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APPENDIX A:

1.1

DEFINING THE HOUSING MARKET AREA

The National Planning Policy Framework (NPPF) makes clear that in planning for housing provision,
it is important to consider housing needs and dynamics across a housing market area, with each
area seeking to meet needs within it where possible. The draft planning practice guidance similarly
highlights that needs should be assessed across the relevant functional area. The first question is
therefore, what housing market(s) cover Waverley as a borough.

Approach to Defining Housing Market Areas
1.2

The draft planning guidance defines a housing market area as a geographical area defined by
household demand and preferences for all types of housing, reflecting the key functional linkages
between places where people live and work.

1.3

The guidance indicates that local planning authorities can use a combination of approaches to
identify relevant housing market areas, recognising that there is no single comprehensive source of
information. The guidance suggests three primary information sources:
• Patterns of house prices and rates of change in house prices, which provides a 'market based'
reflection of housing market boundaries
• Population and household migration flows, which reflect the preferences and the trade-offs made
when choosing housing with different characteristics; and
• Contextual data, such as travel to work areas, which reflects the spatial structure of the labour
market and the functional relationships between places where people work and live.

1.4

The Government Guidance made it clear that these sources of information can reflect different
aspects of household behavior and that there is therefore no ‘right or wrong’ set to use in identifying
housing markets; the focus is on considering what is appropriate in a local context. It also makes
clear that markets are dynamic and can thus change over time; and that there can be some overlap
between market areas.

Existing Research to Define Housing Market Areas
1.5

Existing national and regional research provides a useful starting point to guide the identification of
housing markets. There has been a considerable body of technical work and analysis undertaken to
define HMAs across the country, adopting a range of different technical approaches, which to some
extent have reflected the different spatial characteristics of housing markets in different areas; but
more probably reflect the weight which is attached to different factors such as migration and travel
to work patterns, and variations in house prices.
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National Research
1.6

In 2010, the CLG published national level research on the Geography of Housing Market Areas
which sought to consider the geographies of housing markets across England. This academicdriven project considered commuting and migration dynamics, and standardised house prices. This
was brought together to define housing markets across England, as follows:
• Strategic (Framework) Housing Markets – based on 77.5% commuting self-containment;
• Local Housing Market Areas – based on 50% migration self-containment; and
• Sub-Markets – which would be defined based on neighbourhood factors and house types.

1.7

We consider that this is a good starting point for considering functional housing market areas, not
least as it provides a standardised analysis at a national level.

1.8

The two-tier structure (strategic/local) in the CLG research (which is mapped and analysed) is
useful at disaggregating strategic housing market areas which are generally for modelling of issues
such as affordability; whilst the more local housing market areas are of greater relevance in
considering issues relating to local market dynamics and supply-demand balance. However, the
practicalities of using each must be considered depending on location, particularly in more urban
areas.
Strategic Housing Market Areas

1.9

The CLG research defines Guildford as falling within the London Strategic Housing Market Area.
This HMA covers the entire London area (i.e. all London boroughs) as well as significant parts of
the surrounding counties of Essex, Kent, Surrey and Hertfordshire.

1.10

In plan-making terms this is clearly too large an area to sensibly approach an assessment of
housing need and demand for a variety of reasons, not least the difficulty in coordinating research
and policy development at this level in the absence of formal mechanisms to do so. However, it
does provide an important and clear demonstration of the influence of London on market behaviors
and movement patterns throughout much of the South East, including on Guildford, Waverley and
other authorities in West Surrey.

1.11

Two other SHMAs are also defined in close proximity to Guildford. The Reading SHMA covers large
parts of Berkshire and the Portsmouth SHMA which covers the eastern part of South Hampshire.
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Local Housing Market Areas
1.12

Within these strategic HMAs, the CLG study also defined a number of local housing market areas
(LHMAs). Those around the Guildford area have been mapped in Figure 1 below. It should be
noted that these are based on 2001 Census analysis (which is now somewhat dated) however 2011
Census origin/destination statistics are unlikely to be available until 2014 to allow this local-level
analysis to be updated.
Figure 1:

1.13

CLG-defined Local Housing Market Areas

The most relevant CLG defined local HMAs to the study is the Guildford LHMA. This HMA covers all
of Woking and Guildford as well as the vast majority of Waverley and Elmbridge. The Guildford
LHMA also covers parts of Surrey Heath, East Hampshire and Runnymede.
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Single Tier Housing Market Areas
1.14

The CLG research also takes forward ‘best fit’ groupings of whole authorities to a series of single
tier authorities. In this regard, Guildford is defined within the Guildford & Basingstoke HMA
alongside the following authorities:
• Waverley
• Woking
• Surrey Heath
• Runnymede
• Rushmoor
• East Hampshire
• Hart
• Basingstoke & Deane

1.15

This is considered in the CLG research to be inferior to the two-tier definition.
Regional Research

1.16

A regional study was undertaken by DTZ for the South East Regional Assembly and Homes and
Communities Agency in 2004 to define housing market areas across the South East: these were
subsequently incorporated into the South East Plan. The DTZ study identified a total of 21 housing
markets across the South East and these were consulted on by local authorities and other
stakeholders.
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Figure 2:

1.17

Three housing markets within the Surrey area were identified which are set out below:
•

•

•

1.18

Housing Market Areas in the South East (DTZ/SEERA)

Inner South – covering parts of North West Surrey including Epsom and Ewell and the
majority of the districts of Tandridge, Reigate and Banstead and Mole Valley. The strong
overlap with London is particularly apparent for this market area.
Guildford/Woking – covering the majority of authorities in West Surrey including Waverley,
Guildford, Woking, Surrey Heath, Runnymede and Elmbridge but also influencing further
south into East Hampshire.
Crawley – predominantly covering northern West Sussex (i.e. Crawley, Mid Sussex and
Horsham) but also influencing the southern parts of Regiate and Banstead, Mole Valley and
Tandridge and to a lesser extent the eastern parts of Waverley.

The DTZ work also usefully identifies areas of convergence and overlap, recognising that whilst
certain groupings of authorities share the strongest relationships, functional interactions also exist
with peripheral areas. Both of the Surrey HMAs identified by DTZ are shown to have overlap with
London (as would be expected), particularly so for the Inner South HMA. The Guildford/Woking
HMA is notable for considerable areas of convergence with a number of other market areas in
South Hampshire, Blackwater Valley, North Hampshire and even into the London Inner West
market, demonstrating the complex relationships in the West Surrey/Hampshire area.
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Summary of Existing Research
1.19

The national and regional research undoubtedly a present somewhat unclear picture on the
relevant housing market with a number of potential market areas and overlaps at play. However,
there is some consistency in that both identify a Guildford focussed market which operates across
West Surrey, albeit with some overlap into Hampshire and Berkshire.

1.20

Existing research on housing markets does however support the identification of a ‘best fit’ of local
authority boundaries to functional housing market areas for practical reasons. We would support
this, not least because a good deal of the data needed to support development of an SHMA is
principally available at a local authority level, with more local level data ‘patchy.’

Analysing House Prices and House Price Trends
1.21

As the guidance suggests, house price patterns and trends can be a useful indicator of demand
dynamics and pricing levels in different areas. This kind of market approach has some merit –
clearly for areas or authorities to be serving the same market area, there must be some broad
comparability and relationship between house prices.

1.22

To begin with, we consider median house prices at local authority level. This provides us with an
initial high level indication of areas with comparable or diverging house prices. We have considered
prices for all those authorities defined in the CLG study as falling within the same ‘single tier’ HMA.
Table 1:

Changes in Median House Prices, Local Authorities 2007-12
Median House Price (2012)

Change (2007-2012)

£320,000
£360,000
£282,000
£307,000
£207,500
£250,000
£263,500
£310,000
£228,000

8%
16%
13%
10%
4%
-10%
-3%
9%
2%

Guildford
Waverley
Woking
Surrey Heath
Rushmoor
Runnymede
East Hampshire
Hart
Basingstoke & Deane

Source: HM Land Registry/ CLG
1.23

This high level analysis highlights some important dynamics. We can see that median house prices
in Guildford are average relative to other areas. They are most similar to those in Surrey Heath and
Hart. Recent house price growth has also been average.
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1.24

In market terms, this evidence tends to suggest stronger relationships between Guildford and its
Surrey neighbours (e.g. Waverley, Woking, Surrey Heath) although also with Hart. The price
differences shown in this analysis are in part influenced by differences in the housing mix.

1.25

We have also considered a more fine grained analysis of prices looking at individual settlements:
Table 2:

Changes in House Prices at Settlement Level, 2009-2013

Guildford

Waverley

Woking

Elmbridge

Surrey Heath

Rushmoor
Runnymede

East Hampshire

Hart

Average House Price

Change (past 4
years)

£850,890
£409,600
£492,760
£422,350
£229,330
£425,390
£459,170
£393,740
£423,880
£278,070
£279,200
£362,960
£272,200
£900,400
£457,400
£642,600
£549,750
£316,280
£301,690
£293,700
£212,300
£223,170
£298,370
£332,690
£293,900
£347,650
£263,500
£363,940
£225,630
£348,200
£364,600
£275,280
£278,740

14.4%
12.2%
12.3%
7.9%
5.2%
12.9%
8.7%
14.2%
10.4%
12.3%
12.3%
12.5%
6.7%
11.5%
13.5%
19.9%
16.3%
11.9%
10.9%
10.6%
8.8%
9.0%
7.2%
8.0%
14.2%
9.1%
2.4%
5.0%
10.5%
10.7%
8.0%
11.9%
8.5%

East Horsley
Guildford
Send
Shalford
Ash
Farnham
Haslemere
Cranleigh
Godalming
Knaphill
Old Woking
Horsell
Byfleet
Cobham
Walton on Thames
Claygate
Thames Ditton
Camberley
Frimley
Bagshot
Aldershot
Farnborough
Chertsey
Egham
Addlestone
Alton
Bordon
Liphook
Horndean
Fleet
Hook
Blackwater
Yateley

Source: Zoopla Zed-Index
1.26

These settlement level dynamics – both in terms of average prices and price trends – continue to
support reasonably strong market comparability between Guildford and Waverley as well as with
some parts of Woking. We also see similarly strong price and trend correlation between Hart and
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Surrey Heath, suggesting similar market dynamics between these two areas. There is little
evidence of market integration between Woking and Elmbridge but we can see some correlation
between Woking and the more southern parts of Runnymede.
1.27

At a settlement level, we can still see performance across the Surrey boroughs has generally been
stronger over the past 4 years than those outside. There data shows limited comparability at
settlement level between Guildford and Rushmoor, suggesting the two areas serve somewhat of a
separate market, however, there is some localised price comparability between Rushmoor and the
Ash area of Guildford.
Summary of Price and Price Trend Analysis

1.28

The analysis of current prices and price trends at both a local authority and settlement level both
provide some market based indication of integration between the markets of Waverley and
Guildford.

1.29

The market based evidence also indicates quite strong integration between Surrey Heath and Hart,
both in prices and growth, suggesting that these two areas share somewhat similar dynamics and
demand characteristics. Price growth in Rushmoor is also correlated with these two authorities;
however, its average prices are notably lower than any of the other authorities considered.

Analysing Migration Flows and Patterns
1.30

Migration flows reflect households’ movements between areas, and thus are a key factor in
considering the geography of housing markets. To test the definition of the housing market area,
and to understand functional housing market inter-relationships across local authority boundaries,
we have analysed ONS data on internal migration flows between relevant local authority areas over
the period 2006 to 2011.

1.31

ONS internal migration statistics record flows between local authorities, based on information from
NHS Patient Re- registrations. This typically shows larger flows between authorities which are close
to or border one another and between cities and student towns around the country. The scale of
flows is partly influenced by the population of the authorities, with for instance the expectation that
two large urban/ metropolitan authorities would support stronger flows than two smaller ones.

1.32

Taking this into account, we have sought to standardise the analysis of flows to take account of the
combined population of different authorities. The table below shows gross migration flows per
annum between mid-2006 and mid-2011. The figures are also expressed per combined 1,000 head
of population.
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Table 3:

1.33

Average Combined Migration flows (2006-11)

Authority 1

Authority 2

Gross Flow
per Annum

Waverley
Rushmoor
Runnymede
Surrey Heath
Woking
East Hampshire
Guildford
Waverley
Guildford
Woking
Waverley
Runnymede
East Hampshire
Surrey Heath
Waverley
East Hampshire
Woking
Guildford
Guildford
East Hampshire
Waverley
Guildford

Guildford
Hart
Spelthorne
Rushmoor
Runnymede
Havant
Woking
East Hampshire
Rushmoor
Surrey Heath
Rushmoor
Elmbridge
Winchester
Hart
Chichester
Chichester
Elmbridge
Surrey Heath
Elmbridge
Portsmouth
Hart
East Hampshire

2,020
1,150
970
890
880
1,100
1,080
1,030
1,000
680
750
710
690
500
640
620
560
490
500
590
370
330

Combined
Population
(‘000s)
261.6
187.8
178.9
181.5
181.6
237.7
239.1
238.3
234.6
186.0
216.8
213.7
234.1
179.5
236.4
230.9
230.9
226.3
271.2
323.2
214.8
256.1

Flow per 1,000
7.72
6.12
5.42
4.90
4.85
4.63
4.52
4.32
4.26
3.66
3.46
3.32
2.95
2.79
2.71
2.69
2.43
2.17
1.84
1.83
1.72
1.29

The analysis undoubtedly confirms a complex set of interactions and flows between authorities in
West Surrey and Hampshire. However, there are a number of pertinent migration patterns and
relationships.

1.34

Strategically, the strength of the relationship between Waverley and Guildford is clear with over
2,000 gross flows per annum (equivalent to 7.72 per 1,000 head of population). Along with
Waverley, Guildford also shares strong migration links with Woking with annual flows of around 4.5
per 1,000 population as well as a notable relationship with Rushmoor (4.3 flows per 1,000
population). However, Rushmoor’s strongest migration flows are with Hart (6.1 per 1,000) and
Surrey Heath (4.90 per 1,000) suggesting that whilst there is overlap with Guildford (and to a lesser
extent Waverley), the focus of its relationships are to authorities on its northern/western side.

1.35

Woking has a notably strong relationship with Runnymede in migration terms but Runnymede
relates most strongly to Spelthorne and also has a strong migration dynamic with London
(particularly Hounslow, Ealing and Richmond) which is somewhat distinct from authorities such as
Woking and Guildford.

GL Hearn
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1.36

As the table below demonstrates, most of the authorities within the West Surrey area share strong
migration relationships with London. Guildford, Waverley and Woking all share significant gross
annual flows with London boroughs; however, migration dynamics with London are even stronger
for authorities in north west Surrey, particularly Elmbridge (gross flows of more than 5,600 per
annum with net flows into Elmbridge of more than 2,000 annually) but also Spelthorne which has a
strong net relationship with London (1,450 net into Spelthorne per annum). The evidence also
shows that the migration influences of London on Hampshire authorities are not as significant,
highlighting the issue of the Surrey commuter belt.
Table 4:

Relationship with London Boroughs – Annual Migration Flows (2006-2011)
To London

Guildford
Waverley
Woking
Elmbridge
Surrey Heath
Rushmoor
East Hampshire
Runnymede
Hart
Spelthorne

1,708
990
756
1,828
496
456
460
1,172
402
1,180

From London
2,092
1,680
1,366
3,842
776
630
684
1,640
592
2,628

Gross

Net
3,800
2,670
2,122
5,670
1,272
1,086
1,144
2,812
994
3,808

384
690
610
2,014
280
174
224
468
190
1,448

Summary of Migration Flow Analysis
1.37

Migration patterns clearly confirm the strength of the relationship between Guildford with Waverley
and Woking with significant gross flows between these two authorities. In housing market terms,
migration alone would suggest these two authorities are inseparable. Guildford does however share
other notable relationships (particularly Rushmoor but to a lesser extent Elmbridge), suggesting to
some degree that the area is somewhat of a focal point for migration activity in the West Surrey
area.

1.38

However whilst both Waverley and Guildford share notable migration flows with Rushmoor, it would
appear that Rushmoor actually faces more in a westerly direction, particularly towards Hart and
Surrey Heath with which it shares amongst the strongest commuting flows identified amongst the
various authorities studies (6.1 and 4.9 flows per 1,000 respectively).

Analysing Commuting Patterns
1.39

Commuting flows provide important evidence of the functional relationships between various
authorities. The guidance directs planning authorities to consider commuting flows as a source of
contextual information about the spatial dynamics of the local labour market as these will somewhat
influence search patterns and location choices within the housing market.

GL Hearn
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Travel to Work Areas
1.40

The first source to consider is the 2001 Travel to Work Areas (2001 census data analysed by ONS).
Travel to work (TTWA) areas are the smallest areas that can be defined in which two thirds of the
population live and work and are, therefore, useful in defining HMA areas. These provide a useful
starting point as they offer national coverage and comparability; however, the data is somewhat
outdated and new data is not due to be published until 2015.

1.41

The Guildford and Aldershot 2001 TTWA includes Aldershot, Farnham and Guildford.
Figure 3:

ONS Travel to Work Areas

7
Source: ONS, 2001 (www.ons.gov.uk)
Contemporary Commuting Flow Patterns
1.42

Commuting flows also provide important evidence of the functional and market relationships
between various authorities. We have analysed commuting data from the 2010 and 2011 Annual
Population Survey.

1.43

We can see that Guildford actually has a relatively strong influence across a number of the
authorities we have analysed, particularly Waverley, Woking, Surrey Heath and Rushmoor; again
suggesting that the borough is somewhat of a focal point for employment driven movements
(perhaps unsurprising given its economic role).

1.44

However, as with the migration patterns, we can see that the focus of commuting flows for
Rushmoor is towards Surrey Heath (79 flows per 1,000 working age population) and Hart (52 flows
per 1,000 population) with its relationships to Waverley and Guildford still notable but clearly less of
an influence.

GL Hearn
J:\Planning\Job Files\J030627 - Guildford Borough SHMA\Reports\Appendices

Page 13 of 56
(01-05-2014).docx

Guildford & West Surrey Strategic Housing Market Assessment, May 2014
Guildford Borough Council

1.45

Commuting flows demonstrate a similar pattern in terms of the interactions of East Hampshire with
other authorities. Whilst we see notable flows between East Hampshire and Waverley (45.8 per
1,000 working age population) it shares stronger labour market interactions with Havant (53.5 per
1,000 working age population) as well as noteworthy flows with authorities across South Hampshire
and the south coast (e.g. Portsmouth, Winchester, Chichester). This again tends to suggest that
interactions between East Hampshire and authorities in Surrey are likely to be more localised in
nature, affecting mostly the northern parts of the borough whilst the remainder faces southwards
(primarily). It is however reasonable to expect that the Hindhead Tunnel could influence commuting
dynamics moving forwards.

1.46

Woking shares some functional commuting relationships with other districts in the northern reaches
of Surrey (e.g. Runnymede and Spelthorne); however, it predominantly relates to Guildford (or
wider to London) in terms of external travel to work flows.
Table 5:

1.47

Combined commuting flows (2010 and 2011)

Authority 1

Authority 2

Guildford
Rushmoor
East Hampshire
Rushmoor
Waverley
Guildford
Guildford
Guildford
Waverley
East Hampshire
Woking
Woking
Rushmoor
East Hampshire
East Hampshire
Guildford
Waverley
Woking
Elmbridge
Waverley
Waverley

Waverley
Surrey Heath
Havant
Hart
East Hampshire
Woking
Surrey Heath
Rushmoor
Rushmoor
Chichester
Runnymede
Spelthorne
Basingstoke
Winchester
Portsmouth
East Hampshire
Horsham
Rushmoor
Guildford
Woking
Surrey Heath

Combined
Daily Flow

Working Age
Population
(‘000s)

Flow per
1,000

14,930
9,330
7,710
6,270
6,590
5,940
5,250
5,030
3,730
3,100
2,590
2,660
3,570
2,930
4,060
2,920
2,320
1,920
2,230
1,350
1,210

164.9
118.2
144.1
121.2
144
155.7
146.6
155.8
136.5
137.9
117.5
125.2
173.8
144.2
220.9
163.3
153.2
127.3
172.6
136.4
127.3

90.5
78.9
53.5
51.7
45.8
38.2
35.8
32.3
27.3
22.5
22.0
21.2
20.5
20.3
18.4
17.9
15.1
15.1
12.9
9.9
9.5

Across the Surrey authorities in particular the impact of London on commuting flows is strong with
many of the London boroughs appearing amongst the top destinations for out commuting flows.
This is dynamic is particularly strong amongst those in the most northern parts of Surrey (i.e.
Elmbridge, Spelthorne and even Woking as noted above). Using data from the 2001 Census –
which is the only full and consistent dataset currently available – the table below demonstrates the
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daily flows of residents from the various authorities into London. In particular, we can see that for
Spelthorne and Elmbridge, approaching 40% of their respective working populations travel into
London for work (with daily flows of 22,200 and 18,200 respectively). Runnymede, Guildford and
Woking also share strong flows with London. As with the migration patterns, the influence of
London on commuting flows for Hampshire authorities is less significant.
Table 6:

Relationship with London Boroughs – Commuting Flows (2001)

Residence

Flows into London

Percentage of work flows

2,882
22,217
8,216
4,238
8,566
3,282
18,152
5,994
6,119
8,122

5.3%
38.0%
12.3%
9.3%
22.0%
6.6%
38.8%
14.1%
10.9%
17.6%

East Hampshire
Elmbridge
Guildford
Hart
Runnymede
Rushmoor
Spelthorne
Surrey Heath
Waverley
Woking

Commuting Self-Containment
1.48

Across the authorities we have analysed the 2010 and 2011 commuting data to identify levels of
self-containment. The table below sets out the levels of self-containment both workplace based (i.e.
proportion of an area’s workers who live in that area) and residence based (i.e. proportion of an
area’s residents who work in that area).

1.49

We can clearly see that many of the individual authorities display relatively low levels of selfcontainment, largely due to the impact of out-commuting of residents to London (particularly
amongst the higher skilled residents).
Table 7:

Commuting Self-Containment, 2011
% Residents working in
Authority

% Workers living in Authority

48.2
54.1
56.4
58.9
43.5
40.3
39.5
35.4
43.8

56.5
51.4
55.5
58
48.5
39.9
51.9
48.9
53

Woking
Guildford
Waverley
East Hampshire
Rushmoor
Surrey Heath
Hart
Runnymede
Elmbridge

Source: Annual Population Survey, 2011
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1.50

Of all of the authorities, both Waverley and East Hampshire have amongst the highest levels of
both resident and workplace self-containment. Guildford also has comparatively high selfcontainment, however; this is less surprising given its stronger economic role.

1.51

What is particularly notable is the very low levels of residence based self-containment in a number
of authorities, which, when combined with the local flow information set out above, further
demonstrates the “longer-range” influence which London exerts on labour market dynamics in this
broad area.
Summary of Commuting Flow Analysis

1.52

Commuting flows indicate a relatively complex pattern of relationships across West Surrey and into
Hampshire with labour markets within authorities seemingly integrating to different degrees at
different spatial levels.

1.53

There is once again clear confirmation of the strong functional interactions between Waverley and
Guildford with the two sharing the highest gross flows of the authorities studied. However, we also
identify Guildford as the focus of other strong source/destination relationships with other authorities
including Woking, Surrey Heath and Rushmoor.

1.54

There is clearly some degree of commuting integration between Rushmoor and both Waverley and
Guildford. However, whilst these relationships are important, the data also shows that Rushmoor
has far stronger relationships (more than twice as strong) with both Surrey Heath and Hart.

Feedback on Housing Market Areas from Stakeholder Consultation
1.55

A stakeholder consultation was held on 15th August 2013 as part of GL Hearn’s work in preparing
the Waverley and West Surrey SHMA. This comprising two sessions; one for developers and one
for local authorities in Surrey and adjoining areas. Some stakeholders in the developer session
such as the Home Builder’s Federation believed that a Waverley centric approach would be too
complex and supported a Waverley, Guildford and Woking HMA.

1.56

The linkage between Waverley and Guildford has also been highlighted elsewhere in the
stakeholder process, where it has been found that a number of settlements in Waverley are located
in close proximity to and have good transport links to Guildford. In addition, both Guildford and
Waverley share a somewhat similar relationship with London in respect of the city’s influence on
their commuting patterns.

1.57

In the local authorities’ session, some believed that there are two sets of parallel HMAs. One HMA
was believed to comprise Guildford, Woking and Waverley and the second HMA was believed to
comprise Surrey Heath, Rushmoor and Hart. It was thought that these two HMA areas have strong
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links between them and overlapping of the HMA areas was a key point raised in both sessions
(overlapping housing market areas is recognised in government guidance).
1.58

A number of stakeholders’ recognised links between Waverley and Rushmoor and some believed
that Rushmoor and East Hants should be considered for wider HMA.

1.59

Whilst some attendees in the developer’s session felt that there are links between Waverley and
Horsham and Chichester, this was not a view shared by the majority.

1.60

Some authorities questioned how practical it would be to include parts of authorities in a housing
market area. For timescale purposes some authorities thought that Waverley should commence the
SHMA by itself, but keep in touch with other authorities during the process. Indeed, stakeholders
from the developers and local authorities sessions acknowledged that a practical and pragmatic
approach to defining the housing market area should be taken, recognising issues with aligning
plan preparation.

Drawing the HMA Analysis Together
Strategic Conclusions on the Housing Market Area
1.61

As the CLG guidance points out, there is no right or wrong way of defining a housing market area
and many housing market areas overlap. In line with the guidance, we have analysed three key
data sources: price trends and dynamics, commuting flows and migration patterns in order to define
the extent of the relevant housing market area.

1.62

There are clearly a complex set of relationships at play; however, data across all three primary
sources clearly demonstrates significant integration between Guildford with Waverley. In both
market-based and behavioural terms the relationship between these two authorities is by far the
strongest of the authorities analysed. In our view, the triangulation of the sources strongly supports
defining these two authorities within the same housing market area.

1.63

Guildford in particular shares relationships with a number of authorities and, in commuting terms in
particular, appears to be a focal point for commuting activity. Relationships between Woking and
Guildford in terms of both commuting and migration are also particularly significant and evidence of
house price growth suggests that both areas have experienced similar market dynamics since the
recession, with further evidence that particular settlements in the two areas have similar pricing
patterns.

1.64

Both Guildford and Waverley share relationships with Rushmoor in both commuting and migration
terms. However, it is clear from the evidence that whilst these interactions exist, Rushmoor actually
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interacts and integrates far more strongly with Surrey Heath and Hart. In market terms there is
generally very little comparability between pricing levels in Rushmoor to those in Guildford (with the
exception of the Ash area) and Woking which tends to suggest that in the main the overlap between
the these areas is most likely to occur at the lower end of the market (i.e. newly forming households
moving out of Guildford and Woking to more affordable property in Rushmoor).
1.65

The evidence converges upon Guildford, Waverley and Woking sharing the strongest relationships
and correlation in both market and behavioural terms. We therefore consider the definition of a
Guildford centric HMA covering these three authorities as a core to be appropriate.

1.66

It is however important to recognise two particular overlaps between authorities and markets in this
area. The northern settlements and villages of East Hampshire in particular are likely to have quite
strong localised overlap with the Guildford/Waverley/Woking HMA.

1.67

Furthermore, whilst our analysis lends support to a distinct market operating to cover the Rushmoor,
Surrey Heath and Hart area, the commuting and migration evidence indicate some overlap with
Waverley and Guildford and particularly a relationship between Aldershot/Farnborough and
Farnham. Given the pricing evidence, it is our view that this is likely to manifest itself particularly at
the lower end of the local market (i.e. first time buyers/lower income households) but is nonetheless
a consideration in the context of the Duty to Cooperate.

1.68

Furthermore there is an influence from London, with evidence of net migration from London to the
authorities across Surrey.
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APPENDIX B:

DEMOGRAPHIC PROJECTION METHODOLOGY, ASSUMPTIONS AND INPUTS

Introduction
1.1

Our methodology used to determine population growth and hence housing requirements is based
on fairly standard population projection methodology consistent with the methodology used by ONS
and CLG in their population and household projections. Essentially the method establishes the
current population and how will this change in the period from 2011 to 2031. This requires us to
work out how likely it is that women will give birth (the fertility rate); how likely it is that people will
die (the death rate) and how likely it is that people will move into or out of each local authority area.
These are the principal components of population change and are used to construct our population
projections.

1.2

The figure below shows the key stages of the projection analysis through to the assessment of
housing requirements.
Figure B.1: Overview of Methodology
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Projections Run
1.3

As part of this assessment we have run two core projections to assess how the population and local
economy (number of people in employment) might change under different assumptions. The
projections were developed to follow the logical set of steps set out in CLG advice of August 2013
and are listed below:
•
•

PROJ 1 (Trend-based demographics)
PROJ 2 (Linked to employment growth shown in an Experian economic forecast)

Past Population Dynamics (leading to PROJ 1)
1.4

Before describing the projection process and key inputs it is of interest to study past population
growth and the components of change. The table below summarises key data from ONS mid-year
population estimates (MYE) going back to 2001. The data for 2001-11 is from the revised MYE
which uses Census data to adjust past estimates to ensure consistency between data for 2001 and
2011.

1.5

The information shows a number of interesting trends in relation to Guildford and these are
summarised below:
•

•

•

•
•

Natural change (the number of births minus the number of deaths) has been increasing over
time from around 400 per annum in 2001-5 up to over 600 in each year from 2007/8 onwards.
This trend is consistent with that seen in many areas where relatively high birth rates have
driven a greater level of population growth than was observed earlier in the past decade.
Net internal migration (people moving from one part of the Country to/from Guildford) has
been variable over time but is roughly in balance (i.e. a similar number of people move into
Guildford as move out). Over the past five years the ONS data shows an average level of net
out-migration of 4 people per annum.
Regarding international migration the trends are quite clear. Over the period 2001-4 there was
a small level of net international migration but in the most recent years (notably from 2005/6)
levels have been much higher – including a figure of over 2,000 in 2009/10 and an average of
1,536 over the past five years. Data from ONS suggests in the 2005-10 period that 57% of
international in-migrants were students (although data is not available about the composition
of international out-migrants). It is therefore quite probable that levels of net international
migraion are to some degree driven by internatinal students. Additional data from the Census
shows an increase in student only housheolds in the period from 2001-11 (going from 403 tp
851 over the decade).
The other changes are fairly minor in number compared to the migration figures – other
changes are largely linked to estimated changes in the prison and armed forces populations.
The other (unattributable) column of data reflects an adjustment made by ONS to ensure
consistency between Census based mid-year population estimates and the mid-year
estimates prior to Census data being available. In Guildford the negative figures imply that
ONS had previously over-estimated population growth (by over 7,000 people in the decade to
2011). Whilst it is unknown as to what components of change this over-estimation is linked to
it is most probable that this will be due to the over-recording of in-migration or under-recording
of out-migration – this in turn may be linked to international migration data which has
historically been the most difficult component of population change to accurately measure.
The ONS data does not provide a figure for other (unattributable) in 2011/12 as there is no
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Census data against which to measure whether or not population change has been over- or
under-estimated.
Figure B.2: Components of Population Change (2001-12) - Guildford
Natural
change

Net
internal
migration

Net
international
migration

Other
changes

Other
(unattributable)

Total
change

2001/2

386

-199

57

11

-732

-477

2002/3

422

-498

329

-65

-722

-534

2003/4

429

-105

-43

263

-732

-188

2004/5

374

27

739

46

-718

468

2005/6

492

720

1,118

6

-706

1,630

2006/7

558

101

1,039

-8

-707

983

2007/8

634

5

859

-54

-699

745

2008/9

613

65

1,173

42

-710

1,183

2009/10

622

-150

2,097

114

-720

1,963

2010/11

689

22

1,934

116

-728

2,033

2011/12

641

40

1,615

-166

-

2,130

Year

1.6

This data (and the more detailed components about in- and out-migration separately) have been
used to construct the main trend-based projection (described above as PROJ 1). For internal
migration the projection uses an annual average net out-migration of 4 people per annum which is
consistent with the trend shown above. For international migration, the net figure is taken to be an
in-migration of 821 people per annum. This is the average level of net migration shown above with
a downward adjustment to take account of the ‘other unattributable’ category. This downward
adjustment has been applied to levels of international out-migration which are considered to be the
least well recorded by ONS. This approach is consistent with earlier work carried out for the Council
by Edge Analytics.

1.7

For 2011/12 it has been assumed that ‘other unattributable’ would be the same as the average over
the previous decade. For international migration the levels of migration (both in- and out-) have
been held constant for the whole projection whilst for internal migration there are year-on-year
variations linked to the expected trajectory shown in the 2011-based SNPP. The figure below
shows past trends in migration and how these have been used to project forward. For clarity the
figure stops at 2021 and beyond this the data broadly continues in a linear fashion. The data for
international out-migration has been adjusted upwards in line with the ‘other unattributable’ category
of data described above.
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Figure B3: Past and Projected Migration Trends (used in PROJ 1)
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1.8

The baseline for our projections is taken to be 2011 with the projection run for each year over the
period up to 2031. The estimated population profile as of 2011 has been taken from ONS mid-year
population estimates. The overall population in 2011 is estimated to be 137,580 with slightly more
females than males.
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Figure B.4: Population of Guildford (5 year age bands) – 2011
Age group
Ages 0-4
Ages 5-9
Ages 10-14
Ages 15-19
Ages 20-24
Ages 25-29
Ages 30-34
Ages 35-39
Ages 40-44
Ages 45-49
Ages 50-54
Ages 55-59
Ages 60-64
Ages 65-69
Ages 70-74
Ages 75-79
Ages 80-84
Ages 85+
All Ages

Male

Female

4,251
3,823
3,824
4,373
6,063
4,907
4,653
4,964
4,858
4,967
4,334
3,862
3,873
3,007
2,236
1,932
1,365
1,067
68,359

3,914
3,730
3,632
4,417
5,481
4,414
4,591
4,789
4,953
5,096
4,429
3,820
4,036
3,084
2,595
2,230
1,841
2,169
69,221

Ages 85+
-0.8%
Ages 80-84
-1.0%
Ages 75-79
-1.4%
Ages 70-74
-1.6%
Ages 65-69
-2.2%
Ages 60-64
-2.8%
Ages 55-59
-2.8%
Ages 50-54
-3.2%
Ages 45-49 -3.6%
Ages 40-44 -3.5%
Ages 35-39 -3.6%
Ages 30-34 -3.4%
Ages 25-29 -3.6%
-4.4%
Ages 20-24
Ages 15-19
-3.2%
Ages 10-14
-2.8%
Ages 5-9
-2.8%
Ages 0-4
-3.1%

1.6%
1.3%
1.6%
1.9%
2.2%
2.9%
2.8%
3.2%
3.7%
3.6%
3.5%
3.3%
3.2%
4.0%
3.2%
2.6%
2.7%
2.8%

5% 4% 3% 2% 1% 0% 1% 2% 3% 4% 5%
Female

Male

Source: Derived from ONS data

Fertility and Mortality Rate Assumptions
1.9

For modelling of fertility we have used the rates contained within the ONS 2010-based population
projections. For the period from 2011 to 2031 the total fertility rate (the expected average number of
live births per woman throughout their childbearing lifespan) has been calculated to be 1.78 in
2011/12, this rises very slightly in the short-term before reducing to 1.59 in 2030/31.

1.10

We also interrogated the ONS 2010-based projections with regard to death rates which suggested
that life expectancy is expected to increase over time for both males and females. It is not possible
to provide exact life expectancy figures from the 2010-based SNPP as this to some degree will
depend on the assumptions made about the death rates for age groups beyond 90 (the ONS data
stops at a figure for 90+). However in modelling life expectancy we suggest that the figures will see
an improvement from 80.8 to 84.5 for males from 2011 to 2031 with figures of 84.7 to 87.5 expected
for females.
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1.11

We have no evidence to suggest that either the fertility or mortality estimates used by ONS are
unreasonable and note that the expected figures and changes in Guildford are consistent with past
trend data and future expected patterns as published by ONS on a national basis.

Migration Assumptions
1.12

For the purposes of understanding the profile of migrants we have again drawn on the ONS 2010and 2011-based sub-national population projections (with overall levels of in- and out-migration
adjusted to fit with our migration trend projection). Over the period from 2011 to 2031 the figures
show an average annual level of net in-migration of 817 people made up of in-migration of 13,851
and out-migration of 13,034.

1.13

The data shows a net in migration of those aged 15 to 19 (linked to students) along with outmigration of those aged 20-24 and 25-29 (which will be related to students leaving once their
course are finished). Age groups from 55 onwards see small levels of net out-migration.

1.14

When projecting migration patterns for the various projection scenarios we have used the migration
data and adjusted levels of in-migration to match the requirements of our scenario (e.g. when
testing what level of migration is required to support a workforce of a particular size). This approach
has consistently been adopted across all analysis.

Figure B.5: Estimated annual level of net migration by five-year age band (2011-2031)

Estimated annual level of migration (people)
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Source: Derived from ONS 2010-based Sub-National Population Projections
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Economic-activity Assumptions (leading to PROJ 2)
1.15

With the change in demographic structure will come changes in the number of people who are
working (as the population of people of working age changes). The next stage of the projection
process was therefore to make estimates about how employment levels would change moving
forward with a particular link to PROJ 2 which uses an Experian baseline forecast for job growth in
the Borough. Estimates of the likely increase in the economically-active population were also
derived for the demographic projection (PROJ 1).

1.16

The first stage of the process was to establish patterns of economic activity in the local authority
area. To do this we have established the size of the economically active population and studied
trends (by age and sex) in the proportion of people who are economically active. Economically
active people are defined as per the 2011 Census. A person aged 16 to 74 is described as
economically active if, in the week before the census, they were:
•
•
•

1.17

in employment, as an employee or self-employed;
not in employment, but were seeking work and ready to start work within two weeks; or
not in employment, but waiting to start a job already obtained and available.

It is important to bear in mind that there are inherent uncertainties with economic projections,
particularly at local authority level and as such they can be sensitive and change quite markedly
over time. Projecting the linkage and relationship between job growth and housing requirements is
also complex as a number of assumptions need to be built into the modelling. Key ones to impact
on the figures locally include:
a) Commuting patterns. Whilst the forecast level of job growth is 14,340 this does not necessarily
mean that there would be an equivalent increase in the resident workforce. Job growth could see
more people commuting into the Borough for work which would mean that the growth of
residents in employment is less than this figure, alternatively more people could move to the
Borough but work outside of the area (meaning that the growth in residents in employment
would be higher than the job growth). In Guildford the evidence (taken from the 2001 Census as
the last robust source of information) suggests that in- and out-commuting is roughly in balance.
As of 2001 there were 66,882 people living in the Borough who were working (regardless of
where the job was) compared with 68,260 people working in the Borough (regardless of where
they lived). On this basis we have assumed a commuting ratio of 1.0 (assuming that growth in
jobs and residents in employment in line with one another in the economic-driven projections).
b) Double jobbing. Another consideration is the extent to which people have more than one job.
We do not have any robust information for the extent of ‘double jobbing’ in Guildford although
there will almost certainly be a number of people holding down more than one job. If double
jobbing were to increase in the future then the growth in the working population would potentially
be lower than the growth in jobs forecast. Overall, we would consider that the number of people
with more than one job is likely to be fairly low and have not included an additional allowance for
this.

GL Hearn
J:\Planning\Job Files\J030627 - Guildford Borough SHMA\Reports\Appendices

Page 25 of 56
(01-05-2014).docx

Guildford & West Surrey Strategic Housing Market Assessment, May 2014
Guildford Borough Council

c) Understanding occupancy patterns. Whilst additional housing growth might be required to
meet job growth projections it is the case that no control can be exercised as to who occupies a
home. An additional home could for example be taken up by a retired household who would not
aid the increase in the workforce. The modelling therefore assumes that current migration
patterns (in terms of age and sex) are maintained with a different level of migration being input
into the modelling to meet job targets. This means that the extent to which economically inactive
people move to or from the area will be maintained (in proportionate terms) and so inherently the
modelling assumes that some additional housing would be lived in by those who are not working.
Generally, people/households of working age are more migrant than other households so a
higher level of migration will tend to increase the working population proportionately at a higher
rate than for lower assumed levels of migration.
d) How economic participation rates will change in the future. Although the past few years
have seen an increase in unemployment there have generally been increases in the proportion
of people who are economically active (particularly for females and people aged over 50). In the
future we would expect a continuation of these trends – particularly in relation to people working
longer (partly linked to pensionable ages) and have modelled for there to be some increase in
employment rates on the basis of trends observed in the Labour Force Survey over the past
decade (more details about this are provided below).
1.18

The figure below shows past trends in economic activity rates (nationally) from 2001 to 2011 and
the linear trend through to 2021. The data shows that there have been some notable increases in
activity rates for older age groups over the past decade (and indeed for all age groups other than
16-24 in the case of females). The linear trends shown in the figure below have been applied to the
projection data when looking at what might happen in the future (and continued on the linear trend
up to 2036). The only exceptions to this are: a) for the 16-24 age group the decrease in economic
activity rates are largely due to increased student numbers and this trend is not expected to
continue; and b) the change in rates for those age 65+ have only been applied to the population
aged 65-74.
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Figure B.7: Past Trends and Projected Change to Economic Activity Rates (national)
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Source: Derived from Labour Force Survey (LFS) data

1.19

The table below shows the economic-activity rates used for modelling from 2011 to 2031. From the
population modelling exercise it was estimated that in mid-2011 there were 74,138 economicallyactive people with an economic-activity rate of 78.2% - due to the modelled improvement in rates
this figure rises to 81.2% by 2031.

Figure A1.8: Economic-Activity Rates by Age and Sex
Sex

Year

Aged 16 to
24

Aged 25 to
34

Aged 35 to
49

Aged 50 to
64

Aged 65 to
74

Male

2011
2031
2011
2031

55.5%
55.5%
57.9%
57.9%

91.5%
91.9%
83.3%
88.3%

93.9%
94.9%
78.8%
83.5%

86.9%
92.6%
68.9%
81.3%

28.0%
45.2%
21.2%
36.2%

Female

Source: Derived from a range of data source (including 2011 Census and LFS)
Household and Dwelling Growth Projections
1.20

Having estimated the population size and the age/sex profile of the population the next step in the
process is to convert this information into estimates of the number of households in the area. To do
this we use the concept of headship rates. Headship rates can be described in their most simple
terms as the number of people who are counted as heads of households (or in this case the more
widely used Household Reference Person (HRP)).

GL Hearn
J:\Planning\Job Files\J030627 - Guildford Borough SHMA\Reports\Appendices

Page 27 of 56
(01-05-2014).docx

Guildford & West Surrey Strategic Housing Market Assessment, May 2014
Guildford Borough Council

1.21

Because the 2011-based CLG household projections only go up to 2021 it has been necessary to
make assumptions for the remainder of the projection period. To do this we have projected changes
on a linear basis based on the headship rate assumptions in each of 2011 and 2021 in the CLG
projections. Due to some evidence of suppressed household formation information has also been
drawn from the 2008-based CLG household projections to develop a set of rates for modelling. This
process is explained in more detail in the main body of the report.

1.22

The figure below shows the estimated average household size in Guildford in 2001 and 2011 along
with estimated household sizes derived from CLG projections. The data shows that household sizes
have increased notably over the past decade. Whilst the 2008-based projections also expected an
increase in household sizes the actual change has been more significant than previously projected.
Moving forward all projections expect household sizes to continue to rise initially before starting to
decline from about 2016/17. The decline in average household sizes is linked to more people living
on their own due increased family fragmentation and people living longer. It should be noted that
the data in the figure below is based on a simple calculation of the total population divided by the
number of households and as such is not technically an average household size (due to the
inclusion of the institutional population). However, this does not impact on the trends or the
conclusions drawn.

1.23

The projection analysis in this report assumes a headship rate which is rebased to 2011 and then
tracks the midpoint between the 2008- and 2011-based CLG household projections. Particularly
over the longer-term this shows a trend which closely follows the (largely unconstrained) 2008based household projections.
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Figure B.9: Past and projected trends in Average Household Size – Guildford
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1.24

In converting an estimated number of households into requirements for additional dwellings a small
vacancy allowance has also been factored in which is normal to allow for movement of households
between properties. For the analysis it is assumed that around 3% of additional stock will be vacant
which should be reflective of what can be achieved in new housing stock.

Detailed Projection Outputs
1.25

The sections below provide detailed outputs of the modelling under each of the scenarios run to
look at population growth, employment change and housing requirements. Both projections look at
the period from 2011 to 2031 with outputs available for each year of the projection (although these
have generally been summarised for five year periods). The projections run are summarised in the
table below.
Figure B.10: Description of Projections used for Demographic Modelling
Projection

Description

PROJ 1
PROJ 2

Trend-based demographics
Jobs-led
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Population Projections
1.26

The table below shows the expected growth in population under each of the scenarios. Under
demographic assumptions linked to past migration trends (PROJ 1) the population is expected to
increase by 28,500 people over the 20-year period – this represents population growth of 21%. With
housing delivery in line with the Experian economic forecast (PROJ 2) a slightly lower level of
population growth is seen (22,900 more people in 2031).

Figure B.11: Population Estimates 2011 to 2031

PROJ 1 (Trend-based)
PROJ 2 (Jobs-led)

2011

2016

2021

2026

2031

137,580
0.0%
137,580
0.0%

144,795
5.2%
144,421
5.0%

151,867
10.4%
149,950
9.0%

159,000
15.6%
155,402
13.0%

166,052
20.7%
160,516
16.7%

Population Change Dynamics
1.27

The figure below shows population pyramids for 2011 and 2031 under the projection linked to past
demographic trends – PROJ 1. The ‘pyramids’ clearly show the growth in population overall and
highlight the ageing of the population with a greater proportion of the population expected to be in
age groups aged 60 and over (and even more so for older age groups) - in particular the oldest age
group (85+) shows an increase from 3,236 people to 6,232.
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Figure B.12: Distribution of Population 2011 and 2031 for PROJ 1 (trend-based)
2011
1,067

2,169

1,365

1,841

Ages 85+
Ages 80-84

2,236

Ages 70-74

Ages 75-79

2,595

3,612

2,271

2,909

2,575

2,913

3,231

Ages 70-74

3,084

3,007

Ages 65-69

2,620

Ages 85+
Ages 80-84

2,230

1,932

Ages 75-79

2031

Ages 65-69

3,570

4,067

4,340

Ages 60-64

3,873

4,036

Ages 60-64

4,368

4,597

Ages 55-59

3,862

3,820

Ages 55-59

4,578

4,753

Ages 50-54

4,408

4,943

4,518

5,013

4,334

Ages 50-54

4,429

Ages 45-49

4,967

5,096

Ages 45-49

Ages 40-44

4,858

4,953

Ages 40-44

Ages 35-39

4,964

4,789

Ages 35-39

5,661

5,323

4,653

4,591

Ages 30-34

5,776

5,112

4,907

4,414

Ages 25-29

Ages 30-34
Ages 25-29

5,481

6,063

Ages 20-24

4,417

4,373

Ages 15-19

Ages 20-24

5,122

5,221

6,492

5,173
7,018

8,649

Ages 15-19

5,474

5,274

Ages 10-14

3,824

3,632

Ages 10-14

4,432

Ages 5-9

3,823

3,730

Ages 5-9

4,507

4,437

3,914

Ages 0-4

4,362

4,184

4,251

Ages 0-4

12000

8000

4000

0

Female

1.28
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The table below summarises the findings for key (5 year) age groups under PROJ 1 (Trend-based).
The largest growth will be in people aged 65 and over. In 2031 it is estimated that there will be
32,100 people aged 65 and over. This is an increase of 10,600 from 2011, representing growth of
49%. The population aged 85 and over is projected to increase by an even greater proportion, 93%.

1.29

Looking at the other end of the age spectrum the data shows that there are projected to be around
14% more people aged under 15 with small notable increase shown for age groups 15-29. There is
only expected to be a small increase in the population aged 40-59 – included within this is a small
population decline of those aged 45-49.
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Figure B.13: PROJ 1 (trend-based) Population Change 2011 to 2031 by Five Year Age Bands
Age group
Under 5
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
65-69
70-74
75-79
80-84
85+
Total

Population
2011

Population
2031

Change in
population

% change
from 2011

8,165
7,553
7,456
8,790
11,544
9,321
9,244
9,753
9,811
10,063
8,763
7,682
7,909
6,091
4,831
4,162
3,206
3,236
137,580

8,546
8,944
8,980
10,748
15,667
11,665
10,888
10,984
10,343
9,532
9,351
9,331
8,966
8,407
6,801
5,488
5,180
6,232
166,052

381
1,391
1,524
1,958
4,123
2,344
1,644
1,231
532
-531
588
1,649
1,057
2,316
1,970
1,326
1,974
2,996
28,472

4.7%
18.4%
20.4%
22.3%
35.7%
25.1%
17.8%
12.6%
5.4%
-5.3%
6.7%
21.5%
13.4%
38.0%
40.8%
31.9%
61.6%
92.6%
20.7%

Economically-Active Population
1.30

The table below shows the estimated number of people living in Guildford who are economicallyactive under each of the projections. The data shows under demographic based assumptions
(PROJ 1) that the number of people working is projected to increase by 17,800 from 2011 to 2031.
This is notably above the figure in the Experian economic forecasts (which are linked into PROJ 2)
of a 14,340 increase in the economically-active population.

Figure B.14: Economically-Active Population – 2011 to 2031

PROJ 1 (Trend-based)
PROJ 2 (Jobs-led)

2011

2016

2021

2026

2031

74,138
0.0%
74,138
0.0%

77,957
5.2%
77,724
4.8%

82,547
11.3%
81,308
9.7%

87,213
17.6%
84,893
14.5%

91,976
24.1%
88,478
19.3%
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Growth in Households and Dwellings
1.31

The table below shows the projected growth in the number of households under each of the
scenarios. The trend-based projection (PROJ 1) shows household growth of about 24% over the
20-year period – this equates to 13,000 more households (652 per annum). The projection linked to
the Experian economic forecast (PROJ 2) shows a 20% increase in households over 20-years (an
additional 11,100 households).

Figure B.15: Household Estimates 2011 to 2031

PROJ 1 (Trend-based)
PROJ 2 (Jobs-led)

1.32

2011

2016

2021

2026

2031

54,183
0.0%
54,183
0.0%

56,665
4.6%
56,572
4.4%

60,004
10.7%
59,406
9.6%

63,576
17.3%
62,354
15.1%

67,220
24.1%
65,251
20.4%

The analysis above concentrated on the number of additional households. In reality there are
always likely to be some vacant homes in the area and so the number of properties required to
house all of these households will be slightly greater than the projected household numbers. A
vacancy allowance of 3% has therefore been applied to all of the above figures to make estimated
housing requirements; the resulting figures are shown in the table below.

Figure B.16: Estimated Housing Numbers with Vacancy Allowance (to 2031)

Projection variant
PROJ 1 (Trend-based)
PROJ 2 (Jobs-led)

Annual household
growth
652
553

Annual requirement
with vacancy
allowance
671
570
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APPENDIX C:
1.2

STUDENTS, INTERNATIONAL MIGRATION AND HOUSING NEED IN GUILDFORD

The impact of students on the population and housing market within Guildford is key to
understanding the future needs of the Borough. The student impact is focussed on two key issues.
Firstly we are required to understand the impact of student numbers on international migration and
whether this is likely to continue.

Secondly, the impact all student housing has on the wider

housing market.
1.3

The second of these is particularly important given the NPPG requirement to include student
accommodation towards the housing requirement, “whether it consists of communal halls of
residence or self-contained dwellings, and whether or not it is on campus”. We therefore have to
assess the need for this type of accommodation.

Growth of Student Households
1.4

There are a number of institutions which are likely to have influenced changes in student numbers
in Guildford. These comprise:
• University of Surrey;
• Guildford School of Acting;
• University of Law;
• Academy of Contemporary Music; and
• Guildford College of Further and Higher Education.

1.5

Of these, the University of Surrey is by far the largest provider of further education within the
Borough.

1.6

According to Census data there were 13,462 students aged over 16 living in the Borough in 2011.
This is an increase of around 4,116 persons between 2001-11. Excluding part time students and
those students at aged 16 and 17 (principally sixth form students), there were 10,714 full time
students in the Borough in 2011. This was an increase of 3,710 students (53%) on the equivalent
number recorded in the 2001 Census. This is likely to be principally associated with growth of fulltime university students (but will also include FT students aged over 18 in full-time further
education).
Figure C.1 - Changes in Full-Time Students aged 18-74 in Guildford Borough, 2001-11

2001 total
2011 total
Change
% Change

7,004
10,714
3,710
53%

Source: ONS Census 2001 and 2011
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University of Surrey
1.7

Data allowing us to track trends in student numbers year-on-year for all establishments is not
consistently available. However, we have however access to data regarding trends in student
numbers for the University of Surrey. This establishment accounts for the vast majority of students
in the Borough. The chart below tracks trends in total student numbers (both full and part-time) at
the University of Surrey. Student numbers at the university increased by 19% with a net growth in
student numbers of 2,595, between 2001-11.
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Figure C.2 - Trends in Student Numbers, University of Surrey, 2000-12

PT Postgraduate

Source: HESA
1.8

This lower overall growth in students numbers masks what has been a stronger growth in full-time
student numbers, as the chart below demonstrates. Between 2001-11 we saw an increase in fulltime students at Surrey University of 5,850 persons (a 76% increase) with numbers growing from
7,725 persons to 13,575 persons. At the same time the overall number of part-time students has
also fallen.

1.9

The shift away from part-time to full-time student numbers is likely to be the recessionary impact of
fewer organisations funding their staff to study on a part-time basis. It is also likely to be as a result
of the University focussing more lucrative full-time market.
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Figure C.3 - Growth in Full Time Students at University of Surrey, 2001-12
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University
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Source: HESA
1.10

This increase of 5,850 persons at Surrey University is above the growth in students in university
halls and the private sector recorded by the 2001 Census (c. 4,000). It is reasonable to assume that
some students commute from outside of the Borough or live at home; whist some students living in
the private sector in the Borough are studying at one of the other institutions.

1.11

The University has provided data on the current composition of its student population. The latest
data indicates total students of 13,706 in the 2013-14 academic year. This is down (by 16%) on the
level in 2011/12 shown above; with full time student numbers having fallen by 2,052 persons. Parttime numbers have been less affected.

1.12

There is also a noticeable downturn in student numbers at the University over the last year.
However, this is the result of a deliberate drive by the University to reduce numbers in order to
improve student quality. This was not repeated in the 2013 intake. Therefore it could be argued
that the shorter term trends under-estimate planned student growth.
Figure C.4 - Changes in Student Numbers at Surrey University, 2010/11 to 2013/14
All
Students
13,706

FT
Undergraduate
9,287

PT
Undergraduate
690

FT
Postgraduate
2,236

PT
Postgraduate
1,493

Diff from 2010/11

-2559

-283

-425

-1769

-82

% Change

-16%

-3%

-38%

-44%

-5%

2013-14

Source: HESA 2010/11 and Surrey University 2013/14
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Overseas Students
1.13

We can use the HSSA data to track changes in the number of overseas students. Between 2000/1
and 2010/11 the number of overseas students at Surrey University increased from 3,155 to 5,250 –
1

an increase of 2,095 persons (66%), although the most recent data records a fall . This category
includes all non-UK students (i.e. those from both other EU countries and outside the EU). These
students will be accommodated in a variety of accommodation types including halls of residence.
Figure C.5 - Overseas Students, Surrey University, 2000/1 – 2011/12
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Source: HESA
1.14

ONS components of population change data indicates that between 2001-11 there was net
international migration to Guildford of 9,300 persons. This has been driven particularly by an
increase in international in-migration to the Borough, as well as reduced out-migration since 2008.
There was a step change in net in-migration in 2004/5 linked with EU expansion. While there has
been particularly high growth in the last three years (although falling). This is linked to growth in
international in migration and a decline in out-migration.

1

nd

In data released on the 2 April, Higher Education Funding Council for England saw the first drop in
Overseas Students in to the Country in 28 years. This was linked to stricter visa regulations. There was a
particular drop in Students from Pakistan and India.
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Figure C.6 - Trends in International Migration to Guildford Borough, 2001-12
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Source: ONS Components of Population Change
1.15

Comparing the growth of international students at Surrey University (2,095) with net international
migration (9,300) over the 2001-11 period suggests that at most 22.5% of international migration
has been linked to growing volumes at international students at the University. It is ‘at most’ as this
would require the net growth of international students to have been entirely of residents in the
Borough.

At present approximately 21% of students at the University of Surrey are international,

although the University expects this figure to grow over the next few years.
1.16

Whilst part of the international migration may have been linked to the other educational
establishments, it does seem likely that a large part of the international migration is not driven linked
to student growth. The chart below overlays growth in international students at Surrey University
with the ONS data regarding net international migration.

1.17

We have also spoken with the University of Surrey and they have indicated that the University will
grow further. Part of this growth they inform us will be as a result of increased percentages of
overseas students. We can therefore assume that in the short term, the more recent high trends in
international migration driven, in-part, by the university are likely to continue.
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1.18

While, there is a broad correlation between the trends shown year-on-year there are still
components of international migration which will be unaffected by University growth policy. This is
shown in figure c.7 below.
Figure C.7- Relating Growth in International Students at Surrey University and overall
International Migration to Guildford, 2001-12
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Source: HESA, ONS
1.19

Looking at National Insurance Number Registrations for Guildford, we can see a falling trend in
registrations of overseas nationals. This peaked in 2008/09 when some 2,300 people registered to
work in Guildford. Some of these registrations will be non-eu, overseas students who will need to
register, although the hours they can work will be limited.
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Figure C.8- National Insurance Registrations for Overseas Nationals, Guildford 2002/032013/14
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Source: DWP, 2014

Accommodation Status
1.20

Figure C.2 illustrates the percentage of the 13,462 students aged over 16 living in the Borough by
their accommodation status. As shown, around 26% live in all student households and 8% in
shared accommodation where not all of the household are students. This equates to around 3,500
and 1,900 respectively. These household types are largely accommodated in the Private Rental
Sector. According to the University of Surrey they have, 4,700 students living off Campus, some of
whom will be outside the Borough.
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Figure C.9 - Profile of Students aged 16 and over in Guildford Borough, 2011
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Source: 2011 Census
1.21

The chart below breaks down the student numbers by age and living arrangements. Most students
st

aged under 18 are likely to live with parents, or comprise 1 year university students living in halls.
14% of those aged 16-19 are living in other household types, this includes living in shared
accommodation in which not all residents are students. For students aged 20-24, we see higher
proportions living in halls (34%) and in all student households (45%). This age group is likely to
have the largest impact on the housing market in Guildford. The number of ‘mature’ students aged
25 or more are lower, and are more likely to be living with a family, or in other households (such as
sharing with non-students).
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Figure C.10 - Profile of Students by Age and Household Type in Guildford Borough, 2011
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Source: 2011 Census
1.22

The information in the chart is set out in tabular form below.
Figure C.11 - Profile of Students by Age and Household Type in Guildford Borough, 2011

Living with Parents
Living in Halls
Living in All Student Households
Living Alone
Living in a Family
Living in Other Households
Not Living in Parents Home or Halls
Source: 2011 Census

1.23

Aged 16-19
60%
26%
11%
0%
0%
2%
14%

Aged 20-24
8%
34%
45%
2%
2%
10%
58%

Aged 25+
5%
31%
17%
5%
25%
17%
64%

We have sought to consider the change in students’ accommodation structure between the 2001
and 2011 Census. The table below considers total students resident in the Borough, including
students at school, in further education and at university.

Unfortunately due to the nature of the

Census, it is not possible to differentiate these numbers further.
1.24

Of the Census growth in students, 1,329 chose to live in halls or other communal establishments,
whereas 2,275 lived in the wider housing market area. A growth of 228 per annum.
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Figure C.12 - Changes in Students by Different Accommodation Types, 2001-11
Students (16+) by Household Type
Total Students
Student living alone
Living in parent(s) household
All student group household
Other household

2001
9,346
183
3,626
1,649
1,177

2011
13,462
234
4,138
3,455
1,021

Change
4,116
51
512
1,806
-156

Living in a one family household with
spouse, partner and/or children

0

573

573

2,646
66

3,835
206

1,189
140

Educational establishment
Other communal
Source: Census 2001; Census 2011
1.25

However, some of these the off-campus growth will be in family households and mixed households
where only some residents are students. It could be argued that these households would have
grown anyway without the existence of the University in the town.

1.26

Between 2001-11 we have seen the number of household reference persons (HRPs) who are fulltime students almost doubled. However, of the additional 7,618 growth in HRPs over the decade,
just 721 (9.5%) are headed by someone who is a student. So around 9.5% of the growth in
households between 2001-11 is related to households headed by someone who is a student.
This provides a key indication of the impact of growth in student numbers on household projections.

1.27

If all the additional 2,275 students lived in these additional households then this would equate to
around 3.15 students per household.

However not all of these households will be all student

households. As figure C.12 indicates that around 42% of the additional households would be partial
student households.
Figure C.13 - Changes in Household Reference Persons who are Full-Time Students, 2001-11

All Household Reference Persons
HRPs who are FT Students
… of which One Person Households
… of which Family Households
… of which Other Households

2001
46,350
737
178
106
453

1.6%
0.4%
0.2%
1.0%

2011
53,968
1458
236
216
921

Change
7,618

2.7%
0.4%
0.4%
1.7%

721

1.1%

58

0.0%

110

0.2%

468

0.7%

Source: ONS Census 2001 and 2011
1.28

We have worked with Surrey University to understand how its current student population is
accommodated. In 2013/14 the University had 11,523 full-time students and 2,183 part-time
students. This equates to 12,213 FTE students.
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1.29

The University bases its accommodation plans on the projected student profile. It estimates that of
the above students, 10,603 will require accommodation in the locality (broadly 80% of the FTE total).
This comprises ‘eligible students’ and excludes distance learning, year out and part-time students
and those living in the family home or otherwise not requiring accommodation.

1.30

Of this 10,603 ‘eligible students’ the University seeks to provide accommodation on campus for
50%-60%. It considers this an appropriate level, given that some students will choose to ‘live out’
and intends to continue to plan on this basis.

1.31

The University currently has 5,100 bed spaces on campus (at Manor Park, Stag Hill and Hazel
Farm). Occupancy levels are high (98-99% over the last few years). University accommodation thus
currently meets the needs of around 52% of eligible students.

1.32

The remaining 5,503 University students live off-campus in rented accommodation in Guildford and
neighbouring boroughs. This compares with our Census estimate of 5,400 students in the Borough
living in all student of shared accommodation (which is likely to include students at other
institutions).

Future Growth in Student Numbers
1.33

The University’s current plans are to increase its total student population to around 17,000 over the
next ten years (to c. 15,000 FTEs). From the 2013/14 baseline this equates to an increase of 3,300
students overall (and 2,800 FTEs). The precise numbers will be influenced by competition, funding
changes and Government policy.

1.34

This projected growth of around 3,300 students over the decade compares with a historic growth of
2,595 between 2001-11. According to the University, the percentage of International Students is
likely to increase over the next few years. This would suggest that using historic trends of
International In-Migration, over the longer period will not reflect the likely level of growth.

1.35

We therefore believe that the shorter term trends where growth is higher, more accurately
reflects the likely future international migration trend based on the Universities growth
strategy. Although it should again be re-iterated that not all of the International In-Migration is
driven by the University.

1.36

If historic trends are to continue then around 14.6% of graduating students remain in the Borough.
This equates to around 439 students per annum. Some of whom will already be staying in noninstitutional accommodation.

1.37

Of this figure the University has estimated that 2,300 (70%) will require accommodation (i.e. FullTime students, not living within a family group). Due to personal choice, typically only 50% -60%
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(1,150 – 1,380 students) of students eligible for halls will chose to reside in them. Therefore around
1,265 students (midpoint) will choose to live in halls (127 per annum). If this is population is
included in the overall housing need calculation then (based on an average hall of residence size of
6 students per dwelling), the overall housing need will increase by 21 dwellings per annum.
The University is currently planning to build around 1,650 additional student bed spaces which will
accommodate all of this growth.

Delivery of New Student Accommodation
1.38

The University estimates that an additional 2,300 students are likely to be seeking accommodation
from the University or rented accommodation in Guildford and its environs. Around 50%-60% of this
would be accommodated through expansion of student accommodation by the University (i.e. c.
1,100 – 1,200 additional student bed spaces). For comparison the number of students in communal
establishments increased by 1,329 persons between 2001-11. Growth in student accommodation
could thus be slowed and historically was up to 15% higher than the expected trends.

1.39

The University believes it has built and unbuilt capacity on Stag Hill and Manor Park to
accommodate the growth projections (2,121 unbuilt beds), but because of personal choices, does
see that additional private accommodation will be needed in the town and environs.

Due to

students freedom of accommodation choice, it is unviable for the University to provide
accommodation for any more than 60% of their full-time student population, as this would result in
empty bed-spaces.
1.40

The other 40-50% of additional students are likely to be accommodated in the wider housing market
(c. 1,150 students). Although, again this is lower than the growth of 2,223 students which we
estimated to have occurred over the 2001-11 decade.

1.41

Through this analysis of student housing in the Borough it is clear that student housing will continue
to impact on the Housing market in Guildford. While it is difficult to predict the exact trend in
international migration that will occur, historic trends indicate that it will be lower than the level
outlined in the CLG sub-national population projections. We have taken a step to reduce the impact
of international migration in Guildford, however it would not be prudent to reduce it further on the
basis of the following:
• Impact on overall migration rates as a direct result of student numbers is a driver but not the only
factor;
• We believe there will be a continued high rate of growth in student numbers in part driven by
increased intake from International Migration;
• Recent high rates are tempered by lower rates in international migration in the first few years
and a supressed rate of student numbers in 2012;
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Impact on the Wider Housing Market
1.42

Of the 3,300 additional students expected in the Borough as a result of Expansion of the University
of Surrey some 920 – 1,150 students will choose to live in the open housing market. This equates
to a per annum growth of 90-115 student homes per annum. This is a significantly lower level of
per annum growth than that experienced between 2001-2011 (228 per annum).

1.43

This would suggest a reduced level of growth of between 113 -138 students per annum against
previous rates (2001-2011). This would result in a slowing of growth which over the period will
reduce the demand for housing. This can be quantified using an average household size of 3.15
(as per the current student household size). This calculates housing need being reduced by 3544 dwellings per annum (mid-point of 40 dwellings per annum).
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APPENDIX D:
1.1

AFFORDABLE HOUSING DEFINITIONS

This appendix sets out key definitions relating to housing need, affordability and affordable housing.
• Housing Need: Housing need is defined as the number of households who lack their own
housing or who live in unsuitable housing and who cannot afford to meet their housing needs in
the market.
• Newly-Arising Need: Newly-arising (or future) need is a measure of the number of households
who are expected to have an affordable housing need at some point in the future. In this
assessment we have used trend data from CORE along with demographic projections about the
number of new households forming (along with affordability) to estimate future needs.
• Supply of Affordable Housing: An estimate of the likely future supply of affordable housing is
also made (drawing on secondary data sources about past lettings). The future supply of
affordable housing is subtracted from the newly-arising need to make an assessment of the net
future need for affordable housing.
• Affordability: Affordability is assessed by comparing household incomes, based on income
data modelled using a number of sources including CACI, ASHE, the English Housing Survey
(EHS) and ONS data, against the cost of suitable market housing (to either buy or rent).
Separate tests are applied for home ownership and private renting (in line with the SHMA
Guidance) and are summarised below:

1.2

a.

Assessing whether a household can afford home ownership: A household is considered able
to afford to buy a home if it costs 3.5 times the gross household income – CLG guidance
suggests using different measures for households with multiple incomes (2.9×) and those
with a single income (3.5×), however (partly due to data availability) we have only used a 3.5
time multiplier for analysis. This ensures that housing need figures are not over-estimated –
in practical terms it makes little difference to the analysis due to the inclusion of a rental test
(below) which tends to require lower incomes for households to be able to afford access to
market housing;

b.

Assessing whether a household can afford market renting: A household is considered able
to afford market rented housing in cases where the rent payable would constitute no more
than 30% of gross income. CLG guidance suggests that 25% of income is a reasonable start
point but suggests that a higher figure could be used. Given the levels of income at which
Housing Benefit might start to be available (more like 40%-45%) it seems prudent to
increase the figure slightly from the standard 25%.

It should be recognised that a key challenge in assessing housing need using secondary sources is
the lack of information available regarding households’ existing savings. This is a key factor in
affecting the ability of young households to purchase housing particularly in the current market
context where a deposit of at least 10% is typically required for the more attractive mortgage deals.
However in many cases households who do not have sufficient savings to purchase have sufficient
income to rent housing privately without support, and thus the impact on the overall assessment of
housing need is limited.
• Affordable Housing: The NPPF provides the definition of affordable housing (as used in this
report). The following is taken from Annex 2 of NPPF. “Affordable housing includes social rented,
affordable rented and intermediate housing, provided to specified eligible households whose
needs are not met by the market. Affordable housing should:
o Meet the needs of eligible households including availability at a cost low enough for them to
afford, determined with regard to local incomes and local house prices;

GL Hearn
J:\Planning\Job Files\J030627 - Guildford Borough SHMA\Reports\Appendices

Page 47 of 56
(01-05-2014).docx

Guildford & West Surrey Strategic Housing Market Assessment, May 2014
Guildford Borough Council

o Include provision for the home to remain at an affordable price for future eligible households
or, if these restrictions are lifted, for the subsidy to be recycled for alternative affordable
housing provision.”
Within the definition of affordable housing there is also the distinction between social rented
affordable rented, and intermediate housing.
• Social Rented Housing: This is defined as “rented housing owned and managed by local
authorities and registered social landlords, for which guideline target rents are determined
through the national rent regime. It may also include rented housing owned or managed by other
persons and provided under equivalent rental arrangements to the above, as agreed with the
local authority or with the Homes and Communities Agency as a condition of grant.”
• Affordable rented housing: This is defined as “rented housing let by registered providers of
social housing to households who are eligible for social rented housing. Affordable Rent is not
subject to the national rent regime but is subject to other rent controls that require a rent of no
more than 80 per cent of the local market rent.”
• Intermediate Housing: “Intermediate affordable housing is ‘Housing at prices and rents above
those of social rent, but below market price or rents. These can include shared equity products
(e.g. HomeBuy), other low cost homes for sale and intermediate rent but does not include
affordable rented housing.”
1.3

As part of our analysis in this report we have therefore studied the extent to which both social
rented, intermediate housing and affordable rented housing can meet housing need in the HMA.
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APPENDIX E:
1.1

SURVEY OF ENTRY LEVEL HOUSING COSTS

An important part of the SHMA is to establish the entry-level costs of housing to buy and rent – this
data is then used in the assessment of the need for affordable housing. The housing needs
assessment compares prices and rents with the incomes of households within the Borough to
establish what proportion of households can meet their needs in the market, and what proportion
require support and are thus defined as having a ‘housing need.’

1.2

In this Appendix we establish the entry-level costs of housing to both buy and rent across the
Borough and in each of the sub-areas used in analysis. Our approach has been to carry out a
desktop survey using internet sources. For each area we looked at prices and rents for different
sizes of property from one to four bedrooms. For the purposes of analysis (and to be consistent with
CLG guidance) we have taken lower quartile prices and rents to reflect the entry-level point into the
market.

1.3

The figure below shows estimated lower quartile property prices and rents obtained from this
search for the whole Borough. The prices of homes to buy have been reduced slightly (on average
by about 6%) to take account of the difference between asking prices and prices paid based on
information from the Hometrack website.

1.4

The data shows that entry-level costs to buy are estimated to start from about £146,000 for a onebedroom home and rising to £423,000 for four bedrooms. For privately renting the costs range from
£825 to £1,500 per month depending on the size of property.

Figure E1: Entry-level Purchase Price and Private Rent
Lower quartile private rents
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Source: Online Estate and Letting Agents Survey (September 2013)
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1.5

The figure below shows the volume of properties for sale and rent in the Borough. The data clearly
shows that the sale market is biased towards larger properties with the opposite being true for
private rentals. In total, some 71% of homes advertised for sale had three or more bedrooms
compared with just 39% of homes to rent. It is also notable that a fifth of homes to rent had only
one-bedroom (compared with just 6% of sale properties).
Figure E2: Volume of Properties advertised for Sale and Rent
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Source: Online Estate and Letting Agents Survey (December 2013)
1.6

In addition to rental costs from our internet survey we have looked at the maximum amount of Local
Housing Allowance (LHA) payable on different sized properties within the Borough. Maximum LHA
payments are based on estimates of rents at the 30th percentile and should therefore be roughly
comparable with our estimates of lower quartile costs. However, due to the boundaries of the Broad
Rental Market Areas (BRMA) used by the Valuation Office Agency (VOA) it is not possible to make
direct comparison.

1.7

Parts of the Borough fall into two different BRMAs; the vast majority of the Borough falls within the
Guildford BRMA with a small part of the west of the Borough being in the Blackwater Valley area.

1.8

The table below compares the LHA payment limits for the two BRMAs with our estimates of rental
costs from the market survey. There are some differences between the LHA maximum levels and
the market survey estimates with our assessment of rents being higher for smaller homes and lower
in the case of four bedroom dwellings. Overall the estimates are of a similar order of magnitude
although the figures for one bedroom homes in the VOA data do look to be on the low side.

1.9

To the table below we have also added LHA rates for room only accommodation. The amount able
to be claimed for a room is around 50% of the figure for a self-contained one bedroom property.
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Figure E3: Maximum LHA payments by Size
Size

Guildford BRMA LHA limit

Blackwater Valley
BRMA - LHA limit

Guildford Borough
- Market survey
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4 bedrooms
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Source: VOA data (December 2013) and Market Survey (December 2013)

Cost of Affordable Housing
1.10

Traditionally the main type of affordable housing available in an area is social rented housing and
the cost of social rented accommodation by dwelling size can be obtained from Continuous
Recording (CORE) - a national information source on social rented lettings. The table below
illustrates the rental cost of lettings of social rented properties by size in 2012/13. As can be seen
the costs are significantly below those for private rented housing indicating a gap between the
social rented and market sectors. This gap increases for larger properties.

Figure E4: Monthly Average Social Rent Levels in Guildford
Size

Monthly rent (including service charges)

1 bedroom
2 bedrooms
3+ bedrooms
Source: CORE (2013)
1.11

£413
£481
£547

Changes in affordable housing provision has seen the introduction of a new tenure of affordable
housing (Affordable Rented). Affordable rented housing is defined in the NPPF as being ‘let by local
authorities or private registered providers of social housing to households who are eligible for social
rented housing. Affordable Rent is subject to rent controls that require a rent of no more than 80%
of the local market rent (including service charges, where applicable)’. In the short-term it is likely
that this tenure will replace social rented housing for new delivery, however, the tenure is initially
only being trialled for four years and so this situation may change in the future.

1.12

Affordable Rented housing can therefore be considered to be similar to social rented housing but at
a potentially higher rent. The 80% (maximum) rent is to be based on the open market rental value
of the individual property and so it is not possible to say what this will exactly mean in terms of cost
(for example the rent for a two-bedroom flat is likely to be significantly different to a two-bedroom
detached bungalow). In addition, market rents for newbuild homes are likely to be higher than within
the existing stock and may well be in excess of 80% of lower quartile rents.
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1.13

However, for the purposes of analysis we have assumed that the 80% figure can be applied to the
lower quartile private rented cost data derived from our market survey. This is taken through the
analysis of the types of affordable housing able to meet local needs.
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APPENDIX F:

SUMMARY OF PLAN PREPARATION, HOUSING TARGETS AND EVIDENCE WITHIN AND SURROUNDING THE HMA

Local Authority

Plan Status

Housing Target and
Planned Developments

Guildford

Emerging – Issues and
Options consultation for
Local Plan run Oct-Nov
2013.

Interim housing target of 322
homes per annum adopted
by the Council in 2011 until
adoption of new Local Plan.

Emerging Local Plan will
run to 2031.

Waverley

Woking

Consultation on Draft Plan
(Strategy and Sites)
scheduled for Summer
2014.
Core Strategy withdrawn
in October 2013
Consultation on Local Plan
Issues and Options due in
Summer 2014, with plan to
be submitted in February
2015 for examination.
Adopted – Core Strategy
adopted in 2012.

Evidence/Basis
Interim housing figure is based on Option 1
target from South East Plan figure.

CLG-2011 Household
Projections
633 per annum to 2021

Current SHMA evidence is West Surrey SHMA
(2009) which indicated a need for 644 homes
per annum in Guildford
This SHMA together with wider evidence base
will inform development of the Plan.

Interim housing target of 250
homes per annum adopted
in December 2013 pending
work on a Local Plan.

Draft SHMA evidence indicates a need for 470
homes a year to 2031.

Adopted target of 292 homes
per annum within the Core
Strategy

Reliance was given to the South East Plan
housing figure within the Core Strategy (292).

Plan runs until 2027 – no
current plans to review
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463 per annum to 2021

This SHMA together with wider evidence base
will inform development of the new Local Plan.

Current SHMA evidence is West Surrey SHMA
(2009) which indicated a need for 499 affordable
homes per annum and a total of 594 homes per
annum taking account of demand.
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East Hampshire

Emerging – examination
into Joint Core Strategy
recently completed.
Inspector’s Report due
January 2014. Adoption
anticipated early 2014.
Emerging plan will run to
2028.

Chichester

Latest amendment version of
the Core Strategy includes a
target of 592 homes per
annum (10,060 homes 201128).

Figure in latest amendment version of the Core
Strategy reflects this evidence.

Pre-submission version of
the Local Plan includes a
target to deliver 6,973
homes over the plan period,
equivalent to 410 per
annum.

Figure based on assessment of need and
analysis of potential supply and development
constraints. District is unable to meet full
objectively-assessed development needs.

Adopted – Core Strategy
and Development
Management Policies
document adopted in 2011

Adopted target of 3,240
homes over the plan period,
equivalent to 190 homes per
annum.

Reliance was placed on the South East Plan
housing target within the Core Strategy.

Adopted plan runs to
2028, no current plans to
review.

Planned development of
1,200 homes at former
Deepcut Barracks due to
start delivery in 2016.
Current moratorium on
housing development in
parts of the borough as no
SANGs available.

Emerging – Presubmission consultation
for Local Plan covering the
areas outside the South
Downs National Park
being undertaken between
November 2013- January
2014.

464 per annum to 2021

Major planned expansion at
Whitehill Bordon – 2,725
homes within plan period
and around 4,000 in total up
to 2036.

Emerging plan will run to
2029.
Surrey Heath

East Hampshire SHMA (update August 2013)
indicates a need for between 520 and 610
homes per annum in the period to 2028.
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555 per annum to 2021
(across whole of Chichester
inc. areas in SNDP)

Needs evidence base on 2012 Coastal West
Sussex SHMA and the latest Coastal West
Sussex Housing (Duty to Cooperate) Study
which identifies a need for between 480 and 590
homes per annum in Chichester District.

Current SHMA evidence is North West Surrey
and North Hampshire SHMA (2008) which
indicated an annual affordable need shortfall of
632 affordable homes and a market shortfall of
348 homes (980 in total) in Surrey Heath.
A joint SHMA has been commissioned with
Rushmoor and Hart.
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Rushmoor

Hart

Adopted – Core Strategy
adopted in 2011. Part 2
detailed policies
underway.

Adopted target of 6,350
homes between 2010 and
2027, equivalent to 374
homes per annum.

Adopted plan runs to
2027.

Planned Aldershot urban
extension (outline consent)
will deliver in excess of
3,800 homes.

Emerging –Local Plan
Core Strategy currently
submitted for Examination
but recently withdrawn. No
current timetable for
progression.

As submitted, the Core
Strategy planned to deliver
4,253 homes over the plan
period, equivalent to 236 per
annum.

As submitted the plan
anticipated to run to 2029.

Mole Valley

Adopted – Core Strategy
adopted in 2009
Adopted plan covers
period from 2006 to 2026

Elmbridge

Adopted – Core Strategy
adopted in July 2011
Adopted plan covers
period from 2011 to 2026.

Adopted target of 3,760
homes between 2006 and
2026, equivalent to 188
homes per annum
No significant planned
developments
Adopted target of 3,375
between 2011 and 2026,
equivalent to 225 homes per
annum.
No major developments
planed
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Reliance placed on South East Plan and local
evidence.

188 per annum to 2021.

Current SHMA evidence is the North West
Surrey and North Hampshire SHMA (2008)
which identified an annual need of 329 market
homes and 681 affordable homes in Rushmoor
(1,010 in total).
A joint SHMA has been commissioned with
Rushmoor and Hart.
Figure in submitted plan was based on meeting
local needs taking account of constraints.

356 per annum to 2021.

Current evidence is the Hart SHMA Update
(2012) which combined with the 2009 SHMA
identifies a need for 336 affordable homes and
1,123 market homes per annum.
The Council has commissioned preparation of a
new joint SHMA has been commissioned with
Rushmoor and Hart.
Reliance was placed on the South East Plan
housing target within the Core Strategy.
Current SHMA evidence is East Surrey SHMA
(2008) which identified a need for 1,066
affordable homes and 1,466 market homes per
annum.
A local housing target was adopted through the
Core Strategy – this was effectively allied to the
residual requirement under the South East Plan.
Current SHMA evidence is East Surrey SHMA
(2008) which identified a need for 826 affordable
homes and 1,553 market homes per annum.
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Runnymede

Emerging – Local Plan
Core Strategy presubmission consultation
concluded in October 2013
Emerging plan covers the
period to 2028

Latest version of the Local
Plan Core Strategy includes
a target to deliver 3,300
homes over the plan period,
equivalent to 220 per
annum.
Major development at the
former DERA site at
Longcross – 1,500 homes
over the plan period
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Current SHMA evidence is Runnymede SHMA
(2009) which identified a need for 541 affordable
homes and 775 market homes per annum.
The Council prepared a housing context
technical paper in 2013 which incorporated
demographic projections indicating a growth in
households of 595 per annum over the plan
period.
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