77
81
384
416
2,523
705
6
29
4,122
11,419

-176
-1
-19
-104
-9
-87
-1
-268
-13
-13
-62
-95
-575
-116
0
-5
439
-928

-154
-1
-18
-49
-4
-37
0
-224
-11
-11
-45
-72
-436
-103
0
-4
330
-684

Total
change
2006-2026
-330
-2
-37
-154
-13
-123
-1
-492
-24
-25
-107
-167
-1011
-219
-1
-9
769
-1,614

B8
B8
B8

Wholesaling
Transport
Communications
Likely to Demand B8

6,215
1,362
1,148
8,725

182
67
-72
177

195
73
-21
246

377
140
-93
424

B1
B1
B1
B1

Banking & Insurance
Business Services
Other F&Bs
Public Admin & Defence
Likely to Demand B1

2,660
15,182
2,143
4,006
23,991

161
3,035
100
16
3,311

174
4,651
68
0
4,893

335
7,686
168
16
8,205

Retailing
Hotels & Catering
Education
Health
Other Services

8,296
5,161
10,032
8,627
5,976

511
557
638
1,102
573

636
536
324
912
685

1,148
1,093
962
2,013
1,258

Total - ALL industry sectors
Sectors likely to demand B1,
B2 or B8 floor space

83,126
44,135

5,764
2,561

7,394
4,455

13,158
7,015

B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2
B2

2006-2016

2016-2026

Source: Experian and CLREA
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The original forecast was undertaken for 2007-2017. This was then projected to 2026 and
then we have rolled it forward using the compound annual growth figures (CAG) to 2031.
Table 10 - Scenario two - Working Futures - Adjustment to forecasts (2006 – 2031)
Industry Sector

Employment
2006

B2
11,419
B8
8,725
B1
23,991
ALL industry
83,126
sectors
Industry Sectors
requiring B1, B2,
44,135
B8 floor space
Figures may not sum due to rounding

Employment
2026

CAG

Employment
2031

Change
2006-31

9,805
9,149
32,193
96,284

-0.8%
0.2%
1.5%
0.7%

9,438
9,258
34,649
99,887

-1,981
533
10,658
16,761

51,150

0.7%

53,071

8,936
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Appendix H: Detailed table for employee demand forecast 3: midrange
Mid-range forecast
Table 11 – Mid-range forecast (Experian and Working Futures) 2006 - 2026
Floor
Industry Sector
Employment
Change in Employment
space
2006
2006-2016 2016-2026 2006-2026
Demand
Agriculture, Forestry & Fishing
Mining (excluding oil and gas)
B2
Food, Drink & Tobacco
B2
Textiles & Clothing
B2
Wood & Wood Products
B2
Paper, Printing & Publishing
B2
Fuel Refining
B2
Chemicals
B2
Rubber & Plastics
B2
Minerals
B2
Metals
B2
Mechanical Engineering
B2
Electrical Engineering
Motor Vehicles & Transport
B2
Equipment
B2
Other Manufacturing
B2
Gas, Electricity & Water
B2
Construction
Likely to Demand B2
B8
Wholesaling
B8
Transport
B8
Communications
Likely to Demand B8
B1
Banking & Insurance
B1
Business Services
B1
Other Finance & Business
B1
Public Admin. & Defence
Likely to Demand B1
Retailing
Hotels & Catering
Education
Health
Other Services
Total - ALL industry sectors
Industry Sectors likely to demand
B1, B2 or B8 use class space
Figures may not sum due to rounding
Source: Experian, Working Futures and GBC

1,004
7
251
283
87
840
3
1,618
79
79
382
419
2,541

-236
-3
27
63
-27
27
-2
-459
-27
-43
28
-65
-974

-138
1
-18
47
-14
86
0
-64
-7
-7
-47
-22
-35

-374
-4
9
110
-41
113
-2
-523
-33
-50
-20
-87
-1,009

711

-125

-80

-205

139
18
4,107
11,553
6,204
1,351
1,134
8,688
2,671
15,189
2,171
4,018
24,048
8,305
5,164
10,029
8,625
5,990
83,419

32
-2
214
-1,332
231
250
-105
376
-115
2,083
417
-45
2,340
766
554
-58
1,625
469
4,492

26
-4
154
16
29
33
30
91
-42
2,831
35
-152
2,672
386
431
435
836
548
5,277

57
-5
367
-1,317
259
282
-75
467
-157
4,914
452
-197
5,012
1,153
985
377
2,460
1,017
9,769

44,289

1,384

2,779

4,162

Guildford borough Employment Land Assessment (2013) Appendices

96

It is important that we take account of past long-term trends in the borough. Figure 4,
highlights that the borough experienced strong economic growth between 1986 and
2006 (average GVA growth of 4.2 per cent per annum) even though there was a
period of recession during this time period. As previously stated the Experian forecasts
(scenario one) are influenced by short term trends and can therefore be seen as the
worst case low economic growth scenario for the borough.
In light of the sustained low levels of economic growth since the recession ended, we
have produced a scenario that we consider to be effective and realistic by weighting
scenarios one and two equally.
Table 12 – Scenario three – Adjustment to forecasts (2006 – 2031)
Industry Sector

Employment
2006

Likely to Demand B2
Likely to Demand B8
Likely to Demand B1
Total - ALL industry sectors
Industry Sectors likely to
demand B1, B2 or B8 use
class space

11,553
8,688
24,048
83,419

2026
10,237
9,155
29,060
93,188

CAG
-0.6%
0.3%
1.0%
0.6%

2031
9,932
9,275
30,468
95,803

44,289

48,451

0.5%

49,551

Change
06-31

Figures may not sum due to rounding

Table 12 shows that the total forecasted increase in employment over the period 2006
to 2031 is just under 12,400 jobs. Within this there is a forecast net increase of over
6,400 in B1 jobs and just under 600 additional jobs within the B8 sector. At the same
time it is also forecast that B2 employment jobs will fall by 1440. Within this scenario
the other major increases in employment are forecast to be in Business Services,
Hotel and Catering, Health, and Retailing.
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-1,621
587
6,420
12,384

5,262

Appendix I: Comparing employee demand and labour supply
forecasts against past commercial floor space take up
Table 14 provides a summary of the estimated amounts of additional B use class
employment floor space and land that would be required under the three different
employee demand based forecasts and the labour supply forecast. It is useful to
compare the figures for floor space requirements from the labour demand and labour
supply projections with past trends.
Information from the government (Communities and Local Government) provides
details of the amount floor space in each local authority area under various commercial
headings that are similar to the three B use class definitions used in this report. This
data is a useful way to check the forecasts.
Table 13 – Employment Floor space in the borough of Guildford (ha) 1998 to 2008
B1

B2

B8

B1

B2

B8

1998

30.3

20.3

18.4

2005

36.2

19.8

22.5

1999

30.2

20.7

17

2006

36.6

20

23.1

2000

34.9

20.1

17.2

2007

38.4

19.7

23.9

2001

36.8

19.8

17.5

2008

37.9

20

24.3

2002

37.3

20.1

16.7

2003

37.9

19.7

18.1

2004

37.7

20

18.9

Change 1998
to 2004 (ha)

7.4

-0.3

0.5

Change 2005
to 2008 (ha)

1.7

0.2

1.8

Source: Neighbourhood Statistics

Table 13 shows the amount of known floor space (in hectares) for each of the three
main B use class headings between 1998 and 2008. The table is split due to the
revaluation of properties carried out by the Valuation Office in 2005 leading to a
discontinuity in the series36. This is most apparent in the data for the amount of B8 use
class floor space in the borough. This data is displayed graphically in Figure 7 below.

36

As part of the revaluation ‘properties are reassessed and floor space is added to the database that
had not been previously collected. Bulk class codes may also have been accurately assigned during
this time … this inevitable leads to some discontinuity in the series’
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Figure 3 - changes in employment Floor space (ha) 1998 to 2008
40

Floorspace (ha)

35
30
25
20
15
1998

1999 2000 2001 2002 2003
B1 (Business)
B8 (Storage or Distribution)

2004 2005 2006 2007
B2 (General Industrial)

2008

Table 13 shows that:
the amount of B1 use class floor space increased in both time periods, by 7.6 ha
between 1998 and 2008.
between 1998 and 2008 the amount of B2 use class floor space reduced by 0.3
ha to 20 ha.
the amount of B8 use class floor space increased by 5.9 ha between 1998 and
2008. However, due to changes to the data series it is important to note the
sizable jump in B8 floor space take up between the 2004 and 2005 data.
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Appendix J: Off-shoring and home based working
Changes in modern working practices mean that many firms have examined methods by
which they may be able to reduce the size of their workforce and the amount of workspace
needed to be able to accommodate this workforce.
Two of the most important methods used by firms in recent years are off-shoring and homebased working. Both of these techniques serve to reduce business costs and either directly
or indirectly reduce the amount of domestic business floor space required. The potential
impact of both of these upon future employment and floor space/land requirements are
discussed next.
Research by Experian37 investigated three forecasts for off-shoring a reversal of current
trends (forecast one), an increase in the scale and scope of off-shoring (forecast two) and
global specialisation when companies move their operation offshore (forecast three). The
results for these three forecasts are displayed in table 14.
Table 14 – The impact of off-shoring upon future employment in the South East
Industry sector
Business services
Banking and insurance
Other F&B services
Communications
Wholesaling

Percentage of employment gain/loss 2006 - 2026
Forecast One
Forecast Two
Forecast Three
-8.46
1.85
-11.50
-16.64
3.10
-21.35
-6.39
1.35
-8.45
-8.25
1.15
-6.04
-3.57
0.3
-10.77

Source: Experian

Forecast one in table 14 shows that a reversal of the trend towards off-shoring would lead to
a small increase in the amount of new jobs generated as firms transfer their activities from
offshore back to the UK.
In contrast, forecasts two and three both show that any increase in off-shoring activity by
firms in the South East would lead to a relative loss of employment, with the largest losses in
Business services and Banking and insurance with a geographical focus on the M3/M4
corridor and Gatwick. In the worst-case forecast 21 per cent of South East Banking and
Insurance jobs would be lost to off-shoring. Given the anticipated growth in this sector it is
estimated that a total 24,500 jobs would be lost throughout the region. The differences in the
extent of the impact of off-shoring on different industry sectors reflect their suitability for the
placement of certain aspects of their business operations overseas. The losses in business
and banking reflect the fact that many firms in these sectors have located part of their call
centre and back office operations overseas.
In order to estimate the likely impact of off-shoring upon the borough’s economy it is
assumed that any impact upon the borough would be similar to the regional average. Table
15 provides a summary of how off-shoring forecast two (continued growth of off-shoring)
37

Experian, ee http://www.southeastra.gov.uk/documents/regional_planning/tourism/impact_of_offshoring_report.pdf
Guildford borough Employment Land Assessment (2013) Appendices

100

would impact upon each of the forecasts previously considered. The table shows the likely
impact upon employment and then how this translates to demand for additional floor space
and land.
Table 15 – The impact of off-shoring on labour demand forecast three employment
forecast

B1
Employment
B2
Employment
B8
Employment
B use class
Total

Forecast 3
Change in
Employment
2006 to 2031

Compound
annual growth
(CAGR)
Off-shoring

Change in
employment
2006 to 2031
with offshoring

Impact of offshoring on
employment

Reduction in
forecast
employment
growth (%)

6,420

-0.4%

5,790

-630

-9.8%

-1,622

0.0%

-1,621

0

0.0%

587

-0.2%

559

-28

-4.7%

5,262.2

-0.5%

4,728

-658

-10.2%

Table 16 – The impact of off-shoring on labour demand forecast-three employment
forecast
Type of Floor space used

Floor space
requirement
(sq m per
worker)

Forecasted
additional
workers
2006 to 2031

Net
Additional
Floor space
Required (ha)

B1 – Business

17.6

5,790

10.2

B2 – General industrial

26.8

-1,621

-4.3

B8 – Storage and distribution

35.9

559

2.0

1

4,728

8.7

Net additional floor space/ land required
Figures may not sum due to rounding.

Source: Experian, CLREA, Working Futures and Guildford Borough Council
Notes: 1 – It is assumed that 80% of released B2 use class land will be retained for other B use class uses.

In summary, the analysis of off-shoring shows that the effects may be a reduction in the total
number of jobs created in the borough between 2006 and 2031 (just over 650). The impact
upon the future demand for floor space and land is relatively significant, particularly in
relation to the sectors that occupy office (B1) floor space. The nature of off-shoring means
that sectors such as Business, Finance and Banking are most suited to this type of work
practice and if these types of activities continue to grow as forecast, the net demand for
additional B1 floor space will reduce by 9.8 per cent for office (B1) accommodation and 4.7
per cent for Storage and Distribution compared to the base Labour demand forecasts.
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Table 17 shows that HBBs are most common in Agriculture and Construction accounting for
45.5 and 17.5 per cent of the working population respectively. The number of people
employed in HBBs falls to very low levels in sectors such as Manufacturing, Retail and
Public administration. The graph shows that HBBs are most suited to small or micro sized
businesses either where the business is located alongside the owners home i.e. agriculture
or where the service undertaken is provided at the customers place of residence for example
construction. Businesses which require large working premises such as Manufacturing and
Wholesale or a point of sale which the customer visits are often not suited to operation as an
HBB.
Table 17 – Home based businesses by industry sector

Agriculture & Fishing
Manufacturing, transport &
communications
Construction
Wholesale, retail and hotel
and catering
Finance & business services
Public administration
Total/Average

Working
Population

Number of
Home Based
Businesses

Number of
HBB
Employees

Percentage
of Working
Population

10,894
10,287

Total
number of
people in
HBBs
22,410
21,161

49,200
791,600

11,516
10,874

340,600
765,200

30,709
13,435

29,051
12,710

59,760
26,145

17.5%
3.4%

794,400
1,436,000
4,177,000

42,865
32,309
141,708

40,550
30,564
134,056

83,415
62,873
275,764

10.5%
4.4%
6.6%

45.5%
2.7%

Source: Step Ahead Research
Although it is likely that the incidence of home based businesses may vary within the region,
as a high cost location, with a relatively high level of entrepreneurship it is reasonable to
assume that the level of HBBs within Guildford borough may approximate to the regional
average. Applying the percentages shown in Table 18 to the various employment estimates
for the borough it is possible to estimate that approximately 900 more people will be working
in, or employed by, a home based business in 2031 than in 2006 leading to a small
reduction in the demand for additional floor space and land.
Table 18 – The impact of home based working on labour demand employment
forecasts

B1
B2
B8
Total

Change in
Employment
2006 to 203

Change in employment 2006
to 2031 with home based
working

Impact of home
based working on
employment

Reduction in forecast
employment growth
(%)

6,420
-1,621.5
587.0
5,262.2

5,580
-1,681
564
4,464

-840
-60
-23
-922

-13.1%
3.7%
-3.9%
-15.2%
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Table 19 – The impact of home based working on employee demand employment
forecasts
Type of Floor space
used

Floor space
requirement
(sq m per
worker)

Forecasted
additional
workers 2006
to 2031

Net Additional
Floor space
Required (ha)

B1 – Business

17.6

5,580

9.82

B2 – General industrial

26.8

-1,681

-4.50

B8 – Storage and
distribution

35.9

564

2.03

4,464

8.24

Net additional floor space/ land required

1

Figures may not sum due to rounding.
Source: Experian, CLREA, Working Futures and Guildford Borough Council
Notes: 1 – It is assumed that 80% of released B2 use class land will be retained for other B use class uses.

Combined impacts of off-shoring and home working
In order to determine the potential impacts of off-shoring and home working upon labour
demand forecasts, the combined impacts of off-shoring and total employment have been
calculated in table 20 and 21.
Table 20 – The impact of offshoring and home based working combined
Use
Class

Net change in
Employment
2006 to 2031

Impact of
off shoring

Impact of home
based

Impact of off
shoring and
home based
working on
employment

Reduction in
forecast
employment
growth (%)

B1
B2
B8
Total

6,400
-1,700
600
6,500

-630
0
-28
-658

-850
-60
-20
-930

-1,500
-60
-50
-1,600

-23%
12%
-9%
-24%

Table 20 shows the largest impact of home working and offshoring is on businesses
requiring B1 (business) floor space.
Table 24 summarises the impact that the projected reductions would have upon average
annual take of both labour demand and labour supply forecasting techniques.
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Table 21 – The impact of offshoring and home based working on employee demand
employment land forecasts
Use
Class

Net change
in
employment
floor space
(ha) 20062031

Impact of
off shoring
(ha)

B1
B2
B8
Total

11.30
-4.40
2.10
12.00

-1.11
0.00
-0.10
-1.21

Impact of
home
based
working
(ha)

-1.48
-0.16
-0.08
-1.72

Impact of off
shoring and home
based working on
employment floor
space (ha)

Net change in
employment floor
space (ha) with impact
of off shoring and
home based working

-2.59
-0.16
-0.18
-2.93

8.71
-4.56
1.92
9.07

Table 22 – The impact of off-shoring and home based working on labour supply
employment forecasts
Use
Class

Net change in
Employment

Impact of
off shoring

Impact of
home
based
working

Impact of off
shoring and
home based
working on
employment

Impact of off
shoring and
home based
working on
employment

Reduction in
forecast
employment
growth (%)

2010 to 2031

B1

5,762

-640

-640

-1280

4,482

-22.2%

B2

-1,319

-41

-41

-82

-1,400

6.2%

B8

577

-19

-19

-38

539

-6.5%

Total

5,262

-699

-922

-1621.5

3,641

-30.8%

Table 23 – The impact of off-shoring and home based working on labour supply
employment land forecasts
Use
Class

Net change
in
employment
floor space
(ha) 20102031

Impact of
off
shoring
(ha)

Impact of
home
based
working
(ha)

Impact of off
shoring and home
based working on
employment floor
space (ha)

Net change in employment
floor space (ha) with
impact of off shoring and
home based working

B1
B2
B8
Total

10.14
-3.53
2.07
9.38

-0.84
0.00
-0.08
-1.21

-1.13
-0.11
-0.07
-1.28

-1.97
-0.11
-0.15
-2.49

8.17
-3.64
1.92
6.89
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Table 24 - Adjusted average annual take up of net floor space by adjusted forecast
technique
B2 – General
B8 – Storage and
B1 – Business
industrial
distribution
Labour demand 2006 2031 (adjusted)
0.35
-0.18
0.08
Labour supply 2006 2031 (adjusted)
0.37
-0.17
0.09
Trend 1998 - 2008
0.69
-0.03
0.54

Figure 9 below displays the variation between the projected floor space requirements
by the three forecast techniques after the potential impacts of home working and offshoring have been applied to both labour demand and labour supply projections. To
quantify the findings, labour demand office floor space requirements are projected to
reduce by 2.6 ha and labour supply by 2.0 ha over the plan period as a result of
home working and off-shoring.

Figure 4 - B1 floor space requirements (2007-2031) by adjusted forecasting technique
(ha)

B1 floor space requirements (ha)
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12.0000
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8.0000
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Mid-range - labour demand scenario 3 (adjusted for off shoring and home working)
Labour supply (adjusted for off shoring and home working)
Past trend (1998-2008)
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Figure 10 below displays the variation between the projected floor space
requirements by the three forecast techniques after the potential impacts of home
working and off-shoring have been applied to both labour demand and labour supply
projections. To quantify the findings, labour demand light industrial floor space
requirements are projected to reduce by between 0.11 and 0.16 ha over the plan
period as a result of home working and off shoring.
Figure 5 – B2 floor space requirements (2007-2031) by adjusted forecasting technique
(ha)
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B1 floor space requirements (ha)
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Figure 11 below displays the variation between the projected floor space
requirements by the three forecast techniques after the potential impacts of home
working and off-shoring have been applied to both labour demand and labour supply
projections. To quantify the findings, labour demand storage and distribution floor
space requirements are projected to reduce by around 1.9 ha over the plan period as
a result of home working and off shoring.
Figure 6 – B8 floor space requirements (2007-2031) by adjusted forecasting technique
(ha)
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Appendix K: Meeting the need for additional floor space
It is important to recognise that the spatial requirements of specific industry sectors will
vary and factors other than just location and access will come into play. These factors
were considered within the report to the South East England Regional Assembly
(SEERA) entitled Spatial requirements of key sectors within the South East. Appendix G
of the ELA Appendix Document provides a summary of the spatial requirements of
some of the key growth sectors within the south east. The table shows that whilst factors
such as proximity to universities and specialised research and development facilities are
important for firms in the Environmental Technology sector, high quality
telecommunications and transport infrastructure is vital for firms in Financial and
Business services.
To accurately assess the potential of released premises and land for alternative
employment use information on the spatial requirements of different industrial sectors is
vital. Whilst a released site on the urban fringe may not be suitable for use as a
commercial office development within the finance sector, it may well be suitable for light
industrial premises to support the expansion of Small and Mediums Enterprises in the
Borough (SMEs). For example it may suit a development by small or medium sized
environmental technologies firm seeking move on accommodation close to the
University of Surrey. The ability to match the supply of existing land or premises and
future land allocations with the demands of emerging and expanding firms will be crucial
to optimising the amount of released land that is successfully developed for economic
uses.
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Appendix L: Guildford Plaza and Henley Business Park

Guildford Plaza, Portsmouth Road
In February 2008 planning permission was granted (on appeal) for the construction of
two interconnected office buildings to provide 9,208 sq metres of B1 floor space.
In July 2010 permission was granted to extend the time for development to begin by
five years meaning that development shall be begun before 20 July 2015.
At the time of writing development had not commenced on the site and the Town
Centre Development Study 2010 comments that the deliverability of the scheme is
uncertain due to the difficulty of securing funding for speculative projects.

Henley Business Park
Henley Business Park was formerly occupied by a large group of industrial buildings
which were originally established during the Second World War. It is now one of the
boroughs strategic employment sites (6 hectares) and is located within the Green Belt
in Normandy.
The first phase of the development to deliver 9,100 sqm of modern employment floor
space is complete and fully let. The site received reserved matters consent in 1998
for 19,333 sqm of floor space plus 477 car parking spaces. Since then there have
been a number of further reserved matters applications. The second phases involved
the demolition of the former Btre Vokes factory (29,100 sqm of floor space) and a
2,011 sqm replacement building on the site for Kirk Petrophysics completed in 2012.
We can assume the site has remaining capacity for around 17,322 sqm of office (B1),
general/light industrial (B2) and storage and distribution (B8) floor space. Given the
identified need for modern industrial / storage and distribution floor space it is
anticipated that development will commence in the near future.
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Appendix M: Maximum potential supply without land release
The following three graphs (figures 15 - 17) have been produced to provide a visual
indication of the potential land available for the three use classes.
Figure 7 - Maximum supply of B1 (office) without land release
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Figure 8 - Maximum supply of B2 (industrial) without land release
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Figure 9 - Maximum supply of B8 (storage and distribution) without land release
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Appendix N: Reality check
The following three graphs provides an estimate of the supply of employment land that
could be supplied without the need for land allocations.
Figure 10 – Estimated deliverable supply of B1 (office) without land release
12
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10

Floorspace (ha)

8
Lower baseline

6

4

1.9
0

2
2.7
0
Floorspace arising from intensification (gross) ha
Unimplemented permissions (ha)
Marketed vacant floor space
Floorspace requirement range

Guildford borough Employment Land Assessment (2013) Appendices

113

Figure 11 - Estimated deliverable supply of B2 (industrial) without land release

Figure 12 - Estimated deliverable supply of B8 (storage and distribution) class floor
space without land release
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Appendix O: Employment and Industrial Characteristics of
Guildford
An evidence base for the Guildford Borough Economic Strategy document was produced,
which sets out a detailed analysis of the characteristics of the borough’s economy in terms of
the demand for, and supply of jobs, the characteristics of the labour force, and operational
and planning issues facing Guildford’s businesses.
Table 25 - Breakdown of working age population
% of working age population who are
economically active1
% of working age population who are selfemployed1
% of working age population claiming JSA2
% 18-24 year old residents claiming JSA for 12
months+ 2
% 25-.49 year old residents claiming JSA for 12
months+ 2
% 50-64 year old residents claiming JSA for 12
months+ 2
Median weekly earnings (workplace) (£)3
Median weekly earnings (residents) (£)3
1

2

Guildford
81.5

SE
79.3

GB
76.3

11.3

10.3

9.0

1.8
0.1

2.5
0.2

3.7
0.3

0.3

0.4

0.7

1.3

1.5

2.0

552.0
613.0

523.7
547.8

500.4
501.8

3

Sources: NOMIS (Oct 09-Sep 10) NOMIS – Out of Work Benefits (April 2011) NOMIS (2010)

In general, Guildford borough has a prosperous economy characterised by levels of
economic activity above the national average, above average median weekly earnings, and
a low incidence of benefit claims. Table 25 shows that Guildford borough has an economic
activity rate of 81.5 per cent which is exceeds the national and regional averages, 76.3 per
cent and 79.3 per cent respectively. Furthermore, the borough has a high self-employment
rate of 11.3 per cent, possibly indicating the presence of an entrepreneurial spirit within the
local economy. Median weekly earnings for jobs based in Guildford borough (£552) show a
marked difference between regional (£523 and national (£500) averages. Nonetheless, the
borough’s residents have median earnings of £613, which suggests that many are
commuting to better paid jobs outside of the borough, a large proportion of which are based
in and around London.
Turning to those borough residents who are currently out of work, the April 2011 claimant
count statistics indicate a relatively low incidence of Job Seekers’ Allowance claims of 1.8
per cent compared to the national average of 3.7 per cent. The borough does have a lower
proportion of claimants receiving the benefit for twelve months or more compared national
and regional averages.
It is useful to examine how the working age economic activity rate varies within Guildford
borough according to gender (see Table 26).
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Table 26 - Economic activity rates by gender and age
% of WA population who are economically active
Guildford
Overall Economic Activity
rate
Gender
Males
Females

South East

UK

81.5

Enterprise
M3
80.7

80.2

76.3

86.5
76.5

88.0
73.7

85.8
73.0

82.6
70.1

Source: APS (Oct 09 – Sep 10)

Table 26 shows that there are some disparities amongst economic activity rates within
Guildford borough according to the gender of individuals. Economic activity rates amongst
working age males (86.5 per cent) are higher than the Local Enterprise Partnership
(Enterprise M3), regional and national averages. Female economic activity rates in
Guildford borough (76.5 per cent) are below the male economic activity rate, with the gap
between the two being less than the regional and national average. Overall female economic
activity rates are high compared to the LEP, regional and national benchmarks.
Table 27 - Proportion of economically inactive working age population wanting a job
Working Age economically inactive
Guildford
Enterprise
South East
UK
who would like a job
M3
Number
3,700
35,100
----%
4.2
4.9
5.5
5.7
Source: NOMIS (Oct 09 - Sep 10)
The above data indicates that there are 3,700 people in Guildford borough who are of
working age and economically inactive who would like a job. The percentage of
economically inactive residents seeking employment in the borough is below the national,
LEP and regional average.

The Supply of Labour and Skills
When conducting an Economic Land Assessment, the level of skills and qualifications
amongst the resident labour force is an important consideration because it will affect whether
or not firms are able to locally source labour or are forced to ‘import’ labour with the required
skills from elsewhere. Similarly, the local availability of jobs to suit the skills set of the
resident labour force is likely to influence commuting patterns, and ultimately, employment
rates.
Table 28 demonstrates that Guildford borough enjoys relatively high levels of educational
attainment amongst its residents, with a higher proportion of the working age population
qualified to at least Nation Vocational Qualification (NVQ) Level 2 (70.8 per cent) and at
least NVQ Level 4 (34.2 per cent) than the regional and national average.
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Table 28 - Overview of educational attainment
Guildford
% of WA population with no
qualifications
% of WA population achieving NVQ
Level 2+
% of WA population achieving NVQ
Level 4+
Source: APS (Jan 09 – Dec 10)

Enterprise
M3

South
East

UK

8.8

--

9.2

12.3

70.8

--

69.0

65.4

34.2

--

32.6

29.9

However, although Guildford borough has a lower proportion of working age residents with
no qualifications compared to regional and national averages, there are nonetheless a small
number of Lower Super Output Areas (LSOAs) within the Borough, whose residents
currently achieve below average educational attainment, and whose young people are less
likely to engage in further or higher education. These LSOAs tend to be concentrated in a
small number of wards, namely Ash Wharf, Stoke and Westborough. There are a number of
schemes both local (such as the Guildford 14-18 Partnership), and national (such as the
Educational Maintenance Allowance Scheme and Apprenticeships) designed to encourage
the acquisition of skills and post 16 qualifications amongst such groups. Lack of available
data renders it impossible to determine the success of such schemes within individual
LSOAs. Nonetheless, despite pockets of high economic inactivity, Surrey as a whole has
one of the lowest proportions of 16-18 year old NEETs (not in employment, education or
training) nationally with 1,105 individuals (4.6 per cent) in 2009, compared to 6.1 per cent for
the South East region. In May 2009 there were 106 NEETs within Guildford borough.
An analysis of the present distribution of employment within Guildford borough indicates the
type of skills that different elements of the workforce are likely to have, or to be developing.
Table 29 shows that Guildford borough has a higher overall proportion of its workforce
employed in higher order occupations (managers and senior officials; professional
occupations) than the LEP and South East average. However, it is important to note that the
percentage of the boroughs population working in skilled trade occupation is equal to the
LEP and South East averages, whilst the percentage of the borough’s population working in
sales and customer service occupations is greater than the LEP and regional average.
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Table 29 - Occupational distribution of employment of residents by gender
Guildford Enterprise South
M3
East
% of all in employment who are:
Managers and senior officials
21.2
19.1
18.4
Professional occupations
19.9
17.0
14.8
Associate professional & tech
12.0
15.7
15.0
occupations
Administrative and secretarial
8.2
13.0
11.4
occupations
Skilled trades occupations
9.7
9.7
9.7
Personal service occupations
8.7
6.8
8.8
Sales and customer service
10.1
6.9
7.0
occupations
Process, plant and machine operatives
-3.5
4.9
Elementary occupations
7.1
8.2
9.8
Source: APS Oct 08 – Sep 09; -- indicates estimate is not available due to small sample size
Sectoral and cluster analysis of employment
Data drawn from the Inter Departmental Business Register (IDBR) indicates that there were
68,261 jobs in Guildford borough for employees and working proprietors across 429 different
industrial sectors in 2011. These sectors vary widely in terms of their individual employment
numbers from Hospitals (including NHS Trusts) which employ more than 3,400 people, to
highly specialist sectors employing fewer than ten individuals.
Table 30 shows employment within Guildford borough by broad industrial sector (each of
which encompasses a number of individual sectors). Service sector jobs (highlighted in bold
in Table 30) account for 86.6per cent of all employment, with the largest employer being the
public sector which in total accounts for around 32 per cent, or 22,200, jobs within Guildford
borough. These jobs vary widely from public and quasi-public administration, including work
within local authorities and various government departments, to defence, law and justice,
healthcare and education. Commercial services and retail and related activities, together
account for just over half of all employment in Guildford borough. Manufacturing accounts for
6.5 per cent of employment and construction a further 4.9 per cent. Agriculture and utilities
(energy and water) account for less than 1 per cent.

Guildford borough Employment Land Assessment (2013) Appendices

118

Table 30 Guildford borough employee jobs (2008)
Industrial sector
Employment Percentage of
2008
total
Agriculture and fishing
----Energy and water
----Manufacturing
4,600
6.4
Construction
2,400
3.3
Distribution, hotels and restaurants
18,000
25.1
Transport and communications
2,200
3.1
Finance, IT and other business
18,300
25.5
services
Public admin, education and health
21,600
30.1
Other Services
4,000
5.6
Tourism relayed services
5,300
7.5
76,400
Total
Source: NOMIS (ONS Annual Business Enquiry data – 2008)
To understand the employment structure of Guildford borough, and therefore likely
employment land requirements, it is useful to examine employment in finer detail by
employment sector. Table 31 shows the main disaggregated employment sectors of the
economy. The top 25 sectors account for 59,198 jobs or 86.7 per cent of the total across the
borough. Out of the top five, three are in the public sector. Of the top twenty five sectors,
eighteen occupy predominantly B use class employment land, which is the usual focus of an
economic land assessment. The sectors pertaining to retailing and leisure are not relevant to
the preparation of an ELA.
Table 31 – Guildford Employment by SIC 2007 code in 2011
Rank

SIC Description

SIC Employees
Code

Main use
class

Relevant
to ELA

1

Education

85

8878

Mainly C or
D (some B1)

Yes

2

Retail trade, except of motor
vehicles and motorcycles
Human health activities

47

6599

A1

No

86

5787

Yes

Provision of services to the
community as a whole
Food and beverage service
activities

84

4874

Mainly C or
D (some B1)
B1

56

3494

Yes

Wholesale trade, except of
motor vehicles and motorcycles

46

3031

A3, C1
(some B use
class)
B8 and Sui
Generis

3
4
5

6
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Yes

Yes

Rank
7

8

SIC Description
Activities of head offices;
management consultancy
activities
Computer programming,
consultancy and related
activities
Office administrative, office
support and other business
support activities
Social work activities without
accommodation
Wholesale and retail trade and
repair of motor vehicles and
motorcycles
Employment activities

SIC Employees
Code
70
2725

Main use
class
B1

Relevant
to ELA
Yes

62

2259

B1

Yes

82

2253

B1

Yes

88

2045

B1

Yes

45

1700

B2, Sui
generis

Yes

78

1637

B1

Yes

Activities auxiliary to financial
services and insurance activities
Legal and accounting activities

66

1605

B1

Yes

69

1462

B1 or A2

Yes

93

1424

Mainly D

No

71

1292

B1

Yes

74

1133

B1

Yes

43

1069

B1 or B2

Yes

33

1062

B2

Yes

20

Sports activities and
amusement and recreation
activities
Architectural and engineering
activities; technical testing and
analysis
Other professional, scientific
and technical activities
Specialised construction
activities
Repair and installation of
machinery and equipment
Construction of buildings

41

902

Yes

21

Residential care activities

87

871

Some B1 /
B2
C2

22

Other Personal Services

96

841

B1

Yes

23

Real estate activities

68

837

B1 and A2

Yes

24

Services to buildings and
landscape activities
Activities of membership
organisations

81

746

B1 or B8

Yes

94

672

B1

Yes

9

10
11

12
13
14
15

16

17
18
19

25
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No

Source: IDBR (2011)

Detailed cluster analysis carried out within the Evidence Base for the Guildford Economic
Development Study (EDS) (July 2009). An economic cluster is a collection of business
activities which are broadly related in terms of their generic output (product or service that
they produce); the similarity of their inputs (components or services); and their similar
dependence on a small number of major customers.
Clusters can be divided into two sub-groups – those which are classified as ‘traded clusters’
are likely to export their product to the rest of the UK or abroad; those which are classified as
‘non-traded clusters’ will primarily sell only to the local market.
The largest clusters within Guildford borough in terms of employment in 2007 are shown in
Table 31 Business Services and Commercial Services are the predominant clusters both in
terms of employment generated and the number of business units (there is considerable
overlap between the component sectors of these two clusters – see the EDS evidence base
for more details). The majority of the largest clusters within Guildford are service based;
manufacturing clusters within Guildford generate relatively little employment in comparison.
With the exception of Pharmaceuticals and Health, the average size of the businesses within
each of the largest clusters is relatively small.
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Table 32 - Cluster magnitude
Traded clusters

Employment
2007

Number of
employment units

Average unit
size
(employees)
7.7
69.7
4.8
7.0
11.0
10.1
11.8

Business Services
21,900
2,800
Pharmaceuticals
11,000
200
Financial Services
10,100
2,100
Education and Knowledge Creation
10,100
1,400
ICT
9,400
900
Retail
9,300
900
Leisure and Tourism
7,100
600
Non-traded clusters
Local Commercial Services
13,600
2,700
5.1
Local Health Services
8,300
400
22.9
Local construction and development
7,200
1,300
5.5
Source: Annual Business Inquiry (ABI) - Note: Data have been rounded to the nearest 100.
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Appendix P: Location of Economic Land
The location of economic land is an important consideration for the Council, which may wish
to locate future employment strategically in order to ensure that it will be accessible by a
range of transport modes in order to reduce the need to travel and thus subsequent traffic
congestion. Table 33 shows the current spatial distribution of employment across Guildford
borough. At present, the central wards of Friary and St Nicolas, Onslow and Holy Trinity
account for around 36,500 jobs or approximately 54 per cent of all jobs within Guildford
borough.
Table 33 – Guildford employment by ward
Ward
Urban / Rural
Onslow
Urban
Friary and St Nicolas
Urban
Holy Trinity
Urban
Shalford
Rural
Christchurch
Urban
Stoke
Urban
Worplesdon
Rural
Clandon and Horsley
Rural
Lovelace
Rural
Merrow
Urban
Burpham
Urban
Stoughton
Urban
Tillingbourne
Rural
Ash South and Tongham
Urban
Pirbright
Rural
Ash Vale
Urban
Send
Rural
The Pilgrims
Rural
Effingham
Rural
Westborough
Urban
Ash Wharf Ward
Urban
Normandy
Rural
Total
Source: IDBR (2011)

Total
14,166
12,618
9,738
5,215
3,229
2,865
2,299
2,001
1.757
1,719
1,431
1,415
1,368
1,251
1,161
1,001
976
953
918
857
686
558
68,182

The IDBR data suggests that there are 10 local units (employment sites) employing more
than 500 people each and a further 12 employing between 250 and 499. In common with
most parts of the county, the proportion of micro firms (employing less than five people) in
Guildford is 67.3 per cent.
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Figure 2.1 shows the location of some of the significant employment locations within
Guildford borough. Out of the top 50 employers sites 11 are located in Onslow ward, 8 are
located in Friary and St Nicolas and 8 within Holy Trinity. In addition, Onslow ward contains
five and Friary St Nichols ward contains three of the top ten employers by size. It is apparent
from the IDBR data that many of the largest employers are embedded in the Borough and
have maintained relatively steady levels of employment over the last decade. A major
source of employment within Guildford is the University of Surrey, and the affiliated Surrey
Research Park, which are located between Onslow and Worplesdon wards. For more
information on these see Section 3.5 of the Guildford Economic Development Study
Evidence Base.
Figure 13 - Significant local employers 2011 by ward

Source: IDBR (2011)

Business registrations and entrepreneurship
Table 34 displays IDBR data for the number of VAT and/or PAYE registered businesses in
Guildford and England by broad industrial sector. The table shows that Guildford’s industrial
structure is dominated by enterprises in property and business services which constitute
around 47 per cent of all enterprises, compared to just 32 per cent of enterprises nationally.
Construction has the second largest proportion of VAT enterprises in Guildford (10.7 per
cent), which is close to the national average of 11.6 per cent. This is followed by enterprises
in public administration and other services which account for 9.3 per cent of VAT/PAYE
enterprises, compared to 8.1 per cent nationally.
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Table 34 - VAT based local units by broad industry group (2008)
Guildford
England
Number

% of total

Number

% of
total

Agriculture

145

2.3

89,825

5.0

Production

335

5.3

132,825

7.4

Construction

625

9.9

175,940

9.8

Motor trades

220

3.5

66,485

3.7

Wholesale

310

4.9

108,165

6.0

Retail

730

11.6

231,800

12.9

Hotels & catering

320

5.1

126,250

7.0

Transport

130

2.1

62,365

3.5

Post & telecom

55

0.9

20,480

1.1

Finance

110

1.7

29,480

1.6

2,555

40.5

520,460

29.0

Education

105

1.7

39,405

2.2

Health

115

1.8

33,315

1.9

Public admin & other services

555

8.8

155,470

8.7

6,310

100

1,792,265

100

Industry Sector

Property & business services

TOTAL
Source: IDBR (November 2008)

It is useful to study trends in VAT registered business stock, and registration and
deregistration statistics, in order to establish how the business structure of Guildford has
been growing and changing over time. Trend data (up to 2007) includes VAT registered
businesses but not those registered only for PAYE (businesses with employees, but with a
turnover of less than £67,000 per annum). However, inspection of the IDBR and NOMIS
figures reveals that the two sets of figures are very close, indicating that the majority of
businesses within Guildford are required to register for VAT.
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Figure 14 - Index of end-of-year VAT registered business stock (1998=100)
120

Index (1998=100)

116
112

Guildford
Surrey

108

South East
UK

104

100

Source: NOMIS
Figure 2.2 shows the growth in VAT registered business stock for Guildford borough, Surrey,
the South East and the UK from 1998 to 2007. Since there is a large difference in the
magnitude of registered business stock between the UK and an individual local authority
area, the comparison has been made using an index, with the number of VAT registered
businesses in 1998 taken as the base year, and given a value of 100. The index figure for
subsequent years arises by calculating the ratio of VAT registered businesses in that year to
VAT registered businesses in 1998, and multiplying by 100.
According to the index, the number of businesses in Guildford borough grew by 18 per cent
between 1998 and 2007 which is in line with the national average (18 per cent), slightly
above the average for Surrey (16 per cent), but slightly below the average for the South East
(20 per cent). This is a slightly surprising result given the perception that Guildford, and
neighbouring districts within Surrey, are often perceived as key drivers of growth within the
South East. The net growth in the total VAT registered business stock is a reflection of the
consistently higher number of VAT registrations, than deregistrations, in Guildford borough,
over the last 10 years (see Table 35 below).
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Table 35 - VAT registrations and deregistrations in Guildford borough
Registrations
Deregistrations
Net change in stock
1998

580

415

165

1999

590

455

135

2000

575

450

125

2001

535

480

55

2002

580

505

75

2003

585

510

75

2004

530

445

85

2005

520

435

85

2006

555

450

105

2007

655

445

210

Source: NOMIS (2011)
Table 36 shows the increased prevalence of business registrations in some sectors of the
economy, relative to others. This is likely to be to some degree a reflection of the extent of
barriers to entry for each sector, with manufacturing sectors likely to have much higher set
up costs than business services or construction. Within Guildford borough, entrepreneurship
levels are higher in agriculture, construction, business services and finance than the regional
average, but slightly below average in hotels and restaurants, retail and transport.

Table 36 - VAT registrations per 1,000 employee jobs 2007
Broad sector
Guildford
South East
Agriculture

64.5

34.5

Construction

27.4

24.0

Business services

25.6

20.1

Hotels & restaurants

6.0

9.5

Retail

5.8

7.0

Transport

4.4

5.4

Finance

4.2

1.7

Manufacturing

4.1

4.2

Source: BERR and ABI
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The magnitude of VAT registrations is an indicator of the level of entrepreneurship within the
Borough economy. The more new business start-ups there are, the greater the potential
demand for (smaller) start-up business units within the borough. Guildford Borough Council
also needs to consider where such business units might be strategically located (for those
which are operated outside of individuals’ homes), in order to minimise travelling and traffic
congestion. In addition to VAT registrations, the prevalence of self-employment is another
commonly used indicator of entrepreneurship, which cannot be measured directly.
Table 37 shows that Guildford borough has above average male and female self
employment rates; this suggests a high level of entrepreneurial spirit, and a potentially
significant demand for start-up business units.

Table 37 - Self-employment rate

Male self-employment as % of WA population
Female self-employment as % of WA population
Total self-employment as % of WA population

Guildford

South East

UK

17.4

14.2

12.8

--

6.5

5.3

11.3

10.3

9.0

Source: NOMISAPS (Oct 09 –Sep 10)
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Appendix Q: The Guildford borough travel to work area and
commuting patterns
In determining future demand for and supply of employment land it is important to consider
information on inward and outward commuting. Information on travel to work patterns may
be useful in determining how self sufficient a local authority is and the impact that travel
patterns may have upon property demand and different industry sectors.
Inward commuting arises where demand for labour by businesses (both in terms of quality
and quantity) cannot be met locally and therefore has to be imported from outside of the
borough. In contrast, outward commuting results where there are insufficient jobs locally to
satisfy the demand of the local labour force or where the wages offered by neighbouring
authority areas exceed those available locally.
In relation to the Economic Land Assessment, the type of businesses that are encouraged
and provided for within a local authority area will have a direct effect upon travel to work
patterns. As an example land, provided for high tech manufacturing will result in a demand
for highly skilled and well paid professionals, whereas land for retail and leisure purposes will
tend to generate demand for less skilled employees. Whilst demand for skilled professionals
may lead to inward commuting where demand is not satisfied locally or because employees
from neighbouring areas are attracted by the higher wages on offer, demand within the retail
sector is more likely to be satisfied locally.
Figure 15 – Guildford inward commuting patterns

31804
47%

36462
53%

Borough residents
working locally
Employees commuting in

Source: Census 2001
Unfortunately, information on travel patterns is not collected regularly and the latest available
information is that provided by the 2001 Census of Population which is summarised in Figure
3.1. This figure shows that in 2001 there were a total of 68,300 jobs within Guildford
borough. These jobs were filled by local residents (53 per cent of jobs) and inward
commuters (47 per cent of jobs). The Census of Population also provides information on the
origin and destination of commuters. This information is summarised in Table 38.
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The table shows all thirteen local authority areas from where more than 500 people
commuted into Guildford borough for work. The table indicates that the most important
district in terms of providing a local labour market for firms in Guildford borough was
Waverley which accounted for 25 per cent of all inward commuters. The next most important
local labour markets were Woking, London and Rushmoor. The importance of these four
areas is shown by the fact that between them these four areas accounted for 54 per cent of
all commuters into Guildford borough.
Table 38 – Main Commuting Origins and Destinations 2001
Local Authority Area
Inward
Percentage
Outward
Percentage
Net
Commuting
of total
Commuting
of total
Balance
Waverley

7,824

24.6%

3,650

12.0%

4,174

Woking

3,668

11.5%

3,234

10.6%

434

London

2,944

9.3%

8,216

27.0%

-5,272

Rushmoor

2,582

8.1%

3,323

10.9%

-741

East Hampshire

1,650

5.2%

366

1.2%

1,284

Surrey Heath

1,628

5.1%

1,722

5.7%

-94

Mole Valley

1,468

4.6%

1,360

4.5%

108

Hart

972

3.1%

623

2.0%

349

Elmbridge

951

3.0%

1,459

4.8%

-508

Horsham

633

2.0%

160

0.5%

473

Chichester

620

1.9%

118

0.4%

502

Runnymede

582

1.8%

965

3.2%

-383

Reigate and Banstead

530

1.7%

437

1.4%

93

31,804

100.0%

30,420

100.0%

1,384

Total all areas

Source: Census of Population 2001
In terms of outward commuting from Guildford borough, the most important destination by far
is London where 27 per cent of all outward commuters travelled. The other top three
destinations are the same as for inward commuting with the top four areas between them
accounting for 61 per cent of all outward commuting. The final column of Table 38 shows the
net balance of commuting between Guildford borough and a particular local authority area.
Areas with a negative figure e.g. London have more people commuting from Guildford
borough to the area in question than from it and vice versa.
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In terms of the Economic Land Assessment the information in Table 39 provides an
overview of the labour market in and around Guildford and shows that in 2001 over 62,000
people were travelling in and out of Guildford for the purpose of employment on most days.
However, the Guildford Economic Development Study (2009) identifies that commuting
levels in and around Guildford borough are very high with an estimated 100,000 people a
day travelling within, in or out of the borough to their place of work
These figures have implications for travelling and are in contrast to the Government’s
declared intention that ideally people should live near where they work in order to reduce
traffic congestion and its consequent impacts upon the environment. However, it is also
important to note how commuting levels have changed since 2001 and the implications this
will have upon future employment land provision.
Table 39 shows that Guildford borough’s economically active population increased by 3,600
people between 2001 and 2008. At the same time the number of jobs in Guildford borough
increased by 5,200 which represents a net increase in demand for labour of 1,600
employees. If we assume that the proportion of Guildford borough residents that commute
out of the area to work stayed constant at 45.5 per cent this would mean that only 1,967 of
the additional jobs created within the borough would have been filled by local labour. This
means that in order to fill this labour supply shortage an additional 3,256 people would have
had to be recruited from outside of the borough. Whilst it is true that the percentage of
borough residents working locally may have increased since 2001, the disproportionate
increase in the number of jobs locally as compared to the increase in the size of
economically active population, means that the amount of inward commuting into the
borough must have increased during this period. Extrapolating these trends forward is
problematic due to the number of uncertainties associated with forecasting future
employment levels and propensities to travel. Table 39 shows that assuming a constant
propensity to out-commute between 2001 and 2008 the percentage of jobs in Guildford
borough now filled by in-commuters has increased from 46.6 per cent to 47.7 per cent.
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Table 39 – Estimated commuting numbers 2008 and 2026
2001
Number
Working Age Population

2008

% of EAP

Numbere

% of EAP

83,600

87,900

Economically Active Population
(EAP)

66,882

70,490

Living and Working in Guildford

36,462

54.5%

38,429

54.5%

Commuting Out of Guildford

30,420

45.5%

32,061

45.5%

Economically Inactive (not
working)

A

Change in Numbers Commuting
OUT
Number % of Jobs
in
Guildford
B
C=B-A

Number of Jobs With Guildford

68,266

Commuting into Guildford

31,804

Numbere % of Jobs
in
Guildford
73,489

46.6%

Change in Numbers Commuting IN

35,060
3,256

Source: Census of Population 2001 and CLREA University of Portsmouth
Notes: e = estimated
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47.7%

Appendix R: The Guildford property market
The Relevant Property Market
In preparing an Economic Land Assessment the importance of identifying how the property
market within an individual local authority relates to its neighbouring authorities is essential.
The South East Regional Property Market Study38 identifies 13 functional property markets
within the region of which the Surrey-South West London Fringe (containing Guildford
borough) is one (property market 8 in Figure 4.1)
Within the report these property market groupings are identified as ‘areas within which
market linkages and agglomeration tendencies are most robust, and hence where the case
for cross-authority dialogue on employment land allocation is strongest’. However, this does
not mean that linkages may not exist between different regional property markets; in
particular, linkages across the boundaries of adjacent property areas may be strong. This is
likely to be the case in areas where demand for property is high and displacement and
substitution activity39 may be high. In the case of Guildford borough and the Surrey-South
West London Fringe property market, there are likely to be close links with the adjacent
elements of the property markets of Brighton and Crawley, the M3 Corridor and Heathrow,
Slough and High Wycombe. However, despite these possible overlaps Guildford is
designated as part of the Surrey-South West London property market. This market is defined
as covering the western segment of the London Fringe sub-region.

38

39

South East Regional Property Market Study, CBRE, March 2007

Displacement and substitution refers to cases where firms may relocate out of high cost locations
such as London to lower cost premises in fringe areas
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Figure 16 – Regional Property Markets in the South East

Source: South East Regional Property Market Study
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Local Enterprise Partnership - Enterprise M3
The Local Growth White Paper, published in November 2010 by the Department for
Business, Innovation and Skills gives a greater role to local, business-led bodies promoting
local economic development, in particular through Local Enterprise Partnerships. Local
Enterprise Partnerships will be free to work with partner authorities to develop strategic
planning frameworks to address economic development and infrastructure issues.
Guildford Borough Council forms part of Enterprise M3 Local Enterprise Partnership
covering the areas of:
Basingstoke and Deane
East Hampshire
Hart
New Forest
Rushmoor
Test Valley and Winchester in Hampshire
Guildford, Surrey Heath, Waverley and Woking in Surrey and, linking with the Solent
LEP boundary
Figure 17 – Approved Local Enterprise Partnerships in the south east of England

The aims of Enterprise M3 are to:
to market and promote this economic area and build on its existing strengths to
overcome challenges and provide a strong environment for business
to seek funding through the Regional Growth Fund and any other sources of funding
that become available in the future
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to develop a strategic planning framework to address economic development and
infrastructure issues and to create an environment that supports sustainable
economic growth

Property market – floor space data
The study assesses the six districts of Guildford, Woking, Waverley, Mole Valley, Elmbridge
and Reigate and Banstead. The general employment situation in this area is one of above
average growth in the service sector but below average employment in manufacturing,
leading to a high demand for office space within this market.
Information from the Government’s Neighbourhood Statistics database shows the amount of
floor space in each local authority district allocated to different industrial uses. Table 40
displays the amount of floor space in thousands sq m under four main headings; retail,
offices, factories and warehouses. Offices, factories and warehouses are the main focus of
the Economic Land Assessment and they may be related to the main B use class uses as
shown below.
6.2
6.4
6.6
6.8
6.10
6.12

Use
Class
B1(a)
B1(b)
B1(c)
B2
B8

6.3

Definition

6.5
6.7
6.9
6.11
6.13

Offices not within class A2
Research and development, studios, laboratories, high tech
Light industry
General industrial
Wholesale warehouse and distribution

Table 40 shows that in April 2008 Guildford borough had a total of 1.136 million sq m of
business floor space across these four use categories (881,000 sq m or 88 Hectares of this
falls broadly under the classification of B use class use). This figure is the largest of all of the
districts assessed accounting for 23.3 per cent of the total of 4.88 million sq m of industrial
floor space within this extended property market.
Table 40 - The local property market (floor space thousands sq m - April 2008)
Floor space
Retail
Offices
Factories
Warehouses
Totals
(B1)
(B2)
(B8)
Guildford

255

379

200

302

1136

Elmbridge

205

292

154

284

935

Mole Valley

122

271

107

150

650

Reigate and Banstead

176

336

135

245

892

Waverley

185

163

133

172

503

Woking

178

243

173

165

759
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Totals

1121

1684

902

1318

4875

Source: Neighbourhood Statistics
Looking at the breakdown of floor space by industrial use, Table 41 shows that offices took
up the largest amount of floor space within the neighbouring property areas property market
as a whole accounting for almost 35 per cent of the total floor space. The next largest usage
is warehouses (27 per cent), followed by retail (23 per cent) with the smallest allocation to
industrial uses which accounted for 18.5 per cent of the total floor space used. The
distribution of floor space within the individual local authority areas in general reflects the
average for the property market as a whole, albeit with some local specialisations.
Examples of local specialisations include a larger percentage of floor space devoted to
offices in Mole Valley (41.7 per cent) and Reigate and Banstead (37.7 per cent), a larger
percentage of floor space allocated to industrial uses in Woking (22.8 per cent) and to
warehouses in Elmbridge (30.4 per cent). In terms of floor space allocation, Guildford
borough shows no evidence of any particular specialisation with a floor space distribution
that is typical of the extended property market as a whole.
Table 41 – The local property market floor space percentages of total (April 2008)
Floor space
Retail
Offices (B1)
Factories
Warehouses
%
(B2) %
(B8) %
%
Guildford

22.4

33.4

17.6

26.6

Elmbridge

21.9

31.2

16.5

30.4

Mole Valley

18.8

41.7

16.5

23.1

Reigate and Banstead

19.7

37.7

15.1

27.5

Waverley

28.3

25.0

20.4

26.3

Woking

23.5

32.0

22.8

21.7

Source: Neighbourhood Statistics
Table 42 shows how the amount and composition of business floor space has changed over
the ten year period from 1998 to 2008. The table shows that within the property market as a
whole the amount of floor space used has increased by 0.52 million sq m. This figure is
equivalent to an increase of 13.5 per cent over the decade, the comparable figure for
England and Wales as a whole was 10.2 per cent which shows that within the Surrey-South
West London Fringe Property Market industrial floor space growth has been slightly ahead of
the national average.
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Table 42 – Property market change in floor space (thousands sq m) 1998 to 2008
Floor space Change
Retail Offices (B1) Factories
Warehouses
Totals
1998 to 2008 sq m
(B2)
(B8)
Guildford

15

76

-3

118

206

Elmbridge

3

44

-46

78

79

Mole Valley

8

16

-10

45

59

Reigate and Banstead

-8

53

-27

79

97

Waverley

-13

14

-9

49

41

3

34

2

41

80

Retail
%

Offices
(B1) %

Factories
(B2) %

Warehouses
(B8) %

Totals %

Guildford

6.3

25.1

-1.5

64.1

22.2

Elmbridge

1.5

17.7

-23.0

37.9

9.2

Mole Valley

7.0

6.3

-8.5

42.9

10.0

Reigate and Banstead

-4.3

18.7

-16.7

47.6

12.2

Waverley

-7

9.4

-6.3

39.8

6.7

Woking

1.7

16.3

1.2

33.1

11.8

Woking
Percentage change in
Floor space 1998 to
2008

Source: Neighbourhood Statistics
It is also useful to consider how economic floor space growth has increased by class use
and within the districts. Table 42 shows that the growth in floor space within the six
authorities has been almost entirely in warehouses and offices which have increased by 46
per cent and 17.2 per cent respectively over the past ten years. This growth may have
consisted of a mix of new land allocations and the recycling of land previously used for
industrial units as evidenced by the fact that the amount of floor space allocated to this use
declined by just under 10 per cent over the decade.
However, what is most revealing about Table 42 is the amount of this growth over the past
ten years has taken place in Guildford borough. Of the 0.56 million sq m of additional
economic floor space in the property market as a whole, 37 per cent was in Guildford
borough accounting for an extra 20.6 hectares of floor space. As with the market as a
whole, this increase has been mainly focussed on additional warehouse and office space
which increased by 64 per cent (11.2 hectares) and 25 per cent (7.6 hectares) respectively.
It is also interesting that the amount of retail floor space in Guildford borough increased by
more than in any of the other districts and the decline in industrial floor space was less than
in most other districts.
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These figures provide a clear indication of the buoyant nature of the Guildford borough
property market over the past ten years with an increasing amount of economic floor space
over and above national growth rates and those of adjacent districts. However, whilst floor
space is one indicator of the state of the local property market it is also useful to consider the
actual number and size of the business units located within the property market.
The Surrey - property market – business hereditaments data
Table 43 shows the number and composition of business properties (hereditaments)40 within
the six local authority area as at April 2008. The table shows that there were just over 17,100
hereditaments and that Guildford is the single largest market with just under 3,530 units in
total accounting for 20.6 per cent of all properties within the six local authority areas.
Table 43 –Property market number of hereditaments (April 2008)
Number of
Retail
Offices
Factories
Warehouses
Hereditaments
(B1)
(B2)
(B8)

Totals

Guildford

1044

1390

438

658

3530

Elmbridge

1257

948

345

658

3208

Mole Valley

747

832

407

440

2426

Reigate and
Banstead

1141

877

339

514

2871

Waverley

1091

970

512

372

2945

Woking

852

770

294

276

2192

Source: Neighbourhood Statistics
Looking at the composition of the property market, Figure 4.3 shows that the market is
dominated by retail and offices which together account for 69.4 per cent of all properties
within the total property market area. It is useful to compare these figures to national
averages in order to identify any particular specialisations within the local property market. In
England and Wales as a whole retail premises accounted for 38 per cent of all business
properties, whereas offices represented only 25 per cent of all properties. In contrast, within
England and Wales as a whole warehouses accounted for 14.5 per cent and factories for
18.3 per cent of all units. This shows that whilst the property market area has a relative
specialisation in the provision of office space and it has a lower provision of industrial units
relative to the national average.

40

A single hereditament can consist of a group of buildings, a single building or a property within a building that is
used for single occupation. A mixed-use building will, if shared between several tenants, constitute several
hereditaments.
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Figure 18 – Composition of hereditaments property market April 2008

17%
Retail

35.70%

Offices (B1)

13.60%

Factories (B2)
Warehouses (B8)

33.70%

Source: Neighbourhood Statistics
Table 44 shows that Guildford has a relative specialisation in the provision of office units
which accounted for just fewer than 40 per cent of all commercial properties. This figure
exceeds the national average of 25 per cent and the Surrey-South West London Fringe
average of 34 per cent. This specialisation within the local property market determines, and
is determined by, the local employment structure and Guildford borough’s dependence upon
service sector employment as noted in section 1.2 and the Economic Development Evidence
Base.
Table 44 – percentage breakdown of commercial properties by type April 2008
Number of
Retail
Offices
Factories
Warehouses
Hereditaments
%
(B1) %
(B2) %
(B8) %
Guildford

29.6

39.4

12.4

18.6

Elmbridge

39.2

29.6

10.8

20.5

Mole Valley

30.8

34.3

16.8

18.1

Reigate and
Banstead

39.7

30.5

11.8

17.9

Waverley

37.1

32.9

17.4

12.6

Woking

38.9

35.1

13.4

12.6

Source: Neighbourhood Statistics
In comparison to Guildford borough, Mole Valley and Woking have the next highest
percentages of properties in the office market and thus may be seen as the closest
competitors to the borough in this part of the property market. Waverley has the largest
percentage of properties classed as factories (17.4 per cent), although the districts within
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this area fall some way behind the national average with respect to the number of industrial
units.
As with the amount of floor space it is also useful to consider how the number of business
units has changed over the ten year period from 1998 to 2008. Table 45 shows that the total
number of business hereditaments within the six districts has increased by 2065 (13.7 per
cent) over the decade. This figure is more than double the national average of 6.8 per cent
and highlights the growth in the property market that has taken place with the property
market area over the past ten years. As with the floor space figures the growth in the number
of business hereditaments has been dominated by the growth that has taken place in
Guildford borough. Of the additional 2,065 business units, 710 (34.9 per cent) were in the
borough, the next highest increase was in Mole Valley with an additional 368 units, but still
340 less than in Guildford borough.
Table 45 – Property market change in number of business hereditaments 1998 - 2008
Change in the
Retail
Offices Factories Warehouses Totals
number of
(B1)
(B2)
(B8)
hereditaments
Guildford

-62

404

28

340

710

Elmbridge

-70

56

-19

401

368

Mole Valley

-66

250

34

166

384

Reigate and
Banstead

-76

90

-25

188

177

Waverley

-69

123

118

102

274

Woking

-52

128

-24

100

152

Retail
%

Offices
(B1) %

Factories
(B2) %

Warehouses
(B8) %

Totals

Guildford

-5.6

41.0

6.8

106.9

25.2

Elmbridge

-5.3

6.3

-5.2

156.0

13.0

Mole Valley

-8.1

43.0

9.1

60.6

18.8

Reigate and
Banstead

-6.2

11.4

-6.9

57.7

6.6

Waverley

-5.9%

14.5%

29.9%

37.8%

10.3%

Woking

-5.8%

19.9%

-7.5%

56.8%

7.5%

Percentage change
in hereditaments
1998 to 2008

%

Source: Neighbourhood Statistics
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Table 46 also clearly shows that this growth, both in the market as a whole and in Guildford
borough specifically, has been dominated by increases in the number of office units and
warehouses. These figures reflect how the structure of industry and employment within
Surrey has changed dramatically over the past decade, with increasing reliance upon
service sector employment and the development of warehouse units, often on the fringes of
the urban area. The table also shows that the number of retail units declined quite
significantly in all six district areas over the ten year period which reflects consolidation in the
sector and changes in business practices which can be partly examined by analysing how
the average size of business units has changed over time.

Average size of business hereditaments
Table 46 shows how the average size of business hereditament has changed over time. The
table displays how the average size of unit varies by industry sector and district. In Guildford
borough warehouses and factories are typically the largest units with the 2008 average size
unit being 457 sq m and 459 sq m respectively, a reduction of 8 per cent and 21 per cent
respectively when compared to the 1998 averages. The reasons for this change relate to
changes in types of industry and work practices. Within manufacturing the move has been
away from heavy manufacturing and towards high tech manufacture which typically needs
less space, as typified by many of the firms located on the Surrey Research Park. Also as
the cost of land and premises has risen so firms have looked to ensure that they are using
land and premises more efficiently and productively.
Tables 46 – Average size of business hereditaments 1998 to 2008
1998 average size of
Retail Offices Factories Warehouses
hereditament (sq m)
(B1)
(B2)
(B8)

Average

Guildford

217

307

495

579

330

Elmbridge

152

278

549

802

301

Mole Valley

140

438

314

383

289

Reigate and Banstead

151

360

445

509

295

Waverley

171

176

360

456

229

Woking

194

326

538

705

333
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2008 average size of
hereditament (sq m)

Retail

Offices
(B1)

Factories
(B2)

Warehouses
(B8)

Average

Guildford

244

273

457

459

322

Elmbridge

163

308

446

432

291

Mole Valley

163

326

263

341

268

Reigate and Banstead

154

383

398

477

311

Waverley

170

168

260

462

171

Woking

209

316

588

598

346

Source: Neighbourhood Statistics
Offices and retail units are typically smaller than warehouses and factories. In Guildford
borough they average 244 sqm and 273 sqm respectively in 2008. However, again these
figures have changed over time with the average size of office unit reducing in size by 34 sq
m and the average size of retail unit increasing by 27 sqm. The reasons for these changes
again relate to work practices. In the case of retail the move has been towards larger stores
and retail outlets as supermarket and chain stores have grown to dominate the market. In
the case of offices the growth of home working and ‘hot desking’ has meant that firms have
been able to reduce the size of their premises and as such cut their business costs. The
percentage change in the average size of business unit by district and type of business use
is summarised in Table 47.

Table 47 – Percentage change in average size of business units 1998 to 2008
% Change 1998 to
Retail Offices Factories Warehouses Average
2008
%
(B1) %
(B2) %
(B8) %
%
Guildford

13

-11

-8

-21

-2

Elmbridge

7

11

-19

-46

-3

Mole Valley

16

-26

-16

-11

-7

Reigate and
Banstead

2

7

-11

-6

5

-0.5

-4.5

-28

1.3

-25.3

8

-3

9

-15

4

Waverley
Woking

Source: Neighbourhood Statistics
Looking specifically at the Guildford borough property market, it has the second largest
average size of business unit (322 sq m) exceeded only by Woking (346 sq m). However,
there is significant variation in size between different business sectors. Within the retail
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sector Guildford borough has by far the largest average size of unit (244 sq m) and this has
grown by 13 per cent over the past decade. The reasons for these differences and changes
is that as a major retail centre Guildford urban area has attracted a number of large retail
and supermarket chains such as Marks and Spencer, Debenhams, Tesco and Sainsbury’s
that are typified by large outlets.
In contrast, when we look at the office market Guildford borough has the second smallest
average size of unit (273 sq m) and this figure has fallen by 11per cent over the past
decade. There are a number of reasons for this situation; firstly Guildford borough has a
large number of businesses providing professional services such as solicitors, accountants
and property agents. Businesses in these sectors often operate as sole traders or
partnerships rather than limited companies and therefore
typically require smaller premises. Secondly, as a historic market town, the town centre,
where many offices are located, is typified by smaller properties many of which are protected
or listed buildings thus preventing the construction of large office developments.
If we look outside of the Borough to neighbouring local authority districts there is evidence of
business specialisations in particular areas:
Woking: the average size of factory and warehouse unit is significantly larger than in
average (588 sq m and 598 sq m respectively)
Reigate and Banstead: the average size of office premises (383 sq m) is significantly
higher than the averages in other districts.
Woking the average size of factory premises has increased by 9 per cent, whilst in all
other districts the average size of factory units has decreased
These figures reflect the fact that, although it is important to recognise that individual
markets within property markets can offer important local specialisations. Property markets
are by their very nature heterogeneous and are determined by many diverse factors such as
history, culture, geography and landscape as well as by local industry specialisations and
the presence of particular companies and institutions. As an example the University of
Surrey and the associated Surrey Research Park which have had a major influence on the
development of the local property market within Guildford borough.
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Appendix S: The state of the Guildford borough property market
As part of the evidence base prepared for the Economic Development Study a postal survey
of local businesses was undertaken by Guildford Borough Council in 200841. The survey was
designed to provide information on aspects such as businesses satisfaction with their
premises, future plans and perceived local strengths and weaknesses. Whilst the responses
are only from a sample of firms42, they provide a useful indication of the state of the
Guildford borough property market.
However, since the survey was completed in 2008 economic conditions have deteriorated
with a period of recession and subsequent low economic growth conditions. Therefore, we
acknowledge that the findings of the survey are likely to have changed over the short to
medium term, specifically those relating to business expansion.
Figure 5.1 shows that 70 per cent of the firms that responded to the survey had been located
within the borough for more than ten years and more than half had been there for more than
fifteen years. These figures highlight the fact that whilst Guildford borough has a well
established business base with firms having strong roots in the borough, it has at the same
time seen the entry of a large number of new firms over the past ten years. The graph shows
that 30 per cent of respondents have been in the borough for ten years or less and this
compares well to the information in Table 45 which shows that the number of business
premises within the borough increased by 25.2 per cent over the past decade.

Number of Years within the Borough

Figure 19 – Number of years business has been based in the borough

More than 15 years

54%

11 to 15 years

16%

6 to 10 years

18%

1 to 5 years

12%

0%

10%

20%

30%

40%

50%

60%

Percentage of Respondents

Source: Guildford Business Survey 2008
As part of the business survey firms were also asked about their overall level of satisfaction
with their existing business property. Figure 5.1 shows that in general most firms were
relatively satisfied with their existing premises and only 15 per cent of respondents said that
41

A postal survey was carried out by Guildford Borough Council. The survey was focused on users of B-class
space and a total of 153 responses were received.
42
The sample of firms employed a total of over 7,000 people and covered a wide range of industrial sectors and
locations throughout the Borough.
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they were either dissatisfied or very dissatisfied. In looking at some of the reasons for
dissatisfaction where it existed, firms were asked what factors they considered made
Guildford borough a bad place in which to do business. The two main reasons cited by firms
were the problems of traffic congestion within the borough and a lack of affordable housing
for employees. Both of these reasons were cited by two out of three firms in the survey and
in addition 30 per cent of firms identified planning constraints within the borough as a
problem. This information is important as it illustrates that a number of firms are experiencing
problems or dissatisfaction with their current premises which might lead them to consider
relocating elsewhere within the local or adjoining property markets.
Figure 20 - Overall satisfaction with existing business premises
45%

42%

40%
35%
30%

27%

25%
20%

16%
13%

15%
10%
5%

2%

0%
Very
Dissatisfied

Dissatisfied

Neutral

Satisfied

Very Satisfied

Source: Guildford Business Survey 2008
One of the reasons why firms might consider relocation is because of their need for larger
premises. As part of the Council’s business survey firms were asked how their floor space
requirements were likely to change in the next five to ten years. Firms were asked whether
their requirements were likely to increase, decrease or stay the same, what the percentage
change in their floor space requirement was likely to be and whether they would be able to
expand at their current location.

Figure 21 – Likely floor space requirements in next 5 to 10 years
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20%
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0%
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Source: Guildford Business Survey 2008
Figure 5.3 shows that 56 per cent of respondents expected their floor space requirements to
increase in the next five to ten years. Where responses were provided, the average increase
in floor space needed was expected to be in the region of 57 per cent. However, when asked
if required would you be able to expand at your current location, two out of three firms said
that they would not be able to do so. This means that in order to satisfy their potential for
expansion these firms would have to consider moving premises.
Information on the important question of where firms might consider relocating to is provided
by Figure 5.4. This graph shows that whilst over 42 per cent of firms said that they would like
to move to another premise within their existing site, 36 per cent said they would consider
moving to another site within the borough. However, it is also important to note that 20 per
cent of firms said that they would look at premises outside of Guildford borough, either
somewhere else in Surrey or outside of the County and another 24 per cent of firms said that
they did not know where they might move if the need arose.
Although some firms did provide multiple responses to this question, the information
contained within the graph shows that around 20 per cent of respondents said that they
expect to locate outside of the borough if the need to move arises within the next decade. If
we add to this the number of firms that stated that they did not know where they would move
to if the need arose (24 per cent), it is clear that there are many firms within the borough that
might potentially move out of the borough in the future if their property needs cannot be met
locally.

Figure 22 – Location following a future move
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As part of an on-line survey of firms carried out as part of the evidence base for the Council’s
Economic Development Strategy43, firms were asked what single factor would lead them to
consider moving away from Guildford borough. The most important factors cited were
transport and congestion (46 per cent) and the cost of premises (30 per cent).This latter
figure shows the need for action in providing more land and premises for commercial
purposes and this is highlighted by the responses shown in Figure 5.5. Slightly more than
one in three firms agreed or strongly agreed with the statement that there was ‘a lack of
suitable sites in the borough for my business needs’. In addition, the graph also shows that
one third of firms agreed, or strongly agreed, that ‘if new industrial estates were built, that
would help my business remain in the borough.
Figure 23 – Opinion regarding existing and new estates
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Source: Guildford Business Survey 2008
Guildford office (B1) market
43

An online and fax back survey was carried out between May and June 2009 as part of the evidence base
collected for the Economic Development Strategy. A total of 103 replies were received.
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In July 2010 the commercial property agents Lambert Smith Hampton published a National
Office Report which highlights the state of the national market and then provides an analysis
of numerous local property markets. The reports findings on the Guildford property market
are detailed below:
The level of take-up in Guildford in 2010 remained below the long run trend level in
2009, with 108,000 sq ft of lettings.
Availability remained tight, with only 343,600 sq ft on the market and Grade A availability
representing only 9.1% of overall availability.
Almost 40% of available stock was in suites and buildings of less than 10,000 sq ft.
Availability at 10.1% of total built stock is well below the average for the Thames Valley
and South East office markets.
Prime rents have remained relatively stable because of the tight supply conditions in the
Guildford market. Prime town centre rents eased back to £27.00 per sq ft in 2009, a fall
of 1.8%, but remained steady at that level through to the end of Q1 2010.
Rents in the out of town market have remained stable at £25.00 per sq ft although
tenant incentives have risen.
Rents are likely to rise in the town centre, where the supply of large Grade A space is
limited.
Since 2008 there proportion of good second hand floor space available has reduced
whilst poor second hand stock has increased.

Guildford industrial (B2) and distributional (B8) market
In March 2011 commercial property agents Lambert Smith Hampton published a National
Industrial and Distribution Report which highlights the state of the national market and then
provides an analysis of numerous local property markets. The reports findings on the
Guildford property market are detailed below:
Although 2010 was a difficult year for Guildford, it was significantly better than 2009,
with take up increasing by almost 27%.
All transactions in 2010 were for second hand buildings are no new stock has been built
since 2008. Available stock is mainly poor quality – good quality buildings remain in
short supply.
LSH expect that that the general shortage of industrial land could herald the return of
speculative development in late 2011/early 2012.
Guildford rental values high compared to the national average at just under £9 per sq ft.
In 2010 the internet accounted for 8% of total retail sales, a record level. As such LSH
expect dedicated retail distribution facilities to become more commonplace around
major urban areas.
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Appendix T: Identification and assessment of key economic sites
One of the main functions of the Economic Land Assessment evidence base is to identify
key economic sites which need to be safeguarded in order to protect future employment.
Locations including the town centre, business parks, industrial estates and trading estates
have been considered for safeguarding. The Council has quantified the relative importance
of these areas using information from the Inter Departmental Business Register (IDBR)
2011. Using this information key economic sites are identified as those sites/locations that
account for the greatest percentage of local employment, plus those that are significant
employers within specific locations e.g. within particular wards or rural areas.
On this basis sixteen areas have been identified as key economic sites (each area / site has
greater than 0.25 hectares of floor space) and as might be expected the single most
important site in terms of employment is the Town Centre which accounts for just over 11
hectares of floor space and around 5,100 B use class jobs. Major employers that have
located within the Town Centre in the recent past include EA Games whom have their
headquarters within the borough.
Table 48 shows that the two most important economic sites after the town centre are the
Surrey Research Park and Slyfield Industrial Estate. In addition to identifying other key sites
throughout the borough, Table 48 also identifies the actual land area, the number of
business units and that the percentage of the land converted to floor space.
These figures reflect the nature and age of individual sites and illustrate how much their
effective use of land and floor space varies. This information is also useful for considering
intensification and expansion opportunities on particular sites.
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Friary St Nicolas,
Holy Trinity
Onslow
Stoke

Town Centre
Surrey Research Park
Slyfield

102

---

463

5100

7.1
18.0

28.3
37.8

25
47

119
96

2426
2075

Employment

11.2

Number of
Business Units

Site Area (ha)

Ward

Floor space (ha)

Key economic sites

Ratio of Floor
space to site area
(%)

Table 48 – Summary of key economic sites

Cathedral Hill Industrial Estate/Guildford Industrial Estate and G1/G2/G3

Onslow

4.5

7.6

60

67

934

Merrow Lane (inc Perram Works, Bridge Park, Merrow Business Centre, SCC depot)

Merrow

3.2

7.5

43

56

761

Friary St Nicolas

2.0

4.4

45

54

634

Woodbridge Meadows

Onslow

3.1

6.9

45

19

511

Guildford Business Park

Onslow

2.9

5.5

52

12

1687

Midleton Industrial Estate

Onslow

1.4

2.5

55

13

82

Ash Vale

3.2

9.8

33

45

361

Onslow

1.1

5.4

21

30

237

Normandy

2.25

6.1

36

17

110

Pirbright Institute

Pirbright

2.0

11.0

18

7

170

Broadford Park

Shalford

0.81

1.5

54

10

189

Worplesdon

0.7

1.6

44

15

114

Quadrum park (in rural area)

Shalford

1

2.3

44

21

227

Guildway Business Park

Artington

1.3

3.6

35

13

417

Astolat and River Wey Estates and Weyvern Park (MDS in Green Belt)

Shalford

1.9

8

23

24

303

65.7

240.8

---

1074

16,168

Walnut Tree Close/Park

Lysons Avenue, Station Road West
Woodbridge Road
Henley Park / Henley Business Park

Pines Trading Estate (in rural area)

Total

Source: Guildford Borough Council / IDBR (2011)
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Figure 24 – Guildford borough key economic sites

Source: Guildford Borough Council
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Appendix U1: Guildford Town Centre
The Town Centre of Guildford is located primarily in the wards of Friary and St Nicolas and
Holy Trinity as shown below and provides in the region of 5,100 jobs within approximately
460 B-class employment units. The Town Centre provides an estimated 12 hectares of B
use class floor space as well as over 12 hectares of retail floor space. Major employment
developments within Guildford Town Centre include Onslow House occupied by Electronics
Arts (EA) Limited, Sanofi Aventis located on Onslow Street, Ranger House in Walnut Tree
Close and 1 Station View, which although currently used as office space has permission for
redevelopment to residential use. Areas of smaller offices include, Chertsey Street, Castle
Street, North Street and above the shops on the High Street.

Guildford Town Centre has good accessibility. Guildford's main railway and bus stations are
located in the town centre, with easy accessibility to London, the south west and west. The
borough is well served by rail services with direct lines to London, Portsmouth, Reading and
Gatwick.
There are four major approach roads into Guildford town centre linking with a central oneway system. There are also four major roads that pass through the Borough and connect
Guildford Town to the wider area. The M25 enters the Borough briefly at Wisley at its
junction with the A3. The A3 runs from north to south through the Borough and provides road
links to both London and the South Coast. The A31 runs along the top of the Hogs Back and
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joins the A331 Blackwater Valley Road at the western end of the borough. The A25 also
runs in an east west direction between Guildford and Reigate.
However, the town centre has many constraints; large parts of the town centre have
conservation area status and many of the historic buildings are listed. The River Wey, which
runs to the west of the centre, is prone to flooding following heavy and prolonged rainfall and
consequently development within the floodplain is restricted. The Town Centre also suffers
from road congestion at peak periods and the knock on effect of incidents on the A3 or M25
as people try to reroute through the town. The main impact of these constraints is that there
is only a limited amount of land available for development within the Town Centre as well as
reduced parking provision. The lack of land for development within the Town Centre
highlights the importance of protecting these employment sites. Table 49 provides details of
vacant floor space that was being marketed in Guildford town centre in January 2012 and an
update from July 2013.
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Table 49 - Available office and industrial premises – Guildford town centre (July 2013)

Site
High Street
32 High Street
Quarry Street
Westbury, 15 Buryfields, Bury Street
Westbury House, 5 Bury Street
First House, Park Street
Dominion House, Woodbridge Road
1 Milkhouse Gate
Blenheim House, 1-2 Bridge Street
1-5 Jeffries Passage
3 Onslow Street
2 Bell Court
1 Bell Court
The Billings, Walnut Tree Close
Turret House, 77 Portsmouth Road
York House, Pannells Court
Farnham Road
Unit 1, Eastgate Court
Grd Fl, City View Place, 67 Sydenham Rd
4 Wey Court, Mary Road
Grnd Fl, Chancery House, Leas Road
Jenner Road
Denmark Road
Walnut Tree Close
London Road
Unit 4, Eastgate Court
2-3 Walnut Tree Close
One London Square
Victoria House, London Square
20 Bedford Road
High Point, Guildford
Suite 2 River House
Edgeborough House
Friary Court
Norwich House
84 North Street
1 Pannells Court, Guildford
Town centre availability
Source GBC / Estates Gazette (July 2013)

Use
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Office
Offices / light industrial
Office
Office
Sui generis
Office
Office
Office
Office
Office
Light Industrial
Office
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Floor space
(sq m)
Marketed
July 2013
892
203
116
1,488
990
511
802
253
286
189
2,001
79
180
806
69
132
827
185
161
119
169
780
864
873
873
43
721
3,627
341
147
218
300
205
471
40
116
285
Up to 20,363 sq m

Site Assessment Working Partnership members made the following observations on the
commercial property market in the Town Centre:
Guildford has never had an oversupply of offices (B1) but there is currently an increasing
supply of large offices, predominantly due to the consolidation or closure off central /
regional government (e.g. the closure of the Government Office for the South East
(GOSE) and South East England Development Agency (SEEDA)).
5 large offices of circa 50,000 sq ft are coming onto the market at the same time
There is very little grade A quality office stock in the town centre, and there is currently no
finance to develop such units speculatively. Concern there will be a real shortage when
the economy recovers.
Offices without on-site allocated parking are not attractive to the market.
There are high levels of demand for office accommodation of approximately 20,000 sq ft
located close to a railway station and that front a main road.
There are insufficient small, modern offices in the town centre
The office market is strongly town centre focused, the further out of the town centre
offices are the more difficult it is to let them.
Concern that proposed changes to permitted development will result in the loss of a
sizable number of town centre offices (that were previously residential dwellings) due to
the higher land values for residential uses.
The loss of some small units is insignificant, but there is concern that the losing clusters
of small offices to residential uses will add up to a significant amount of floor space that
will need to replaced.
There is a need to make the best use of land and sites in the town centre, but we may
need to demolish buildings to get the most benefit out of a site.
Historic buildings (such as those on Guildford High Street)
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Appendix U2: Surrey Research Park
There is approximately 7.1 hectares of employment floor space located within the grounds of
Surrey Research Park, which is located in Onslow ward. The 28-hectare Park has been
developed by the University of Surrey over the past ten years and is now home to over 100
companies employing in the region of over 2,400 people (IDBR, 2011). The vast majority of
these jobs are provided by B-class employment units which includes a number of major
employers. The most significant of these employers are Detica Ltd, BOC Ltd, Hyder
Consulting (UK) Limited, Surrey Satellite Technology Ltd, Lionhead Studios Limited and ID
Business Solutions. More information about the Surrey Research Park, and its links with the
University of Surrey and the Royal Surrey County Hospital, can be found in the Guildford
Economic Development Study (July 2009).

The landscaped park has been developed as a series of separate low-rise buildings, which
blend in well with the gently sloping site. Within this area there is a large provision of B1 use
class floor space, which is restricted to research and development uses.
The Research Park provides a wide range of units from starter / incubation units to support
developing businesses to large bespoke buildings such as the Surrey Satellites
manufacturing facility. The condition of the buildings is generally very good although the
older parts of the site may be subject to redevelopment to suit the needs of incoming
tenants.
There are two sizable plots available for development at the Research Park, however these
are unlikely to come forward as speculative development and will need to be pre-let due to
current conditions in the commercial property market. The main access to the site is off the
A3, although this is severely congested at peak times which may prove to be a physical
constraint on the sites potential for future growth. For example it can take up to 45 minutes
to exit the research park during peak times and whilst planning permission has been granted
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for a scheme to improve the road infrastructure serving the site which may ease congestion
in and around the Research Park. The new Onslow park and ride site (2ha) is currently
under construction close to the site, between the Holiday Inn to the north and the A3 to the
south. It has been designed to intercept traffic going into the town scentre and not to provide
parking for the firms on the Research Park. The draft Surrey rail strategy sets out the future
possibility of a new railway station being built at Park Barn. This would improve access to
the site.
Despite the access issues, Table 50 shows that a range of vacant office units were being
marketed in January 2012.
Table 50 - Available office and industrial premises – Surrey Research Park (January
2012)
Site
Use
Floor space (sq m)
3 Stirling House, (2nd Floor) Surrey Research
Office
295
Park, Guildford
20 Alan Turning Road, Surrey Research
737
Office
Park, Guildford, GU2 7EF
7 Frederick Sanger Road, Surrey Research
125
Office
Park, Guildford, GU2 7EF
15 Fredrick Sanger Road, Surrey Research
125
Office
Park, Guildford, GU2 7EF
Unit 2 -8 Fredrick Sanger Road
535
Office
30 Priestley Road, Surrey Research Park
4248
Office
6,065 sqm
Research Park availability

The Site Assessment Working Partnership members consider that:
The older units in the central core provide excellent starter units of which there is a
limited supply in the Borough
There is a nice spread of buildings that attracts a range of occupiers to the site
Traffic congestion a major problem at the site, specifically during the evening peak
Need to improve walking and cycling connectivity between the site and town centre /
mainline rail station.
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Appendix U3: Slyfield Industrial Estate
Slyfield is Guildford’s foremost industrial estate covering an area of 38 hectares
incorporating 18 hectares of B use class floor space within Stoke ward. The site provides the
majority of B2 and B8 employment floor space within Guildford Borough, most of which is in
Council’s ownership, although some of the land is in the private ownership of, amongst
others, Opus Park, Dennis Specialist Vehicles and Thames Water Utilities. Overall, the
Slyfield site currently provides around 2,100 jobs (IDBR, September 2011) demonstrating
the economic importance of the estate.

The Council’s estate therefore totals approximately 34.4 ha, and is served from Moorfield
Road, Westfield Road and North Moors. Whilst the condition of the units on the site is
generally good to excellent, there are examples of older premises built as early as the 1950s
which, at present are only of average condition, but might, given the popularity of the
location, be expected to be upgraded or redeveloped over time.
Slyfield Industrial Estate is surrounded to its north, east and south-east by open Green Belt
countryside including Jacob’s Well, Riverside Park, and the River Wey. Directly to the southwest, and to the west of the A320 is residential housing of principally 1950s to 1980s stock.
The site is situated on the eastern side of the A320 Woking Road approximately one mile
north of the junction with the A25 and approximately 3.75 miles south of Woking. The A320
affords access to Guildford town centre via Stoke Road or Ladymead / Woodbridge Road,
and onto the A3. Northbound access onto the A3 is possible via the slip road off Woking
Road. However, southbound access is less direct, requiring vehicles to travel westwards
along Ladymead / Woodbridge Road to the convergence of Midleton Road, Worplesdon
Road (A322) and the entrance to Guildford Industrial Estate and Guildford Business Park.
This represents a constraining factor for southbound vehicle access as the Woodbridge
Road/Ladymead route is particularly congested during peak traffic flows. Traffic congestion
in this vicinity is being investigated as part of the Slyfield Area Regeneration Project.
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The site includes three business park developments that are self-contained. One is the
Enterprise Park, which provides twenty-three small, fair quality B2 use class one-storey units
built in the 1970s. The site accounts for 0.13ha of floor space and has 100 affiliated parking
spaces. The second is Opus Park that provides excellent condition buildings within onestorey units, and has 85 parking spaces. The third is Cobbett Park, located on Moorfield
Road, which is a new high specification industrial / warehouse development.
It should be noted that some B1 / B2 use class floor space has been absorbed for other
uses, such as leisure (indoor climbing centre), car showrooms and self-storage. However, it
is the view of Site Assessment Working Partnership members that these alternative uses
(specifically car show room developments) have helped to regenerate the estate and create
additional employment opportunities. The broader mix of demand now being experienced
within industrial estates (as well as trade counter type space) is partly as a result of the
general decline of low value manufacturing. There is continued pressure on Class B supply
within the Borough’s industrial areas and it is important that we provide sufficient industrial
floor space to meet future needs.
The Industrial Estate is a strategic employment site and has few vacancies. The 2008
business survey suggested a need for more small/medium industrial units. January 2012
vacancy data (Table 51) indicates that there is only one Industrial/Warehouse unit to let
within the Slyfield Industrial Estate.
Table 51 - Available office and industrial premises – Slyfield (January 2012)
Site
Use
Floor space (sq m)
Unit 4, Cobbett park, Moorfield Road,
Light Industrial
924 sq m
Guildford, GU1 1RU

The Site Assessment Working Partnership members consider that:
Slyfield Industrial Estate is critical to maintaining industrial employment in the
borough, providing a range of employment opportunities (with varying skills
requirements) for the borough’s residents.
If industrial land is lost in other parts of the borough the need to be replaced with new
units by expanding Slyfield.
The Enterprise Estate at Slyfield is critical to supporting business formation and the
development of small and medium enterprises (SMEs).
There is a need to provide additional move on accommodation to enable SMEs to
expand whilst retaining there location at Slyfield.

Guildford borough Employment Land Assessment (2013)
160

Appendix U4: Cathedral Hill Industrial Estate, G1, G2 and G3 and
Guildford Industrial Estate
Cathedral Hill Industrial Estate, G1, G2 and G3 and Guildford Industrial Estate, are all
located in Onslow ward and are high density developments that have a combined site area
of 7.6 ha, providing 45,330 sq m of employment floor space. Cathedral Hill Industrial Estate
is located in a strategic employment location close to Guildford Business Park, the A3 and,
to a lesser extent, the town centre. The buildings are of average condition with no marked
out parking and are mainly in B2 / B8 and Sui Generis use. Despite excellent access to the
site, the area does suffer from congestion at peak times.

The Guildford Industrial Estate is accessed through the Cathedral Hill Industrial Estate, and
is therefore affected by the same congestion, exacerbated in part by the requirements of car
trade tenants. The provides a number of a industrial/warehouse units that are in average
condition with parking provided in front of each unit.
G1/G2/G3 is a small cul-de-sac located directly adjacent to the Cathedral Hill Estate. There
are two large buildings on site, both of which are three storeys high and provide good
parking facilities. It is fully developed with very high quality, headquarter type, B: Business.
serviced offices in the second building (G3), the Regus Building (3,000 Cathedral Hill)
provides small serviced offices which have been let to a number of firms in industries such
as marketing, recruitment and pharmaceuticals, potentially aided by a lack of comparable,
good quality space in the town centre as well as a general desire for more small/medium
units of space on flexible terms. However, recent vacancy data (Table 52) indicates that
there is a significant amount of vacant floor space in this units.
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Table 52 - Available office and industrial premises – Cathedral Hill Industrial Estate /
Guildford Industrial Estate / G1, G2 and G3 (January 2012)
Site
Use
Floor space (sq m)
3000 Cathedral Hill
Office
>5666
Unit 1a Cathedral Hill Industrial Estate
Unit 2c, Guildford Industrial Estate
Unit 3b, Guildford Industrial Estate

Light Industrial
Light Industrial
Light Industrial

Area Availability

654
654
1089
8,063 sq m

IDBR data (September 2011) indicates that over 960 people are employed at the two
industrial estates and G1/G2/G3 buildings, demonstrating their economic importance.
There is scope to redevelop the site for B1 office development (approx 1ha) if the
existing uses on the site were to relocate.
The Site Assessment Working Partnership members consider that:
Guildford Industrial Estate is a popular site with good strategic access
Modern serviced office suites at 3000 Cathedral Hill are able to meet the needs of
small / medium sized companies seeking to locate in the Borough.
It is difficult to see how the sites could be intensified
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Appendix U5: Guildford Business Park
Guildford Business Park is located in Onslow ward and provides 28,590 sq m of employment
floor space in a strategic location adjacent to the Cathedral Hill/Guildford Industrial Estates.
The site is fully developed with high quality offices (B1 use class), which have the
appearance of company headquarters, and are a maximum of three storeys in height.
Parking provision is good compared to modern standards, with designated spaces for staff
and visitors. The estate has excellent access arrangements, which lead off the A3/A25. This
close proximity to main roads and, to some extent, the town centre gives the area clear
strategic employment advantages. Despite this, the site does tend to become congested at
peak times.

Vacancy data from January 2012 (Table 53) confirms that the site is has vacant office floor
space in January 2012. Despite the sizable area of vacant floor space the site employs
approximately 1700 people (IDBR, 2011) demonstrating its importance to the local economy.
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Table 53 - Available office and industrial premises – Guildford Business Park (January
2012)
Site
Use
Floor space (sq m)
1A, Guildford Business Park
Office
2,100
La Lumiere (Unit 3), Guildford Business Park

Office

Guildford Business Park Availability

4,950
7,050

The Site Assessment Working Partnership members consider that:
The large floor plates result in the buildings having limited natural light which can
make them difficult to let.
The site has good strategic access to the A3 and plentiful supply of car parking.
There is likely to be further investment and some intensification at the site as a result
of a change in ownership.
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Appendix U6: Midleton Industrial Estate
Midleton Industrial Estate provides 13,870 sq m of floor space within approximately 2.5ha in
Onslow ward, with access directly off the A25 (Midleton Road) dual carriageway. It is
bordered to the east, south, and west by mainline railway lines, whilst immediately to the
north is Guildford Business Park, which has frontage to the A25 and A3 Interchange.

The site houses mostly B1 and B2 class employment land, with some high office content
units, and has clear strategic advantages in terms of its vicinity to the Town Centre.
Immediate access is provided to the A3 via the Interchange Roundabout with the A25 and
A322. Approximately 1 mile to the east the A320 provides access north to Woking,
approximately 4.5 miles away, or south along Stoke Road to Guildford Town Centre. Access
to the Town Centre is provided along Woodbridge Road, under half a mile to the east. There
is a steep left turn into the site, which may cause difficulties for larger vehicles, although
HGVs are able to access the site. Parking restrictions apply throughout the site, preventing
parking along the pavements. The site does tend to suffer from congestion at peak times.
Whilst there are significant floor space vacancy levels on the larger and older units to the
south of the site, vacancy data from January 2012 (Table 54), indicates that there is only one
unit being marketed. The high level of vacancy is confirmed by the fact that in September
2011 there were only 82 jobs on this 2.5 hectare site (IDBR, 2011).
The site is in the ownership of Guildford Borough Council that is currently undertaking an
asset review. It is likely that the Council will dispose of this asset (in part or in whole) to
enable an investor to redevelop the site to provide more modern economic floor space to
meet the needs of the borough (most likely office floor space). This may explain the limited
marketing of vacant units at the site.
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Table 54 - Available office and industrial premises – Midleton Industrial Estate
(January 2012)
Site
Use
Floor space (sq m)
Industrial /
12 Midleton Industrial Estate Road
1728
Warehouse

The Site Assessment Working Partnership members consider that:
The site is intensely developed but unattractive and needs significant investment.
Intensifying is only possible if the site is redeveloped for office.
There is an opportunity to redevelop the site to integrate with the neighbouring
Guildford Business Park to provide modern Grade A office stock at this strategic
employment site.
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Appendix U7: Merrow Lane
Merrow Lane is located in Merrow ward, and provides a mix of employment floor space with
Surrey County Council’s Highway Depot and Merrow Business Centre, Perram Works and
Bridge Park. Merrow Business Centre provides B1 floor space in small units split between
ground and upper levels. Perram Works and Bridge Park both provide a mix of good quality
B2 and B8 use class floor space. The buildings on the site vary in size, but are in the main
of good quality. In total, the sites provide 31,960 sq m of floor space. The site currently
provides approximately 750 jobs (IDBR, 2011).
All of the developments are situated within a complex off Merrow Lane approximately 1 mile
from the A3, Burpham Interchange. Guildford Town Centre is approximately 2 miles to the
south. Access to the site is fairly good but one route is via a low bridge, which could cause
restrictions for some HGVs. The draft Surrey rail strategy sets out the future possibility of a
new railway station being built at Park Barn. This would improve access to the site.
Vacancy data from January 2012 is provided in Table 55 and shows that there are relatively
few units available on the site.

Table 55 - Available office and industrial premises – Merrow Lane (January 2012)
Site
Unit 7 Bridge Park

Use

Floor space (sq m)

Office

732
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Appendix U8: Walnut Tree Close/Walnut Tree Park
Walnut Tree Close is located in Friary and St Nicolas ward, and is one of the main access
roads between Guildford station and the town centre. The area as a whole provides a
combination of residential and commercial uses. The 2 ha of floor space on the site has a
mix of B use class uses with the largest site being the Riverside Business Park which
comprises good quality one-storey units, with adequate parking facilities. Walnut Tree Park
is located at the far end of Walnut Tree Close and provides a significant amount of mainly B1
use class floor space. Overall, the combined area (as defined by the boundary displayed
below) provides around 670 jobs.
The site has attracted employers from a number of industrial sectors; the most significant
employers are Barratt Homes and Glencross Cleaning Ltd (IDBR of 2011).

The area has clear strategic advantages in terms of its vicinity to the Town Centre, and
employment land here is usually in demand. However, this area of Guildford is highly
congested, rendering lorry access difficult. Parking is also limited, and Walnut Tree Close
lies in the flood plain of the River Wey, which runs parallel to it. Vacancy data from January
2012 (Table 56) indicates that there is one sizable industrial / storage unit to let in the area.
However, it could be argued that Walnut Tree Close is not an ideal location for commercial
land in B2 and B8 use class uses due to it being largely residential, providing only smallcongested sites and access issues (specifically during peak periods).
Table 56 - Available office and industrial premises – Walnut Tree Close / Walnut Tree
Park (January 2012)
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Site
2-3 kernel Court, Walnut Tree Close

Use
Industrial / Storage

Floor space (sq m)
1,700

The Site Assessment Working Partnership members consider that:
Traffic congestion a key issue – wider access required at the junction with Bridge
Street.
Industrial uses should be in an out of town location with sites near the station
redeveloped for residential uses to complement the proposed station redevelopment.
Mixed use development could work, with office suites and residential.
An opportunity to deliver much needed housing in the borough.
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Appendix U9: Woodbridge Meadows Industrial Estate
Woodbridge Meadows Industrial Estate provides almost 31,000 sq m of floor space within
6.9 ha of land situated in Onslow ward, directly off Woodbridge Meadows which runs parallel
to the River Wey. The adjoining Thames Water land provides an additional 0.77ha. The area
has clear strategic advantages in terms of its vicinity to the Town Centre. The site contains a
mixture of buildings of differing ages, styles and quality and houses a combination of both B1
and B2 use class units. Some units, such as the Porsche garage and the Travelodge hotel,
are of excellent condition whilst others are dated and in need of refurbishment.

The estate is located at the northern tip of Woodbridge Meadows therefore having
immediate access on to the A25. It is bordered to the west, south and south east by railway
lines, whilst the River Wey flood plain, provides the eastern boundary. The A25/A3 runs
approximately 11 miles east to Dorking and under approximately 1 mile to the west is the A3
interchange. Access, approximately 4.5miles due north, to Woking is provided by the A320
located approximately 1 mile to the east. This provides main road access north to Woking
and south into Guildford Town Centre. Alternatively, access into Guildford Town centre is
provided by Walnut Tree Close. Access to this estate is good, but suffers from parking on
feeder roads and heavy congestion at peak periods. Overall, Woodbridge Meadows
currently provides around 600 jobs, of which approximately 510 jobs are in B use class
employment and a further 90 jobs in the leisure and retail sectors (IDBR, 2011).

Table 57 - Available office and industrial premises – Woodbridge Meadows /
Woodbridge Road (January 2012)
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Site
Meadow House, 11 Woodbridge Meadows

Use

Floor space (sq m)

Office

65

Vacancy data from January 2012 shows that there is currently one available employment
unit at Woodbridge Meadows. However, number 3-5 Woodbridge Meadows has been
cleared ready for redevelopment. A planning application at the site for the erection of a self
storage warehouse was approved in 2008 and the time limit for the extant permission
extended in April 2011.
It is important to note that the Council has an adopted Woodbridge Meadows Supplementary
Planning Document (2006) which is investigating the potential redevelopment of the site.
The Site Assessment Working Partnership members consider that:
Woodbridge Meadows could be more intensively developed
Issue of planning policy to protect views to the Cathedral – constrains the ability to
intensify the site – restricts building heights to two storeys.
Congestion an issue – junction with the A25 should be widened.
Offices are not the answer as parking standards make the sites unattractive
The current SPD will not deliver development. Need to be more flexible
The planning permission for 3-4 Woodbridge Meadows will not come forward
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Appendix U10: Woodbridge Road
Woodbridge Road which is located within Onslow Ward opposite the Ladymead retail area
has a floor space of 11,250 sq m within a 5.4 hectare site. The business units located within
Woodbridge Road currently provide a total of over 230 jobs.

Woodbridge Park Industrial Estate is currently being redeveloped to provide a 5 modern
storage and distribution (B8) with ancillary trade counter or sui generis units with associated
car parking. Upon completion the site will be occupied by a number of businesses
associated with the construction industry, e.g. Wickes, Travis Perkins and City Plumbing.
The mixed use development at Faraday Road provided 99 residential units and 10 B1
(office) units. The commercial units are predominantly smaller units to cater for SMEs,
although there is a larger building on the corner of the plot with Woodbridge Road (Gateway
Guildford). Vacancy data from January 2012 (Table 58) shows that there is only one
employment unit available within the Woodbridge Road area.
Table 58 - Available office and industrial premises – Woodbridge Road (January 2012)
Site
Use
Floor space (sq m)
5 Faraday Road
Office
177
The Site Assessment Working Partnership members consider that the units at Faraday Road
initially proved difficult to let due to the peripheral location and limited car parking on offer to
the commercial premises.
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Appendix U11: Lysons Avenue/Station Road East/West
Lysons Avenue Industrial Estate extends to 2.5ha and, in conjunction with Station Road
West, provides the majority of the employment within the Ash Urban Area. These sites are
located to the far west of Guildford Borough in Ash Vale ward, and provide approximately
32,000 sq m of employment floor space. The majority is in the form of B2 and B8 use class
with some offices. The location relates more to the Blackwater Valley market area than to
Guildford. The site contains the Ash Enterprise Estate, which is owned by the Borough
Council, and is mostly occupied playing an important role in providing low cost
accommodation in which tenants can start or establish their own business. Over a quarter of
the total floor space is provided within Nexus Park situated along Lysons Avenue. This site
provides three units of quality floor space for storage and distribution uses.
This is a well-established
site,
but
access
is
constrained due to narrow
local roads. The site is
situated immediately to the
east of the A331 and A3011
road junction. The A331
provides dual carriageway
access to the M3 (Junction
4) approximately 2.5 miles
to the north. To the south,
the A331 skirts Aldershot
before joining the A31,
providing
access
into
Guildford across the Hog’s
Back. Immediate access
onto the site is reached via Lysons Avenue (B3166) and then on to Station Road West. The
estate is bordered to the west by a railway line and beyond by the Blackwater River. To the
south is a dense residential area accessed along the continuation of Station Road West into
Station Road East. To the east and north of the site the boundary is provided by Lysons
Avenue with part of the estate having frontage.
The estate itself looks quite dated and some of the buildings that front Lysons Avenue are in
a state of disrepair, but could be improved at a low cost. Some of the older properties are
now due for redevelopment and if those in multiple-ownership can be brought together then
it would be possible to improve the layout and quality of this employment area. There are
new units at the LDL Business Centre at Station Road West (10 light industrial units plus 3 in
a 2 storey configuration with first floor office space). These are in the size range of 150 to
190 sq m and should go some way towards meeting unmet demand for small business units.
The rents being quoted are from about £13.50 to £15/sq ft pa, which reflects perceived
demand for small units.
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In September 2011 the area employed in excess of 360 people (IBBR 2011). In January
2012, there were a number of vacant units within the Lysons Avenue/Station Road West
area demonstrated by Table 59.
Table 59 - Available office and industrial premises – Lysons Avenue / Station Road
East / West (January 2012)
Site
Use
Floor space (sq m)
Unit 8, Ash Enterprise Estate
Light Industrial
58
Units 18-19, Ash Enterprise Estate
Units 5-6, Ash Enterprise Estate
Canna Enterprise Centre

Light Industrial

116

Light Industrial

116

Office

419
709

Area Availability

The Site Assessment Working Partnership members consider that:
The Canna Enterprise Estate and Ash Enterprise Estate provide attractive
accommodation for start up businesses (reasonable rents for the floor space).
The Enterprise Estate is really important to enable small business formation in the
West of the borough.
It is not commercially viable for the private sector to provide new enterprise
accommodation and it is important that the Council continues to provide such
accommodation.
The floor space is relatively cheap and this is what businesses want.
Limited scope for intensification, area already densely developed.
The site should be retained for economic uses.
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Appendix U12: Pines Trading Estate
The Pines Trading Estate is located off Broad Street in Worplesdon ward, and provides a
total of 7,250 sq m of average to good condition floor space in a mixture of two storey, high
tech units and single storey industrial/warehouse units.
Despite its off pitch location, this estate has traditionally been successful and attracted some
of the highest rents in the Borough. This is largely due to the relatively small size of units
provided which appealed in particular to trade counter operators serving customers on the
west side of Guildford. However, in recent years the trading estate has suffered from
increasing vacancy rates, with some business units being vacant for up to 4 years. In May
2011 the vacancy rate at the site was 44.4 per cent, however in January 2012 only two units
were being marketed, indicating increased interest in the site as a location to establish a
business. The site employed over 110 people in September 2011 (IBBR, 2011). Table 60
lists the vacant sites on the Pines Trading Estate in January 2012.

Table 60 - Available Office and Industrial Premises – Pines Trading Estate (January
2012)
Site
Unit 14, The Pines Trading Estate
Unit 15, The Pines Trading Estate
Unit 16, The Pines Business Park

Use

Floor space (sq m)

Industrial/Warehouse

863

Industrial/Warehouse

763

Industrial/Warehouse

Pines Trading Estate Availability
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390
2,016 sq m

The Site Assessment Working Partnership members consider that:
The units are all in the same ownership (with the exception of one owner occupied
unit) and have recently been refurbished.
The reason for the high levels of vacancy is that businesses have expanded and
moved off the site to larger premises.
The vacant units remain attractive to certain types of businesses and will eventually
let. The current economic conditions and limited activity in the commercial property
market explains why the take up of vacant units is slow.
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Appendix U13: Quadrum Park
Shalford ward is located at the southern end of Guildford Borough providing a significant
amount of employment floor space within several developments. The largest is Quadrum
Park providing 9,800 sq m of B use class floor space and employing approximately 230
people (IDBR, 2011). Quadrum Park is located off Old Portsmouth Road (A3100) and
provides excellent quality industrial and storage floor space. Access to the site is by an
unsigned discrete entrance. Although this is not a prominent site, units have let/sold well to
date indicating the strength of demand for good quality accommodation even if it lacks
prominence. January 2012 vacancy data (Table 61) indicates there is just one industrial /
warehouse unit presently available on the site.

Table 61 - Available office and industrial premises – Quadrum Park (January 2012)
Floor space
Site
Use
(sq m)
Units 16, Quadrum Park
Industrial/Warehouse
327
The Site Assessment Working Partnership members consider that:
This is an industrial estate providing much needed modern industrial space to serving
the Guildford area.
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Appendix U14: The Guildway
The Guildway Business Park is a relatively modern business park in a semi rural landscaped
setting that provides approximately 12,500 sqm of modern flexible office floor space and
employing approximately 420 people (IDBR, 2011). The development compromises four self
contained 3 storey office buildings with approx 630 parking spaces. Quadrum Park is located
off Old Portsmouth Road (A3100) and provides high specification office floor space located
approximately 1.5 miles south of Guildford Town Centre.

Although the site is not in a town centre location or close to any local shops of facilities, units
have let/sold well to date indicating the strength of demand for good quality office
accommodation within the Borough. January 2012 vacancy data (Table 62) indicates there
are three office suites available in one of the Buildings which means that 13% of the
available floor space at Guildway is currently vacant.
Table 62 - Available office and industrial premises – Quadrum Park (January 2012)
Floor space
Site
Use
(sq m)
Constellation House 1st Floor North
Office
489
Constellation House 2nd Floor North
Constellation House 2nd Floor South

Office

460

Office

636

The Site Assessment Working Partnership members consider that:
The site would have performed better if it had been designed differently with a mix of
building sizes including smaller office suites.
Larger office users tend to prefer central locations in the town centre.

Appendix U15: Broadford Business Park
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The Broadford Business Park
located in Shalford ward provides
6,820 sq m of employment floor
space divided between a mixture
of office and industrial usage.
Buildings on site are Bishopsgate
House, River House and Capita
House. They include 2-storey
office space combined with single
storey
warehouse/industrial
accommodation to the rear. River
House and Capita House together
provide 2,878 sq m of floor space
divided between offices and
distribution. The business park is
situated approximately 1.5 miles
south of Guildford town Centre
and employs just fewer than 190
people (IDBR, September 2011). The A3 is a short distance away, which provides easy
access to junction 10 of the M25. There is good vehicular circulation and on-site parking for
at least 64 cars. January 2012 vacancy data (table 63) indicates that there is one car
showroom and three office / light industrial units being marketed at the site.
Table 63 - Available office and industrial premises – Broadford Business Park
(January 2012)
Site
Use
Floor space (sq m)
Office / Light
Northfield House, Broadford Business Park
1,025
Industrial
Office / Light
Southfield House, Broadford Park Business Centre
478
Industrial
River House, Broadford Business Park
Office
320
Total

1,823

The Site Assessment Working Partnership members consider that:
Built as a high-tech development with units providing 50% office and 50% industrial.
This has never been very much in demand and much of the space has been
converted all into offices. This leaves insufficient parking and congestion.
There is quite a bit of vacant space partly because of this and accessibility.
Potential residential site in view of its location next to the river.
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Appendix U16: Henley Business Park (Vokes)
Normandy ward is located in the north-west of Guildford Borough and provides a significant
amount of employment floor space in a predominantly rural area. The majority of this floor
space is provided within the Vokes site, which consists of a single, substantial, brick building,
surrounded by a series of individual units. The other units are constructed of a range of
materials. Car repair workshops and storage units are the predominant uses on site together
with other occupants of the new units that have recently been built, and which are known as
“Henley Park”. Access is good in and around the Vokes site, which is situated just off the
A324 Pirbright Road.

In 2009, planning permission
was granted for the demolition of
the buildings on the Vokes site
(26,712 sqm) and to replace it
with 19,627 sqm of new
employment floor space as the
final phase of the Henley
Business Park development.
January 2012 vacancy data
(Table 64) indicates that there is
only one unit being marketed at
Henley Business Park.
In
contrast the old Vokes factory
site is partially occupied and the vacant units are not being marketed. This reflects the
intentions of the land owner to implement the planning permission in 2012. In light of the
looming redevelopment of the Vokes site, in September 2011 the site employed 110 people
(IDBR, 2011).
Table 64 - Available office and industrial premises – Henley Business Park (January
2012)
Site
Use
Floor space (sq m)
Unit 3b, Henley Business Park
Office
510
The Site Assessment Working Partnership members consider that:
The first phase of industrial development was very successful showing the need for
this type of employment floor space.
This is not an ideal location for access but has still worked well.
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Appendix U17: The Pirbright Institute (MDS, Pirbright) (formerly
known as the Institute for Animal Health)
Pirbright ward is located in the north-west corner of Guildford Borough. It provides almost
20,000 sq m of employment floor space, of which 17,360 sq m is contained within the
Pirbright Institute and Merial Animal Health sites. This site contains buildings of average
condition with excellent parking provision. The B380 is the main access route into the site,
which is screened by well-developed trees and has a high level of security.
The IDBR, 2011 stated the site supports around 170 jobs and there were no vacant
premises being marketed in January 2012. In early 2013 the Pirbright Insitute website
stated the Institute employs around 330 staff plus research students and visiting scientists.
It is currently on two sites: the Pirbright campus In Surrey and the Compton Laboratory in
Berkshire. The Pirbright campus is being redeveloped with state-of-the-art facilities and the
process of transferring Compton Laboratory activities to Pirbright is well underway. The
redevelopment follows significant financial investment in its Surrey campus from the UK
government via the Biotechnology and Biological Sciences Research Council (BBSRC).
Phase one of the site redevelopment is to construct a high bio-containment laboratory
complex, which is expected to be handed over from the contractors in early 2014. Phase
two, which includes facilities to support research into poultry diseases, is expected to be
complete around 2016. Further developments are planned to provide commercial space, a
conference centre, accommodation and social facilities.
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Appendix U18: Astolat and Riverway Industrial Estates and
Weyvern Park
The Shalford area also contains
three small industrial estates of
low quality partly replaced by
non B use class uses: The
Astolat Industrial Estate (largely
redeveloped as a retirement
home and car garage), the
Riverway Estate and Weyvern
Park (including a motorcycle
dealer). Other floor space
includes B1, B2 and B8 use
classes. The sites provide a
total of 18,730 sq m of floor
space, of which Astolat provides
13,170 sq m, Weyvern Park
4,520 sq m and Riverway 1,040
sq m. The three sites employ approximately 300 people (IDBR, September, 2011) and are
situated off the A3100 Old Portsmouth Road, and are boarded at their eastern edge by the
River Wey.
The units are predominantly of average condition and vacancy statistics from January 2012
(Table 65) show that there were 4 vacant industrial / warehouse units and a vacant car
showroom within the site area.
Table 65 - Available office and industrial premises – Astolat and Riverway Industrial
Estates and Weyvern Park (January 2012)
Site
Use
Floor space (sq m)
Car Showroom, Astolat Industrial Estate
Sui Generis
1671
Unit 2, Riverway Industrial Estate
Unit 3, Riverway Industrial Estate
Unit 4, Weyvern Park, Portsmouth Road
Unit 7, Riverway Industrial Estate

Industrial/Warehouse

1611

Industrial/Warehouse

774

Industrial/Warehouse

1100

Industrial/Warehouse

1023
6,179

Area Availability

The Site Assessment Working Partnership members consider that:
The site forms an important cluster of sites for business in the Borough.
The three sites should remain within business use.
Potential to redevelop Riverwey Industrial Estate to provide more modern B1c / B2 /
B8 units with larger eaves heights.
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Appendix U19: Employment in surrounding villages
Table 66 highlights the large number of businesses that are located throughout the rural
areas of the borough. The table provides details of thirty villages within the borough, all of
which have some employment located within them although the extent of this varies quite
widely. The table shows that there are in the region of 1,080 businesses located within the
rural parts of the borough employing 4,675 staff. These figures highlight the fact that the vast
majority of these businesses are small or micro businesses employing an average of 4
employees per firm. It is also likely that many of these small firms are home or family based
businesses with few or no employed staff.
Three other villages have over 100 businesses located within them; Ripley, Send and East
Horsley and these employ 690, 650 and 390 employees respectively. However, the table
also shows that the volume and importance of these employment sites diminishes further
down the table with 12 out of the 30 villages identified accounting for less than 20 business
units or 50 employees.
Table 66 – Summary table of businesses located within the rural area
Rural Area

Number
of
Business
Units

Number
Employed

Average
Size of
Unit

Rural Area

Number
of
Business
Units

Number
Employed

Average
Size of
Unit

Identified settlements in the Green Belt (Guildford Borough Local Plan 2003)
Albury

49

352

7.7

Peaslake

21

38

1.8

Chilworth

33

100

3.0

Pirbright

44

329

7.5

Compton

18

87

4.8

Puttenham

20

65

3.3

East Horsley

100

386

3.9

Ripley

120

693

5.8

Effingham

54

199

3.7

Send

112

655

5.8

Fairlands

12

19

1.6

Send Marsh

6

13

2.2

Flexford

1

2

2.0

Shalford

57

374

6.6

Gomshall

35

146

4.2

Shere

34

63

1.9

Holmbury St
Mary

16

25

1.6

West
Horsley

68

162

2.4

Jacobswell

22

48

2.2

Wood Street

11

71

6.5

Normandy

80

245

3.1

Worplesdon

50

184

3.7

Other Villages in the Green Belt
East Clandon

5

21

4.2

Sandy Cross

0

0

0.0

Littleton

0

0

0.0

Seale

18

72

4.0
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Lower Eashing

7

85

12.1

Shackleford

9

34

3.8

Ockham

17

42

2.5

The Sands

10

15

1.5

Peasmarsh

12

41

3.4

Wanboroug
h

2

5

2.5

West
Clandon

36

104

2.9

Totals /
Average

1,076

4,675

4.34

The importance of employment land located within the various rural locations shown in table
66 is the contribution that it makes to total employment and the sustainability of employment.
The figure of over 4,650 B use class jobs within these various village locations means that
job opportunities are being provided nearer to where many people live, thus potentially
reducing the need to travel and consequent impacts upon traffic congestion within the
borough.
Information from the Economic Development Evidence Base showed that of the total of
6,300 additional jobs that were created within the Borough between 2002 and 2008, almost
50 per cent (3,100) were located within the rural wards with the largest increases in
Tillingbourne, Shalford and Send. These figures highlight the increased importance of the
rural economy within the recent past and the fact that this is likely to continue to increase in
the medium to long term as new locations are sought for housing and business.
The Site Assessment Working Group members consider that:
The majority of employment premises in rural areas are owner occupied and tend to
be housed in buildings under 150 sq m and employee between 10-15 people.
Ripley is a working village and businesses are attracted to it for this reason and its
access to the strategic road network.
Some rural employers find it difficult to expand their operations due to policy
constraints at their existing site (e.g. Greenbelt) and lack of suitable alternative sites
within the local area.
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Appendix V: Spatial Requirement of Key Sectors in the South
East

Source: SEERA - Spatial Requirements of Key Sectors in the South East
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Appendix Wa: Land owner site intensification letter
Phone: 01483 444605
Email: planningpolicy@guildford.gov.uk

Dear Sir / Madam
Confidential and without prejudice
Economic Land Assessment (ELA)
Guildford Borough Council is currently preparing an Economic Land Assessment (ELA)
which reviews the existing and future supply of land and/or floor space available for
economic development and its ability to meet future identified requirements for the next 15
years.
This work will allow us to estimate the future supply of employment floor space including
calculating how much supply could come from within our existing employment sites through
for example intensification or redevelopment. As part of this process, we are therefore
writing to landowners of existing employment sites in the borough to enquire as to their
future aspirations of these sites.
It is our intention to publish the Economic Land Assessment in the New Year. To ensure the
information we have is up to date, it would be most helpful if you could indicate on the
enclosed response form the latest position and future intentions with regards to your land
(shown on the enclosed map). I have enclosed a freepost envelope to enable you to return
the response form. Alternatively, please contact me using the email address above.
Any information provided for the ELA about this site including your future intentions will not
impact on any future planning application you may make for this land. The information you
provide will help us to estimate the future supply of employment floor space that may come
forward in the future.
This letter does not give a formal indication of the site’s suitability for development in the
future. Any development on this site still requires planning permission in accordance with
standard procedure.
Please accept my apologies if any information I have stated regarding this site in terms of its
use or ownership is incorrect. Your contact details have been taken from a land registry
search.
For more information on the ELA, please visit our website at http://www.guildford.gov.uk/ela
If you have any queries, please do not hesitate to contact me. I look forward to hearing from
you.
Yours sincerely

Ian Mawer
Planning Officer
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Appendix Wb: Site intensification questionnaire
Guildford Economic Land Assessment
Site Questionnaire
Contact details
Your name
Company name (if applicable)

Contact address

Email address
Telephone number

Land ownership
Site address (map enclosed)
Landowner (source land registry)

Q1. Are the above details correct?
If no – please provide the correct
details

Q2. Do you have any intentions to
upgrade / redevelop / intensify the use
of your site up until 2030?

Yes
No (please go to Q4)

Q3. If yes to Q2, what type of uses do
you anticipate being located at the
site? (e.g. offices, light industrial units,
storage and distribution, a mix of uses)
Please provide details
Q4. Are there any known restrictions
preventing the upgrade /
redevelopment / intensification of the
site? (e.g. long leaseholds, covenants,
physical constraints). Please provide
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details.

Q5. If yes to Q2, we would be grateful if
you could indicate the time period
when your site would be upgraded or
come forward for intensification /
redevelopment?

From 2011;
In the following 1-5 years;
In the following 6-10 years or
In the following 11-15 years
15 or more years

Any other comments/information relating to anticipated long term use of this site.

Please return this form by email to planningpolicy@guildford.gov.uk .
If you have any queries regarding this form or the covering letter, please contact the Planning Policy
Team. Email: planningpolicy@guildford.gov.uk, phone: 01483 444465.
Please return by Friday 4 November 2011
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