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Executive Summary  

During this reporting year (1 April 2010 to 31 March 2011), the monitoring guidance 
previously used to prepare Annual Monitoring Reports (AMRs) has been withdrawn by the 
Government. Until the Localism Bill becomes legislation, it is still a requirement to submit the 
AMR to the Government, however, its content now depends on what is relevant monitoring 
information for the local council and the local issues.  

There has also been a change in terminology in the information provided by the 
Government. Although technical terms such as Local Development Documents, Core 
Strategies and Site Allocations Development Plan Documents (DPDs) remain, the term 
Local Plan is being used again by the Government, alongside the new Neighbourhood Plans 
which can be prepared by local communities to support growth in their neighbourhood1. We 
have also decided to refer to our work as the Local Development Framework (LDF) rather 
than the Guildford Development Framework (GDF), as we want to clearly show that the work 
is inclusive of the whole borough, and not exclusive to Guildford town and urban area.   

In this AMR we have focussed on the progress of the Local Development Framework and 
the delivery of housing, including affordable housing and Gypsy and Traveller 
accommodation. We have also looked at key topics such as retail (Retail Health Checks – 
see Appendix A) and the Thames Basin Heaths Special Protection Areas (the TBH 
SPA Avoidance Strategy 2009-2014 is an important document that helps to protect the TBH 
SPA whilst allowing the creation of new homes - see Appendix B). 

The key message from this AMR is that it is vital that during this forthcoming year the Local 
Development Framework is progressed in accordance with the approved timescales (in the 
Local Development Scheme, March 2011). Not only will this help to shape the future of our 
borough, it will reduce the chance of significant development decisions being made by 
planning appeals.  

If after reading this AMR you would like to be kept up to date with the Local Development 
Framework, please get in touch with us, and we can add you to our mailing list, and keep 
you informed of events and consultations. Email us at planningpolicy@guildford.gov.uk, visit 
our website at www.guildford.gov.uk or phone us on 01483 444471.  

 

 

 

 

 

 

 

 

 

                                                            
1 The Council ran a seminar on Neighbourhood Planning for local parish councils (rural areas) and residents and 
amenity groups (Urban Area) in June 2011.  
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Introduction 

The end of this reporting year has seen the withdrawal by the Government of all current 
monitoring guidance on local plan monitoring. The following documents have been 
withdrawn as of 30 March 2011:  

• Local Development Framework Monitoring: A Good Practice Guide (ODPM, 2005) 
• Annual Monitoring Report FAQs and Emerging Best Practice 2004-05 (ODPM, 2006) 
• Regional Spatial Strategy and Local Development Framework: Core Output 

Indicators – Update 2/2008 (CLG, 2008).  

A letter dated 30 March 2011 from Bob Neil MP stated that the Localism Bill will remove the 
requirement to send an AMR to the Secretary of State, but until the Bill is enacted, the 
requirement to submit the AMR remains. However, the letter also says, “it is therefore a 
matter for each council to decide what to include in their monitoring reports while ensuring 
that they are prepared in accordance with relevant UK and EU legislation.” 

We have prepared this AMR in accordance with these requirements. We have included the 
useful, key information relating to current issues in the borough including housing provision, 
retail vitality and economic land delivery, but excluded some former indicators which are not 
of considerable relevance to our area or where we do not have the monitoring information.  

Regional Strategies 

In last year’s AMR we reported the ongoing legal issues surrounding the use and status of 
the Regional Strategy (for us, the South East Plan). Although the Government tried to revoke 
all Regional Strategies in July 2010, this was found to be unlawful, and the strategies were 
re-instated, albeit with clear direction from the Government that their future revocation is 
intended and should be a material planning consideration.  

Regional Strategies are best known for the housing requirements that they contain for each 
sub region and council area. Although the South East Plan has not yet been revoked, the 
total housing target attributed to this borough (422 homes a year) is not valid as it was 
successfully challenged in the High Court by the Council. Due to the challenge relating to 
one sub region in the borough (the London Fringe), the housing target for that area was 
deleted (397 homes), as was the overall housing target. The target for the other sub region 
(the Western Corridor Blackwater Valley) remains (25 homes a year). This is the only official 
housing requirement we currently have, until a local housing number is set, in accordance 
with the Government’s Localism agenda.  

All references to the South East Plan in this document should be checked against the latest 
information on our website at www.guildford.gov.uk/southeastplan, as the situation is subject 
to change.    

If you have any questions about this AMR, please contact the Planning Policy Team by 
calling 01483 444471 or emailing planningpolicy@guildford.gov.uk. The AMR has been 
published on our website at www.guildford.gov.uk/planningpolicy.  
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The Big Issues 

The Guildford area is an attractive location within the South East to live, work and visit. Its 
many qualities can mask underlying issues such as pockets of deprivation, frequent road 
congestion, economic downturn, significant housing need, rural inaccessibility and lack of 
suitable accommodation for Gypsy and Travellers. Although deprivation in the borough is 
lower than the national average, a recent study by a national campaign group found that 
2695 children in the borough are classed as living in poverty. This is ten per cent of children 
that live in Guildford borough, with the highest proportions being in Stoke (28 per cent), 
Westborough (25 per cent) and Ash Wharf (20 per cent) wards2. 

Many of the issues facing our area were discussed in this section in last year’s AMR and still 
remain relevant.  

The AMR gives the opportunity to reflect on past progress and consider how Local Plans can 
influence areas for the better. The big issue this year is not identifying the current local 
problems, as we are all well aware of these from our day to day lives and experiences and 
they are well documented in last year’s AMR, rather it is ensuring that the local planning 
process is used to its full capability to help tackle these issues. For example, through 
progression and adoption of a Local Plan, a housing number can be set, appropriate sites 
can be identified, and housing can be brought forward to help meet the housing need. There 
are also many other ways that a Local Plan can assist, including targeting priority places 
where there is identified deprivation such as in areas of Westborough and Stoke wards in 
Guildford to help make positive changes to the area and the people living in these 
communities.  

It is a statutory duty for Local Plans to be prepared. A timeframe is in place (see the next 
section) and our priority now is to deliver on those timescales.  

Progress of the Local Development Framework 

We are preparing the Local Development Framework, which is made up of a series of 
documents to shape how the borough changes in the future. These are our opportunity to 
manage future change for the better, ensuring we deliver sustainable development with 
maximum community benefit. We have a timetable (Local Development Scheme) for the 
preparation of the Local Development Framework. The timetable was updated this reporting 
year and published in March 2011.   

The AMR monitors progress against that timetable. We do this so you can see how we are 
getting on with this important work that will shape our communities. It is beneficial for us as 
we can identify if any projects are not progressing at the speed we would like them to, and 
look to see how this can be improved.   

It is worth noting that it is difficult to monitor progress against the current timetable as it has 
only recently been published. In the past we have experienced delays to our Local 
Development Framework due to our legal challenge of the South East Plan and the changes 
to the planning system introduced over the last year by the Government, including the 
forthcoming abolition of regional plans.  

Last year in this section we said that we were updating the timetable and would publish it 
once we had a clearer picture from the Government about the way forward. We now know 
                                                            
2 Get Surrey 19 July 2011 -www.getsurrey.co.uk/news/s/2096331_thousands_of_guildford_children_in_poverty 
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that we are still required to produce a Local Development Framework although other 
requirements are still not fully clear, especially those relating to Neighbourhood Plans.  We 
await the enactment of the Localism Act and publication of the National Planning Policy 
Framework (in April 2012). We have updated our timetable and aim to deliver the Local 
Development Framework in accordance with it.   

It is a key priority, as part of the Council’s statutory duty, to progress the Local Development 
Framework, in particular the Core Strategy/Local Plan, to adoption stage in accordance with 
the adopted timetable.  

The Local Development Scheme can be downloaded from our website at 
www.guildford.gov.uk/lds.  
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Table 1: Progress of the Local Development Framework 

Document Key stage Date 
scheduled 
in 
timetable 

Date 
achieved

Commentary 

Development Plan Documents (DPDs) 

Core Strategy 
/Local Plan 

Public 
participation 
(reg. 25)  

May 2012 
– mid June 
2012 or 
September 
2012 – mid 
October 
2012 

n/a To enable us to be on track to meet this date, we 
carried out a consultation in May-July 2011 to help 
inform a housing delivery figure. The housing 
delivery figure will be included in the Core Strategy 
at this consultation stage. For the same reason 
key evidence will be published at the earliest 
opportunity in 2012. The two dates for consultation 
reflect whether we will need to look at release of 
greenfield land to meet our housing delivery figure 
(and complete additional assessment work before 
the consultation).  

Site 
Allocations 
and 
Development 
Control 
Policies 

Public 
participation 
(reg. 25) 

December 
2012 – 
January 
2013 or 
June – July 
2013.  

n/a Work to allocate future development sites will be 
informed by the Strategic Housing Land 
Availability Assessment (SHLAA). Following 
analysis of the Site Allocations Issues and Options 
consultation responses in 2008 (available online), 
we are assessing relevant suggested sites as part 
of the SHLAA for housing, and as part of the 
Economic Land Assessment, for employment. The 
Local Development Scheme shows the Site 
Allocations DPD now includes Development 
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Control Policies.  

Work is progressing on the Core Strategy, the 
SHLAA and the Economic Land Assessment 
(ELA). The evidence base is expected to be 
published at the earliest opportunity in 2012. This 
will allow the Site Allocations and Development 
Control Policies DPD to progress.  

Other documents making up the Local Development Framework 

Supplementary Planning Documents (SPDs) 

All timetabled SPDs have been adopted.  

• Planning Contributions (adopted March 2011) 
• Sustainable Design and Construction (adopted March 2011) 
• Bellerby Theatre and North Place Day Centre (adopted January 2011) 
• Woodbridge Meadows (adopted February 2008)  
• Vehicle Parking Standards (adopted September 2006).   

Upcoming SPDs:  

• Flood Risk Reduction Measures (guidance note updated November 2010) 
• Sustainable Transport (early engagement took place April May 2011) 
• Deepcut planning guidance (currently joint planning guidance, prepared with Surrey Heath Borough 

Council). 

Masterplans  

The Slyfield 
Area 

Public consultation on the long-term future of a large area of land to the north-west of 
Guildford Town Centre by the River Wey has been temporarily put on hold until a further 
study by one of the partners has been carried out. Two options for a masterplan for the area 
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Regeneration 
Project 
(SARP) 

have already been developed, which include houses, facilities for the community and green 
spaces. Further work needs to take place by Thames Water before a third option, with more 
family housing, can be developed.  

Work will start on developing the third option for the masterplan once Thames Water has the 
results of a sewage sludge strategy for the whole of its area. The initial results of the study 
are likely to be ready by mid 2012.  

Public consultation will take place on all three options for the masterplan once the final option 
is complete. 

The proposal by Surrey County Council to relocate its community recycling centre and waste 
transfer station to another part of the Slyfield development area, as part of the project, is 
moving forward.  

Guildford 
Town Centre 
Masterplan 

A public engagement event was held on 23 June 2011, followed by two weeks of public 
consultation 23 June to 8 July 2011 during which the community were invited to contribute 
ideas at an early stage. The written comments made at the public event of 23 June and those 
received during the following two weeks are available to view on our website at 
www.guildford.gov.uk/towncentremasterplan. 

Consultation on the draft masterplan will be held in  December 2011 – January 2012. We are 
aiming to  complete and adopt the Masterplan in May 2012.  

Community Engagement Strategy and Community Involvement in Planning 

In Spring 2011 we ran a consultation inviting comments on the draft Community Engagement Strategy and 
Community Involvement in Planning. These Strategies were adopted by the Council in July 2011.  

Thames Basin Heaths Special Protection Areas Avoidance Strategy 2009-2014 

The strategy came into effect on 1 April 2010. 

Commentary 

The approved timetable presents new opportunities for us to move forward with this important work.  
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Successes during the year 

• We welcome the change in guidance from CLG that allows us to report in this 
document what we believe is worthy of consideration and is relevant to our local 
situation.  

• Publication of the timetable, the Local Development Scheme (LDS), for the 
preparation of the Local Development Framework. The LDS was published in March 
2011.  

• Improved retail monitoring in accordance with PPS4; this reporting year, vacancy 
data for Guildford Town Centre has been collected monthly.  

• Improved monitoring of Gypsy and Traveller planning applications.  
• Publication of the Bellerby Theatre and North Place Day Centre Planning Brief SPD 

in January 2011 
• Publication of the Sustainable Design and Construction SPD in March 2011 
• Publication of the Planning Contributions SPD in March 2011 
• The Thames Basin Heaths Special Protection Area Avoidance Strategy 2009-2014 

took effect from 1 April 2010 
• The Flood Risk Reduction Measures document was updated and republished 

November 2010 
• An updated to the Residential Design Guide was carried out in 2010 to reflect 

changes in Planning Policy Statement 3: Housing.  
• A statistical update on some of the factual data within the Strategic Housing Market 

Assessment was carried out and an update published in July 2010.  
• A programme of rural housing needs surveys started with surveys completed in 

Normandy and Worplesdon villages.  
• Sites of Nature Conservation Importance (SNCI) surveys were carried out in autumn 

2010 on our behalf. Sites at Old Windmill Hill, Gold and Lakeside Park, and 
Chinthurst Court were selected by the Surrey Nature Conservation Liaison Group 
(SNCLG) on 9 March 2011.  

• Considerable work has taken place this year, with the Council taking the lead, to 
have a Memorandum of Agreement signed by all the SPA affected local councils 
(July 2011). This enables the Strategic Access Management and Monitoring (SAMM) 
project to get underway. This is an administrative mechanism designed to enable 
responsible councils to meet their responsibilities in relation to SPA.  

• The Council has responded to Government consultations where appropriate, 
including the draft Localism Bill, the proposed Planning Policy Statement: Planning 
for traveller sites and proposed changes to planning fees and permitted 
development.  

Improvements 

It is vital that there is no slippage against the adopted timetable  so that an up to date Local 
Plan is in place at the earliest opportunity.  

Recommendations  

Last year, one of the recommendations of this section was the publication of a timetable for 
the Local Development Framework. This has been achieved (March 2011). The other 
recommendation to progress the Core Strategy to pre-submission stage has not been 
achieved, however, a clear timetable is now in place to achieve that and steps being taken in 
line with this.  

It is strongly recommended that all stages are progresses to allow the timetable to be met for 
the preparation of the Local Plan.  
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Progress this year – 2010/2011 

We previously monitored Core Output Indicators as set out in the Local Development 
Framework Monitoring: A Good Practice Guide (2005, 2008), however this guidance has 
now been withdrawn (as of 30 March 2011).  

In this Annual Monitoring Report (AMR) we have retained indicators that we believe are 
helpful to assess progress and achievements this year and have excluded those which are 
not relevant to our local area, add no value to the overall report or the information is not 
available.  

Housing 

Current housing requirement 

Performance:  

There is currently a requirement to provide 25 homes a year in the Western Corridor 
Blackwater Valley sub region (South East Plan, 2009). This is the western area of the 
borough that covers the Ash and Tongham area.  

There is currently no other housing requirement for the rest of the borough, due to the 
outcome of the legal challenge of the South East Plan.  

Analysis:  

The Government has clearly said that, with the forthcoming revocation of the South East 
Plan, it is now the responsibility of councils to set their own housing number. We have 
started this process through our recent public consultation (Who needs housing? 30 May – 8 
July) and will include a proposed housing number (based on the housing number 
consultation responses and all other evidence available) in the draft Core Strategy, which 
will be available for public consultation in October 2012.   

Housing completions 

This is the number of new homes (net) that have been completed.  

Performance:  

Table 2 - Housing completions in Guildford borough:  

Year 00/01 01/0
2 

02/0
3 

03/0
4 

04/0
5 

05/0
6 

06/0
7 

07/0
8 

08/0
9 

09/1
0 

10/1
1 

Net 
completi
ons 

378 178 294 424 380 531 357 480 136 227 188 
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Key contributor towards housing completions:  

The former DEFRA site on Epsom Road in Guildford Urban Area3 contributed 68 completed 
units towards the total number of completions in the borough this year (36 per cent).  

Table 3 – Housing completions in the Western Corridor Blackwater Valley sub region (South 
East Plan 2009) 

Year 06/07 07/08 08/09 09/10 10/11 Total 

 Net 
completions 

37 17 7 32 3 96 

Target (South 
East Plan, 
2009) 

25 25 25 25 25 125 

 
There is currently a difference of 29 units between the target and the number of homes 
completed.  

Analysis:  

Last year we reported that despite the clear dip in total housing completions in 2008/09, we 
were pleased to see the numbers increase in 2009/10. The reduction in the number this year 
and the reliance on one key site (which was not allocated) as part of the overall total, 
illustrates the lack of available sites in urban areas and village settlements, the uncertainty 
still in the market and the lack of progress to make sites available though the LDF. This is 
especially evident in the Western Corridor Blackwater Valley where only three homes have 
been completed this year. This is the lowest total to date.   

There is no guarantee or indication that sites, like the former DEFRA site, will come forward 
in the future to assist housing provision. Large sites such as this are also beneficial in their 
provision of affordable housing, as developments are required to supply 35 per cent of the 
total housing as affordable housing (70 units at the former DEFRA site). The current 
absence of allocated sites makes it harder to meet targets to provide affordable housing.  

The number of housing completions in the Ash and Tongham area is exceptionally low, and 
again indicates a lack of available allocated sites. Although we are working to a specific 
target in this area at present, when the South East Plan is revoked, this will no longer be the 
case, and housing completions will not be calculated against targets by sub region.  

Recommendations:  

Low numbers of housing completions will continue until the LDF is progressed (in particular 
the Strategic Housing Land Availability Assessment, Green Belt and Countryside Study and 
Core Strategy) and land is identified for development and allocated (through the Site 
Allocations and Development Control Policies DPD). Although previously developed land is 
scarce, there are valid concerns about the protection of the countryside. Low housing 
completions can have a significant negative effect on the local area, including contributing to 
increasing house prices beyond the reach of the majority, restricting economic growth and 

                                                            
3 Planning reference number: 07/P/01767. The site gained planning permission for 199 new homes in 2008.  
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increasing commuting to work leading to increased traffic congestion, which is a key local 
concern. A balance needs to be struck between providing new housing and protecting our 
most important countryside land to ensure the area does not see future economic decline. 
Our recent consultation - called Who needs housing? - asked communities for their views on 
the future level of provision of housing. There was no overall consensus, but it is clear that 
there is support for new affordable housing, and some support for new housing in the 
borough.  

There is a great need to progress the LDF to identify a housing number and suitable, 
available and viable developable land to be used to meet the annual housing requirement. 
Progress needs to be made in accordance with the adopted Local Development Scheme, 
with identification of a five year housing land supply, otherwise, in accordance with Planning 
Policy Statement 3: Housing, planning applications for housing in all locations (including 
countryside land) will need to be considered favourably, and will be considered this way by a 
Planning Inspector at appeal4.  

Housing completions on previously developed land 

Performance:  

Planning Policy Statement (PPS) 3: Housing states that, “the national annual target is that at 
least 60 per cent of new housing should be provided on previously developed land”.  

17 of the 188 completions were on greenfield land, with the remaining 171 on previously 
developed land. 91  per cent of completions this year were on previously developed land. 
This far exceeds the target of 60 per cent.  

Development of private residential gardens has resulted in 10 of the 17 units completed on 
greenfield land5.  

Analysis:  

The vast majority of housing completions are on previously developed sites, even with the 
change in the definition of private residential gardens, with such land now being classified as 
greenfield land6.  
 
 
 

                                                            
4 Consideration of a planning application favourably does not mean it should necessarily be approved. PPS3: 
Housing clearly states that when an application is considered favourably, regard should also be given to 
paragraph 69, which says, “In general, in deciding planning applications, Local Planning Authorities should have 
regard to: 
– Achieving high quality housing. 
– Ensuring developments achieve a good mix of housing reflecting the accommodation requirements of specific 
groups, in particular, families and older people. 
– The suitability of a site for housing, including its environmental sustainability. 
– Using land effectively and efficiently. 
– Ensuring the proposed development is in line with planning for housing objectives, reflecting the need and 
demand for housing in, and the spatial vision for, the area and does not undermine wider policy objectives eg 
addressing housing market renewal issues. 
5  References: 04/P/01592, 06/P/02341, 08/P/01830 (4 units), 08/P/01932, 08/P/01728, 08/P/02231 and 
09/P/01299.  

6  In June 2010 the definition of previously developed land in PPS3 changed to exclude private residential 
gardens 
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Recommendations:  
 
Although previously developed land is often preferable to greenfield land for development, 
the target in PPS3 allows for 40 per cent of housing development to be on greenfield land. In 
Guildford borough this year, the actual amount is considerably less at nine per cent. At 
present, development of greenfield land is restricted through planning policies, resulting in 
an exceptionally high proportion of development on previously developed land (96 per cent).  
At the same time, there is a lack of previously developed sites and a lack of progress to 
bring the ones that are available forward for housing.  
 
Work is progressing on the Town Centre Masterplan and to bring forward key developments 
in Guildford Town Centre, whilst at the same time, work is continuing through the LDF 
process to assess land and make suitable allocations for housing, including affordable 
housing.  
 
Future housing completions 

Performance:  
 
Previously, we have used a housing trajectory to project housing completions in future years. 
However, as reported last year, until completion a SHLAA or a housing number (apart from 
for the Western Corridor Blackwater Valley subregion, as set out in the South East Plan, 
2009), it is impossible to prepare a reliable housing trajectory.  
 
There are, however, 1440 homes in the borough that have planning permission but have not 
yet been built.  Although not all of these will be built7, it is expected that a reasonable 
proportion of these eventually will be built (whether under the current permission, through 
renewal of the current permission or through permission for a revised scheme) thus 
contributing to the future supply of housing. We, therefore, know that there is capacity for 
1440 new homes in the borough that are suitable in planning terms. These homes are 
located all over the borough, however a significant proportion are within Guildford Urban 
Area, particularly in Guildford Town Centre8 (1145 units are within Guildford Urban Area, of 
which 471 are within Guildford Town Centre).   
 
The outstanding capacity9 has, however, dropped from 1600 to 1440 since last year. 
Completions from the former DEFRA site and the number of planning permissions expiring 
(not commenced within the set time limit on the permission) have contributed to this 
reduction. The reduction in the outstanding capacity does mean that more completions and 
expiries of planning permission are occurring than permissions granted (172 units were 
granted planning permission this reporting year).  
 
Although sites where permission has expired may come forward for development in the 
future, higher numbers of permissions expiring does not help the current housing position, as 
this makes it difficult to project when housing will be built (estimated in the SHLAA through 
contact with each individual landowner).  
 

                                                            
7 Sometimes developments that gain planning permission are not built out due to change in ownership and owner 
preference, and/or financial circumstances or constraints/covenants on the land.  

8 The boundary of Guildford Town Centre as set out in the Local Plan (2003) 

9 The number of homes with planning permission that have not yet been built.  
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Analysis:  
 
It is highly beneficial for future planning to know where future development will go. The 
absence of this information is restrictive to many organisations and service providers that 
rely on it to make their future plans, such as businesses, education providers, utilities 
companies, infrastructure providers, council housing services etc.  
 
In the present absence of a SHLAA and a housing number, it means that we are unable to 
show a five year housing land supply, as required by PPS3: Housing. PPS3 states that, 
“Where Local Planning Authorities cannot demonstrate an up-to-date five year supply of 
deliverable sites, for example, where Local Development Documents have not been 
reviewed to take into account policies in this PPS or there is less than five years supply of 
deliverable sites, they should consider favourably planning applications for housing.” (p.22).  
 
Recommendations: 
 
Last year the main recommendation of this section was to progress the SHLAA to 
publication stage. This has not happened but the SHLAA will be finalised at the earliest 
opportunity in 2012.  This will support the delivery of the Core Strategy in accordance with 
the timescales set out in the Local Development Scheme. There is an urgency to finalise the 
SHLAA as soon as possible to enable us to be able to show suitable, available and viable 
land for housing in the borough.   
 
 
Five Year Housing Land Supply 
 
Performance:  

As discussed, it is a requirement of PPS3 to show a five year housing land supply. We are 
currently unable to meet this requirement. However, below is a list of sites that we believe 
will come forward in the next 15 years for housing development.  
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Table 4: one to five years  

Site Status (in terms of suitable, available 
and achievable) 

Number of net units 
contributing to future 

supply* 

Bright Hill 
car park, 
Guildford 

An allocated site in the Local Plan since 
1999, but has not been developed. We are 
actively working on plans to bring this 
allocated site forward for housing 
development in the next five years.  

50 

White Hart 
Court, 
Ripley 

A development partner is on board to bring 
forward development of this Council 
owned site.  

 43  

Bedford 
Road 
surface 
level car 
park, 
Guildford  

Development options for this Council 
owned site are being actively considered 
as part of the Town Centre Master Plan. 
This site is suitable for mixed use 
developed and is likely to be developed in 
the next five years.  

40 

Guildford 
Park car 
park, 
Guildford 

The Council is actively looking at 
development options of this site and 
anticipates residential development within 
the next five years.  

50 

Bellerby 
Theatre and 
North Place 
Day Centre, 
Guildford 

The Bellerby Theatre and North Place Day 
Centre Planning Brief Supplementary 
Planning Document (SPD) was adopted in 
January 2011.  The preferred bidder has 
been selected and a proposal is being 
presented. The SPD requires reprovision 
of the housing on site (30 units), and 
consideration of additional housing if 
possible.  At present, it is thought that ten 
additional homes may be provided on this 
site.  

12 

*site capacities are estimates. They are based on the best available information to date, 
rather than official development commitments.  
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Table 5: 6-10 year 

Site Status (in terms of suitable, available 
and achievable) 

Number of units 
contributing to future 

supply* 

Land at 
Guildford 
Railway 
Station, 
Guildford 

Although the developer’s commitment is 
confirmed, the exact number of housing 
units is not. This is an estimate. Solum 
carried out a consulted earlier this year 
ahead of planning application being 
prepared   

300 

Great 
Goodwin 
Drive, 
Merrow, 
Guildford 

Redevelopment options for this allocated 
site are currently being considered by the 
Council as part of its asset review, but 
there is not enough evidenced 
commitment to developing the site to list it 
in the five year supply category.  

12 

Merrow 
Depot, 
Merrow, 
Guildford 

The site is suitable and viable for mixed 
use redevelopment. It is owned by Surrey 
County Council and should be available 
within 6-10 years.  

50 

*site capacities are estimates. They are based on the best available information to date, 
rather than official development commitments.  

Table 6: 11-15 years 

Site Status (in terms of suitable, available 
and achievable) 

Number of units 
contributing to future 

supply* 

Guildford 
Adult 
Education 
Centre, 
Sydenham 
Road 

Owned by Surrey County Council.  The 
site is likely to be available for housing 
development within 11-15 years.  

14 

East 
Horsley 
Countryside 
Depot, East 
Horsley 

The site is owned by Surrey County 
Council. The depot is currently operational 
and there is now fragmented ownership of 
some of the properties nearby, thus 
reducing thr site area. The site may be 
available for development in the future.  

2 
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*site capacities are estimates. They are based on the best available information to date, 
rather than official development commitments.  

Broad areas 

Slyfield Area Regeneration Project – although there is not enough certainty of this site 
coming forward to be able to include it in the 15 years supply, it is possible that development 
may come forward on this urban area site in the future.  

Totals 
one to five years = 195 units  
6-10 years = 362 units  
11-15 years = 16 units  

Analysis:  

The above table shows the potential development of 573 units in total for the next 15 years, 
which is a small number in comparison to the need10 and the amount of housing that has 
annually been provided in the past. Although we could potentially add to this number the 
1440 housing units that have planning permission but have not yet been built, this would 
only total 2013, which is approximately 134 completions a year for the next 15 years. This is 
a small amount in comparison to the identified need and previous housing targets.  

Only one site from the list last year has gained permission; Thornchace School for 11 units 
(ref: 11/P/00903). All of the sites in the first five year category are owned by Guildford 
Borough Council11. Although development is being considered for many sites (either through 
the Town Centre Masterplan or individual projects), planning permission for these has not 
yet been granted.  

Recommendations: 
 
Last year (just after the end of the reporting year, May 2010), the mechanism to assess a 
five year housing land supply was changed, as the new Government publicised its plan to 
revoke Regional Strategies. It soon became clear that councils would be required to set their 
own housing number in consultation with local communities and that this would be brought in 
through the Localism Bill (first published in draft December 2010). Housing number 
consultations started to be run by councils, attempting to confirm or amend their original 
housing number set by the Regional Strategy.  
 
The recommendations in this section last year described the need to progress the SHLAA, 
Core Strategy and Site Allocations DPD to allow a housing number to be set for Guildford 
borough, so a five year housing land supply could be identified. This has been achieved in 
part. There has been progress towards this aim after this reporting year with a consultation 
on housing numbers that ran from May-July 2011.   
 
Significant sustained progress is now needed in accordance with the timescales in the Local 
Development Scheme.  
                                                            
10 As shown in the Strategic Housing Market Assessment and Housing Needs and Market Assessment Survey - 
http://www.guildford.gov.uk/shma  

11 Apart from Bellerby Theatre and North Place Day Centre which has recently been sold by the Council to 
Waitrose 
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Significant appeal decisions for housing 
 
Performance:  
 
Greenfield land:  
A planning application for 80-90 homes on greenfield land in Ash (ref: 09/P/01182) was 
refused in October 2009 and the decision was upheld at appeal. The site adjoins the Ash 
and Tongham Urban Area boundary, and would have constituted an urban extension had it 
been permitted. This was the first, and so far only, planning appeal in the borough stating 
lack of five year housing land supply to support the case for residential development on 
greenfield land.  
 
The crux of the appellant’s argument was made on text from PPS3 which states, “Where 
Local Development Documents have not been reviewed to take into account policies in this 
PPS or there is less than five years supply of deliverable sites, they should consider 
favourably planning applications for housing” (p.22) and the housing allocation given to 
Guildford borough through the South East Plan (2009). We accepted our inability to show a 
five year housing land supply,  but strongly presented arguments concerning the harm to the 
environment and character of the area which would be caused by the proposal, the 
proposal’s prematurity to the LDF process and that the identified housing deficit was not 
severe enough (in a time of recession) to give greater weight to housing need over the harm 
to the environment and character of the area.   
 
On 31 January 2011, the Inspector released a report dismissing the appeal. In conclusion, 
the Inspector said, 
 
“I can only conclude that a notional borough wide housing figure cannot be achieved. Given 
there appears to be a remaining land supply of some 2.5 years, based on the best available 
notional figure and a less optimistic likelihood of delivery, I consider that there should be 
opportunity for the Council to resolve its own housing policy position without there being a 
harmful hiatus in housing provision. I am mindful that PPS3 is also clear that applications 
should not solely be refused on grounds of prematurity, however it is not on those grounds 
that I have reached my decision. Having considered all the matters before me, I conclude 
that the development would be seriously harmful to the character and appearance of the 
area, and that harm would not be outweighed by the fact that there is a housing land supply 
of significantly less than five years.” 
 
The appeal decision has given us the opportunity to resolve the housing policy position. This 
needs to be done as soon as possible otherwise future appeal decisions may not be 
dismissed.  
 
Private residential gardens (PPS3 amendment)  
 
PPS3 encourages the creation of sustainable, inclusive and mixed communities and high 
quality homes that are affordable and well designed, in sustainable locations. It identifies that 
the priority for development should be on previously developed land, in particular vacant and 
derelict sites and buildings.  
 
On 9 June 2010, the Government published changes to Planning Policy Statement 3: 
Housing (PPS3) which are a material planning consideration in the determination of planning 
applications for housing. Private residential gardens are no longer classified as previously 
developed land.  
 



19 

 

The Government’s intention for this change is to prevent overdevelopment of 
neighbourhoods and to emphasise that it is for councils and communities to decide where 
best to develop. There are appeal decisions within Guildford borough where Inspectors have 
provided an interpretation of this change. For example: 
 
09/P/01519 – Toscana, The Chase, East Horsley (appeal allowed). In respect of PPS3, the 
Inspector commented as follows: 
 
“Following the changes to Planning Policy Statement 3: Housing gardens are no longer 
classified as “previously developed land”. However, the Council has confirmed that it still 
relies on saved Policy RE3 in the Guildford borough Local Plan which permits small scale 
housing development within Green Belt settlements such as East Horsley. In Appeal A the 
appeal site is much larger than other plots in The Chase and also the new dwellings would 
benefit from a road frontage at the end of the cul de sac. I thus find no objection in principle 
to the replacement of the existing dwelling with either one or two new houses.”  
 
09/P/01085 - Moorings, Boughton Hall Avenue, Send (appeal dismissed).  
 
Whilst the Inspector dismissed the appeal for other reasons, the following comment was 
made in respect of PPS3, “Subsequent to submission of the appeal, the Secretary of State 
issued a statement with the effect of removing private residential gardens from the definition 
of previously developed land in Annexe B to Planning Policy Statement No 3 Housing 
(PPS3). The Secretary of State also removed the national indicative minimum density of 30 
dwellings per hectare (dph) from paragraph 47 of PPS3. The main parties provided a 
response to these changes before the site visit which I have taken into account.” 
 
“The rear garden would remain undeveloped and I do not consider that the changes in PPS3 
significantly weigh against the merits of this scheme in principle; the requirement to make 
the most efficient use of land remains part of national guidance.” 
 
These appeal decisions, and others from outside of the borough, indicate that the general 
thrust of national policy has not materially changed as a result of the changes to PPS3. 
Local Plan Policy H4 supports appropriate development in the urban areas, and Local Plan 
Policy RE3 supports limited infilling in the village settlements.   
 
Analysis:  
 
In the case of the appeal decision on greenfield land, the Inspector clearly acknowledges the 
lack of a five year housing land supply, and has given the Council the opportunity to rectify 
this and prepare the evidence to be able to show five year’s supply. Setting a robust and 
appropriate local housing number is of upmost importance now for the area. 
 
Recent appeal decisions relating to the development of private residential gardens show that 
although the change to PPS3 is a material planning consideration, saved Local Plan policies 
still direct development to the sustainable locations of the urban areas and village 
settlements with the impact on the character of the area considered through relevant Local 
Plan policies.  
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Provision of affordable housing 
 
The Council's Key Delivery Target (KDT) (2008-2012) is to ensure that 400 new affordable 
homes are built in the borough by 2012.  
 
Performance:  

85 affordable units were completed in 2010/11 (gross).  

Of the 85 units (gross) 

• 46  units were developer funded (through Section 106 agreements). 
• 72  were rented and 13 were shared ownership.  

Table 7: Past and projected affordable housing completions 

Year Number of units 
(gross) Delivered/Projected

2008/09 97 Delivered 

2009/10 50 Delivered 

2010/11 85 Delivered 

2011/12 85 Estimated 

2012/13 75 Estimated 

Possible 
total against 
KDT (2008-

2012) 

317 Estimated 

Possible 
total (all 
years)  

392 Estimated 

Table 8 – Affordable housing delivery since 2005 (Source: Guildford Borough Council 
Housing Strategy Interim Statement 2011) 

Time period Number of units 
delivered 

Average per 
year over time 
period 

April 2005 to April 2008 442 147 
April 2008 to April 2011 232 77 
Total since 2005 
Housing Strategy 

674 112 

 
The Council has successfully delivered 674 new affordable homes since 2005, meeting its 
aim to provide an average of 100 units per year. 
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Analysis:  
 
Despite the consistent provision of affordable housing since 2005, the present KDT may not 
be met. The level of affordable housing is greatly restricted by the lack of market housing 
coming forward, especially on larger sites which are significantly over the threshold for the 
provision of affordable housing (such as the former DEFRA site which is providing 199 new 
homes, of which 70 are affordable housing (35 per cent)).  
 
The provision of affordable housing is significantly low in comparison to the need. Delivery 
has been affected by the recent economic situation.   
 
Table 9 - Net annual need for affordable housing (source: Strategic Housing Market 
Assessment 2006 and 2010) 
 
Element Number 
Backlog need (annual) 324 
Backlog supply (annual) 158 
Net backlog need (annual) 166 
Future need (annual) 1442 
Future supply (annual) 414 
Net future need (annual) 1,028 
Total net annual need 1194 

 
The net annual need is 1194. Although it is acknowledged that this physically cannot be 
provided in the borough, there is a vast difference between provision and need.  
 
Recommendations:  
 
In the economic climate where market housing is slow to come forward, emphasis needs to 
be placed on the provision of affordable housing where possible, especially on Council 
owned sites in the urban areas where there is considerable potential for residential 
development.  
 
 
Density of approved residential development 
 
Context:  
 
PPS3 no longer specifically identifies a suitable density range. A key priority of PPS3 is 
efficient use of land, with the recommendation of inclusion of local density policies in 
emerging Local Development Frameworks (page 16). Appropriate local density policies will 
be considered through the Core Strategy/Local Plan process (as part of the Local 
Development Framework). The desire to seek the most efficient use of land should not be at 
the expense of the quality of the existing environment.  
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Performance: 

Table 10: The density of approvals (dph - dwellings per hectare) 
 2005/06 2006/07 2007/08 2008/09 2009/10 2010/11

Average density of 
approvals in the Urban 
Area 

73.5 dph 90.3 dph 45.1 dph 58.4 dph 58.5 dph 61.1dph

Average density of 
approvals in the Guildford 
Urban Area 

78.4 dph 95.0 dph 47.3 dph 62.2 dph 63.1 dph 64.1dph

Average density of 
approvals in the Ash and 
Tongham Urban Area 

50.8 dph 49.4 dph 37.3 dph 25.8 dph 26.3 dph 29.0dph

Average density of 
approvals in the Green 
Belt (in settlement 
boundary) 

30.3 dph 20.4 dph 29.5 dph 22.8 dph 13.6 dph 23.9dph

Average density of 
approvals in the Green 
Belt (outside settlement 
boundary) 

9.0 dph 9.0 dph 7.9 dph 9.0 dph 7.7 dph 7.0dph 

Average density of 
approvals in Countryside 
Beyond the Green Belt 

3.71 dph NA NA NA NA 2.9dph 

 
 
Analysis: 
 
There has not been a lot of change in the average densities in each designated area since 
last year. Densities in the Ash and Tongham Urban Area have decreased over the years, but 
this may be due to the relatively small number of units being approved and the fluctuations in 
actual numbers of units approved each year.  
 
Recommendation: 
 
Appropriate densities need to be carefully considered to help address housing need but to 
avoid compromising the character of the area, and making the most efficient use of land (in 
accordance with PPS3). 
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Type of housing approved 
 
Context: 
 
It is a saved Local Plan objective to maintain and provide for a range of house sizes and 
types, including housing for people who cannot afford to occupy property generally available 
on the open market. 
 
 
Performance:  
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Analysis: 
 
For the last four years, the number of flats approved has been decreasing and the number of 
houses increasing. For the first time in four years, this has changed, and more flats have 
been approved this year than last year. This is reflected in the size of dwellings approved, as 
more 1 bed units have been approved this year than last (18 per cent in 09/10).  
 
This change in trend does not correlate with housing need.  The greatest need in the market 
sector is for three and four bedroom homes – family sized housing (Strategic Housing 
Market Assessment).  
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Recommendations: 
 
It will be worthwhile to note whether this trend continues next year and to see whether this 
relates to any changes in housing demand or need. This year’s data may, however, be 
influenced by the type of sites coming forward that lend themselves more to flats than 
housing.  
 
Location of housing approved 
 
Table 11 - Location of approvals 
 Net Number of Units 

Approved 
% of Units Approved (net) 

2008/09 2009/10 2010/11 2008/09 2009/10 2010/11 

Green Belt (in 
settlement 
boundary) 

82 10 43 24% 8% 25% 

Green Belt (outside 
settlement 
boundary) 

4 52 40 1% 39% 23% 

Countryside Beyond 
the Green Belt 

0 0 0 0% 0% 0% 

Guildford Urban 
Area 

226 65 83 67% 50% 48% 

Ash and Tongham 
Urban Area 

25 4 6 8% 3% 4% 

 
25 of the units approved in the Green Belt outside of the settlement boundary have come 
from two sites which are listed below. The remaining units are mainly from small scale 
conversions of agricultural buildings.  
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Table 12:  

Planning 
application 
reference 

no. 

Address Ward 

No. of 
units 

permitted 
(net) 

Proposal 

10/P/01722 St Teresa’s 
Preparatory, 
Grove House, 
Guildford Road, 
Effingham.  

Effingham 18 Conversion of Grove 
House to provide 5 x two 
bed apartments and 1 x 
one bed apartment, 
erection of 6 x four bed 
town houses, 4 x one bed 
affordable apartments 
and 2 x two bed 
affordable houses.  

09/P/01660 The Hautboy Inn, 
Ockham Lane, 
Ockham.  

Lovelace 7 Conversion of the 
Hautboy to seven 
residential units (6 x 2 
bed and 1 x 3 bed). Part 
single storey/part two 
storey rear extension and 
single storey front 
extension following 
demolition of single 
storey rear additions 
together with bin and 
cycle storage and 18 
parking spaces. 

 
Analysis: 
This table is a good indication of the current housing situation. The amount of units approved 
in the urban areas is low again this year, but the amount of units approved in the Green Belt 
outside of the settlement is high, mainly due to two specific sites listed above. This year less 
than half of the units approved were in Guildford Urban Area (this figure has not been this 
low before).  
 
This shows a lack of available and viable sites in the urban areas, requiring developers to 
look at alternative sites in areas of countryside.  
 
Recommendations: 
This is the second year in which this trend is apparent. Progression of the SHLAA, Core 
Strategy and Site Allocations and Development Control Policies DPD should identify and 
encourage development of key urban area sites, consider the most sustainable land outside 
of the urban areas, and will help to direct future development rather than it come forward on 
an ad hoc basis through planning applications.  
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Loss of housing  
 
Context:  
 
It is a Local Plan objective to retain the existing stock of dwellings.  
 
Performance:  
 
Table 13: 

Approvals in 2010/11 

Net loss of residential 
units 

-2 

Number of sites 2 

 
One of the approved applications was for internal alterations to return two houses back into 
a single household. The other approved application was for a retrospective change of use 
from residential (class C3) to office use (class B1) (planning reference 10/P/01058). 
 
Analysis: 
 
Although the quantity was zero last year, the loss of two houses is low in relation to the 
planning applications approved during the year.  
 
Housing Quality Building for Life Assessments  
 
Context  
To show the level of quality of new housing and neighbourhoods 
 
Policy:  
PPS 1: Delivering Sustainable Development and PPS 3: Housing  
 
Target:  
The number and proportion of total new build completions of housing sites reaching very 
good, good, average and poor ratings against the Building for Life criteria. 
 
Building for Life is the national standard for well designed housing and neighbourhoods and 
the standard places house building in its wider placemaking context. It was designed to 
focus attention on the quality of a development’s integration with its surroundings in a way 
that does not add cost, if it is incorporated sufficiently early into the design process. 

As part of CABE’s merger with the Design Council, decisions on how to run Building for Life 
in the future, including the process for submitting completed Building for Life assessments 
are being discussed. In the meantime Building for Life continues to be used and supported 
by a wide range of Councils, home builders, developers and designers who care about good 
design. 

An assessment is carried out where development of at least ten new dwellings is occurring. 
The assessments reported here are all post construction when they have been completed 
and are available for use. This should include phases of large developments where they are 
to be counted in that year as net additional completions. 
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Building for Life assessments for annual monitoring reports are scored as follows: 
 

• Very good - 16/20 or higher  
• Good - 14/20 or 15/20  
• Average – 10/20, 11/20, 12/20 or 13/20  
• Poor - 9/20 or fewer  
 

Performance:   
Four sites had ten or more units completed in the reporting year. They have been assessed 
as below.  

Table 14 
Site Planning reference 

number 
Score 

BT Car Park, Haydon Place, 
Guildford 

05/P/00749 11.0 

Land forming part of Laurels, 
Bethune, Little Orchard, Hilldene, 
Broughton Hall Avenue, Send  

08/P/00196 6.5 

3,4,8,23-34,55,56 Sandfields, Send  08/P/01338 10.5 

Frenchlands Hatch, Ockham Road 
South, East Horsley 

08/P/01825 14 

Analysis: 

The four sites have been assessed using the 20 criteria questions, spilt into four topic areas 
of environment and community, character, roads, parking, and pedestrianisation, and design 
and construction.  

Based against the Building for Life criteria which assesses the principles of attractiveness, 
functionality, and sustainability, the performance of these housing schemes were in the main 
adequate in building design, although very different in terms of their form, connectedness 
and community function. The standard of the planned environment, including the quality of 
streetscape, varied widely between the schemes. 

Taken as a whole these housing developments are creating an accommodation mix that 
reflects the needs and aspirations of the local community as identified within the borough’s 
housing needs survey (part of the SHMA). However, with the exception of Sandfields, the 
sites themselves tend to display a more singular mix of housing types, sizes and tenures that 
create a relatively homogeneous community.  

Apart from the BT site in Guildford Town Centre, which has a wide range of immediate local 
amenities and access to all forms of public transport, the sites were within the larger villages 
in the north east of the borough. The village sites have local bus services on main roads 
within 400m, but rely heavily on private transport to access amenities. 

There is a trend for developments to reduce their environmental impact by designing 
sustainability into the buildings eg integrated solar panels and water butts, rather than 
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providing features that support more communal sustainable living practices. Existing 
landscape features have generally been well protected and enhanced although the 
implementation of new landscape schemes varies widely in quality. 

Recommendations: with Building for Life continuing as the national standard, work is 
continuing to position the principles of Building for Life within a wide range of planning 
functions from policy to pre-application assessment to help provide greater support for 
developers at an early stage. The Council will also continue to host its Design Awards to 
reward good quality design. 

Provision of Gypsy and Traveller pitches 
 
Performance:  
 
No sites have been allocated this year for Gypsy and Traveller accommodation. Two 
planning applications for Gypsy and Traveller accommodation were refused during the 
reporting year by the Council but granted temporary permission at appeal.  
 
There are:  
 
Table 15 
Planning 
reference 

Address Ward Location Number of 
pitches 

09/P/00228 Land to rear of 
Roundabout, White 
Hart Lane, Wood 
Street Village 

Worplesdon Green Belt not 
in the 
settlement 

1 

09/P/01851 Land to the rear of 
Palm House 
Nurseries, Glaziers 
Lane, Normandy 

Clandon and 
Horsley 

Green Belt not 
in the 
settlement 

6 

 
One planning application for 12 permanent Travelling Showpeople plots was approved in 
July 2011 at Whittles Drive in Normandy (ref: 10/P/00894). This satisfies the majority of the 
current need for plots12, and a further assessment of need will be carried out in an updated 
Gypsy and Traveller Accommodation Assessment (GTAA) to be prepared next year (2012).  
 
Analysis:  
 
There is a need and demand for authorised pitches in the borough. Recent unauthorised 
developments have highlighted the issue, and are exacerbated by the lack of provision at the 
local level. The temporary permissions were granted because of the identified need for sites 
and the lack of local provision.  
 
It is now the responsibility of the Council to set a local target for the provision of Gypsy and 
Traveller accommodation, based on a robust assessment of need and making provision 
through site allocations. Work continues to achieve this, and there is now a set timetable for 
the provision of sites through the Site Allocations and Development Control Policies DPD, as 

                                                            
12 The Gypsy and Traveller Accommodation Assessment (GTAA) identified a need for 15 Travelling Showpeople 
plots between 2006 and 2011. 
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set out in the Local Development Scheme. In addition, the Council is working to bring 
forward pitches on council owned land13.  
 
Recommendations: 
 
Last year, the recommendation in this section detailed the need to progress the Site 
Allocations DPD in order to allocate sites for Gypsy and Traveller accommodation.  Whilst 
the  Site Allocations DPD has not actively progressed, a timetable for this has been 
published (Local Development Scheme). However, draft guidance published by the 
Government in April 2011 to replace circulars 01/2006 and 04/2007 discusses the possibility 
of a six month period to identify a five year supply of provision, based on a robust 
assessment of need.  It is proposed that the final version of this guidance forms part of the 
new National Planning Policy Framework. If this guidance comes into force  the Site 
Allocations DPD timescales, as set out in the Local Development Scheme, will not marry up, 
and provision will be required much sooner. Under the current adopted timescales, the Site 
Allocations and Development Control Policies DPD will not be adopted until between 
October 2014 and March 2015. However, if a five year land supply is required (as with 
housing land), then suitable (in planning terms), available and viable sites will have to be 
identified sooner than the date for completion of the Site Allocations and Development 
Control Policies DPD.  
 
Business development 

Context: 
 
The Council published an Economic Strategy (2010) this reporting year. The Council’s vision 
is to maintain the borough's position as the top non-metropolitan borough in the UK (as 
measured by the University of Cardiff annual study).  The Economic Strategy will provide the 
framework for the future shape of the local economy. The strategy will identify opportunities 
for the Council to work together with its partners to sustain and develop Guildford over a 19 
year period. 
 
The borough is also part of the Local Enterprise Partnerships - Enterprise M3 (LEP)14, which 
was formally launched on 5 April 2011.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                            
13 See the agenda for Executive committee – 20 October 2011.  

14 www.guildford.gov.uk/article/8092 
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Total amount of additional employment floor space  
 
Performance:  

Table 16: Additional floor space (new and converted) 

Land 
use 

Additional floor space (square 
metres) completed 

Additional floor space (square 
metres) on previously developed 
land 

B1 -146 -146 

B2 197 197 

B8 - - 

Total 51 51 

 

All additional floorspace has been provided on previously developed land (PDL).  

Analysis:  

There has been little overall change in the amount of employment floorspace in the borough. 
Work has progressed on the Employment Land Assessment (ELA) to form part of the 
evidence base, with publication at the earliest opportunity in 2012, in keeping with the Local 
Development Scheme (LDS). During this reporting year, the Government has consulted on 
proposed changes to permitted development rights which would allow some offices to be 
converted to housing. If this change is made, it will be taken into consideration in the ELA 
and the Site Allocations and Development Control Policies DPD.  

Recommendation:  

To publish a ELA as part of the evidence base at the earliest opportunity in 2012.  
 
Loss of employment sites 
 
Context:   
 
It is a Local Plan objective to resist the loss of existing employment premises and land for 
employment uses.  
 
Performance:  
 
Six planning applications were approved for a loss of employment.  
 
Analysis: 
 
Saved Local Plan policy E3 currently allows losses to occur if the retention of the land or 
premises has been explored without success or the land or premises are unsuitably located, 
and there is existing suitably located land or premises either on the market or with 
outstanding planning permission, for any displaced firms. 
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Recommendation: 
 
No action needed.  
 
 
Development and flood risk 
 
Context:  
 
A Flood Risk Reduction Measures document was prepared in 2009 to support the approach 
taken in the Strategic Flood Risk Assessment (SFRA) to the Functional Flood Plain in 
Guildford Urban Area. This work was carried out in partnership with the Environment 
Agency. To employ the approach to the Functional Flood Plain, as set out in the SFRA, any 
proposed development must comply with the Flood Risk Reduction Measures document. 
During this reporting year (November 2010) the Flood Risk Reduction Measures document 
has been updated and re-published to incorporate changes to the flood zones in Guildford 
Urban Area and changes to regional planning.  
 
Performance:  

There have been no applications granted permission contrary to the advice of the 
Environment Agency. One application has been granted permission in accordance with the 
Flood Risk Reduction Measures document (Pembroke House - Erection of a part two/part 
three storey building comprising Class B1 offices (3271 sqm floor area) and associated 
parking and landscaping following demolition of existing warehouse and office – Flood Zone 
3, ref: 10/P/01422).  

Analysis: 

It is intended to update the Flood Risk Reduction Measures document in the future to take 
into account the localism agenda and to gain Supplementary Planning Document (SPD) 
status for the document. This will help the document to carry more weight when used to 
determine planning applications.  

Renewable energy 

In August 2010, the Council published a planning guidance note for homeowners explaining 
the situations in which an application for planning permission may not be needed for 
microgeneration developments such as solar power installations and ground source heat 
pumps on private dwellings.  
 
The document is available to download from our website at 
http://www.guildford.gov.uk/article/4019/What-is-permitted-development.  
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Supplementary Planning Documents 

A Supplementary Planning Document (SPD) is prepared to expand on current policy to 
provide more detail. If not related to a specific policy, SPDs must comply with national 
planning policies.  

Five SPDs have been prepared so far as part of the LDF. These are: 

Bellerby Theatre and North Place Day Centre (January 2011) 
The Bellerby Theatre and North Place Day Centre Planning Brief Supplementary Planning 
Document (SPD) was prepared to guide development of the site. 
 
Sustainable Design and Construction SPD (2011) 
The Sustainable Design and Construction SPD (Supplementary Planning Document) has 
been prepared to provide guidance on the Council's sustainability requirements from new 
build developments. Guildford Borough Council adopted the Sustainable Design and 
Construction SPD on 3 March 2011.  
 
Vehicle Parking Standards SPD (2006) 
The Vehicle Parking Standards SPD is currently being updated, we will be seeking views on 
reviewed parking standards in Autumn 2011 and will publish for consultation in 2012 a 
broader Sustainable Transport SPD.  
 
Planning Contributions SPD (2011) 
The Planning Contributions Supplementary Planning Document (SPD) has been prepared to 
provide developers with guidance on the planning contributions that are likely to be required 
from new build developments in the borough.  Guildford Borough Council adopted the 
Planning Contributions SPD on 3 March 2011.  
 
This SPD superseded the Infrastructure SPD (2006) and the Open Space Supplementary 
Planning Guidance (2002). 
 
Woodbridge Meadows SPD (2008) 
There are no planned updates to this SPD. The SPD clarifies and expands upon existing 
saved policies of the Guildford Local Plan 2003, in particular Policy E2 Redevelopment of 
existing business, industrial and warehousing land in urban areas and within identified 
settlements in the Green Belt. 
 
Thames Basin Heaths Special Protection Areas Avoidance Strategy (2009) 
Whilst this is not a SPD it is significant to the delivery of the LDF.  As scheduled in last year’s 
AMR, an update to the Thames Basin Heaths Special Protection Areas Avoidance Strategy 
was brought into effect from 1 April 2010, following public consultation and adoption by the 
Council.  
 
Deepcut planning guidance 
Joint planning guidance has been prepared to guide development of the Princess Royal 
Barracks (PRB) site and surrounding Deepcut area.  The majority of the PRB site lies within 
Surrey Heath borough, with a modest portion located within the west of Guildford borough.  
This guidance was adopted for use for development control purposes by Surrey Heath 
Borough Council on 6 September and by Guildford Borough Council on 8 September 2011.  
The guidance is of a form that can later become a supplementary planning document.  
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Community Engagement Strategy and Community Involvement in Planning 
The community engagement strategy guides the Council and its partners (including the 
county council, police and health service) on how to engage with communities, interested 
people and organisations in the many services we provide. The strategy sets out how we 
involve the community and other interested individuals and groups as we prepare planning 
policies and guidance and when we consider planning applications in the borough. The 
strategy was published in July 2011.  
 
Local Development Framework (LDF) Evidence Base 
 
We prepare evidence base to inform the decisions we take in the Core Strategy and other 
local plan documents. Evidence base provides factual, technical information on current 
situations. For example, when we report that there is a shortage of housing in the borough, 
we are relying on information from our Strategic Housing Market Assessment and Housing 
Needs Survey. When we say an area of land is not suitable for certain land uses because of 
flood risk, we are using the Strategic Flood Risk Assessment (SFRA) to help make that 
decision. Evidence is important as it makes sure we avoid uninformed decisions, but allows 
us to make decisions based on real facts and situations. In the long term, these should be 
the most sustainable decisions for the future of the borough and its communities.   
 
National planning policy often identifies the evidence base studies which need to be carried 
out15. It is vital all evidence base projects are kept up to date and required updates 
monitored through the AMR.  
 
This next section seeks to identify evidence base that needs to be updated in this 
forthcoming year.  
 
Strategic Housing Land Availability Assessment (SHLAA) 
The SHLAA is a factual study identifying suitable, available and viable land for housing 
development. It is not dictated by housing targets.  
 
Work on the SHLAA started in September 2008. Work was delayed due to our legal 
challenge of the South East Plan in 2009-2010. Three years on, however, a lot of detailed 
site information has been collected. The SHLAA has recently been moved forward with 
agent’s forums to assess the viability of residential development on the suggested sites.  In 
keeping with the LDS, the SHLAA will be published at the earliest opportunity in 2012.  
 
Strategic Housing Market Assessment (SHMA) 
The SHMA was published in February 2009. It was prepared in partnership with Waverley 
and Woking Borough Councils. In 2010 a statistical update of some of the factual data within 
the SHMA was carried out.  The update is for information only and should be read alongside 
the West Surrey SHMA 2009. We are considering carrying out an update of the SHMA.  
 
Affordable Housing Viability Study 
The Affordable Housing Viability Study was published in April 2008 with a market 
commentary update published in February 2009.  
 
 
 

                                                            
15 For example, it is a requirement of Planning Policy Statement 3: Housing to carry out a Strategic Housing Land 
Availability Assessment (SHLAA).  
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West Surrey Gypsy and Traveller Accommodation Assessment (GTAA) 
The West Surrey GTAA was prepared with Surrey Heath and Waverley Borough Councils 
and published in 2006.  The findings of the South East Plan partial review Examination in 
Public into Gypsy and Traveller pitch provision have been published through a Freedom of 
Information request, but the work is not finalised, carries no weight and does not reflect the 
view of the Government.   
 
The current GTAA provides evidence for the period 2066-2011 and so expires at the end of 
this year, and needs to be updated. Work is ongoing with other councils in Surrey to agree 
joint methodology for each Surrey borough/district to update its GTAA.  In is anticipated that 
an updated GTAA for Guildford borough will be published next year.   
 
Economic Land Assessment (ELA) 
The ELA is progressing towards publication in early next year. Agent’s forums have taken 
place in the summer and autumn 2011 to inform the final report.  
 
Retail and Leisure Study 
An update to the 2006 retail study was prepared in May 2011, five years after the retail 
study, in accordance with government guidance.  It also includes consideration of leisure 
needs. 
 
Infrastructure Requirements Study (2007) 
This earlier study will be replaced by an Infrastructure Delivery Plan for the Core Strategy 
which is currently being prepared. Housing numbers are required to feed into this work.  
 
Transport Statement  
Guidance on Transport Assessment (Department for Transport, March 2007) notes that, in 
order for development plans to be founded on a robust and credible evidence base (PPS11; 
PPS12), it is important that potential transport impacts resulting from development patterns 
are properly assessed (para 5.3). It requires this to happen as early as possible, and 
throughout the plan-making process, and there should be appropriate policy responses to 
reduce the need to travel and promote sustainable travel.  
 
The guidance states that councils are at liberty to choose the assessment methods they see 
as most suitable, and this may or may not include transport modelling. The DfT Circular 
02/2007 – Planning and the Strategic Road Network – recommends early involvement of the 
Highways Authority (for this area, Surrey County Council) in delivering realistic objectives 
and policies, and notes that development should be promoted at locations which are more 
sustainable.  
 
It has been agreed with the Highways Agency and with highway officers from Surrey County 
Council that for the purposes of the Core Strategy a full Transport Assessment is not 
required but it is more appropriate to prepare a Transport Statement. 
 
A Transport Statement is in draft form that includes initial assessments of existing transport 
provision in the borough, including modes such as walking and cycling. Transport modelling 
is planned for early 2012 and the conclusions of this will form a significant part of the 
Transport Statement. Once the Core Strategy policies have been further developed, as part 
of the Transport Statement we will assess all policies for any impact that they may have on 
the strategic road and local road networks and recommend possible mitigation measures 
that may be required. 
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Strategic Flood Risk Assessment (SFRA) 
The SFRA was published in January 2009. Since then, revised River Wey modelling has 
been prepared by the Environment Agency (June 2010). A successful flood map challenge 
in Ripley has also been carried out, following the preparation of a Flood Risk Assessment at 
White Hart Court. We will update the SFRA to incorporate these changes to flood zones, and 
also timetable a Level 2 SFRA should housing development be required in areas of flood 
risk16.  
 
Flood Risk Reduction Measures document 
The Flood Risk Reduction Measures document was published in September 2009. An 
update was published in November 2010. The update takes account of the revised River 
Wey modelling, changes to regional planning and feedback from use of the original 
document. It is our intention to gain SPD status for the document in the future.  
 
Green Belt and Countryside Study  
The Green Belt and Countryside Study will inform the SHLAA, helping to assess sites in the 
countryside which have been put forward by landowners for future development. The study 
will be published at the earliest opportunity next year (2012) alongside the SHLAA.  
 
Landscape Character Assessment 
The Landscape Character Assessment is an assessment of the borough's landscape to 
provide more information about what makes it special and so varied. Our Landscape 
Character Assessment (LCA) was adopted in January 2007, forming part of the evidence 
base supporting policies within the LDF.  
 
Conservation Area Character Appraisals 
Conservation Area Character Appraisals have been written for Pirbright and Abbotswood, in 
Guildford. The Pirbright appraisal was produced in partnership with the Parish Council and 
local ward councillor and the Abbotswood appraisal was co authored by the local residents 
associations and the Conservation Team. Both appraisals were subject to an extensive 
public consultation during January and February 2011 which included on line questionnaires, 
exhibitions and drop in surgeries with the Conservation Team. The preparation of both 
appraisals benefited from close partnership working with local residents and the Parish 
Council and local ward councillors. The revised Pirbright Conservation Area and the new 
Abbotswood Conservation were approved in October 2011 at a meeting of the Council 
Executive. At this meeting the appraisal document and management plans for each area 
were confirmed together with approval for the revised and new conservation area 

                                                            
16  Where decision-makers have been unable to allocate all proposed development and infrastructure in 
accordance with the Sequential Test, taking account of the flood vulnerability category of the intended use, it will 
be necessary to increase the scope of the SFRA to provide the information necessary for application of the 
Exception Test. This should additionally, consider the beneficial effects of flood risk management infrastructure in 
generally reducing the extent and severity of flooding when compared to the Flood Zones on the Flood Map. The 
increased scope of the SFRA will enable the production of mapping showing flood outlines for different 
probabilities, impact, speed of onset, depth and velocity variance of flooding taking account of the presence and 
likely performance of flood risk management infrastructure (PPS25 Para E6 p.31).  
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boundaries, the serving of a number of Article 4 directions17 and proposed additions to the 
list of Locally Listed Buildings18. 
 
Work has started on the review and appraisal of Shere and Ripley. Draft appraisals for these 
areas should be complete by December 2011 and public consultation is programmed for the 
Spring of 2012. A draft Conservation Area Character Appraisal is also underway for Littleton.  
 
A briefing notes and advisory guidance has been provided for the Council’s Development 
Control section with regard to the setting of heritage assets, the preparation of local lists and 
selection of buildings for the list, the drafting of heritage statements for validation of 
applications and a summary of planning policy changes regarding the historic environment in 
the new National Planning Policy Framework is currently being prepared. 
 
Planning for open space and green infrastructure  
We completed an open space, sport and recreation audit (PPG 17 audit) in 2006 which 
identifies surpluses and deficiencies of open space, sport and recreation facilities for each of 
the borough’s wards.  Building on this knowledge, we will be undertaking further research on 
green infrastructure to inform the Local Development Framework in the first half of 2012. 
Green Infrastructure is a broader concept, concerning the identification of a strategic network 
of high quality green spaces and other environmental features. Such areas together provide 
a multifunctional resource capable of delivering a wide range of environmental and quality of 
life benefits for local communities. Green infrastructure includes parks, open spaces, playing 
fields, woodlands, allotments and even private gardens. 
 
Town Centre Vitality and Viability Report 
This annual assessment is now incorporated as part of this AMR – see Appendix A.   

                                                            
17 Article 4 Directions are issued by the Council in circumstances where specific control over development is 
required, primarily where the character of an area of acknowledged importance would be threatened. They are 
therefore more commonly applied to conservation areas. The effect of such a Direction is to remove permitted 
development rights, thereby necessitating a planning application to be made. 

18 www.guildford.gov.uk/article/905/Locally-listed-buildings-guide  
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1 Background 
 
1.1 The Government's policies for Planning for Sustainable Economic Development are set out in 

Planning Policy Statement 4 (PPS4)1.   
 

1.2 PPS4 requires councils to keep the following matters under review: 
 

a) the network and hierarchy of centres 
b) the need for further development and 
c) the vitality and viability of centres 

 
1.3 Councils should measure the vitality and viability and monitor the health of their town centres over 

time to inform judgements about the impact of policies.  They should also regularly collect market 
information and economic data, preferably in co-operation with the private sector, on the key 
indicators (listed in Section 3 below).  In accordance with PPS4, from 2010, Guildford Town 
Centre Health Checks are now included in Annual Monitoring Reports.  
 

1.4 Councils should also assess the retail and leisure capacity/need and the potential of the area to 
accommodate new development. They should identify centres in decline, those that could be 
extended, and those where change needs to be managed.  
 

1.5 Guildford Town Centre Vitality and Viability Report produced in 2008 forms the baseline for 
measuring changes in vitality and viability of the borough’s hierarchy of centres each year.  
 

1.6 Town centre surveys are undertaken by the Council’s Planning Policy service annually in early 
summer. The use of each ground floor unit (all floors in internal shopping centres) is classified by 
their Use Class2, with most town centre uses falling into one of the following classes.  
 
A1 -  Shops 
A2 -  Financial and professional services e.g. banks, building societies, estate agents 
A3 -  Restaurant and cafés 
A4 -  Drinking establishments e.g. public houses, wine bars 
A5 -  Hot food take away 
B1 -  Business e.g. offices other than in a use within Class A2 
C1 -  Hotel 
C2 -  Residential institutions e.g. hospitals, nursing homes 
C3 -  Dwelling house 
D1 -  Non-Residential Institutions e.g. medical and health services - clinics and health 

centres. Museums, public libraries, art galleries, non-residential education, church 
halls 

D2 -  Assembly and leisure e.g. cinemas, indoor and outdoor sports and leisure 
Sui Generis - In a class of its own e.g. launderettes, petrol filling stations, theatres, selling and 

                                                 
1 DCLG (December 2009) 
2 Town and Country Planning (Use Class) Order 1987 (as amended) 
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displaying of motor vehicles. 
 

2 Retail Need 
 
2.1 During the last year, the need/capacity for further retail floorspace up to 2026 was considered by 

the Guildford Borough Retail and Leisure Study3. Due to the uncertainty over longer term 
forecasts, more weight is afforded to retail need to 2021, and caution is advised over relying too 
heavily of the more indicative growth to 2026.  

 
2.2  The results (cumulative) are summarised in Table 1: 

 

Year 
Comparison goods 
(m2 gross)* 

Convenience goods 
(m2 gross)* 

A3-A5 
(m2 gross) 

2016 (without overtrading) 3,700 -4,600 2,400

2016 (with overtrading) - 5,700 -

2021 (without overtrading) 36,200 -3,500 4,500

2021 (with overtrading) - 6,700 -

2026 (without overtrading) 73,300 -2,100 6,800

2026 (with overtrading 

year) - 7,900 -

*  this capacity excludes the existing commitments of the extant planning permissions at 
the Friary extension site (approximately 21,000sqm gross comparison and approximately 
5,000sqm gross convenience floorspace), and B&Q at Ladymead Retail Park 
(approximately 3,500sqm comparison). 

 
Table 1: Retail need in Guildford Borough 

 
2.3 The Retail and Leisure Study found the quantitative need of comparison goods to be fairly limited 

to 2016 assuming that the approved Friary extension scheme is implemented and claims a large 
amount of the expenditure growth to 2016. However, the Study acknowledges that the Friary 
extension scheme is unlikely to proceed in its current form. Should this permission lapse 
unimplemented, there would be a significantly greater (a further 21,000m2) quantitative need in 
the short term to 2016 (the date by which the study assumes the commitments will be trading). 
Assuming that the Friary extension permission is not implemented in its currently approved form, 
comparison need would be 24,700m2 to 2016, 57,200 m2 to 2016, and 94,300 m2 (cumulative). 
Due to difficulties in defining exactly what compromises bulky goods, and lack of guidance on 
this, bulky goods need is included within comparison need figures.  

 
2.4 The existing floorspace in Guildford Town Centre is generally achieving a very high turnover per 

sqm compared to acknowledged benchmarks of national averages for each company for 
comparison floorspace. This relatively high sales density indicates that there is existing pent up 

                                                 

3 Roger Tym & Partners, Retail and Leisure Study (May 2011) 
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demand. This is likely to be due to the high level of comparison expenditure growth experienced 
between 1992 and 2008 which has not been matched by significant new floorspace being 
developed in the town during that period. Whilst convenience need has been presented both 
without and with overtrading, no overtrading has been accounted for in the above need figures. 
This is potentially a further source of capacity that could justify additional floorspace in the Town 
Centre above the reported comparison need although this is more difficult to quantify.  
 

2.5 The Study recommends that the Council actively consider how the Friary extension development 
will proceed, including the possibility of considering a redesigned scheme to meet at least a 
similar scale of floorspace as in the existing permission in order to meet the needs to 2016 and 
2021.  
 

2.6 Existing convenience floorspace is trading very successfully, with the out-of-town Tesco and 
Sainsburys trading significantly in excess of their company average (average sales density per 
sqm). Convenience need to 2026 has been calculated both with, and without this overtrading. The 
figures without overtrading show a negative output (no quantitative need), whilst the outputs with 
overtrading show a quantitative need for additional floorspace. Assuming that the Friary extension 
is not implemented in its current form, and current overtrading is taken into account, there is some 
10,700sqm gross convenience need to 2016, 11,700sqm to 2021 and 12,900sqm to 2026 
(cumulative).  
 

2.7 Given the scale of overtrading observed in the superstores, the Study considers that Guildford 
Town Centre would benefit from the provision of a new food supermarket or superstore in the 
town centre to relieve overtrading, improve consumer choice and increase linked trips spending. 
 

2.8 The quantitative need outputs from the assessment study should not preclude new development 
coming forward that either exceeds these estimates or that opens earlier in the period to 2026 if 
they would maintain or enhance a more localised market share and improve consumer choice, 
subject to compliance with development control policies. In a do nothing scenario, centres will 
decline and over time will lose market share to competing developments as consumers seek 
enhanced choice and retailers seek improved accommodation.  
 

2.9 The Study makes a number of conclusions and recommendations. It advises that the 
consequence of not delivering a substantial quantum of comparison floorspace over the next ten 
years, ideally at the Friary extension site, is that there will be more reliance on edge and/or out of 
centre sites, and potentially the town centre could lose market share as competing developments 
come on stream. The Council should therefore take active steps to bring forward improved retail 
floorspace in the town to maintain Guildford Town Centre’s position in the retail hierarchy.  
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Town Centre Health Check Indicators 
 

PPS4 includes a list of indicators to monitor:  
 
1. diversity of main Town Centre uses (by number, type and amount of floorspace): the amount 

of space in use for different functions – such as offices; shopping; leisure, cultural and 
entertainment activities; pubs, cafes and restaurants; and, hotels. 

2. the amount of retail, leisure and office floorspace in edge-of-centre and out-of centre 
locations. 

3. the potential capacity for growth or change of centres in the network: opportunities for 
centres to expand or consolidate, typically measured in the amount of land available for new 
or more intensive forms of Town Centre development. 

4. retailer representation and intentions to change representation: existence and changes in 
representation of types of retailer, including street markets, and the demand of retailers 
wanting to come into the centre, or to change their representation in the centre, or to reduce 
or close their representation. 

5. shopping rents: pattern of movement in Zone A rents within primary shopping areas (i.e. the 
rental value for the first six metres depth of floorspace in retail units from the shop window). 

6. proportion of vacant street level property and the length of time properties have been vacant: 
vacancies can arise even in the strongest Town Centres, and this indicator must be used 
with care. Vacancies in secondary frontages and changes to other uses will also be useful 
indicators. 

7. commercial yields on non-domestic property (i.e. the capital value in relation to the expected 
market rental): demonstrates the confidence of investors in the long-term profitability of the 
centre for retail, office and other commercial developments. This indicator should be used 
with care. 

8. land values and the length of time key sites have remained undeveloped: data on changes in 
land value and how long key Town Centre and edge of centre sites have remained 
undeveloped provide important indicators for how flexible policies should be framed and can 
help inform planning decisions. 

9. pedestrian flows (footfall): a key indicator of the vitality of shopping streets, measured by the 
numbers and movement of people on the streets, in different parts of the centre at different 
times of the day and evening, who are available for businesses to attract into shops, 
restaurants or other facilities. 

10. accessibility: ease and convenience of access by a choice of means of travel, including – the 
quality, quantity and type of car parking; the frequency and quality of public transport 
services and the range of customer origins served; and, the quality of provision for 
pedestrians, cyclists and disabled people and the ease of access from main arrival points to 
the main attractions. 

11. customer and residents’ views and behaviour: regular surveys will help authorities in 
monitoring and evaluating the effectiveness of Town Centre improvements and in setting 
further priorities. Interviews in the Town Centre and at home can be used to establish views 
of both users and non-users of the centre, including the views of residents living in or close to 
the centre. This information could also establish the degree of linked trips. 

12. perception of safety and occurrence of crime: should include views and information on safety 
and security, including from the threat of terrorism, and where appropriate, information for 
monitoring the evening and night-time economy. 
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13. state of the Town Centre environmental quality: should include information on problems 
(such as air pollution, noise, clutter, litter and graffiti) and positive factors (such as trees, 
landscaping and open spaces). 
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Guildford Town Centre 
 

2.10 The 2008 Report provided a baseline against which to assess changes within the Town Centre.  
534 units were recorded in the Town Centre designated frontage this year (May 2011). This 
compares to 528 units recorded in the GOAD Centre Report, August 2010. Total retail floorspace 
in the town centre in August 2010 was 1,059,700ft2, compared with 1,051,000 ft2 in 2005, an 
increase of 8,700 ft2.4  
 

2.11 This year’s town, district and local centre surveys were undertaken in May 2011 by the Council’s 
Planning Policy service. These surveys represent a snapshot in time, with the exception of 
vacancies in Guildford town centre, which are surveyed monthly.  

 

 

Figure 1: Guildford Town Centre designated shopping frontages 
 
The shopping frontage consists of primary, secondary, tertiary and specialist shopping frontages 
within the Town Centre as allocated in the Local Plan 2003 and shown on the Local Plan Town 
Centre Proposal Map.  
 

2.12 The primary shopping frontage is the shopping area along the south-western end of the High 
Street where the main cluster of national multiple stores are located. This area is characterised by 
the highest proportion of A1 (shop) uses, the highest Zone A rental values (rental value for the 
first six metres depth from the shop window), and predominantly the highest pedestrian flow 
levels.  
 

2.13 The secondary shopping frontage directly adjoins the primary frontage, mainly to its north. It 
provides locations for a greater diversity of uses, so performing an important function within the 
Town Centre. Its lower rental levels and footfall compared to Zone 1 enable a wider range of 
shops to locate here, as well as other supporting A-class uses. The primary and secondary 
shopping frontages form the Primary Shopping Area.  

                                                 

4 GOAD Centre reports October 2005 and August 2010 
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2.14 The tertiary shopping frontage is where greater flexibility of uses can be permitted without 

harming the shopping character, vitality and viability of the town centre. This tertiary frontage, 
does not form part of the primary shopping area, provides a range of uses that are a vital part of 
the functioning of the Town Centre. These streets also provide important pedestrian links to and 
from the more centrally located shopping areas within the Town Centre and the surrounding 
residential areas.  
 

2.15 The specialist shopping frontage is centred on three streets (Chapel Street, Castle Street, and 
Phoenix Court) where it is appropriate to permit a higher proportion of food and drink (Class A3) 
uses. These uses play an important role in enhancing the Town Centre's evening economy.  
 

2.16 The Council is working with partners to progress a potential Business Improvement District (BID) 
for Guildford Town Centre. A consultant has recently been appointed to progress the BID, and is 
drawing up a questionnaire and the defined area in which the referendum of town centre 
businesses will be held in June 2012. Should the businesses within this area (likely to be a 
smaller area than the whole town centre) vote to establish a BID, a levy would be charged to all 
qualifying businesses within the area. These monies would be used to improve the town centre, 
potentially including increased security, environmental improvements, and marketing. The 
partnership would draw up a business plan to decide on priorities for the BID monies. For further 
details see the report (Item 6) at http://www.guildford.gov.uk/article/6179/Executive---25-
November-2010. 
 

2.17 The mixed-use redevelopment of the land around Guildford Railway Station moved closer this 
year with initial public engagement on principles held in March 2011. Solum Regeneration is a 
partnership between Network Rail and Kier Property, a company to regenerate Guildford, and 
other railway stations in the South East. Further public consultation may be held in late 2011/early 
2012, before submitting a planning application at a later stage. More details and a summary of the 
early consultation can be found at  http://www.solumregeneration.co.uk/guildford.html.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I. Diversity of main Town Centre uses (by number, type and amount of floorspace): the 
amount of space in use for different functions – such as offices; shopping; leisure, cultural 
and entertainment activities; pubs, cafes and restaurants; and, hotels.  
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Figure 2: Guildford Town Centre designated frontage uses by number of units 
 

2.18 The Town Centre designated frontage is 59 percent A1 retail use. This is a reduction of four 
percent from 2010. This is predominantly due to the internal redevelopment of the Friary 
Shopping Centre, and the high level of vacancy produced by this.  For more detail on vacancy 
rates in the town centre, see Section 6.  
 

2.19 Although the overall vacancy rate has increased since 2008, this is not unexpected in an 
economic downturn. Despite the downturn, many new stores and restaurants opened in Guildford 
Town Centre in 2009 and 2010, increasing its attractiveness as a retail destination.  
 

2.20 New shops to Guildford High Street between the May 2010 and 2011 surveys include top end 
stores such as Kurt Geiger in the Friary Centre, and Hugo Boss and Calvin Klein on the High 
Street. Other stores opening between May 2010 and May 2011 included Primark in the Friary 
Centre, Mark Jonsson shoes in Tunsgate Square, and Pandora and Whitleys jewellers both on 
the High Street. Cargo furniture store took a unit at White Lion Walk, and several children’s 
clothing shops opened.  
 

2.21 New restaurants include the Gourmet Burger Kitchen on Friary Street, and Cau at the top of High 
Street. KOKO hairdressers moved into Tunsgate when the Tourist Information Office moved to 
the High Street. Closures included British Bookshops and Stationers on North Street, Lombok, 
Argos on High Street, whchi has moved to Ladymead, and Habitat in the High Street due to 
almost all the stores nationally being put into administration.   
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Primary Frontage 
 

 
Figure 3: Use classes within the primary frontage 

 

2.22 67 units were recorded in the primary shopping frontage.  Figure 3 shows a comparison between 
2011, 2010 and 2008.  There has been a decrease in the number of A1 units since 2008.  This is 
mainly due the increase in vacant units from none to six percent (four units) in the primary 
frontage that were previously in A1 use.  
 

2.23 In accordance with national policy, primary frontages should contain a high proportion of retail 
uses.  Local Plan Policy S4 protects the retail function of this area by not permitting changes of 
use of retail (A1) units to other uses.  Under Policy S4, the 88 percent of A1 units recorded in 
2008 should be retained in subsequent years, unless any of these units are vacant at the time of 
survey. The drop in proportion of A1 use between 2008 and 2011 is due to a slightly higher 
number of vacancies. Another change of use approved in the primary frontage since 2008 was 
the change of use of the Guildford House Gallery from gallery (D1) to Tourist Information Office 
(A2). This shows that Local Plan Policy S4 is effective in not permitting changes of units from A1, 
as except for the change of the Gallery to the TIC, the only other changes were due to an 
increase in vacant A1 units.  
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Secondary Frontage 

 
Figure 4: Use class within the secondary frontage 

 
2.24 Local Plan Policy S5 permits changes to A2 and A3 uses (and therefore also to A4 and A5 uses) 

within the secondary frontage provided that several conditions are met. Exceptionally, other main 
Town Centre uses may be permitted. There have been three applications approved in the 
secondary frontage over the last year, a change of use from A3 to A1, a change of use from A1 to 
A3 and some additional A3 floorspace.   
 

2.25 Figure 4 shows that, as with the primary frontage, the main change in the secondary frontage 
since 2010 is a reduction in the proportion of A1 and an increase in the number of vacant units. 
 

2.26 The secondary frontage vacancy rate was 19 per cent, with the notable clusters of vacant units 
occurring in the Friary Centre and White Lion Walk.  This increase in vacancy rate in the 
secondary frontage is primarily due to the internal redevelopment of the Friary Shopping Centre 
and the high level of vacancy produced by this.   

 
2.27 Westfield began a renovation of its Friary Shopping Centre at the beginning of 2011, resulting in a 

higher vacancy rate for the Friary Centre this survey year (for more detail on Guildford’s Vacancy 
rate see section VI). This £40m revamp will create bigger stores, as well as improving the 
external and internal appearance of the shopping centre. The centre has already attracted new 
names to Guildford including Hollister, Republic, and Nine West who will be moving in on 
completion of the works. The re-launch will take place in late November.  
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Tertiary Frontage 

 
Figure 5: Use class within the tertiary frontage 

 

2.28 Figure 5 shows a far greater mix of uses in Guildford’s tertiary frontage than in the secondary 
frontage.  The Local Plan requires the tertiary frontage to retain a proportion of A1 uses for day-
time activity, whilst allowing complementary uses. Local Plan Policy S6 permits changes to A2 
and A3 uses (and therefore also to A4 and A5 uses) in the tertiary frontage provided that several 
conditions are met (including retention of at least approximately one-third (33 per cent) of units in 
A1 use, provided there would be no more than three adjacent permitted non-A1 units), and the 
length of any non-A1 (retail) frontage would not exceed 20 metres. Exceptionally, other main town 
centre uses may be permitted. 
 
There are a total of 87 units in the tertiary frontage. There is only a small difference between 2010 
and 2011, most notably a three percent increase in the number of vacant units. Between 2008- 
2011, only one change of use application from A1 was approved, being a change to A2.  
 

2.29 At the top of the High Street, number 253, the former Guildford Hotel was vacant at the time of 
the May 2011 surveys, undergoing a £60m refurbishment and extension. A new four star 
Radisson Edwardian Hotel has opened in October 2011, some six months after the 2011 town 
centre survey. The hotel provides 181 rooms, two suites, with conference and event rooms, a 
spa, swimming pool, gym and several restaurants and bars. An open colonnade to Alexandra 
Terrace provides an attractive area for dining and relaxation. The hotel is expected to create 165 
new jobs in the area.  
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Figure 6: CGI of the newly opened Radisson Edwardian Hotel 
 

2.30 This is close to the recently opened (September 2011) G Live, the Council-owned new venue with 
seminar rooms, café and a 1,000 seated or 1,700 standing capacity auditorium. Although this is 
just outside of the town centre’s designated frontage (but within the town centre area), it is 
expected to have a big impact on this area of the town centre. Along with the new Radisson hotel 
with its restaurants, bars and conference facilities, G Live is likely to have a positive effect on the 
vitality and viability of the Upper High Street, and the lower end of London Road and Epsom 
Road.  
 
Specialist Frontage 
 

2.31 Surprisingly, given that the Policy S7 permits greater flexibility (except for changes to A2 use) 
than Policy S6 (for Tertiary Shopping Frontages), there is a relatively high proportion (48 per cent) 
of ground floor units in A1 retail use, although this has greatly reduced since the surveys began in 
2008. The proportion of A2 uses (financial and professional uses) is higher (at 3 per cent) than 
expected given that Policy S7 does not permit changes to A2 use. There are two likely 
explanations for this. Either these A2 uses are historic (in place before the policy), and/or 
changes from A3, A4 and A5 uses to A2 were undertaken using permitted development5 rights, 
which do not require planning permission. Between 2008 and 2011, two change of use 
applications were approved from A1 to sui generis uses (nail salon) through exceptional 
circumstances under Policy S7.  
 

                                                 

5 Under the Town and Country Planning (General Permitted Development) Order 1995 (as amended) 
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Figure 7: Use class within the specialist frontage 

 
 

2.32 There are 31 units in the specialist frontage (Phoenix Court, Chapel Street and Castle Street) 
which makes up only six per cent of the total designated frontage units.  
 

II. The amount of retail, leisure and office floorspace in edge-of-centre and out-of centre 
locations. 
  
Edge-of-Centre 
 

2.33 The edge-of-centre is defined in PPS4, where it has two definitions, one for retail use6, and a 
wider area for non-retail town centre uses7.  
 

2.34 As no town centre boundary is designated by the Local Plan 2003, the town centre boundary is 
taken to be the Guildford Town Centre Parking Boundary (defined by Policy M1 - Parking 
Provision and shown on the Proposals Map, as referred to in the Guildford Town Redevelopment 
Sites Chapter of the Local Plan). Figure 8 below shows the Town Centre Boundary and the 300m 
edge-of-centre zone for non-retail uses.  
 

                                                 

6 A location that is well connected to and within easy walking distance (i.e. up to 300 metres) of the primary shopping area (the 
area where retail development is concentrated, and generally comprises the primary and those secondary frontages that are 
contiguous and closely related to the primary shopping frontage).  

7 A location that is generally within 300 metres of the town centre boundary. For office development, edge-of-centre is even 
broader, including locations outside of a town centre but in urban areas within 500m of a public transport interchange are 
also considered as edge-of-centre 
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Figure 8: Edge-of-town centre location for non-retail town centre uses 

 
 

Out-of-centre 
 
2.35 An out-of-centre location is one that is neither in, nor on the edge of a centre, but is within the 

urban area. With the exception of the two main out-of-centre food stores in the borough 
(Sainsbury and Tesco), the majority of out-of-centre retail floorspace in the borough is centred on 
the junction of Woodbridge Road and Ladymead, north of Guildford Town Centre.  These are 
mainly retail warehouses, large stores specialising in the sale of bulky goods (such as 
carpets/floor coverings, furniture/furnishings, electrical goods, and DIY items), and catering 
mainly for car-borne customers. In the last year, a Dreams bed store has opened at Woodbridge 
Road, next to the Jaguar car showroom and the bathroom show room.  
 

2.36 Ladymead Retail Park, completed in 1991 was approved prior to the town centre first government 
policy introduced in the mid 1990s. The planning permission for this retail park is specifically for 
non-food retail sales (with the exception of the Burger King restaurant unit and Unit 8, built in 
2002/3 and now occupied by Comet).  
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Figure 9: Ladymead Retail Park retailers mapped 
 

Table 2: Ladymead Retail Park retailers 
 

2.37 Rents at Ladymead Retail Park appear to have peaked in recent years at around £50/£55 per 

Unit  
Floor Area  

m2 
Use 
Class Shop Name 

B&Q 4191 A1 B&Q (DIY) 
Unit 8 
(previously 
Unit 6) 1858 A1 Comet (white goods and  electrical items) 

Unit 1 3861 A1 
Homebase (DIY, incl. Moben, Sharps, 
Dolphin) 

Unit 5 529 A3 Burger King (fast food restaurant) 
Unit 2A 2760 A1 Furniture Village 
Unit 2B 1516 A1 Carpet Right and Sleep Right 

Unit 3A 929 A1 Vacant (formerly Allied Carpets) 
Unit 3B 1563 A1 Sports Direct 

Unit 4 1848 A1 
Halfords (car maintenance, including 
Carphone Warehouse) 
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square foot8. 
 
III. The potential capacity for growth or change of centres in the network: opportunities for 

centres to expand or consolidate, typically measured in the amount of land available for 
new or more intensive forms of Town Centre development. 
 

2.38 There are no sites allocated in the Local Plan 2003 solely for retail use.  Three Town Centre sites 
are allocated for mixed-use development including retail.  Bedford Road surface car park and the 
Former Farnham Road Bus Depot are owned by Guildford Borough Council.  Land at Guildford 
Railway Station is owned by Network Rail.  
 

2.39 The site bounded by the rear of properties on North Street to the south, the Friary Shopping 
Centre to the west and Leapale Road to the east, including the bus station, is included in the 
Local Plan 2003 as the Friary Major Approved Development Site. Planning permission was 
granted (outline reference 04/P/00090, reserved matters 06/P/00028) for a mixed use 
development including 24,923sqm of retail floorspace as an extension to the Friary Centre. This 
was renewed (09/P/02043) for a further three years to December 2015.  
 

2.40 This 3.57 hectare redevelopment site offers significant opportunities for growth in town centre 
uses. This could meet some of the retail need identified by Guildford’s Retail and Leisure Study 
2011.  
 

2.41 The Council is preparing a Town Centre Masterplan.  Early public engagement was held in June 
and July 2011. All supporting documents are available at 
www.guildford.gov.uk/towncentremasterplan. It is anticipated that the Masterplan will be 
completed and adopted in May 2012. The Masterplan will help to shape how Guildford Town 
Centre will function, perform, prosper and look in the future to 2030.   

 
IV. Retailer representation and intentions to change representation: existence and changes in 

representation of types of retailer, including street markets, and the demand of retailers 
wanting to come into the centre, or to change their representation in the centre, or to 
reduce or close their representation. 
 

2.42 The presence of national multiple retailers9 can greatly enhance the appeal of a centre to local 
consumers, in particular, those multiples that act as anchor stores. In Guildford, anchor stores 
include Marks and Spencer, House of Fraser and Debenhams, attracting other retailers to the 
area.  The attractiveness of Guildford town centre to both retailers and to shoppers is evidenced 
by the presence of a large proportion of national multiple retailers.  The Town Centre designated 
frontage is approximately 52 per cent multiples, compared with 30 per cent national average.10  
This has reduced from 2005, when it was 60 per cent11.   
 

                                                 
8 Wadham & Isherwood (July 2011) 
9 Retailer that is part of a larger chain of five or more locations found across the country (includes A1, A2, A3, A4 and A5 uses) 
10  GOAD Centre Report (August 2010) 
11 GOAD Centre Report (October 2005) 
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2.43 Despite a predominance of multiple retailers, Guildford Town Centre has avoided being identified 
solely as a clone town, a town where national multiple retailers occupy the majority of a Town 
Centre. It retains a strong local identity, in part due to its focus around historic buildings, and its 
picturesque part-pedestrianised lower High Street with cobbled setts and views out to the hills. 
The lower High Street has one of the highest concentrations of Grade I and Grade II* buildings of 
any UK High Street, with 10 such buildings. Most of the remaining buildings on the western end of 
the High Street are listed Grade II.   
 

2.44 Independent stores are particularly concentrated in the small streets, known as gates, that link the 
High Street with North Street and the High Street to the Castle. These are designated secondary 
and specialist frontages, where rents are lower and units smaller than in the prime shopping area.  
They also provide an attractive environment for small independent shops and cafes.  
 

2.45 Retailer demand for presence in a Town Centre is a very important indicator of the centre’s 
viability, and therefore its health, as it indicates retailers’ perceived desirability of the centre as a 
trading location. Appendix 7 of Guildford’s Retail and Leisure Study 2011 (Published retail and 
leisure demand) shows a continued high level of retailer interest in locating in Guildford, 
demonstrating Guildford’s attraction as a viable location and a good retail investment. 
 

V. Shopping rents: pattern of movement in Zone A rents within primary shopping areas (Zone 
A being the first six metres depth of floorspace in retail units from the shop window) 
 

2.46 The pattern of movement in primary shopping area Zone A rents provides an indication of the 
viability or strength of the retail centre.  When compared with nearby centres and with 
competitors, it indicates the relative importance of the retail centre in the regional hierarchy. Zone 
A rents are measured in £/m2 (i.e. the rental value for the first six metres depth of floorspace from 
the shop window). 
 

 
Figure 10: Prime High Street Zone A rents 
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2.47 Prime High Street Zone A's rents have recently reached £300/ft2. There has been an upward 

trend during the last few years increasing from a maximum of about £280 in 2008.  A recent deal 
in the High Street is reported to be for £320/ft2. Zone A rents in other areas of the town have 
remained fairly static including Market Street (£160 Zone A), Swan Lane (£160), Tunsgate (£90) 
and North Street (£155)12.  
 

VI. Proportion of vacant street level property and the length of time properties have been 
vacant. Vacancies in secondary frontages and changes to other uses will also be useful 
indicators. Vacancies can arise even in the strongest Town Centres, and this indicator 
must be used with care.  
 

2.48 The town centre’s vacancy rate was 15.7 per cent, compared to the national average of 14.5 per 
cent13. This is an increase of 6.7 per cent from the previous year.  
 
Year  Oct 

1988a 
June 
1995b 

1999c 2003d 2004e 2005f 2008g 2010h 2011i 

Vacancy 
Rate 

7.3 % 
 

10.8% 7% 4.3% 4.43% 3.3% 4% 9% 15.7% 

 
Table 3: Vacancy rate in Guildford Town Centre 1988-2010 

 
a and b Guildford Town Centre Shops Survey, Guildford Borough Council, October 1995 
c  Surrey Town Centre Health Checks, Surrey County Council 2002 
d Prime Retail  : The definitive guide to the UK’s leading High Streets, Gerald Eve, Autumn 2003 
e Experian Survey 9 July 2004, reported in Guildford Retail Study 2006, Chase and Partners 
f  Guildford Retail Study 2006, Chase and Partners (surveyed October 2005) 
g Guildford Town Centre Survey, Guildford Borough Council, March 2008 
h Guildford Town Centre Survey, Guildford Borough Council, June 2010 
i Guildford Town Centre Survey, Guildford Borough Council, May 2011 
 

2.49 In spring 2011 Westfield began renovation of the Friary Shopping Centre. This revamp will create 
bigger stores and has already attracted new names to Guildford such as Hollister and Republic 
who will be moving in once the work is complete. In order for Westfield to do this it has had to 
vacate many of its units. This has directly affected the town centre’s vacancy rate. Of the 74 units 
of the Friary Centre prior to renovation, over half (51 percent) of the 38 units were vacant at the 
time of our survey in May.  
 

2.50 As the Friary Centre renovation skews the data for the year, the town centre vacancy rate is also 
provided without the Friary Shopping Centre. This gives a vacancy rate of 10 per cent which is 
only slightly higher than the vacancy rate in May 2010, before the renovation began. Whilst 
vacancy rates nationally have generally been falling over the past year, excepting the Friary 
Shopping Centre that was being renovated, Guildford’s town centre has held up relatively well.  
 

                                                 
12  Wadham & Isherwood July 2011 
13 “Shop Vacancy Report” Local Data Company (first half of 2011) 
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2.51 Since July 2010 the Council has been recording town centre vacancies rates each month. The 
results of these surveys are presented at Figure 11. This enables us to record the length of time 
that town centre units remain vacant, and will help us to build a picture of the attractiveness and 
viability of the town centre.  Since December 2010 there has been a steady rise in vacancy in the 
Town Centre.  This is partly due the renovation of the Friary Shopping centre, so should reduce 
by the end of 2011.  
 

  
Figure 11: Monthly vacancy rate in Guildford Town Centre 

 
2.52 The Friary Centre will be re-launched in late November 2011, to coincide with the switch on of the 

town centre Christmas Lights. These vacancies in the Friary Centre during renovation should not 
affect the vacancy rate after its re-opening.  

 
2.53 We recorded a fairly high number of vacant units in White Lion Walk; in May 2011 33 per cent 

(seven of the 21 units) were vacant. This is likely to be related to the proposed internal 
improvements to White Lion Walk, which were recently confirmed (11/P/01500) to be permitted 
development, not requiring planning permission. The improvements involve an additional 163sqm 
retail floorspace (created by filling in the lift atrium and escalators), amalgamating shop units to 
create a large unit, and increasing the size of three units by 21.54 sqm by moving their shopfronts 
forward to incorporate a small section of the existing pedestrian thoroughfare. Whilst the 
improvements to the Friary Shopping Centre and White Lion Walk increase the vacancy rates, 
they will in time deliver improved shopping environments.  

 
2.54 Using the monthly retail unit survey data, from this year we are able to get a better understanding 

for the amount of time units remain vacant.  Table 5 shows that the majority of vacancies occur in 
the secondary frontage.  
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  Number of units in frontage 
Months 
Vacant Primary Secondary Tertiary Specialist 

1 0 0 1 1 
2 1 9 0 0 
3 0 8 0 0 
4 0 10 1 1 
5 0 16 1 0 
6 0 3 1 0 
7 1 2 2 0 

8 to 23 1 11 3 0 
24+ 0 6 4 1 

 
Table 4: Length of time Town Centre shops have been vacant 

 
VII. Commercial yields on non-domestic property (i.e. the capital value in relation to the 

expected market rental): demonstrates the confidence of investors in the long-term 
profitability of the centre for retail, office and other commercial developments. This 
indicator should be used with care. 
 

 
 

Figure 12: Prime retail yields, Guildford and nearby centres 
 

2.55 Figure 12 shows the retail yields in the prime Town Centre location (the High Street between 
Swan Lane and Market Street), compared to prime locations in competing centres.  It shows that 
Guildford’s retail yield has remained one of the lowest compared to its competitors Reading, 
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Kingston and Basingstoke, providing a healthy retail investment market. Recent deals suggest 
town centre retail yields of around 4.5 percent to five percent for prime High Street units14, so 
Guildford town centre continues to be a location in which to invest.  

 
VIII. Land values and the length of time key sites have remained undeveloped: data on changes 

in land value and how long key Town Centre and edge of centre sites have remained 
undeveloped provide important indicators for how flexible policies should be framed and 
can help inform planning decisions.  
 

2.56 The Town Centre Development Study by Cushman & Wakefield 2010 provides information on 
land values for the Town Centre. The highest land values are found for properties on both side of 
the High Street, the south side of North Street (Marks and Spencer and House of Fraser extend 
between the two) and the Friary Shopping Centre.  The lowest land values in the Town Centre 
were recorded at Phoenix Court, the northern part of the Friary Development Site including the 
shops at the top of Leapale Road and between Haydon Place and Dolphin House. Land values at 
Friary Street and Tunsgate Square and North Street between Commercial Road and Haydon 
Place have land values between the highest and lowest.  
 

2.57 Guildford Plaza, between Portsmouth Road and Bury Street is a key site within the Town Centre, 
within the Town Centre Conservation Area and close to several listed buildings.  It was originally 
granted planning permission for redevelopment for offices in 1999, but has remained undeveloped 
since demolition of the building in 2000. Planning permission was granted at appeal for a large 
office redevelopment in February 2008, and was extended for another three years in July 2010. 
This appears to have been due to issues relating to economic viability, which are expected to be 
resolved in the near future. Parts of the Friary extension development site have remained in 
temporary uses including car parking, some for over four years, although much is still in use.  
 

IX. Pedestrian flows (footfall): a key indicator of the vitality of shopping streets, measured by 
the numbers and movement of people on the streets, in different parts of the centre at 
different times of the day and evening, who are available for businesses to attract into 
shops, restaurants or other facilities.  

                                                 
14 Wadham & Isherwood, July 2011 
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Figure 13: Guildford Town Centre footfall, year comparison (Springboard) 

 
2.58 Springboard, the leading town centre footfall organisation which monitors over 85 towns and 

cities, identified that, despite regional cities across the UK seeing an average year-on-year 
decline in footfall of -4.7 percent, a number of densely populated areas offer further glimmers of 
hope. In Guildford footfall jumped by +12.5 percent year-on-year.  Figure 13 shows a comparison 
in footfall between the two monitoring years, April 2009 - March 2010 and April 2010 - March 2011 
(using Springboard data).  It shows an increase in footfall between the beginning of 2010 and 
2011 which is due to the increase in footfall seen on North Street shown in Figure 14 below. 
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Figure 14: Guildford Town Centre footfall, street comparison 

 

2.59 Figure 15 shows that the footfall in Guildford High Street has remained quite constant over the 
last two years. In the second half of 2010, North Street footfall was lower than the second half of 
2009. However, in late 2010, North Street footfall picked up, so that early 2011 saw higher 
footfalls than the same time the previous year. Springboard figures also indicate a strong 
performance compared to the national picture, with and increase of 8.1 per cent compared to 
national decline of 1.4 per cent.15 

 
X. Accessibility: ease and convenience of access by a choice of means of travel, including – 

the quality, quantity and type of car parking; the frequency and quality of public transport 
services and the range of customer origins served; and, the quality of provision for 
pedestrians, cyclists and disabled people and the ease of access from main arrival points 
to the main attractions. 
 

2.60 Accessibility to Guildford Town Centre has not changed since the 2008 baseline Town Centre 
Vitality and Viability Report 2008 (page 16).   
 

XI. Customer and residents’ views and behaviour: regular surveys will help authorities in 
monitoring and evaluating the effectiveness of Town Centre improvements and in setting 

                                                 

15 Springboard National High Street Index, “Average Year to Date” Jan to June 2011 
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further priorities. Interviews in the Town Centre and at home can be used to establish 
views of both users and non-users of the centre, including the views of residents living in 
or close to the centre. This information could also establish the degree of linked trips. 
 

2.61 The Guildford Visitor Survey 2007 and the draft Town Centre Usage Guide 2008 include 
summaries of surveys of town centre users. These are both reported in the 2008 baseline report 
(page 20) Town Centre Vitality and Viability Report 2008.  
 

2.62 A telephone household survey of the retail habits of 1,000 households was undertaken in 
December 2010 to inform the Retail Study Update. Questions were worded to specifically exclude 
Christmas shopping. The survey (page 50 of the report and Appendix 5) found that both 
comparison and convenience sectors in Guildford borough benefit from healthy retention levels. 
Market shares of both sectors have remained similar since the 2006 household survey, although 
the comparison goods market share of retail parks has increased since 2006. This is mainly due 
to lack of redevelopment for retail use of the Friary Extension site and other sequentially 
preferable locations for additional retail floorspace. The main comparison goods spending 
competition is from Woking and Kingston.  
 
Guildford town centre has maintained and slightly improved its market share, particularly in 
expenditure from households within the borough. This is despite competition and a lack of 
significant town centre development. This is consistent with national trends indicating larger 
centres are strengthening compared with smaller centres. There is limited evidence of linked trip 
spending with convenience shopping trips, probably due to the out of centre location of the two 
main foodstores in the borough.  
 

XII. Perception of safety and occurrence of crime: should include views and information on 
safety and security, including from the threat of terrorism, and where appropriate, 
information for monitoring the evening and night-time economy.  
 

2.63 Data from www.police.uk shows that the average number of crimes per month in Guildford town 
centre between April and June 2011 is 487.  We are unable to compare this to the previous year’s 
data as the recording area has changed. Figure 15 overleaf shows the crime rate within Guildford 
Town Centre for May 2011. It also shows the breakdown of crime including burglary, robbery, 
vehicle crime, violence and anti-social behaviour.  
 
Safer night-time economy 
 

2.64 Publicans and Surrey Police have launched a scheme to crack down on underage drinking and 
the use of fake identification  in Guildford’s pubs and clubs.  The scheme is being run by the 
Guildford Safer Neighbourhood team in conjunction with Guildford Pubwatch. Starting in a couple 
of bars and clubs, if successful it will be rolled out across the whole of Guildford. 
 
Powers to reduce anti-social drinking in a wider area of the town centre were extended at the end 
of 2010. With a maximum fine of £500, the new Designated Public Place Order gives the police 
powers to stop people drinking alcohol if their behaviour is causing a nuisance or distress to 
others.  
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Figure 15: Guildford Town Crime Rate May 201116 

 
2.65 Guildford Street Angels, a team of volunteers supporting people who have become vulnerable in 

the town centre after having too much to drink, started in Guildford in October 2008. They now 
operate with support from Surrey Police and the Safer Guildford Partnership. Guildford Street 
Angels operate on Friday and Saturday nights, as well as Mondays to support the University of 
Surrey students, and special events.  Guildford Street Angels acquired a new town centre office in 
Tunsgate Square shopping centre in the summer of 2010 giving them a new base in the centre of 
Guildford.  
 

2.66 Surrey Police, as part of the ongoing national counter terrorism strategy, has dedicated Counter 
Terrorism Security Advisers (CTSAs) who are coordinated, trained and tasked by the National 
Counter Terrorism Security Office17 (NaCTSO), a specialist police organisation co-located with 

                                                 
16 Police.uk - Surrey Police Local Crime Mapping, May 2011 
17 www.nactso.gov.uk 
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the Centre For Protection of National Infrastructure18. These advisors provide counter terrorism 
protective security advice to support business.  

 
XIII. State of the Town Centre environmental quality: should include information on problems 

(such as air pollution, noise, clutter, litter and graffiti) and positive factors (such as trees, 
landscaping and open spaces). 
 

2.67 Guildford Society, in liaison with the Council’s Environmental Project service, undertook a 
streetscape audit of the town centre in 2011. This audit involved mapping all of the signage, 
including A-boards, and street furniture, including lampposts and benches. In considering its road 
signage policy, Surrey County Council also approved a Decluttering Roads Policy on 8 February 
2011. Dealing mainly with highways signage, it advises that Local Committees may wish to agree 
a local de-cluttering programme for their area.  

 
2.68 The most recent completed environmental improvements in the town centre are the Trinity Gate 

environmental improvements and the Friary Passage.  These were reported in last years Town 
Centre Vitality and Viability report19.  

 
2.69 Other projects that have been completed this monitoring year in the wider area around the town 

centre and district and local centres are reported in the Table 5. 
 

Ash Wharf  Redesign and refurbishment of wharf side 
public space. Maintenance contract now 
started. 

Stoke Road York Road  Replanting of green space. 

Worplesdon Road Shopping 
Parade 

Redesign and refurbishment of area in front of 
shopping parade. 

Station Approach, York Road/ 
London Road 

Replanting of green space

Ladymead - Joseph's Road 
Phase 1 - end of March 2011 

Redesign and refurbishment of public footpath 
and greenspace, creation of public space 

 
Table 5: Public space improvement projects completed in Guildford Borough 

2010/2011 
 
2.70 The Tourism Information Centre (TIC) has been relocated from Tunsgate to Guildford House on 

the High Street. The operational benefits of combining the Gallery and TIC into one building are 
substantial, both in terms of increasing the potential numbers of visitors to the building and 
achieving financial benefits.  

                                                 
18 www.cpni.gov.uk 
19 Annual Monitoring Report 2009/2010 
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District Centres 

2.71 The Local Plan 2003 (Policy S8) designates two district centres within the borough’s retail 
hierarchy. The national criteria for designation of local and district centres are set out in PPS4.  
These district centres are shown on the Local Plan Proposal Map. The 2011 Roger Tym & 
Partners Retail and Leisure Study includes (pages 52-53) a summary of the current health of the 
two district centres. The Study notes that East Horsley in particular has a very good balance of 
convenience, comparison and services.  
 
Wharf Road, Ash 

 
2.72 Wharf Road, Ash District Centre is located within the Ash and Tongham urban area, directly east 

of the Basingstoke Canal, close to the county border with Hampshire. The district centre is 
approximately 15 minutes walk north from Ash railway station, and is centred on the cross roads 
of Shawfield Road and Ash Hill Road.   
 

2.73 The centre has a good mixture of convenience and comparison shops. Since the baseline year of 
2008 there have been some minor changes. The vacancy rate has increased by 11 per cent, from 
3 per cent to 14 per cent (being five of the 35 units).  The graph below (figure 16) shows the 
prevalence of ground floor uses by use class in the 35 units in the centre.  

 

 

Figure 16: Ground floor Use Classes in Wharf Road, Ash District Centre 
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Station Parade, East Horsley 
 
2.74 Station Parade, East Horsley District Centre is located on the eastern side of the borough, within 

the Green Belt. The district centre is only a few minutes walk south of Horsley railway station, and 
car parking is available within the centre. This centre has a good collection of both convenience 
and comparison stores. The vacancies recorded at the time of this survey had previously been a 
hairdressers, a clothes shop and a green grocers.  However since the survey in May 2011, the 
green grocers has been occupied by a bakery.  

 

Figure 17: Ground floor Use Classes in Station Parade, East Horsley District Centre 
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3 Local Centres 
 
3.1 There are 22 Local Centres located across the borough.  These are designated by Local Plan 

2003 Policy S9, based upon criteria listed in the Local Plan, and are shown on the Local Plan 
Proposal Map.  Table 6 shows the number of units in each use classes within the local centres.  
 
Aldershot Road, Westborough 

3.2 Located on one of the main radial routes out of Guildford Town Centre the centre is anchored by 
a Co-operative Supermarket (approx. 900m2) and supported by the large number of houses 
within walking distance.  The centre consists of 10 units of predominantly retail use.  
 
Ash Vale Parade 

3.3 This local centre is supported by passing traffic to and from Ash Vale railway station, around 
which it is centred.  Units are consequently stronger on the south side of the railway arch, near 
the pedestrian entrance to the station.  North of the railway the use class of all the units are 
currently finance and professional services (A2), ranging from estate agents to solicitors.  There 
were no vacancies at the time of the survey. Little of the retail is convenience except for a small 
grocery store.  Other uses, such as a café, point to the importance of passing trade.  There is a 
council car park of 29 spaces at the station, and also parking in front of several of the units.  
 
Bishopsmead Parade, East Horsley 

3.4 This an attractive local centre consisting of a row of 13 commercial units with two floors of 
residential above.  There is a good retail offer, although comparatively little convenience; just two 
of the 13 commercial units.  There is visitors’ parking in front of the units although the centre 
could benefit with some more available spaces.  The only real convenience offer is a 
newsagent/Post Office.  Other food retail is a restaurant/takeaway and a café/delicatessen.  Other 
uses are mainly services or niche comparison such as a dentist, optometrist and estate agent.  
 
Collingwood Crescent, Boxgrove 

3.5 A small local centre, but well-used with a notable convenience offer in the form of an independent 
food retailer, and a grocery store.  There was adequate parking with spaces to the front and side 
of the centre.  This centre has not changed in the last three years, there are no vacancies and the 
subjective experience of the site visit was of a centre that enjoyed a respectable footfall for one 
located outside of main pedestrian or traffic through routes.  
 
Effingham 

3.6 There has been no change since the last survey.  This small centre has a classic mix of local 
convenience uses including a small independent supermarket, Post Office, independent butcher, 
baker and hardware store.  The centre was well used at the time of the site visit, and there were 
no vacancies recorded.  
 
Epsom Road, Merrow 

3.7 Heavily trafficked, on one of the main radial routes into Guildford.  The local centre is anchored by 
a small Marks and Spencer Food store within a petrol station. Niche comparison units such as the 
Italia Conti Arts School shop reiterate the importance of non-local trade.  A new housing 
development of flats with ground floor retail units at 251 – 263 Epsom Road is now complete, 
although the ground floor units are currently vacant. Parking is available in several locations 



 

 
Guildford Town Centre Vitality and Viability Report 2010 30 

 

behind the main shopping frontage.   
 
 Fairlands 

3.8 Consists of a small parade of nine units with two floors of residential above.  The only 
convenience goods offer is from a newsagent and a Post Office that sell similar products. The 
centre now has no vacant units compared to the three the previous year.  These have been filled 
by a florist, a tanning salon and a flooring shop. There is a reasonable amount of parking to the 
front of the shops.  
 
Kingfisher Drive, Merrow 

3.9 Small but seemingly well-used centre with flats above, part of a 1980s housing estate.  A doctors’ 
surgery and school are located adjacent to the centre.  There is also a small parking area 
adjacent.  The design of the roads around the local centre, mainly being cul-de-sacs, makes this 
local centre much more convenient to reach by car than other local centres.  The one vacant unit 
recorded in the 2008 survey was still vacant in May 2011.  
 
London Road, Burpham (Kingpost Parade) 

3.10 A large and well-used local centre with flats above, located on one of the key radial routes into 
Guildford and with well used car parking bays (adopted by Surrey County Council highways) in 
front.  The centre has comparatively little convenience retail, mainly in the form of a bakery and 
Post Office/newsagent. Most units are comparison including a cycle shop. The 
restaurants/takeaways, and two estate agents and a bank, point to the significance of passing 
trade. Close to Sainsbury’s out-of-centre superstore and several of the units, the fishmonger and 
wine shop, indicate a comparatively high level of spend for a local centre.  As a result of a 
residential building development opposite Kingpost Parade, funds became available for 
environmental improvements to the area through a planning obligation. Having consulted with the 
local community on the design of the scheme, drawings and contract documents were finalised.  
Work started in September 2011, and is scheduled to be completed in November 2011. The 
landscaping is expected to begin in spring 2012. Adjacent to this residential development, the 
former Green Man public house site remains vacant following its demolition.  
 
Madrid Road, Guildford Park 

3.11 A medium-sized local centre, well supported by passing trade and the adjacent terraced housing. 
Anchored by medium-sized Co-operative supermarket, there is a range of convenience offer 
including a pharmacy.  There are also some niche comparison shops. There were no vacancies 
at the time of the survey.  
 
Manor Road, Stoughton 

3.12 A dispersed local centre with a number of vacancies.  Of the six retail units there is currently one 
vacancy. There is one grocery store, but otherwise the units are occupied by specialist services 
such as a hairdresser, beauticians, a tattoo parlour and an area of offices in the south of the local 
centre, some appearing to have limited off the street trade.  A small group of units at the north 
constitutes the main core of convenience retail. This is by far the weakest of the local centres, 
whose boundary should be redrawn to focus on the convenience retail core at the northern part of 
the centre.  
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Ripley 
3.13 By far the largest local centre by number of units.  Ripley local centre is located in the Green Belt 

village, either side of the B2215.  It has a very pleasant character and environmental quality 
despite a reasonable through-flow of traffic.  Due to its historic role and development, Ripley feels 
closest in character to a market town of any of the local centres.  Shopping is niche comparison 
(mainly higher price furniture or antiques) or convenience, with the concentration of service uses 
such as hairdressers.  There is also a concentration of estate agents, similar to the two district 
centres.  There are, however, no banks in Ripley.  Out of the 32 retail units in Ripley there were 
seven recorded vacancies.  
 
Send 

3.14 A small parade of shops with flats above.  There is no grocery store, but one large newsagent.  
Other uses include a restaurant, take-away and sandwich bar.  No vacancies have been recorded 
from the last two surveys, so the centre as a whole seems viable.  
 
Shalford 

3.15 A medium-sized local centre with significant passing trade. It has a pleasant character due to its 
architectural character and its outlook over the open space with a pond to the south.  Commercial 
units are interspersed with houses. There are also a few services including takeaways, 
restaurants and a dry cleaner.  There is no convenience/grocery store that would greatly benefit 
the village.  There were two recorded vacancies.  There is a vacant site toward the middle of the 
local centre that was the former Total petrol station that has been demolished and the site 
cleared.  This site has been vacant for now over three years.  
 
Shere 

3.16 A medium sized local centre, in a picturesque rural location.  Some uses, such as tea rooms, are 
clearly supported in part by a tourist trade.  There is a medium-sized grocery store (Co-operative) 
and an independent greengrocer providing the only convenience offer, however there is also a 
baker just outside of the designated local centre.  There is also niche comparison in the form of a 
gallery, antique shop and bespoke fitted kitchen retailer.  With a newly refurbished car park 
nearby and with no vacancies in the retail frontage, the centre as a whole appears in good 
economic health.  
 
Southway, Park Barn 

3.17 A small local centre with a newsagent and Post Office having broadly similar offers.  The 
catchment appears to be very localised.  There was a double-fronted unit under refit at the time of 
survey.  Southway local centre is very close to the out-of-centre Tesco superstore at Ashenden 
Road.  There has been no change since the last survey.  The local centre has clearly found an 
adequate local niche to support its viability.  
 
The Square, Onslow Village 

3.18 A small local centre with a somewhat village-like character, located opposite Onslow Village Hall.  
Very quiet and little passing trade, however there are no vacancies.  There has been some 
change since the last survey. The store that combined a butcher/fishmonger/greengrocer has 
been replaced with an independent village delicatessen.  
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The Street, Tongham 
3.19 A small but well-used local centre with a notable convenience offer, including a bakery and Post 

Office. It has a pleasant character despite the levels of passing traffic.  No vacancies have been 
recorded in the last two surveys.  
 
Stoughton Road, Bellfields 

3.20 Anchored by a large double-unit newsagent/convenience store. The small local centre also has a 
surgery, a pharmacy and a take-away. The centre was well-used at the time of the site visit, with 
no vacancies in the last two surveys. The centre underwent the second phase of environmental 
improvement works earlier this year.  
 
Woodbridge Hill, Guildford 

3.21 A large local centre immediately adjacent to the A3.  The centre is anchored by a Co-operative 
supermarket, with several takeaways and restaurants, and a cheque-cashing service, pointing to 
a passing-trade catchment.  The centre also has two banks and estate agents.  Woodbridge Hill 
contains the most vacant units of all of the local centres with three empty units; two of these have 
been vacant since the last survey. There is rather poor environmental quality due to the volumes 
of passing traffic, but neither of these appears to be undermining the viability of the centre as a 
whole.  There has been very little change since the 2008 survey, the main one being the Co 
Operative Funeral Care moving into one the vacant units.  
 
Woodbridge Road, Guildford 

3.22 A medium sized local centre, dominated by the heavy traffic along Woodbridge Road, and 
consequently characterised mainly by takeaways and restaurants.  There is no real convenience 
offer other than Majestic Wine, but notable niche comparison such as HHS hire shop and a 
specialist cake making shop.  No vacancies have been recorded since the last survey.  
 
Worplesdon Road, Stoughton 

3.23 A medium-sized centre with notable passing trade from through traffic reflected in a concentration 
of takeaways. A petrol station includes a branch of the SPAR supermarket.  There are also a few 
estate agents. Two vacancies were recorded this year.  
 

3.24 The parking arrangements on the corner of Byrefield Road and in front of the shops on 
Worplesdon Road often used to block access for buses and service vehicles and made crossing 
the road difficult for pedestrians. Environmental improvements to Worplesdon Road between 
Byrefield Road and Sheepfold Road were designed to help alleviate these issues and to improve 
the safety for pedestrians accessing the shops. These included the addition of bollards and a 
dropped crossing point. These included a re-alignment of street furniture, planting of new trees, 
benches and improved parking provision. They were undertaken in August and September 2010 
with planning obligation monies.  
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   Use Class   

    A1 A2 A3 A4 A5 A3/A5 B1 B8 C1 C3 D1 D2 
Sui 

Generis Vacant Total 
District 
Centres 

Wharf Road, Ash 16 4 1 1 3 0 1 1 0 3 0 0 0 5 35 
Station Parade East Horsley 17 6 3 0 1 0 0 0 0 1 1 0 0 3 32 

Local 
Centres 

Aldershot Road, Westborough 6 1 1 0 1 1 0 0 0 0 0 0 0 0 10 
Ash Vale Parade 2 5 0 0 0 2 0 0 0 0 0 0 2 0 11 
Bishopsmead Parade, East Horsley 7 3 1 0 1 0 0 0 0 0 1 0 0 0 13 
Collingwood Crescent, Boxgrove 6 0 0 0 0 0 0 0 0 0 1 0 0 0 7 
Effingham 6 0 0 0 0 0 0 0 0 0 0 0 0 0 6 
Epsom Road, Merrow 8 3 1 0 0 0 1 0 0 0 1 0 0 3 15 
Fairlands 8 0 0 0 0 0 0 0 0 0 0 0 1 0 9 
Kingfisher Drive, Merrow 3 0 0 0 0 0 0 0 0 0 0 0 0 1 4 
London Road, Burpham (Kingpost 
Parade)  10 3 1 0 1 1 0 0 0 0 0 0 0 0 16 
Madrid Road, Guildford Park 11 0 0 0 1 0 0 0 0 8 0 0 0 0 20 
Manor Road, Stoughton 5 0 0 0 0 0 1 0 0 2 1 0 0 1 10 
Ripley 23 4 2 3 0 0 5 0 1 17 1 0 2 7 66 
Send 5 0 1 0 1 0 0 0 0 0 0 0 0 0 7 
Shalford 7 0 0 0 1 1 2 0 0 11 2 0 0 2 26 
Shere 9 1 1 1 0 0 1 0 0 11 2 0 0 0 26 
Southway, Park Barn 3 1 0 0 0 0 0 0 0 0 0 0 0 1 5 
The Square, Onslow Village 5 0 0 0 0 0 0 0 0 0 1 0 0 0 6 
The Street, Tongham 5 0 1 0 1 0 0 0 0 0 0 0 0 0 7 
Stoughton Road, Bellfields 2 1 0 0 1 0 0 0 0 0 1 0 0 0 5 
Woodbridge Hill, Guildford 14 9 1 0 2 1 1 1 0 1 0 0 0 1 31 
Woodbridge Road, Guildford 9 0 1 0 4 0 0 0 0 0 0 0 0 0 14 
Worplesdon Road, Stoughton 9 3 0 0 1 0 0 0 0 3 1 0 1 0 18 
Total 196 44 15 5 19 6 12 2 1 57 13 0 6 24 399 

Table 6: Ground Floor Use Classes in the District and Local Centres, May 2011
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3.25 Table 6 shows the total number of each ground floor use class in both the district and local 
centres.  The table shows that out of the 399 units in these centres, 24 of these were vacant. This 
vacancy rate of only six percent is better than that of Guildford Town Centre. One of the biggest 
local centres is Ripley that has a total of 66 units. Discounting the residential units there are 48 
commercial units, more than in either of Guildford’s district centres. 
 

3.26 Improvements in District and Local Centres include putting up chewing gum target boards on 
which people can stick used gum in Ash, Park Barn and Westborough.  This is part of a new 
initiative run by the Council to help reduce the amount of chewing gum litter in the borough, and 
the cost of its removal.  
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4 Summary 
 
4.1 Despite an increase in the overall vacancy rate within Guildford Town Centre since the 2008 

baseline report, there have been few vacancies within the Primary Frontage, and those that did 
arise were not vacant for long. Guildford Town Centre vacancy level was 15.73 per cent at the 
time of our survey which is one per cent higher than the national average.  As the Friary 
renovation and White Lion Walk improvements skew our data omitting these from this gives a 
vacancy rate of 10 per cent. Guildford remains an attractive centre for investments, with 
favourable prime retail yields, and high land value.  Despite the economic downturn, Guildford 
continues to provide a low risk, healthy retail investment market.  
 

4.2 A continued high level of retailer demand for locating in Guildford is evident in the retailers and 
restaurants recently locating in the centre. These include Hugo Boss, Ecco shoes, Gant and Cau 
restaurant. 
 

4.3 Westfield began modernisation and redevelopment of the Friary Shopping Centre at the 
beginning of 2011. This revamp will create quality stores and has already attracted new names to 
Guildford such as Hollister, Republic, Kurt Geiger and Nine West who will be moving in on 
completion of the works.   
 

5 Other successes to highlight include: 
 
5.1 A number of environmental improvement projects have been undertaken in the Town Centre, 

District and Local Centres, many using planning obligation monies. These include Station 
Approach, Peasmarsh roundabouts, Ladymead - Joseph’s Road, Worplesdon Road Shopping 
Parade, and land next to Ash Wharf District Centre.  
 

5.2 The monthly Town Centre retail vacancy checks have been a useful tool in assessing the vitality 
and viability of the Town Centre.  It will be useful next year when reporting year trends. 
 

5.3 The District and Local Centre vacancy rate has remained low at six per cent throughout the 
economic downturn.  
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6 Reference Sources 

Roger Tym & Partners Guildford Borough Council Retail and Leisure Study (May 2011) 
http://www.guildford.gov.uk/retailstudy 
 
CLG Planning Policy Statement 4: PPS4 (2009) 
http://www.communities.gov.uk/documents/planningandbuilding/pdf/planningpolicystatement4.pdf 
 
The Local Data Company  
http://www.localdatacompany.com/ 
 
Cushman and Wakefield Guildford Town Centre Development Study (March 2010) 
http://www.guildford.gov.uk/regeneration 
 
Springboard 
www.spring-board.info 
 
Guildford Town Centre Vitality and Viability Report 2008 
http://www.guildford.gov.uk/index.aspx?articleid=3988 
 
Annual Monitoring Report 2009/2010 
http://www.guildford.gov.uk/CHttpHandler.ashx?id=7559&p=0 
 
Police.uk - Surrey Police Local Crime Mapping 
http://www.police.uk/crime/?q=Guildford, Surrey, UK#crimetypes 
 
Street Angels 
www.gtcc.org.uk 
 
Wadham & Isherwood 
http://www.wadhamandisherwood.co.uk/ 
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Thames Basin Heaths Special Protection Area (TBH SPA) Position 

statement and monitoring report - September 2011 
 
Introduction 
 
The first Special Protection Area (SPA) avoidance strategy was adopted in 
September 2006 and enabled residential development to take place in most parts of 
the borough where otherwise it would have been restricted by the SPA requirements. 
This strategy was superseded by the Thames Basin Heaths (TBH) SPA Avoidance 
Strategy 2009-2014 which was adopted by the Council on 25 February 2010 and 
took effect from 1 April 2010. 
 
The new strategy which facilitates the determination of planning applications by 
ensuring that there will be no adverse impact on the SPA and therefore compliance 
with the Habitats Directive, updates the earlier one in three main ways: 
 

• incorporates the approach of Natural England’s Delivery Framework 
(February 2009),  

• includes a Strategic Action Management and Monitoring (SAMM) tariff in 
addition to the Suitable Alternative Natural Green space (SANG) tariff, and   

• designates potential additional SANG at Tongham Pools, Broad Street and 
Backside Common, and  Parsonage Meadows (an extension to Riverside 
nature reserve). 

. 
Implementation and monitoring 
 
Six-weekly SPA progress meetings are attended by officers involved with the 
implementation of the strategy from the Planning (Policy), Legal and Democratic, 
Parks and Countryside, and Financial Services, to assess progress and to identify 
and address implementation issues as they arise. 
 
Detailed monthly reports are sent to Natural England (NE) providing information 
relating to planning applications received; Section 106 agreements made; financial 
contributions received towards avoidance works; and where and when the money will 
be spent. 
 
In the past, monitoring reports have been presented three times a year to the Joint 
Strategic Partnership Board (JSPB). At the 17 June 2010 JSPB meeting it was 
agreed that the frequency of JSPB meetings would be reduced to twice a year so 
monitoring reporting to this meeting has similarly been reduced to twice yearly. 
 
SANG visitor surveys have been carried out by the Council on four consecutive years 
and a monitoring report produced on each occasion. Natural England agreed that 
visitor surveys were not necessary last year (2010) but would be required again in 
the summer of 2011.These were carried out over 3 days in August 2012. 
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Financial situation  
 
The financial position with regard to each of the designated and operative SANGs at 
the end of August 2011 is as shown below. 
 
SANG Contributions received 

from Sept 2006 to date 
Expenditure incurred from 
Sept 2006 to date 

Chantry Wood £222,803.92 £86,492.04 
Effingham common £39,995.84 £26,950.39 
Lakeside Nature Reserve £161,083.92 £121,278.32 
Riverside Nature 
Reserve 

£437,742.10 £270,539.04 

Broadstreet and Backside 
Common (potential SANG) 

0 0 

Stringers Common(potential 
SANG) 

0 0 

Tongham Pools(potential 
SANG) 

0 0 

Parsonage Water Meadows 0 0 
SUB TOTALS £861,625.78 £505,259.79 

Note: 1. These figures include the 35% endowment 
Note: 2. *Expenditure includes spending from the pump prime funding 
 
*Pump prime funding of £50,000 was made available via the major capital schemes reserve 
to enable works to be carried out at the SANG sites in advance of the receipt of contributions. 
This funding was repaid within the 2009-10 financial year and is no longer available to the 
project. 

 
SANG situation 
 
Continued close monitoring of the take-up of avoidance will ensure that for the 
foreseeable future sufficient avoidance is available. The following table sets out the 
position at August 2011: 
 

    
Ha 
allocated 

Max 
Ha 
alloca
ted 

Still to 
allocate 

Total hectares 
allocated - signed + 
draft 

 
Existing SANG 
Riverside 10.97 15 4.03

  Effingham 0.24 34 33.76
  Lakeside 1.77 4 2.23

Chantry Wood 5.32 38 32.68
  Broadstreet and Backside Common 0.00 
  Stringers Common 0.00 

Tongham Pools 0.00 
  Parsonage Water Meadows 0.00 9 9

SANG TBA 6.13 0 -6.13
 
Remaining overall 75.57
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With the success of the Council’s High Court challenge to the South East Plan, the 
Council currently has no overall housing target. The Council is considering an 
appropriate housing figure and has undertaken an extensive housing consultation as 
a first stage in determining the number and type of houses which should be built over 
the Local Development Framework (LDF) period. 
 
In the absence of an agreed housing target, a number of scenarios have been 
considered to assess the adequacy and availability of the future supply of SANG.  As 
at August 2011 75.57 ha of remaining unallocated SANG equates to 3,778 new 
dwellings (assuming 50 per ha). The scenarios set out in the table below indicate 
how long this land may be expected to last as available SPA avoidance. 
 
Dwellings per annum Avoidance 
322 (Surrey Structure Plan target) 11.7 years 
349 (Completion rate between 2005-2009) 10.8 years 
422 (South East Plan target) 8.9 years 
 
 
From the above it can be seen that existing SANG will provide avoidance for a limited 
amount of time only. It is therefore necessary to find additional SANG to cover longer 
term residential development in the plan period (to 2030). Strenuous efforts have 
been made to reach agreement with Surrey County Council in relation to land in their 
ownership. It is still hoped that land at Broad Street and Backside Common, Stringers 
Common and Tongham Pools (approximately 160 ha) will become available. 
Negotiations have taken place with two private land owners with a view to securing 
further SANG but agreement could not be reached on the value of the land and no 
further progress is anticipated in this direction at present. A request to all of the 
parish council’s resulted in no further suggestions for SANG. An area of agricultural 
land to the south east of Guildford in the Council’s ownership which meets Natural 
England’s SANG criteria, is currently under investigation. This land could provide a 
further 47 ha of SANG and potentially mitigate for a further 2,350 dwellings which at 
322 per year (for example) would give a further 7.3 years of avoidance. 
 
A uniform Strategic Access Management and Monitoring (SAMM) tariff of £630 per 
dwelling was replaced in November 2010 by a variable tariff in accordance with an 
agreed mechanism supplied by Natural England. Over the last year, agreement has 
been sought with all the SPA affected authorities of a Memorandum of Agreement. 
This document, finally agreed on 14 July 2011, provides an administrative 
mechanism to enable the responsible authorities to meet their responsibilities with 
regard to access management and monitoring of the SPA. 

 
Visitor surveys 
The Council is committed to undertaking annual visitor surveys on the identified 
Suitable Alternative Natural Green space (SANG) sites in order to monitor levels of 
use and enable a picture to be built up from the 2006 base line. Surveys took place in 
the summers of 2006, 2007, 2008 and 2009. 

 
With the agreement of Natural England, no surveys were carried out in 2010. 
However, a fifth year of visitor surveys took place on the four existing SANG sites 
(Riverside Nature Reserve, Lakeside Nature Reserve, Chantry Wood and Effingham 
Common) on 17, 20, 21, 24, 27 and 28 August 2011 using a consistent approach to 
those carried out in previous years, 
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 Total number of visitors over 3 day period between 7.00 am and 7.00 pm 
SANG 2006 2007 2008 2009 2010 2011 
Riverside 152 757 1007 1135  

No 
survey 

1,265 
Lakeside 102 428 557 556 612 
Effingham 
Common 

64 306 No survey* 504 583 

Chantry Wood 354 839 No survey* 1029 1178 
 *Note: No contributions were assigned to these SANGS in 2008 therefore the situation would not 

have changed as no improvement works were undertaken. 
 
The main findings of the surveys are summarised below: 
 
 

• The number of visitors to each site over the six year period has continued to 
rise year on year. 

• The most frequently cited reason for visiting the sites is dog walking 
• Almost 50 per cent of the visitors visit the site regularly, either every day or a 

few times a week 
• The majority of visitors arrive at the sites on foot. 

 
Whilst it will be a number of years before visitor surveys can be expected to provide 
meaningful data showing clearly the effect of providing avoidance land and hence 
whether SANGs actually succeed in attracting people away from the SPA.  Early 
indications from the previous year’s surveys are encouraging in so far as numbers of 
visitors are increasing at each SANG site.  
 
Strategy review 
 
It is anticipated that, a further full review of the local strategy will be necessary once 
the potential new SANGs sites are confirmed and in use. Such a review will include 
the adjusted SPA tariffs which will be recalculated to reflect the changed position and 
will ensure that sufficient avoidance land is always in place to enable the required 
amount of residential development to take place in the borough. 
 
Work is ongoing to establish how SPA contributions can best be accommodated 
within the Community Infrastructure Levy (CIL) arrangements. 
 
 
 
 
 
 


