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How many new homes?
Executive summary
We need to identify a housing number up to 2031. A housing number is the number of
homes that we plan for during the lifetime of our Local Plan. We need a plan that lasts at
least 15 years. Identifying a housing number is essential, as building new homes is
important to support our local and wider economies.
This document is a background paper, which will inform selection of the housing number in
the new Local Plan. There is no single, definitive view on the likely level of growth expected
in Guildford. This document demonstrates how many homes we might need using nine
different sources of information. In it we explain how we have worked out each of the
different housing numbers and describe the important things for you to consider for each.
This document does not draw any conclusions and does not recommend a housing number
for the new Local Plan. The Local Plan Strategy and Sites Issues and Options consultation
paper explains how we choose our new housing number, including the things we have to
take into account like national planning policy.

The purpose of this document

The purpose of this document is to consider alternative methods to calculate need and
therefore derive options based on forecasting from different data sources and previous
trends. We explore a variety of different methodologies for assessing need and also look at
the contribution that other documents such as the Strategic Housing Land Availability
Assessment (SHLAA) makes as a snapshot of available sites to choose from. The Strategic
Housing Market Assessment (SHMA) provides one method of assessing the level and type
of need for housing across the borough and also assesses what area should comprise the
Housing Market Area to form the basis for that assessment of need. Neither the SHLAA nor
the SHMA make any assessment of what the overall level of housing provision should be in
the borough.
This document contains a number of different examples that aim to illustrate different levels
of development. It is likely that when we have a confirmed housing number we may need to
reassess how we can accommodate that particular level of development and what
combination of options we may need to pursue to meet that need.
What are the options?
The options look at the future need for homes between 2011 and 2031 from three different
perspectives, official CLG projections, demographic trend based, job-led and dwelling-led
data. We have used projections to generate these options, as they are the best available
evidence.
Official CLG numbers
Housing option one: 14,071 homes (an average of 704 a year). This housing
number is based on the government’s 2011 projections for household growth.
Housing option two: 8,300 to 9,480 homes (an average of between 415 and 474 a
year). This housing number is based on the government’s 2010 projections for
household growth.
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Migration-trend based housing numbers
Housing option three: 11,820 to 13,480 homes (an average of between 591 and
674 a year). This housing number is based on a modified version of migration trends
over the last five to ten years.
Housing option four: 3,620 to 4,520 homes (an average of 181 to 226 a year).
This housing number is based on an assumption that only the same number of
people would move into Guildford borough as move out of the borough.
Jobs-led housing numbers
Housing option five: 7,160 to 8,520 homes (an average of 358 to 426 a year). This
housing number is based on the calculation, by Experian in spring 2010, of the
number of new jobs that are likely to be created in the borough.
Housing option six: 11,440 to 13,100 homes (an average of 572 to 655 a year).
This housing number is based on the calculation, by the Institute of Employment
Research (IER) in 2007, of the number of new jobs that are likely to be created in the
borough.
Housing option seven: 9,280 to 10,800 homes (an average of 464 to 540 a year).
This housing number is based on an average of the Experian and IER data for the
number of new jobs that are likely to be created in the borough.
Dwelling-led housing numbers
Housing option eight: 6,864 homes (an average of 312 a year). This housing
number is based on the number of homes that have actually been built in Guildford
borough in the last 13 years.
Housing option nine: 7,084 homes (an average of 322 a year). The draft South
East Plan proposed a lower housing number for Guildford borough than the final
version of the plan. This housing number is the same as the one in that draft plan.
Housing option ten: 23,446 homes (an average of 1,066 a year). This housing
number is based on a housing needs assessment model for meeting all of our
existing and forecasted future need for affordable homes in the borough to 2031.
Housing option eleven: 14,168 homes (an average of 644 a year). This housing
number would meet about half of our existing and forecasted future need for
affordable homes in the borough to 2031. The number is based on a model, which
looks at how much supply and demand are balanced across the different tenures and
property sizes.
We asked some specialists in forecasting called Edge Analytics to look over our original
report. They have improved the forecasts using a modelling tool called POPGROUP that
looks at how the structure of the population will change. This means how many people of
different ages there is likely to be and what size households they are likely to live in.
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Introduction
As part of the new Local Plan, we are responsible for setting a housing number up to 2031.
This will establish the number of homes that we plan for during the lifetime of our Local Plan.
Identifying a housing number is essential, as building new homes is important to support our
local and wider economies.
We need to have a clear understanding of housing requirements in the area. To do this, we
have commissioned studies looking at both housing needs the forecasts of the number of
new jobs in the borough over the lifetime of the new Local Plan. We have also looked at
estimates of how the population is going to change. For example, how long people will live
and how many people are likely to live alone. This document takes you through the different
information sources, to explain how many homes are needed based on each source.
We know how much local people value the unique identity and character of Guildford
borough, our towns and villages and the network of open spaces, including large areas of
the Green Belt. However, we also recognise the need to look ahead and make sure that we
have plans in place to grow and provide enough homes for the future.
There are four key reasons why we need to provide new homes.
We need to provide homes for the growing population. The Census figures show us
how much the population has grown already and population projections provide us
with estimates of what might happen in the future.
We need to meet the need for affordable homes. We currently have, as of 31 March
2013 2,090 priority households on the Council’s housing waiting list (those in bands
A-C, which are the highest priority of the five waiting list bands).
We need to support the economy. Without more homes, new companies may not
come to the borough, existing companies may move away, because their staff cannot
find or afford homes and we may not attract the investment needed to improve our
infrastructure.
We must comply with national government policy, which tells us we must plan for
growth.
This document does not draw any conclusions and does not recommend a housing number
for the new Local Plan. The Local Plan Strategy and Sites Issues and Options consultation
paper has further information on the housing number and further information on the spatial
options for the different number. This means ideas about where in borough the new homes
might go. We must take into account national policy and plan for growth. We must also
ensure that we protect sensitive habitats and that the actual amount of land we have
available can deliver development. The Local Plan Issues and Options paper sets out which
of the housing numbers are suitable and realistic based on our evidence.
The housing number we take forward will need to be compatible with all of the other issues
that the new Local Plan must address especially sustainable development (see glossary,
p29). We are consulting you about these housing number options, and the potential places
where we might plan for the homes we need, through the Local Plan Strategy and Sites
Issues and Options consultation. We will also consult you again later on these topics as we
prepare the new Local Plan.
In the initial sustainability appraisal report, we have considered the likely social,
environmental and economic impacts of each of the housing numbers set out in this
document and in the Local Plan Strategy and Sites Issues and Options consultation paper.
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The findings of the initial sustainability appraisal help us check if these numbers would be
compatible with sustainable development and therefore if they are reasonable options.
2009 was the last time we had a formally agreed housing number but we have used a base
date of 2011 when calculating the options as this is the date of the last Census. The latest
Census statistics on population and households have been included. Between 2009 and
2011 we use the Council’s interim housing number of 322 homes per year.
We can take the number of homes already built between 2011/12 and 2012/13 off the total
of new homes that we must plan over the lifetime of the new Local Plan. Between 1 April
2011 and 31 March 2013, 491 new homes were built in Guildford borough. However, for
consistency and to make this document easier to follow, all the figures use a base date of
2011 so do not yet take the homes already built into account.

5

How many new homes?
A background paper

Guildford context and trends
The borough
Guildford borough comprises the urban settlements of Guildford, Ash and Tongham and a
large number of villages set within attractive countryside. Much of this countryside is
protected by environmental designations, such as Surrey Hills Area of Outstanding Natural
Beauty (AONB), or is land protected by planning policy constraints, for example the
Metropolitan Green Belt.

Guildford borough

The borough has a steadily growing population, with just over 137,000 people in 2011
(Census 2011), an increase of 5.8 per cent from 2001. The 2011 Census shows that there
were just under 54,000 households in the borough. This growing population places pressure
on our existing infrastructure and services like roads and schools. The demand for school
places is high and access to amenities such as open spaces struggles to keep pace with
Guildford borough’s popularity. Travel demand is concentrated in certain parts of the
borough, creating high levels of congestion during peak times. For more information about
this, see the Infrastructure Baseline and the Guildford borough Preliminary Growth
Scenarios Transport Assessment Report (link will be added when the document is available
online).
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Population trends
The following text and tables explain how the population of Guildford borough is forecast to
change over the lifetime of the new Local Plan.
Figure one shows how the age profile of the borough is predicted to change between 2009
and 2031. The graph stays relatively the same shape over the two decades; our population
is predicted to increase in a similar way across most age groups. However, the graph shows
an increasing older population up to 2031, reflecting national projections. It also shows a
significant increase in the number of 20-24 year olds in our area.
From 2009 to 2031, the population projection data suggests the number of people aged 60
or over will increase from 28,300 to 38,700. This increase is likely to affect the number and
type of local homes we need and it means we are more likely to require more specialist
accommodation (particularly for the 85+ year age group). In 2031, it is likely that 25 per cent
of the population of Guildford borough will be aged 60 or over.
You can find more data and graphs about changes in the population in appendix one of this
document.
Figure one: predicted changes in age profile 2009 to 2031

Age profile
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Source: Office for National Statistics (ONS) 2008-based sub-national population projections

The reasons behind all of the changes in the population are complex but the next few graphs
help to explain some of the detail behind these changes.
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Number of households of each type

Figure two: household type projections 1991-2031
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Source: Department for Communities and Local Government (DCLG) household projections by
household type, based on ONS data 2008

Figure two (above) shows the mix of households. It shows that the number of people who
will live alone in our borough will increase. In 1991, the number of single-person households
made up 25 per cent of all households. By 2031, the data suggests that these households
will account for 39 per cent. The main reasons for this increase are elderly people living
longer so more are likely to live on their own after their partner does, people marrying or
cohabiting later in life and relationships breaking down (Government Office for Science,
2011). These factors will affect the amount and type of new homes that we will need to
provide.
Past trends suggested household sizes were decreasing but the recent Census in 2011 has
shown that household sizes have increased from 2001. We believe the current economic
situation means people are delaying forming new households (moving out to live with
partners or on their own) because they cannot afford to move.
There has been an increase in the number of births in Guildford between 2001 and 2011
(figure three below). In contrast, the number of recorded deaths has been relatively stable
over the decade. The number of births exceeded deaths in all years over the 2001–2011
period, resulting in consistent population growth due to natural change.
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Figure three: Guildford borough – births and deaths 2001/2 to 2010/11

Population change between 2001 and 2011 has varied between age groups (figure 4). There
was a baby boom in the 1950s and 1960s and the movement of this group is reflected in the
relative increase in the 40+ age-group over the 2001–2011 decade. In the younger agegroups, the higher birth statistics in recent years are reflected in the growth of the under 10s.
In the 19-24 age-range, the growth in student numbers in Guildford is the most likely cause
of the sharp increase in this population between 2001 and 2011.

Figure four: Change in the age profile of Guildford’s population, 2001–2011

Note: Blue bars indicate an excess in 2011 (i.e. population increase
2001–2011), red an excess in 2001 (i.e. population decline 2001–2011)
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Figure five includes the estimates from the 2012 mid-year estimate from ONS, and shows
the components of change for Guildford over the last11 years. This demonstrates that whilst
natural change has increased in its importance as a driver of population growth, net internal
migration has had a relatively small impact, varying between a net loss and a net gain over
the period.
Figure five: Guildford’s components of change 2001/02–2011/12

*Net international migration includes the ‘other unattributable’

International migration in Guildford borough
The figure six (below) gives a detailed picture of the international migration trends for
Guildford borough over the years 2001/02 to 2011/12. The graph shows that in 2003/04
more people left the area (emigration) than arrived to live here (immigration). However,
since 2004/05, more people have arrived in the borough than moved out.
International migration is estimated to have had the most significant impact upon population
in recent years. This has been driven by both an estimated increase in immigration and a
decline in the level of emigration (figure 6). The robustness of this trend is important as it can
have a very significant impact on any trend projection that is developed for the Borough.
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Figure six: international migration trends for Guildford borough 2001/02-2011/12

Source: Edge Analytics July 2013

Figure seven: past and projected future trends 2001-02 to 2031-32 – people moving into
Surrey from abroad
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Source: ONS

Source: What homes where? tool using ONS data
Note: the graph has been taken from the What homes where? tool produced by the Local Housing
Requirement Assessment Working Group. Data for the nine largest of the Surrey districts and
boroughs are used as comparisons for Guildford borough. Epsom and Ewell and Runnymede, as the
two smallest boroughs, have been excluded from the graph.

Figure seven (above) shows the past and projected international migration trends for
Guildford borough. The number of people moving into Guildford borough from abroad has
been consistently much higher than for other Surrey districts and boroughs in the past and
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this is projected to remain so. We think that the main reason for this is students arriving to
study at the University of Surrey.
The impact of students coming to the University of Surrey is clear when you look at the ages
of the people moving to Guildford borough from abroad. Figure eight (next) shows the
average age of inward migrants each year, based on the seven-year period between 2002
and 2009.
Figure eight: age profile of international inward migrants to Guildford borough (those moving
into the borough from abroad) 2002-2009.

900
800
700
600

56 per cent are aged 20-29

500
400
300
200
100
85+

80-84

75-80

70-74

65-69

60-64

55-59

50-54

45-49

40-44

35-39

30-34

25-29

20-24

15-19

10-14

5-9

0
0-4

Average number of people in age group

Age profile of international inward migrants:
average number per year based on 2002 - 2009

Source: ONS

Statistics from the University of Surrey supports this migration assumption. The University’s
website says that it is “one of the most culturally diverse universities in the UK, welcoming
students and staff from all around the world”. The University has just over 15,000 students
in total and approximately 32 per cent come from outside of the UK (see figure nine). This is
around 4,800 students (see figure seven). If we assume that most courses are either three
or four years long, this means there are approximately 1,400 students arriving in the borough
from abroad each year to join its courses.
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Figure nine: origin of University of Surrey students by place as a percentage
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Figure 10 (below) shows the number of people moving abroad from Guildford borough each
year. This is higher than for most other Surrey districts and boroughs and is a trend we
expect to continue until 2031-32. Students leaving the University of Surrey at the end of
their courses are thought to be a key reason for this.
Figure 10: past and projected future trends 2001-02 to 2031-32 people moving out of Surrey
to go abroad (flows as a percentage of the population)

Flows as a percentage of population
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Source: ONS
Source: What homes where? tool using ONS data
Note: the graph has been taken from the What homes where? tool produced by the Local Housing Requirement Assessment
Working Group. Data for the nine largest of the Surrey districts and boroughs are used as comparisons for Guildford borough.
Epsom and Ewell and Runnymede, as the two smallest boroughs, have been excluded from the graph.
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Figure 11 (below) uses the data shown in graphs five and eight, to show expected net
international migration in the same period. Net international migration means the difference
between the number of people moving into and out of the borough each year from abroad.
Unlike the trends shown in figure five and eight, Guildford borough is about average for net
international migration when you compare the figures with other Surrey districts and
boroughs.
Figure 11: past and projected future trends in net international migration 2001-2033 – flows
as a percentage of population

Past and projected trends of the net international flows to/from
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Figures seven, ten and eleven are based on the 2008 ONS data, the latest available with
this level of detail on migration. This data predicted that 2009 would be the peak of the trend
in net international migration to both Guildford and the other Surrey districts and boroughs.
In subsequent years, the numbers of people moving in and out was expected to be much
more balanced, as shown in figure nine above.
Net migration is very small as a percentage of the whole borough population. In the 10
years between 2001 and 2010, approximately 2,330 people (1.7 per cent of the population)
moved into Guildford from abroad and 1,930 people (1.4 per cent of the population) moved
out of Guildford to go aboard. This means that our population grew by around 400 people
over ten years (0.3 per cent of our total population) because of migration.
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Migration into and out of Guildford borough from the rest of England and Wales
For the nine years 2001 to 2009, migration into and out of Guildford borough from the rest of
England and Wales has been static (as shown in figure 10 below). With the exception of
2005, in each year approximately the same number of people moved into Guildford borough
as moved out from/to the rest of England and Wales . We are unsure why there was a peak
in 2005 but it may have been a combination of the buoyant economic situation and the large
number of new homes built that year (over 500) at Queen Elizabeth Park in Guildford.
These new homes may have meant existing residents were able to move to a new home
within the borough rather than move away, or that new residents were able to move in from
surrounding districts or boroughs.
Figure 12: migration trends for Guildford borough from the rest of England and Wales 20012009
Internal migration trends for Guildford borough 2001 - 2009
(people moving from the rest of England and Wales)
12000

Number of people

10000
8000
Internal migration in
Internal migration out
Internal migration net

6000
4000
2000
-194

-503

2001

2002

0

-104

21

2003

2004

729

2005

94

11

64

-153

2006

2007

2008

2009

-2000
Source: What homes where? using ONS and DCLG data

Internal migration from England and Wales into and out of Guildford borough (July 2010 to
June 2011)
It is interesting to look at where the people who move into and out of the borough have come
from and are moving to. The figures in appendix two identify the number of people moving
into and out of Guildford borough to and from other areas of England and Wales.
Approximately 200 people moved into Guildford borough from the neighbouring borough of
Elmbridge. There were also gains from other local places such as Kingston upon Thames,
and the London boroughs of Merton and Richmond upon Thames. 370 residents moved
away from Guildford borough to neighbouring Waverley. In addition, 130 moved to
Rushmoor, 90 to Surrey Heath and 60 to Woking boroughs. However, we need to bear in
mind that the table in appendix two only shows what happened in a single year (July 2010 to
June 2011). It does not represent a long-term trend.
Moving within Guildford borough
A 2007 survey of 1,800 households showed that almost half of those moving home in
Guildford borough in the last two years, moved from another home within the borough
(Fordhams Research for the West Surrey SHMA). A further 7.5 per cent moved in from
Woking and Waverley boroughs.
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Eleven housing number options
There is no single, definitive view on the likely level of growth expected in Guildford. A
mixture of factors including economic, demographic and national/local policy issues will
determine the speed and scale of change. So that our new Local Plan contains the most
appropriate housing number, we need to evaluate a range of growth alternatives.
The following eleven housing number options look at the future need for homes from three
different perspectives; demographic (population) data, job data and dwelling-based data.
Under each option, we explain how we have worked out the housing number and describe
the important things for you to consider.
Affordable housing
We currently require provision of affordable housing at a ratio of 35 per cent on sites over a
threshold size of 0.5 Hectare or 15 or more dwellings in the urban area or in the rest of the
borough the threshold is 0.4 Hectare or 10 or more dwellings. Sometimes sites come
forward, especially through the Rural Exceptions Policy that are 100 per cent affordable
housing. If the Council were to develop its own sites, a higher percentage of affordable
housing may be achieved. The need for affordable housing should not be used as the sole
justification for any one particular housing number. The provision of affordable housing can
be achieved in a variety of different ways which are not necessarily inextricably linked to the
overall level of market housing.
Option one
We have used the government’s 2011 forecast for household growth informed by the ONS
2011 interim population projections to calculate this number.
Option one would mean building 14,709 homes in Guildford borough between 2011 and
2031, which would be an average of 704 new homes per year.
We consider this housing number to be unachievable in the borough. The things to think
about section on the following page (and the Local Plan Strategy and Sites Issues and
Options consultation paper) explain why we do not think this number is achievable.
How we have worked out the housing number option of 704 a year
Population projections
The Office of National Statistics publishes population projections every few years.
Calculating future population is complicated and the ONS did this by calculating the
population for each local council area for each year. It then made each person a year
older and applied local birth and death rates (2005-2010) to calculate the number of
projected births and deaths. These figures were then adjusted for migration into and
out of each local area.
The previous 2008 and 2010 ONS population projections went up to 2033. The 2011
interim projections have now replaced them and but only show population projections
up to 2021. The three projections are compared in figure 11 on the next page.
The 2011 Census figures suggested that some of the previous mid-year estimates for
the population of Guildford were too high.
The 2011 interim projections use 2011 Census data but the calculations behind them
have not been updated because the complex data needed is not yet available. The
calculations behind them are the same as those used in the 2010 projections.
The 2011 interim projection gave an accurate figure for our area in 2011 because the
initial 2011 Census data was used. However the 2011 projection then predicts very
16

How many new homes?
A background paper

rapid growth in the next four years (see figure 13). The ONS regard these 2011
projections as its best estimates of a local area’s future population. We believe these
figures need to be treated with some caution given the rapid unexplained growth
shown.
The next projections are due to be published in 2014 and will include the full detailed
information from the 2011 Census. We will use these projections to update our
evidence base as soon as they are available.

Figure 13: comparing different population projections for Guildford borough 2001-2031
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Household projections
The government uses the ONS figures to estimate future household growth in each
council area. They do this by looking at trends in household size and when people
form new households.
The new household projections replace the previous, 2008-based household
projections. They provide an update on likely household growth trajectories and take
into account poor economic situation since 2008.
In April 2013 the latest government household growth estimates were published and
these use the 2011-interim population projections. We refer to them as the 2011
household projections as they are based on the 2011 population projections.
The Council has used the average annual household growth rate for each year
between 2011 and 2021 from the interim 2011 household projection figures to project
the growth from 2021 to 2031. This calculation gives us 68,251 households by 2031; a
total increase of 14,071 households, which will each require a home to 2031 or 704
per year.
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Figure 14: Household numbers and projections for Guildford borough 1991-2031
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Things to think about
We must follow national planning policy (paragraph 28 of the National Planning Policy
Framework) as we prepare the new Local Plan. This says that, to obtain a clear
understanding of housing needs in the borough, we should meet household and
population projections and should take into account migration and demographic
change.
Housing number option one would provide enough homes to meet the government’s
household growth projections, which are based on the 2011-interim population
projections.
The ONS population projections estimate that Guildford borough’s population will grow
6.9 per cent (over 9,000 people) in the four years between 2011 and 2015. This is
much higher than the estimated growth in the previous 2008 and 2010 projections (see
figure 13). They show the population growing to 156,300 in 2021, an increase of 13.9
per cent in a ten-year period.
These projections do not predict the impact that any future government or our future
Local Plan policies, changing economic circumstances or other factors might have on
population trends.
The ONS has evaluated the projections and warned people using them they overestimate the number of births at a national level. This particularly affects some areas
(including ours) with higher numbers of women aged 16-44.
The over-projections of the number of births may be a particular issue for Guildford
borough, due to the large number of people aged 18-24 who live in the borough
because they are students at the University of Surrey. Female residents in this age
category are of child-bearing age but it is unlikely that all of them will stay in the
borough and raise families here. This is reflected in the birth rate for Guildford
borough which is much lower than the national average for women aged 20-24 (30.5
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per 1000 compared to 71.6). The ONS projections take account of the local fertility
rate however, we think the significant number of students, who largely move away
after finishing university, may still have an impact on the figures. Appendix four
provides a lot more detail on this issue including a detailed response from the ONS
after we queried it.
ONS has also told us the internal in-migration is higher than expected. The internal inmigration from other parts of England and Wales is based on rates applied to the other
local areas, so this will reflect the growth in the population of local areas who provide
in-migrants to Guildford borough. ONS says the 2011-based projections may slightly
over-project future growth in Guildford borough for this reason, but not by much.
ONS also advise the projections are not forecasts but show what would happen if past
trends continue.
The 2011-based interim projections were produced without recalculations. The 2012based projections (published in mid-2014) will include the full results from the Census.
We will use these projections to update our evidence base as soon as they are
available.
As set out above, we have concerns about the high levels of growth shown by the
2011-interim population projections (see appendix three) and therefore concerns about
the household projections that use the same data.
This housing number would give more opportunity to provide affordable homes,
however this will depend on the affordable homes policy in the new Local Plan and
how we apply it when determining planning applications.
89 per cent of our borough is designated Green Belt land. There are also areas of
flood risk, those protected as an Area of Outstanding Natural beauty (AONB) and
Thames Basin Heaths Special Protection Area (SPA). All of these factors will
constrain the number of new homes we can plan for in the borough; see the Local Plan
Issues and Options consultation paper for more information.
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Option two
We have used the government’s 2011 forecast for household growth informed by the ONS
2011 interim population projections to calculate this number.
Option two would mean building between 8,300 and 9,480 homes in Guildford borough
between 2011 and 2031, which would be an average of between 415 and 474 new homes
per year.
How we have worked out the housing number option of 415 and 474 a year
Population projections
As set out in option one, the Office of National Statistics publishes population
projections every few years.
Edge Analytics advised us the interim 2011-based population projection used
assumptions from the 2010-based population projection about fertility, mortality and
migration components of change. For this reason Edge Analytics state:
“the 2011-based population projections do not provide a suitably robust
benchmark trend projection”.
Edge Analytics use the 2010-based sub-national projection (SNPP-2010) from ONS as
the trend benchmark in their report.
The 2010-based projection was developed using historical evidence from the period
2006–2010 and incorporates long-term assumptions on fertility, mortality and
international migration that were defined in the 2010-based national projection for
England.
The SNPP-2010 scenario has been modified to ensure consistency with the 2011
Census population, following its designated growth trend thereafter.
Things to think about
We must follow national planning policy (paragraph 28 of the National Planning Policy
Framework) as we prepare the new Local Plan. This says that, to obtain a clear
understanding of housing needs in the borough, we should meet household and
population projections and should take into account migration and demographic
change.
Housing number option two would not provide enough homes to meet the
government’s latest household growth projections, (based on the 2011-interim
population projections).
Although lower than the 2011 projections, the 2010-based ones still show considerable
growth compared to the 2011 Census (see figure 11, page 15).
These projections do not predict the impact that any future government or our future
Local Plan policies, changing economic circumstances or other factors might have on
population trends.
ONS also advise the projections are not forecasts but show what would happen if past
trends continue.
When published the 2012-based projections (published in mid-2014) will include the
full results from the Census. We will use these projections to update our evidence
base as soon as they are available.
89 per cent of our borough is designated Green Belt land. There are also areas of
flood risk, those protected as an Area of Outstanding Natural beauty (AONB) and
Thames Basin Heaths Special Protection Area (SPA). All of these factors will
constrain the number of new homes we can plan for in the borough; see the Local Plan
Issues and Options consultation paper for more information.
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Important note for housing numbers three – six
Option one and two are based on the government’s 2011 projections for household growth.
Housing number two to five are based on other factors such as job growth and we have
translated these into the number of new houses needed. We asked some specialists in
forecasting called Edge Analytics to look over our original report. Using a modelling tool
(POPGROUP) which looks at how many people of different ages there is likely to be and
what size households they are likely to live in they have translated the different information
into household projections for us. Their report form appendix seven to this document.
Rates of household growth are determined by two factors: the profile and change in
household headship rates (by household type, age and sex) and the underlying rate of
population growth. The headship rate is defined as the proportion of people in each age
group and household type who are the head of a household. The 2008 and 2011 household
projections showed different headship rates based on the Census data. In the 2001 Census,
average household size was 2.37 and in 2011 this has increased to 2.43.
The impact of the change in headship rates in 2011 is to reduce the scale of household
growth in Guildford Borough over the 2011–2021 forecast period (figure 15).
Figure 15: Impact of the 2011 headship rates on the scale of household growth in Guildford
(2011-21).

Data source: CLG; Edge Analytics, using SNPP-2010 population projection

Each scenarios has been run twice using CLG’s 2008-based and 2011-based household
headship rates. The 2008 rates have been scaled to ensure that they reproduce the 2011
Census household totals but follow their original trend for the remainder of the projection
period.
The 2008 trends have higher rates of household formation for single-person households,
resulting in a sharper decline in occupancy rates. The use of the 2008-based rates in the
Option B scenarios has a different impact on the trend, dwelling-led and jobs-led scenarios
(see appendix seven paragraphs 5.13 to 5.17).
Less people have formed new households so even through the newest population
projections are much higher, the estimates for the new number of households are lower.
This is shown in figure 13 above. In their report Edge Analytics told us it was difficult to
know whether to use the 2008 or 2011 headship rates because they came from different
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points in the economic cycle (see para 6.7-6.10 of appendix seven). The latest 2011-based
rates have come from a period of unprecedented economic change and stagnation in the
housing market. They therefore show a slower rate of household formation than the
previous 2008-based. Edge Analytics went on to say:
It is recommended that consideration should be given to the ‘range’ of outcomes
suggested by the 2011-based (Option A) and 2008-based (Option B) scenarios,
given that each of CLG’s household models has been calibrated from data collected
in very different housing market conditions (paragraph 6.10 of appendix seven).
Option three
This housing number is based on a modified version of migration trends over the last five to
ten years.
Option four would mean building 11,820 and 13,480 homes between 2011 and 2031, an
average of 591 to 674 new homes a year.
How we worked out the housing number option of 591 to 674 a year
A five year historical period is a typical time-frame from which migration trend
assumptions are calculated. This is consistent with the ONS official methodology.
However, given the unusually bad economic situation since 2008, it is important to look
at a longer time period for calculations.
In addition, the government has made its intentions on immigration control clear. The
current ONS national long-term assumption of an annual +183,000 net increase due to
international migration is high compared to current statistics (approximately +155,000)
and government targets (<+100,000 per year). Taking due account of these
differences is also an important consideration in the calculation of alternative trend
assumptions.
Edge Analytics calculated a range of migration scenario as follows:
o Migration-led (5yr)
Internal and international migration assumptions are based on five years of
historical evidence (2006/7 – 2010/11).
o Migration-led (10yr)
Internal and international migration assumptions are based on 10 years of
historical evidence (2001/2 – 2010/11).
o Migration-led (10yr 5yr)
Internal migration assumptions are based on the last 10 years, international
migration assumptions are based on the last five years of historical evidence.
o Migration-led (10yr 5yr 80%)
Internal migration assumptions are based on the last 10 years, international
migration assumptions are based on the last five years but reduced to 80% in
line with the difference between the current national estimate (+155,000) and
the existing ONS long-term assumption (+183,000).
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Table one: Number of new homes based on four migration scenarios

Scenario A
(2011
based)
Total 20112031

Scenario B
(2008based)
Total 20082031

Ave
per
year

Ave of
(2008
and
2011)
Total
20112031

Ave
per
year

Ave
per
year

Migration-led (5yr)

12,160

608

13,800

690

12,980

649

Migration-led (10yr)

8,720

436

10,080

504

9,400

470

12,460

623

14,180

709

13,320

666

11,820

591

13,480

674

12,660

633

Migration-led (10yr 5yr)
Migration-led (10yr 5yr 80%)
Source: Edge Analytics

Figure 16: Number of new homes based on four migration scenarios (based on average of
2008 and 2011 headship rates)
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Things to think about
The Migration-led (10yr) scenario results in the lowest population growth (14%) and
dwelling growth (436 per year).
The Migration-led (10yr 5yr) and the Migration-led (5yr) scenarios show much higher
growth, reflecting the considerable increase in the estimated impact of international
migration upon Guildford Borough’s growth since 2008/9.
Even with a 20% reduction in the impact of international migration in the Migration-led
(10yr 5yr 80%) scenario, population growth is over 21% and dwelling growth 591 per
year. This is considered to be the best migration forecast so has been used as a
housing number in the paper.
The second set of scenarios (B) has been run using CLG’s 2008-based household
headship rates. For the migration projections the Option B scenarios result in higher
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dwelling requirements. This is because the 2008-based headship rates apply a lower
average household size resulting in more households per head of population.
Option four
This housing number is based on an assumption that the same number of people would
move into Guildford borough as move out.
Option three would mean building 3,620 and 4,520 homes between 2011 and 2031, an
average of 181 to 226 new homes a year.
The following things to think about section and the Local Plan Issues and Options
consultation paper explain why we do not think this number is reasonable.
How we worked out the housing number option of 181 to 226 a year
This housing number option looks at how many new homes we would need if exactly
the same number of people were to move out of the borough as move into it. Inmigration, out-migration, immigration and emigration are maintained, but the net
migration balance is set at zero. This is called zero net migration.
This housing number therefore only takes into account natural changes in population.
This means that the increase in our borough population is because more people are
currently being born than are dying as people are living longer.
The predictions show that there will be 12,031 additional people in our borough
between 2011 and 2031 through natural change. This is an average of 602 additional
people per year.
This figure is based on natural change so older people living longer is an important
factor.
Using information on household formation and headship rates from Edge Analytics we
can calculate over the 20 year period 2011 to 2031 this number of people would need
between 3,620 to 4,520 new homes. This is 181 to 226 new homes a year.
Things to think about
Zero net migration is not the same as only providing for the needs of local people, as it
takes into account movement of people in and out of the borough.
Those moving in may have different characteristics to those who are moving out and
therefore different housing needs.
Zero net migration is generally seen as an unrealistic option. Achieving zero net
migration in real-life would be very difficult. It has not happened in the past and,
population projections predict, it is unlikely to happen in the future. However, this
number provides an interesting benchmark to show how many homes would be
needed based on the estimated birth and death rates.
Such a low rate of housing growth would have a significant effect on the affordability of
homes in the area. It is likely homes would get even more expensive because there
would not be enough to meet demand.
The lack of new homes could have a significant harmful effect on the workforce, as
there would not be enough residents of working age to support jobs growth.
Therefore, a large number of people would need to commute into the borough to work.
This would be likely to make road traffic congestion worse and trains and buses busier.
Local business may find it difficult to recruit staff if there are many more older people
than those of working-age living in the borough. This could result in existing
businesses moving away and new businesses locating in other areas with a better
supply of homes.
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Options five to seven
We have based these housing number options on the number of new jobs that are likely to
be created in the borough. If we try to match the number of new homes built to this, we
anticipate this would mean less people having to travel long distances to work. We have
grouped these three options together because the general information on how we worked
out each of the housing number options is the same.
It would mean building between 7,160 and 13,100 new homes between 2011 and 2031, an
average of between 358 and 655 new homes a year.
The number of new jobs we expect to have in the area differs depending on which
information source we use. We have provided three different projections here, informed by
different sets of data. They are summarised in table one below.
Table one: summary of the three employment projections
Source of employment projection
Shortfall in
data
employees to
2031

Total number of
homes needed
to 2031

Average
homes a
year

Experian (spring 2010)

-16,762

7,160 – 8,520

358 - 426

-24,887

11,440 – 13,100

572 - 655

-20,356

9,280 – 10,800

464 - 540

Working Futures 2007-2017
produced by the Institute of Employment
Research (IER) at Warwick University

Average between the pre-downturn
Working Futures data and the postdownturn Experian data

How we worked out the housing number options five to eight
Trying to match the labour (work force) markets and housing markets is very
complicated. One of the reasons for this is that people in some kinds of job are more
likely to travel a longer distance to work than others.
However, if we make some assumptions (see below) about commuting and
employment (jobs) levels, there are ways we can look at how many new homes we will
need to support the workforce in our area.
These three housing number options are based on employment projections for
Guildford borough. They estimate the likely shortfall in employees for the new jobs
available, assume that this number of people would move to the borough and
calculates the number of new homes needed to house them.
Edge Analytics used information on household formation and headship rates to
calculate the number of new homes needed for new employees.
All three projections include a number for the economically active labour supply, which
is set at 82 per cent. This is the percentage of working age people who have a job.
Not all working-age people have a job because some look after children, are retired,
unemployed or may be unable to work. The Guildford borough figure of 82 per cent
economically active is higher than the percentage for Surrey, the South East and the
UK.
The employment projections estimate the number of people working in the borough in
the day-time. It does not include evening only jobs such as restaurant and bar work.
While the figures vary depending on which data is used, all of the projections show
that the labour supply (the number of working-age people who live in the borough) in
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Guildford borough will increase at a slower rate than total employment (the number of
jobs).
To work out how many homes we need to build to house the employees that
businesses need, Edge Analytics have used their POPGROUP modelling tool. This
tool is able to evaluate the impact of a particular jobs growth trajectory by measuring
the relationship between the number of jobs in an area, the size of its labour force and
the size of the resident population. Economic activity rates control the relationship
between the size of the population and the size of the labour force. The unemployment
rate and the commuting ratio determine the relationship between the size of the labour
force and the number of jobs available.
The second set of scenarios (B) has been run using CLG’s 2008-based household
headship rates. For the job-led projections the Option B scenarios result in higher
dwelling requirements. This is because the 2008-based headship rates apply a lower
average household size resulting in more households per head of population.
Option five
How we worked out the housing number option of 358 to 426 a year
This number uses employment projection data provided by Experian in spring 2010.
As this was for the period to 2026, we applied the same growth rates to project forward
to 2031.
This data reflects the economic downturn that started in 2008 and gives a pessimistic
view of employment growth.
Table two shows the Experian figures estimate that by 2031 16,762 people will
commute into Guildford borough to meet the demand for workers.
To calculate the number of homes we need Edge Analytics used the deficit in the
labour supply in 2031 (16,762 people) as an input to their POPGROUP modelling tool
and calculated the number of new homes needed for new employees.

Table two: number of homes needed based on Experian 2010 employment projections
2008

2016

2026

2031

83,937

86,934

90,093

91,762

86,500

89,300

90,700

91,500

70,900

73,200

74,400

75,000

-13,037

-13,734

-15,693

-16,762

Total employment
(includes work based employment and self
employment)
Source: Experian LMD 2010

Labour supply
(the number of working-age people who live in the
borough)
Source: ONS 2008-based Sub national Population
Projections

Economically active labour supply
(assumption 82 per cent)
(Not all working-age people have a job. Some
look after children, are retired, unemployed or
unable to work)
Source: Guildford Borough Council 2013

Shortfall (difference in number of
employees and jobs)

7,160 –
8,520

Number of homes needed

This would mean building a total of between 7,160 and 8,520 homes between 2011 and
2031, or 358 to 426 new homes a year.
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Things to think about
Employment growth needs to be supported by an adequate supply of housing. It is
important there are enough homes close to where there are jobs, to retain existing
businesses in the borough and encourage new ones to locate here. The 2008
Guildford borough business survey (quoted in the Guildford Economic Development
Study 2009) highlighted the availability and affordability of housing for staff as a key
concern.
An adequate supply of new homes helps to keep the housing market in balance.
We recognise that congestion is a key concern for both residents and businesses (see
the Local Plan Issues and Options consultation paper). If people are able to live close
to where they work, this reduces the need for long distance commuting, associated
congestion and carbon emissions.

Option six
How we worked out the housing number option of 572 to 655 a year
This option uses employment projection data provided in the report Working Futures
2007-2017, produced by the Institute of Employment Research (IER) at Warwick
University.
This data was produced before the economic downturn and we considered it to be an
optimistic in its projection of employment growth.
Table three shows that these figures estimate that by 2031 just under 25,000 people
will commute into Guildford borough to meet the demand for workers.
To calculate the number of homes we need Edge Analytics used the deficit in the
labour supply in (2031) of 24,887 people as an input to their POPGROUP modelling
tool and calculated the number of new homes needed for new employees.

Table three: number of homes needed based on Working Futures 2007 employment
projections
2008

2016

2026

2031

83,347

88,890

96,284

99,887

86,500

89,300

90,700

91,500

70,900

73,200

74,400

75,000

-12,447

-15,690

-21,884

-24,887

Total employment
(includes work based employment and self
employment)
Source: Working Futures 2007

Labour supply
(the number of working-age people who live in the
borough)
Source: ONS 2008-based Sub national Population
Projections

Economically active labour supply
(assumption 82 per cent)
(Not all working-age people have a job. Some
look after children, are retired, unemployed or
unable to work)
Source: Guildford Borough Council 2013

Shortfall (difference in number of
employees and jobs)

11,440 –
13,100

Number of homes needed

This would mean building a total of between 11,440 and 13,100 homes between 2011
and 2031, or 572 to 655 homes a year.
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Things to think about
Employment growth needs to be supported by an adequate supply of housing. It is
important here are enough homes close to where there are jobs, to retain existing
businesses in the borough and encourage new ones to locate here. The 2008
Guildford borough business survey (quoted in the Guildford Economic Development
Study 2009) highlighted the availability and affordability of housing for staff as a key
concern.
An adequate supply of new homes helps to keep the housing market in balance by
avoiding a large shortfall of housing.
We recognise that congestion is a key concern for both residents and businesses (see
the Local Plan Issues and Options consultation paper). If people are able to live close
to where they work, this reduces the need for long distance commuting, associated
congestion and carbon emissions.
Option seven
How we worked out the housing number option of 464 - 540 a year
This projection uses employment projection data from the Council’s Employment Land
Assessment (ELA). We calculated this projection by taking an average between the
pre-downturn Working Futures data and the post-downturn Experian data. We
recommend this methodology in the ELA.
Table four below shows that this average estimates by 2031, just over 20,000 people
will commute into Guildford borough to meet the demand for employees.
To calculate the number of homes we need Edge Analytics used the deficit in the
labour supply in 2031 of 20,356 people as an input to their POPGROUP modelling tool
and calculated the number of new homes needed for new employees.
Table four: number of homes needed based on an average of the Experian 2010 and
Working Futures 2007 employment projections
2008

2016

2026

2031

83,191

87,463

92,739

95,356

86,500

89,300

90,700

91,500

70,900

73,200

74,400

75,000

-14,263

-18,339

-20,356

Total employment
(includes work based employment and
self employment)
Source: Experian LMD 2010

Labour supply
(the number of working-age people who
live in the borough)
Source: ONS 2008-based Sub national
Population Projections

Economically active labour
supply (assumption 82
per cent)
(Not all working-age people have a job.
Some look after children, are retired,
unemployed or unable to work)
Source: Guildford Borough Council 2013

Shortfall (difference in
number of employees -12,291
and jobs)

9,280 –
10,800

Number of homes needed

This would mean building a total of between 9,280 and 10,800 homes between the
period of 2011 and 2031, which equates to 464 and 540 homes a year.
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Things to think about
Employment growth needs to be supported by an adequate supply of new homes. It is
important here are enough homes close to where there are jobs, to retain existing
businesses in the borough and encourage new ones to locate here. The 2008
Guildford borough business survey (quoted in the Guildford Economic Development
Study, 2009) highlighted the availability and affordability of housing for staff as a key
concern.
An adequate supply of new homes helps to keep the housing market in balance .
We recognise that congestion is a key concern for both residents and businesses (see
the Local Plan Issues and Options consultation paper). If people are able to live close
to where they work, this reduces the need for long distance commuting, associated
congestion and carbon emissions.

Option eight
A useful guide to future housing trends is the number of new homes built in the borough in
previous years. We have based this housing number on our monitoring data for the number
of new homes built over the last 13 years.
This option would mean continuing this level of development by building 6,240 homes
between 2011 and 2031, providing an average of 312 new homes a year.
How we worked out the housing number option of 312 a year
The number of new homes built between 2000/01 and 2012/13 is shown in figure 14
overleaf.
This housing number is based on 6,240 new homes over the lifetime of the Local Plan
(312 homes a year multiplied by 20 years is 6,240 new homes).
Land availability and past planning policies will have impacted past delivery of new
homes, as well as wider economic or market trends, during that 13 year period.
Things to think about
Past delivery of new homes has been achieved with the help of some large sites in the
borough, particularly in Guildford town. These include the former Queen Elizabeth
Barracks site at Stoughton (now Queen Elizabeth Park, 525 homes), the former Defra
site in Epsom Road (199 homes), and the former Biddles and Surrey Advertiser
buildings, Martyr Road (139 homes). Apart from the potential Slyfield Area
Regeneration Project (SARP), there are no large sites like these remaining in the
urban areas (see glossary).
This number would mean significant restrictions on the supply of homes.
A lower housing number like this would give fewer opportunities to provide affordable
homes, however this will depend on the affordable homes policy in the new Local Plan
and how it is applied when determining planning applications.
Employment growth needs to be supported by an adequate supply of housing. It is
important here are enough homes close to where there are jobs, to retain existing
businesses in the borough and encourage new ones to locate here. The 2008
Guildford borough business survey (quoted in the Guildford Economic Development
Study 2009) highlighted the availability and affordability of homes for staff as a key
concern.
We recognise that congestion is a key concern for both residents and businesses (see
the Local Plan Strategy and Sites Issues and Options consultation paper). If people
are able to live close to where they work, this reduces the need for long distance
commuting, associated congestion and carbon emissions.
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Trends since 2008 (shown in figure 17) are a result of the economic downturn.
Between 2000/01 and 2007/08, 377 new homes a year were built in the borough on
average. In the four years since 2008/09, this has fallen to 207 a year. The economic
downturn has had an obvious impact, however during the lifetime of the Local Plan we
can expect changing economic circumstances.
Figure 17: number of new homes built in Guildford borough 2000/01 - 2012/13

Number of new homes built 2000/01 - 2012/13
600
Number of new
homes built
Average 312

500
400
300
531
200

424

378

380

478
357

294
100

227

178

261
188

230

130

0

Source: Guildford borough (annual) monitoring report 2012/13 (hyperlink to be updated when the
report is published)

Option nine
We have based this option on the draft South East Plan (2006) housing number.
It would mean building 6,440 homes between the period of 2011 and 2031, providing an
average of 322 new homes per year.
How we worked out the housing number option of 322 per year
The submission draft South East Plan (2006) allocated Guildford borough a number of
322 homes a year. The Council supported this number, subject to caveats regarding
infrastructure provision and the protection of key areas of nature conservation.
The majority of local people who responded to the South East Plan public consultation
that ran in 2006 also supported this number.
Following its decision to abolish regional strategies, in July 2010 the government said
that regionally set housing targets could be replaced with these earlier (option one)
housing targets. Councils should supplement these with more recent information as
appropriate, particularly as any housing number needs to be defended at examination
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(6 July 2010, letter to all councils from the government, see appendix five). Since this
letter, the government published the National Planning Policy Framework (NPPF)
(March 2012) which says we need to objectively assess need and the South East Plan
has been largely revoked.
In May 2012, the Council’s Executive agreed to use 322 homes a year as the
borough’s interim housing number, until a local housing number is adopted as part of
the new Local Plan.
Things to think about
A low housing number like this would give few opportunities to provide affordable
homes, however this will depend on the affordable homes policy in the new Local Plan
and how it is applied when determining planning applications.
Ensuring there are enough homes close to where there are jobs is important to
retaining existing businesses in the borough and encouraging new ones to locate here.
The 2008 Council Business survey highlighted the availability and affordability of
homes for staff as a key concern.
If people are not able to live close to where they work, it increases the need for long
distance commuting and increases the associated congestion and carbon emissions.
Congestion in the borough is a concern for both residents and businesses.
Option ten
This housing number has come from the Strategic Housing Market Assessment (SHMA) and
would meet all of the existing and forecasted future affordable housing need in the borough
to 2031.
This option produces the highest number and it should mean very few people remain in
housing need. It would mean building 21,320 homes between 2011 and 2031, an average
of 1,066 new homes a year.
However, we consider it is unrealistic in the borough. The things to think about section on
the following page (and the Local Plan Issues and Options consultation paper) explain why
we do not think this number is achievable. It provides an interesting theoretical number for
how many homes would be required to meet the calculated need.

How we worked out the housing number option of 1,066 a year
Guildford Borough Council has worked with neighbouring Waverley and Woking
Borough Councils to look at the housing market and at housing need in our areas.
The West Surrey Strategic Housing Market Assessment (SHMA) was produced as a
result of this co-operation and published in 2009.
A housing needs survey of 1,800 households was undertaken as part of the SHMA .
This estimates the affordable homes we need in Guildford borough in the future by
using the survey results and a model (which was set out in the 2007 SHMA Practice
Guidance published by the CLG).
The SHMA worked out the overall affordable homes we need by adding the current
need (net backlog) to calculated future need. The annual figure for the borough is
1,194 for the borough.
This calculation assumes that we will address the net backlog within a five year period,
and so in the remaining years we will only have to address the new need that arises ,
which is 1,028 a year (see table five).
Using these figures, between 2011 to 2031 the estimated need will be (1,194 x 5
years) + (1,028 x 15 years) = 21,320 homes, which is 1,066 a year.
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Table five: summary of housing needs situation in Guildford borough
Element

Number
a year

Backlog need – 1,620 households
(including homeless, in temporary accommodation, over-crowing and concealed
households)
Model assumes these will be met over five years – meaning 324 a year

324

Backlog supply – 791 homes
(including affordable dwellings occupied by households in need, surplus stock and
committed supply of new affordable units)
Total supply of 791 or 158 a year over five years

Net backlog need – 829 households (1,620 minus 791 = 829)
Model assumes these will be met over five years – meaning 166 a year

158
166

Future need (annual)
Estimated number of newly formed households who will be in need of affordable
housing need plus existing households falling into housing need

1,442

Future supply from existing stock (annual)
Estimated supply of lettings (re-lets) from both Council and RSL stock plus
intermediate housing (mostly shared ownership)

414

Net future need (annual) (1,442 minus 414)
Total gross annual need
Total gross annual supply
Total net annual need

1,028
1,766
572
1,194

Source: West Surrey Strategic Housing Market Assessment (2009)

Things to think about
This housing number produces the highest number for the borough, which would
provide all of the projected affordable homes the SHMA says that we need.
The Council considers this housing number unrealistic for several reasons.
o This is a very high number of homes which a number of policy constraints in
the borough will prevent us from planning and building. European
designations such as the Thames Basin Heaths Special Protection Area (TBH
SPA) and the nationally valued Areas of Outstanding Natural Beauty (AONB),
as well as locally recognised areas at risk of flooding, are a number of the
stringent constraints that will affect the number of homes, which can be built
in the future.
o The affordable housing need identified in the SHMA indicates the extent of
the problem in Guildford borough. However, the SHMA itself recognises that
in this area, as with most places in the country, it is not possible to meet all
the need in an immediate time frame and that the modelling does not properly
reflect what happens in a local housing market.
o Solutions to the need can also be found outside of the affordable homes
sector; for example new households may delay in forming, households may
move away or decide not to move into the area.
o The Council’s Strategic Housing Land Availability Assessment (SHLAA)
shows there is not enough suitable land capacity within the borough to meet
this level of need.
o The number of new homes built in the borough for the past 13 years have
averaged 312 homes a year. This housing number would require 1,067
homes a year. We recognise that the economic downturn will have impacted
past delivery of homes but even development at pre-downturn levels would
not be sufficient to address this level of need. This housing number would
require a major step change in housing construction in the area.
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Option eleven
This housing number also came from the West Surrey Strategic Housing Market
Assessment (SHMA). The number is based on a model, which looks at how much supply
and demand are balanced across the different tenures and property sizes.
It would mean building 12,880 homes between 2011 and 2031, an average of 644 new
homes a year. However, we consider it is unrealistic.
The things to think about section and the Local Plan Issues and Options consultation paper
explain why we do not think this number is achievable.
How we worked out the housing number option of 644 a year
The SHMA also estimated net housing demand based on the consultants Balancing
Housing Markets model. This model took into account that the market will naturally
find solution to affordability.
The model looked at the whole of the local housing market and the extent to which
supply and demand are balanced, across tenure and property size.
It gave an indication of the likely shortages - and in some cases surpluses - of
particular types of homes.
The model estimated the need for all tenures (owner-occupied, private rented, social
rented and intermediate ) and sizes of homes.
The model also looked at data on supply and demand and produced a final net
housing demand (shortfall in supply) figure. This is 644 dwellings a year, of which 53
per cent is demand for affordable homes.
Things to think about
This option produces the second highest number for the borough, which would
address a significant amount of need for affordable homes in the borough.
However, the housing number is unrealistic for several reasons.
o There are a number of policy constraints in the borough, which will prevent a
large number of homes being built. Land designations such as the Thames
Basin Heaths Special Protection Area (TBH SPA), Areas of Outstanding
Natural Beauty (AONB) and areas at risk of flooding constrain the number of
homes we can plan for in the borough; see the Local Plan Issues and Options
consultation paper for more information.
o The SHLAA (link) shows there is not enough suitable land capacity within the
borough to meet this need.
o The number of new homes built in the borough for the past 13 years have
averaged around 312 homes a year. This housing number option would
require 1,067 homes a year. We recognise that delivery in the last four years
has been impacted by the economic downturn but even development to prerecession levels (an average of 378 from 2001/01 to 2007/08) would only be
about one-third of this 1,067 housing number. This number would require a
step change in housing construction in the area and is not likely to be
deliverable.
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Summary of the housing number options
The options that we have identified indicate a wide range of potential housing numbers,
based upon the different information sources that can be used to determine the need for
homes within Guildford borough. Figure 18 below summarises the various annual housing
number options.
Figure 18: housing number options one – eleven

Alternative housing numbers
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The projected numbers of homes needed in the future range from 181 to 226 new homes a
year (based on hypothetical zero net migration) to 1,066 homes a year (meeting the entire
SHMA affordable homes need figure).
This document is a technical study and therefore is not a consultation document. However,
if there are any additional information sources that you believe would help us to update this
document, we would be interested to hear from you. Please contact us by emailing
planningpolicy@guildford.gov.uk or phoning 01483 444471.
We have mentioned the SHLAA elsewhere in this document but the SHLAA does not make
an assessment of need or provide housing numbers for us to chose from. We have also
mentioned the SHMA which only assesses the level and type of need and does not consider
where or how this need should be accommodated within the borough. There are a number of
different methodologies that use different data sources for assessing need, all of which are
likely to yield different results and we hope that through this How many new homes
document we have given an indication of how we might go about constructing what our
housing number might be by using a variety of methodologies and data sources.
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The numbers that this document has produced are not the numbers from which the
Council must choose a final number to plan in the new Local Plan, but they do
provide an important guide to the number of homes that evidence tells us we must try
to plan for.
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Next Steps
The next step is to consider all of these alternative housing number options in the context of
the constraints and delivery factors, which affect our ability to build homes in Guildford
borough. Other evidence such as the Strategic Housing Land Availability Assessment
(SHLAA) will help us to do this.
This document has provided information about how we have calculated each of the housing
number options and has given a summary of things to think about for each one. However, it
does not draw any conclusions or recommend a housing number to be taken forward.
The Local Plan Strategy and Sites Issues and Options paper (link) takes the next step
towards identifying an appropriate local housing number. The Issues and Options paper
provides a commentary on whether each of the above options are realistic, taking into
account all of the other things that national planning policy tells us we must plan for, like
protecting sensitive habitats.
This How many new homes document sets out which of the housing numbers are suitable
and realistic (reasonable options). Reasonable options are those that are likely to be
compatible with all of the other things that the new Local Plan has to achieve, especially
sustainable development.
You can tell us what you think of these number options and the potential places where we
might plan for the homes that we need through the Local Plan Issues and Options
consultation.
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Glossary
Bands A-C: refer to the Council’s housing register, which is made up of five priority bands.
These are ranked from A to E with A being the highest priority. The band depends on a
number of factors including if people are homeless, living in overcrowded accommodation, or
need to move on medical or welfare grounds. Further details of the housing allocation
scheme can be found on the Council’s website.
Economically active labour supply: the percentage of working age people who have a job.
Headship rates: as the proportion of people in each age group and household type who are
the head of a household.
Housing completions: the number of new homes that have finished being built. When
builders finish work on a home they get a completion certificate. This shows that it meets all
of the building regulations. The Council collects information about the number of these
certificates issued through its development monitoring.
Internal or national migration: people moving to or from Guildford borough from elsewhere
in the United Kingdom. (Some of the graphs show England and Wales because this is the
data available).
International flows or international migration: the flow of people moving to or from
Guildford borough from other countries.
Labour supply: in this document, we use the term to mean the number of people who are
available to work.
Natural change: the change in population of an area, based only on the number of births
and deaths.
Net migration: the difference in the number of people moving into and out of the borough.
Overall migration includes both national (those moving to or from other parts of the United
Kingdom) and international (those moving to or from other countries) migration.
Sustainable Development: There are three dimensions to sustainable development:
economic-contributing to a strong, competitive economy; social-supporting strong, vibrant
and healthy communities and environmental-contributing to protecting and enhancing the
natural, built and historic environment (paragraph 7 NPPF).
UK flows: the flow of people moving to or from Guildford borough from elsewhere in the
United Kingdom. Also known as national migration or internal migration.
Urban areas: the built up extent of Guildford town, the principal settlement in Guildford
borough (shown on the Proposals Map of the Local Plan 2003).
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Appendix one – Additional population data
Figure A: Comparing 2008-based population growth rates 2008-2033

Comparing projected population growth rates
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Source: Office of National Statistics 2008-based Sub-national Population Projections
Figure A shows a steady increase in population over the 22 years from 2009 with a total
increase of 17,831 people in the borough. There is forecast to be a 12.9 per cent increase in
population up to 2031.
Figure B: Main drivers of population change 2009-2031 for Guildford Borough
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Appendix two
The figures in table A below identify the number of people moving into and out of Guildford
borough to and from other areas of England and Wales. The table shows the locations
affected the most; those gaining or losing more than 20 people in that one year period.
The most obvious trend in that year (July 2010 to June 2011) was Guildford borough lost
approximately 100 residents to other parts of England and Wales. The younger age
categories saw gains and the older ones saw losses. The figures in table A are rounded up
to down to the nearest 10 so they do not always add up.
Table A: locations in England and Wales where those moving into and out of
Guildford borough come from and go to
Overall Net Age
Age
Area
Change
0-15
16-24
ENGLAND AND WALES
-100
100
400
Areas from which Guildford borough gained residents
200
Elmbridge
70
0
60
Kingston upon Thames
20
0
50
Merton
30
10
50
Richmond upon Thames
20
0
40
Wandsworth
40
-30
40
Hounslow
20
-10
30
Chelmsford
0
10
30
Mole Valley
-10
10
30
Reigate and Banstead
10
-10
20
Bexley
0
10
20
Reading UA
0
10
20
Canterbury
0
10
20
Sevenoaks
0
0
20
Tunbridge Wells
0
20
20
Epsom and Ewell
-10
0
20
Runnymede
10
0
20
Plymouth UA
0
10
20
Swindon UA
0
20
Areas to which Guildford borough lost residents
-370
Waverley
-110
10
-130
Rushmoor
-10
-30
-90
Surrey Heath
-10
-20
-60
Woking
30
-30
-50
East Hampshire
-10
10
-50
Hart
-20
0
-40
Southwark
10
-40
-30
Lambeth
10
-40
-30
Tower Hamlets
0
-10
-30
Mendip
-10
-10
Charnwood (near Loughborough) -20
0
-10
-20
Birmingham
0
-30
-20
Camden
10
-20
-20
Hackney
0
-10
-20
Islington
10
-20
-20
Oxford
0
-20

39

Age
25-44
-200

Age
45-64
-200

Age
65+
-100

70
20
10
30
20
20
10
30
10
10
10
0
10
0
10
10
0
0

30
10
0
0

20
10
0
10
0

-160
-50
-30
-20
-30
-30
0
-20
-20
-10
0
10
-10
-10
-10
10

0
0
0

0
10

-10
0

0

0
10
0

0
10
0

-60
-20
-10
-30
-40
-20

-40
-10
-20
0
0
10

0

-10
0
0
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Appendix three - information from the Office of National Statistics (ONS)
This appendix provides further information from the Office of National Statistics (ONS) about
their new estimates on immigration at a local council level in England and Wales.
Improved immigration estimates to local authorities in England and Wales
The Office of National Statistics (ONS) has long recognised that international migration is
one of the most difficult components of population change to measure accurately,
particularly at local district and borough level. There is no single, comprehensive source of
international migration data at national or local levels.
The Migration Statistics Improvement Programme (MSIP) ran from April 2008 to March
2012, with a vision to produce improved population and migration statistics that are relevant
for user needs, are as accurate as possible, and are definitive estimates.
On 17 November 2011, ONS published details of an improved methodology for estimating
long-term immigration to local councils in England and Wales. The methodology does not
change the total immigration estimates for England and Wales, but aims to give better
estimates of the distribution of migrants at local level. ONS also published a set of indicative
mid-year long-term immigration estimates for 2006-2010 as well as indicative population
estimates including the improved methods. The 2010 and 2011-based population
projections incorporate these improvements to the estimates of immigration and
population at local district and borough level.
New immigration methodology from the Migration Statistics Improvement Programme
(MSIP)
Key points
The ONS published and improved methodology in 2011 however most local
authorities had changes of less than two per cent in their population estimates but
there were some, such as Newham and Cambridge, which showed larger changes.
These changes were generally due to the removal of a centralising tendency
inherent in the current method. Centralising tendency occurs when migrants’
indicate they intend to stay in larger population centres but end up staying
elsewhere. For example, there is a tendency for migrants to state an intention to
settle in London, but they actually settle in another part of the UK.
The indicative population estimates fed into the 2010 and 2011 sub-national
Population Projections.
What improvements has ONS made?
ONS has developed an improved method for estimating local areas’ long-term immigration in
England and Wales. The current method involves distributing the International Passenger
Survey (IPS) England and Wales immigration total down through several geographical levels
and then using a model based approach to distribute down to local districts/boroughs. The
new method uses the same total, but instead splits this total into reasons for immigration
sub-totals (for example - work, study), which are then distributed down directly to local areas
using the most relevant administrative sources.
How is this new method an improvement?
The new ONS method:
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is more transparent, as it is easier to observe the relationship between the source
data and the estimates.
is more timely, as most of the source data used in the new method relates to current
reference year (as opposed to the previous method which is based on using three
years of data).
removes known sources of bias in the current method (for example, no coverage of
communal establishments in the Labour Force Survey).
in addition, is considered more accurate, as it correlates better with the Annual
Population Survey data on foreign-born stocks.
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Appendix four - information from the Office of National Statistics about the
2011 population projections for Guildford borough
We got in touch with the office of National Statistics (ONS) in March 2013 to ask them about
the 2011 population projects which we think are too high. This is what they told us.
The 2010-based projections were based on trends from the indicative population estimate
that incorporated new methods for allocating international migration to local authorities.
http://www.ons.gov.uk/ons/guide-method/method-quality/imps/improvements-to-localauthority-immigration-estimates/index.html
So the trend series is different from the 2008-based projections.
The 2011-based projections used these same trends but, as the user guidance in the
statistical bulletin (http://www.ons.gov.uk/ons/rel/snpp/sub-national-populationprojections/Interim-2011-based/stb-2011-based-snpp.html) points out, tends to over project
births and the projected internal migration can be affected depending on how large the
difference is between the rolled forward estimate and the new 2011 mid-year population
estimate. Although the trend data used for international migration remained the same in the
2010- and 2011-based projections an improvement was made to the constraining method
used for emigration which improved the trend in this component going forward
http://www.ons.gov.uk/ons/rel/snpp/sub-national-population-projections/Interim-2011based/stb-2011-based-snpp.html#tab-Methodology. In Guildford this results in a much
improved trend in emigration compared to recent trend data, however this results in about
650 fewer emigrants a year than in the 2010-based projections and will be the main reason
for the difference in the trends between these two sets of projections, this trend looks
realistic.
Census results found fewer people in Guildford than were estimated in the rolled forward
indicative population estimates on which the 2010- and 2011-based projections were based.
Based on what is said in the user guidance we would expect therefore a slight under
projection in births, this would be countered by the tendency for these projections to over
project at a national level. But looking at the results what we see is that the internal inmigration component is looking higher than expected. The internal in-migration is based on
rates applied to the other local authorities so will be a reflection of the growth in the
population of local authorities who provide in-migrants to Guildford.
“I agree with you that the growth rate in the 2011-based interim projections does appear too
high”.
“2011 Census found fewer people in Guildford than were estimated based on 2001 Census
results. The 2012-based projections due for publication next year will use the 2011 Census
rebased population estimates (due for publication next month) which will allow us to revise
the trend data in the projections” (Denise Williams, ONS Populations projections unit, March
2013).
The projections are not forecasts but show what would happen if trends continue however,
the 2011-based interim projections had to be produced without recalculation of the rates and
therefore there are issues around application of rates of change in these projections to which
we have alerted users.
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Appendix five - extract of government letter, 6 July 2010 sent prior to the NPPF (March
2012)

Extract from question and answer advice
12. Can I replace Regional Strategy targets with “option 1 numbers”?
Yes, if that is the right thing to do for your area. Authorities may base revised housing
targets on the level of provision submitted to the original Regional Spatial Strategy
examination (Option 1 targets), supplemented by more recent information as appropriate.
These figures are based on assessments undertaken by local authorities. However, any
target selected may be tested during the examination process especially if challenged and
authorities will need to be ready to defend them.
43

How many new homes?
A background paper

Appendix six
On the 25 March 2013, the South East Plan (2009) was partially revoked. The order revokes
the South East Plan (2009), except for Policy NRM6: Thames Basin Heaths Special
Protection Area.
14 February 2013 – Written Ministerial Statement

Regional planning
The Secretary of State for Communities and Local Government (Rt. Hon Eric Pickles): I am
today announcing the Coalition Government’s decision to revoke the Regional Strategy for the
South East of England. This decision follows an assessment as outlined in the Written Ministerial
Statement of the 25 July 2012, Official Report, House of Lords, columns WS66-68. The Order to
effect this decision will be laid shortly after recess under the negative resolution procedure.
The decision to revoke the Regional Strategy for the South East signals a significant step for
localism. When the Order comes into force, it will mean that development plans across the former
South East government office region will comprise local plans, and where they exist,
neighbourhood plans. Localised planning enables councils to make the development choices that
work for them; choices that are right for their communities and respond to the needs of the local
area rather than to arbitrary top-down targets. This presents a far better deal for local people.
The Government has decided to revoke the Regional Strategy for the South East, with the
exception of Policy NRM6 on the Thames Basin Heaths Special Protection Area. We are also
retaining Oxfordshire Structure Plan Policy H2 concerning the Upper Heyford RAF base. The
reasons for the decision to retain these policies and to revoke all other parts of the Regional
Strategy and saved structure plan policies, will be set out in a Post Adoption Statement, which
will be published on the Department’s website and placed in the Library of the House once the
revocation Order has been laid in Parliament.
Further announcements on the remaining Regional Strategies will be made in due course.
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Appendix seven: Edge Analytics reports on the first draft of How Many New Homes?
paper
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