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Executive summary  

At the end of this reporting year, there was a significant change in national planning policy, 
following the publication of the National Planning Policy Framework (NPPF) in March 2012. 
The NPPF supports growth and sustainable development, replacing a lot of national 
planning policy documents1 with a shorter more succinct document. Changes have been 
made to allow sustainable development to go ahead quickly, whilst seeking to protect and 
enhance the most sensitive areas of our environment. The NPPF says that “sustainable 
development is about positive growth” and that “the planning system is about helping to 
make this happen” (ministerial forward of the NPPF).  

Although the Local Plan remains the development plan, the NPPF is now a material 
consideration in the determination of planning applications. However, our Local Plan is 
becoming dated, and the NPPF states that the policies in the Local Plan can only be given 
as much weight as to the extent with which they conform to the NPPF.  We therefore need to 
develop our new Local Plan as soon as possible. We have an agreed timetable2 for this 
work.   

We have set an interim borough wide housing target of 322 new homes a year, whilst we 
calculate a new housing target that helps us to meet the needs of our community. Housing 
completions in the borough have increased this year, but still remain under 322 new homes 
a year. A proposed housing number for the borough will be included in the Local Plan 
Strategy.  

This Monitoring Report emphasises the need to progress the new Local Plan and to publish 
all evidence base supporting the new Local Plan as soon as possible.  

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                            
1 Planning Policy Statements and Planning Policy Guidance Notes 

2 Local Development Scheme (LDS), www.guildford.gov.uk/lds  
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Summary of key findings – 2011-12 

Positives  

• It is encouraging to see the highest number on new homes in the borough was 
completed this year since 2007/08 (although it still remains lower than the interim 
housing number).  

• There has been an increase in the amount of retail floor space approved in the 
borough.  

• Planning applications to change the use of unsuitable office space have been 
approved where appropriate.  

• 91 percent of new homes completed in the borough this reporting year are on 
previously developed land 

• Planning applications have been submitted or are being prepared for the 
redevelopment of sites owned by the Council for new affordable homes, including 
White Hart Court, Ripley, New Lane, Gomshall, Lakeside Close, Ash and Ash Bridge 
Caravan Site (public Traveller pitches).  

Areas where change or improvements are needed 

• The progression of the new Local Plan is a matter of urgency and needs to be done 
in accordance with the agreed timescales in the Local Development Scheme (LDS).  

• The housing delivery rate is low and needs to be increased to help meet the need for 
all types of housing in the borough  

• A five year supply of housing needs to be identified (including Traveller and 
Travelling Show People accommodation) 

• Larger sites need to be encouraged to come forward for development – at present, 
the majority of sites gaining planning permission for housing are under the thresholds 
to provide affordable housing 

• There is an urgent unmet need for Traveller pitches in the borough that needs to be 
addressed.  

Recommendations  

The priority for this coming reporting year must be to finalise the evidence base, 
demonstrate a five year supply of housing (including Traveller and Travelling Show People 
sites) and progress the new Local Plan.  

Failure to do so will most likely result in ad hoc development gaining planning permission 
across the borough, primarily due to the significant unmet need. This has already happened 
in the borough in relation to Traveller accommodation.  

Further information 

If after reading this Monitoring Report you would like to be kept up to date with the progress 
of the new Local Plan, please get in touch with us, and we can add your name 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.  
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Introduction 

We previously had a duty to produce and submit Annual Monitoring Reports to the 
Government. The Localism Act (which received Royal Assent on 15 November 2011) 
removes this requirement while retaining the overall duty to monitor. The Parliamentary 
under Secretary of State, Bob Neill MP, wrote to authorities on 30 March 2011 announcing 
withdrawal of guidance on local plan monitoring. We can now choose which targets and 
indicators to include in the report as long as they are in line with the relevant UK and EU 
legislation. The primary purpose of a monitoring report is to share the performance and 
achievements of the planning service with the local community. 

We have prepared this Monitoring Report 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 Spatial Strategies 

The Government tried to revoke all Regional Spatial Strategies in July 2010, but this was 
found to be unlawful, and the strategies were re-instated. 

Although Regional Spatial Strategies (the South East Plan for this area) have not yet been 
fully revoked and still remain part of the development plan, the clear direction from 
Government is that the weight that can be given to them is limited due to their future 
inevitable revocation.  
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Progress of the new Local Plan  

We are preparing the new Local Plan3, which will positively seek opportunities to meet the 
development needs of our area. Our timetable for this work was published in March 2011.  

This report 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 a key priority, as part of the Council’s statutory duty, to progress the new Local Plan to 
adoption stage in accordance with the adopted timetable.  

The timetable for this work (called the Local Development Scheme, LDS) can be 
downloaded from our website at www.guildford.gov.uk/lds.  

 

 

 

 

 

                                                            
3 Previously called the Local Development Framework. The National Planning Policy Framework (NPPF) refers to 
Local Plans rather than the Local Development Framework.  
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Table 1: Progress of the Local Plan 

Document Key stage Date 
scheduled 
in 
timetable 

Date 
achieved

Commentary 

Development Plan Documents (DPDs) 

Local Plan 
Strategy 
(previously 
called the 
Core Strategy)

Regulation 
184  

  Although there have been previous Local Plan 
Strategy consultations, it is our intention to carry 
out a regulation 18 consultation in the next 
reporting year.  

Housing 
consultation 

May – 
June 2011 

May – 
July 2011

In May-July 2011, the Who needs housing? 
consultation was carried out to help inform a 
housing delivery figure.  

Public 
participation  

September 
2012 – mid 
October 
2012 

n/a A forthcoming consultation is planned, however, it 
will be after the dates identified in the LDS. This 
delay is to enable completion of key evidence 
base.  

Consultation 
prior to 
submission 

May – 
June 2012 

n/a This consultation is likely to be delayed due to the 
additional time needed to complete evidence base. 
Although a delay has occurred, it is not yet 
possible to estimate whether this will impact on the 

                                                            
4 18 (1) A local planning authority must (a)notify each of the bodies or persons specified in paragraph (2) of the subject of a local plan which the local planning authority 

propose to prepare, and (b)invite each of them to make representations to the local planning authority about what a local plan with that subject ought to contain. 
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final adoption date, as some stages may proceed 
more quickly than originally expected.  

Local Plan 
Delivery 
(previously 
called Site 
Allocations 
and 
Development 
Control 
Policies) 

Public 
participation  

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 
current Local Development Scheme shows the 
Site Allocations DPD now includes Development 
Control Policies.  
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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:  

• Deepcut planning guidance (currently joint planning guidance, prepared with Surrey Heath Borough 
Council). 

Other key site/area work 

The Slyfield Area Regeneration 
Project (SARP) 

Work on the SARP is being progressed as a partnership project between 
the Council, Surrey County Council and Thames Water. It is structured in 
the form of a Planning Performance Agreement (PPA). It is estimated that 
the SARP project could deliver up to 1000 new homes. Whilst work 
progresses to deliver redevelopment at this site, timescales for this are not 
certain and further work is required regarding viability. 

Guildford Town Centre 
Masterplan 

The Guildford interim town centre framework has evolved from the draft 
Guildford town centre master plan December 2011. Following legal advice 
that this document was not necessary, the Council has taken the decision 
not to proceed with this, however the document will be used as evidence 
for the development of the new Local Plan. 
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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. 

 

Commentary 

Work on the new Local Plan continues. A consultation date for the Local Plan Strategy (formerly known as the Core Strategy) has been missed. 
Finalisation of all key evidence base is required before the consultation proceeds.  

The Local Development Scheme (LDS) needs to be urgently updated. Local Plan consultations need to be in accordance with the LDS, which 
is currently dated. The Statement of Community Involvement also needs to be updated in light of the new Town and Country Local Planning 
Regulations 2012.
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Housing 

Current housing requirement 

In May 2012, the Council has adopted an interim housing target of 322 homes a year for the 
borough whilst the preparation of the Local Plan Strategy continues. This number was 
originally agreed as an appropriate housing number for the borough by the Executive during 
the preparation of the South East Plan, but this was not adopted in the final version of the 
Plan.  

Although soon to be revoked, there remains 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. Although this is a requirement 
in theory, it carries little weight due to the forthcoming revocation of the South East Plan.  

It is the responsibility of councils to set their own housing number. We started this process in 
spring 2011 with a public consultation looking at the background issues relating to 
formulating a housing number. Options for a housing number will be included in the next 
Local Plan Strategy consultation document.    

Housing completions 

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

Performance:  

Table 2 - Housing completions in Guildford borough:  

Year  Net completions Housing target  
06/07 357 317 
07/08 478 317 
08/09 130 317 
09/10 227 322 
10/11 188 322 
11/12 261 322 
Until the South East Plan was published in 2009, the Surrey Structure Plan (2004) remained 
the development plan, which attributed a housing target of 317 homes a year to Guildford 
Borough.  

Table 2a – cumulative difference between completions and target 

Year Net completions Housing target Cumulative 
difference 

09/10 227 322 -95 
10/11 188 322 -229 
11/12 261 322 -290 
 

Of the 261 new homes completed this year, 88 new homes have been completed at the 
former Defra site, Epsom Road – Christchurch ward (ref: 07/P/01767) and 36 new homes at 
a former church on New Inn Lane – Burpham ward (ref: 07/P/01649). This totals 124 new 
homes from two sites, and equates to nearly half of all the new homes completed this year 
(47 percent).  
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Table 2a shows that there is a deficit of 290 units, when the number of new homes 
completed since 2009/105 is compared to the interim housing target.  Once a new housing 
figure has been agreed the above table will need to be updated.  This deficit6 will need to be 
accounted and planned for in the new Local Plan.  

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 11/12 Total 
 Net 
completions 

37 17 7 32 3 4 100 

Target (South 
East Plan, 
2009) 

25 25 25 25 25 25 150 

 
Four new homes were completed this year in the Western Corridor Blackwater Valley sub 
region. There is currently a difference of 50 units between the target and the number of 
homes completed.  

Analysis:  

It is encouraging to see the highest number on new homes in the borough completed this 
year since 2007/08. This, however, is still below the interim housing number, and allows the 
deficit between target and delivery to continue to grow. Nearly half of all the new homes 
completed this year are from two sites in the borough, showing the reliance on larger 
unplanned sites coming forward, which cannot be guaranteed to happen every year.  

The number of new homes in the Ash and Tongham area is exceptionally low, and indicates 
a lack of available allocated sites and reflects restrictions under the Local Plan (2003) on 
countryside land outside of the urban area. Although this target is acknowledged, little weight 
can be given to it. Rather, it is the collective housing need and number across the borough 
which is the primary consideration.   

Recommendations:  

A new Local Plan Strategy is required to increase the delivery of housing in the borough to 
help meet the identified need. The current levels of delivery are low, and are not sufficient to 
significantly help provide the level and type of housing that is needed in the borough.  

Housing completions on previously developed land 

One of the core planning principles of the NPPF is to “encourage the effective use of land by 
reusing land that has been previously developed (brownfield land), provided that it is not of 
high environmental value” (p.6).  
 
There is no longer a target for the amount of housing that should be completed on previously 
developed land, as previously set out in Planning Policy Statement 3: Housing.  
 
Performance:  

                                                            
5 Base date.  

6 Measured against the proposed housing number rather than the interim housing number 
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238 of the 261 new homes completed were on previously developed land (91 percent), 
Therefore 9 percent of new homes completed were on greenfield land. Co-incidentally, this 
is the same proportion as last year.  

The 23 new homes completed on greenfield land are primarily conversions of rural buildings 
such as barns to new homes and the development of private residential gardens.  

Analysis:  

The vast majority of housing completions are on previously developed sites, even with the 
classification of private residential gardens as greenfield land7.  
 
Recommendations:  
 
There is no target for the amount of development on previously developed land. However, as 
the new Local Plan progresses, and previously developed sites remain scarce, it is likely that 
the proportion of development on greenfield land will increase over the next five years.  
 
Future housing completions 

Performance:  
 
Previously, we have used a trajectory to project housing completions in future years, and will 
need to do so in the new Local Plan8. However, as reported last year, until completion of a 
SHLAA and a proposed housing number, it is impossible to prepare a reliable housing 
trajectory.  
 
There are, however, 1212 homes9 in the borough that have planning permission but have 
not yet been built.  Although not all of these will be built10, 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 
1212 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 Centre11 (960 units are within Guildford Urban Area, of 
which 437 are within Guildford Town Centre).   
 
The outstanding capacity12 has, however, dropped from 1600 in 2009/10 to 1440 in 2010/11 
to 1212 (May 2012). Completions from the former DEFRA site (199 homes) and the number 

                                                            
7  In June 2010 the definition of previously developed land in PPS3 changed to exclude private residential 
gardens. This definition remains in the NPPF (p.55, NPPF glossary).  

8 Bullet point 4 of paragraph 47 of the NPPF says that local authorities should, “for market and affordable 
housing, illustrate the expected rate of housing delivery through a housing trajectory for the plan period”.  

9 Calculated in May 2012 

10 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.  

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

12 The number of homes with planning permission that have not yet been built.  
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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 (175 new homes 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 (this is estimated in the SHLAA 
through contact with each individual landowner).  
 
 
Analysis:  
 
It is highly beneficial to know where future development will be located. The absence of this 
information is restrictive to many organisations and service providers that rely on it to 
progress their future plans, such as businesses, education providers, utilities companies, 
infrastructure providers, and Council housing services.  
 
In the present absence of a SHLAA, it means that we are unable to show a five year housing 
land supply, as required by the NPPF. The NPPF says, “Housing applications should be 
considered in the context of the presumption in favour of sustainable development. Relevant 
policies for the supply of housing should not be considered up-to-date if the local planning 
authority cannot demonstrate a five-year supply of deliverable housing sites.” (p.13).  
 
Recommendations: 
 
An identified housing number and a five year housing land supply are urgently needed.  
 
 
Five year housing land supply 
 
Performance:  

It is a requirement of the NPPF to show a five year housing land supply. We are currently 
unable to meet this requirement.  

Sites expected to deliver housing in the future 

There are two undeveloped sites allocated in the Local Plan for housing. These are Bright 
Hill car park in Guildford Town Centre and Great Goodwin Drive, Merrow (allocated for 
housing and open space).  

Planning permission has been granted on a Council owned site at White Hart Court, in 
Ripley to deliver 45 new homes (of which 36 are affordable housing - 80 percent, planning 
reference: 12/P/00359).  

A planning application has been approved for redevelopment which will replace Council-
owned prefabricated homes and hard-to-let bungalows with housing built to modern 
standards. If approved, the proposal would deliver 27 new homes (a net increase of 12 
homes). (Planning reference 12/P/01268).  

A planning application has been submitted for the redevelopment of mobile homes in 
Lakeside Close, to provide 35 affordable homes (net increase of five homes). (Planning 
reference 12/P/01005).  
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A planning application has been approved for a site formerly owned by the Council at 
Bellerby Theatre, Guildford Town Centre for mixed use development including a 
supermarket and 48 new homes (a net increase of 17). (Planning reference 12/P/01020). 

A planning application has been submitted for five permanent Traveller pitches on land 
owned by Surrey County Council at Ash Bridge Caravan Site (Planning reference 
12/P/01676).  

Planning applications are expected to come forward for significant housing development at 
Guildford Railway station, and on sites designated as Countryside beyond the Green Belt 
(Ash and Tongham). 

Broad areas 

Slyfield Area Regeneration Project (SARP) (see page 7) is an identified potential broad 
location for future housing development. It is estimated that the SARP project could deliver 
up to 1000 new homes.  

Recommendations: 
 
It is not possible to show a five year housing land supply. Finalisation of key evidence base 
and progression of the new Local Plan is needed to enable a five year supply to be 
demonstrated.   
 
 
Provision of affordable housing 
One of the Council's Key Delivery Targets (KDT) (2012-2015) is to enable the provision of 
affordable homes to address identified housing needs. 

Performance:  

68 affordable units were delivered in 2011/12 (gross) with 45 of these being social rent.  

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 68 Delivered 
2012/13 38 Projected 

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 2012 300 75 
Total since 2005 Housing 
Strategy 

742 106 

 
742 new affordable homes have been delivered since 2005.  
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Table 9 Proportions of new home approvals by year and site size 
Net number of  
units approved 

on site 
Proportion of total number of units approved per year 

  2011/12 2010/11 2009/10 2008/09 2007/08 2006/07 

≤ 5 61% 43% 40% 18% 24% 23% 

≤ 10 79% 76% 58% 25% 39% 34% 

≤ 15 100% 90% 100% 39% 39% 45% 

≤ 20 100% 100% 100% 73% 39% 45% 

≤ 50 100% 100% 100% 100% 39% 45% 

≤ 200 100% 100% 100% 100% 100% 100% 

 
Table 9 shows that 43 per cent of the total number of new homes granted planning 
permission in 2010/11 were on sites of five or less new homes (net). This rose to 61 per cent 
in 2011/12. The table above shows that increasingly, the new homes that are being granted 
planning permission are on smaller scale sites, with a lack of large scale developments 
coming forward. In 2010/11, there were no planning permissions granted for sites larger than 
20 new homes (net), and in 2011/12, there were no planning permissions granted for sites 
larger than 15 new homes (net). This impacts on the amount of affordable housing being 
approved on market housing sites, as affordable housing is only provided at present on sites 
over 15 and 10 units (depending on location).  
 
Analysis:  
 
There has been a consistent provision of affordable housing since 2005 in the borough. 
However, 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)). Table 9 shows that the amount of 
large sites gaining planning permission has significantly decreased over the past years.  
 
The provision of affordable housing is significantly low in comparison to the need. Delivery 
has also been affected by the recent economic situation and the lack of large suitable, 
available and viable sites for housing development.  
 
Table 10 - 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) 1028 
Total net annual need 1194 
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The net annual need for affordable housing 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:  
 
Given the recent low delivery rate of new housing, emphasis needs to be placed on the 
provision of affordable housing where possible. 
 
There is also a need for a larger development sites to come forward, to enable provision of 
at least 35 per cent affordable housing, in accordance with the Planning Contributions SPD 
(2011).  
 
 
Density of approved residential development 
 
Context:  
 
The NPPF says that to boost significantly the supply of housing, local planning authorities 
should set out their own approach to housing density to reflect local circumstances 
(paragraph 47).  
 
The NPPF does not identify an appropriate density target.  
 
Performance: 

Table 11: The density of approvals (dph - dwellings per hectare) 
 2006/07 2007/08 2008/09 2009/10 2010/11 2011/12

Average density of 
approvals in the Urban 
Area 

90.3 
dph 

45.1 dph 58.4 dph 58.5 dph 61.1dph 58.6dph

Average density of 
approvals in the Guildford 
Urban Area (including 
Guildford Town Centre) 

95.0 
dph 

47.3 dph 62.2 dph 63.1 dph 64.1dph 63dph 

Average density of 
approvals in the Ash and 
Tongham Urban Area 

49.4 
dph 

37.3 dph 25.8 dph 26.3 dph 29.0dph 21.7dph

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

20.4 
dph 

29.5 dph 22.8 dph 13.6 dph 23.9dph 19.5dph

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

9.0 dph 7.9 dph 9.0 dph 7.7 dph 7.0dph 19.8dph



 

18 

 

Average density of 
approvals in Countryside 
Beyond the Green Belt 

NA NA NA NA 2.9dph 9.6dph 

 
The density of housing approvals in Guildford Town Centre this year is 142 dph.  
 
Analysis: 
 
There has not been a lot of change in the average densities in each designated area since 
last year, other than increases in densities of sites outside of the urban areas and village 
settlements. Densities in the Ash and Tongham Urban Area have decreased over the years, 
but this is likely to be due to the decrease in the number of units being approved each year 
in that area.   
 
The density of approvals in Guildford Town Centre is significantly higher than in other areas 
of the borough.  
 
Recommendation: 
 
Appropriate densities need to be carefully considered to help address housing need and 
make the most efficient use of land but to avoid compromising the character of the area. The 
approach to appropriate densities will be set out in the Local Plan consultation.  
 
Type of housing approved 
 
Context: 
 
The NPPF requires delivery of a wide choice of high quality homes. To do this, plans should 
be made for a mix of housing based on current and future demographic trends, market 
trends and the needs of different groups in the community (paragraph 50).  
 
Performance:  
 
Figure 1: Type of housing approved (gross) 2011/2012 
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Figure 2: The type of new homes approved over the last six years 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 3: The size of dwelling approved (number of bedrooms) in 2011/12 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Analysis: 
 
For a four year period between 2006/07 and 2009/10, there was a specific trend where the 
type of housing approved was changing from predominantly flats, to predominantly housing. 
Last year (2010/11) saw a more even split between housing and flats, but there has been a 
significant change this year to primarily new houses gaining planning permission (72 percent 
houses, 27 percent flats). This however, can be influenced by types of sites gaining planning 
permission. Only 17 percent of the new homes approved (gross), were in Guildford Town 
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Centre this year, with 45 percent being in the urban areas and 38 percent being in the Green 
Belt (including in the village settlements) and the Countryside beyond the Green Belt. This is 
not to say that flats are not built outside of the town centre, but many town centre 
redevelopment sites would lend themselves more to a mix of housing with primarily flats, 
than possibly urban area or village settlement sites. Therefore the low number of approvals 
in the town centre this year may have contributed to the change in trend on type of home this 
year.  
 
The greatest need in the market sector is for three and four bedroom homes – family sized 
housing (Strategic Housing Market Assessment). The size of homes gaining planning 
permission last year was not particularly reflective of this. However, this year, there has been 
a change towards the approval of more three and four bedroom homes. Last year, 30 
percent of the new homes approved were one bedroom, this year this is five percent. 
However, this may also correlate to the location of the homes gaining planning permission. 
 
Recommendations: 
 
It is important to monitor this information and look for trends, to help inform policies about the 
mix of housing. However, trends have to be considered in the context of the location of sites 
gaining planning permission.  
 
 
Location of housing approved 
 
Table 12 - Location of approvals 
 Net Number of Units 

Approved 
% of Units Approved (net) 

2009/10 2010/11 2011/12 2009/10 2010/11 2011/12 

Green Belt (in 
settlement 
boundary) 

10 43 30 8% 25% 17% 

Green Belt (outside 
settlement 
boundary) 

52 40 18 39% 23% 10% 

Countryside Beyond 
the Green Belt 

0 0 1 0% 0% 1% 

Guildford Urban 
Area 

65 83 114 50% 48% 64% 

Ash and Tongham 
Urban Area 

4 6 16 3% 4% 9% 

 
The proportion of new homes approved in the urban areas has increased.  

Analysis: 
Nearly three quarters of the new homes approved in the borough are located in urban areas, 
including Guildford Town Centre. However, the total number of new homes approved this 
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year is 179 (net), which is low in comparison to the annual interim housing number (322 
homes).  
 
Recommendations: 
Progression of the SHLAA and the new Local Plan should identify and encourage 
development of key urban area sites, consider the most sustainable land outside of the 
urban areas, and help to direct future development rather than it be delivered on an ad hoc 
basis through planning applications.  
 
 
Loss of housing  
 
Context:  
 
It is a Local Plan objective to retain the existing stock of dwellings. It is a core planning 
principle of the NPPF to proactively drive and support sustainable economic development to 
deliver the homes and other uses that the country needs (paragraph 17).  
 
Performance:  
 
Table 13: 

Approvals in 2011/12 

Net loss of residential 
units 

-4 

Number of sites 3 

 
 
Analysis: 
 
In these instances, the loss of housing has been balanced against other considerations 
including the safeguarding of a listed building. The number of homes lost is greater than last 
year, but each year, this depends on the individual circumstances of each individual 
proposal, and what development option has wider benefits. The loss of housing should 
however be kept to an absolute minimum whilst housing supply is low, and there is a 
significant need for housing.  
 
 
Provision of Traveller pitches 
 
Policy:  
 
National Planning policy for Traveller Sites (PPTS) was published in March 2012. One of the 
requirements of this policy document is for the Council to demonstrate a five year supply of 
deliverable sites by March 2013.  
 
Performance:  
 
The Council is not yet able to demonstrate a five year supply of deliverable sites, but is 
working towards achieving this. The Gypsy and Traveller Accommodation Assessment 
(GTAA) is currently being updated to inform a target by which to measure supply, and we 
are working to identify potential suitable land for Traveller accommodation through the 
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preparation of a Traveller and Travelling Show People SHLAA. This will have reference to 
the scoping exercises currently being carried out on land owned by the Council. More 
information about this work is available on our website at 
www.guildford.gov.uk/Gypsyaccommodation.  
 
One pitch has been granted permanent planning permission this reporting year in the 
Countryside beyond the Green Belt. Five pitches have been granted temporary planning 
permission this reporting year, resulting in a total of 15 pitches with temporary planning 
permission in the borough.  
 
There is no new allocated land for Gypsy and Traveller accommodation in the borough.  
 
Analysis:  
 
There is a need and demand for authorised pitches in the borough. The temporary 
permissions were granted primarily 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 Traveller 
accommodation, based on a robust assessment of need and bring forward a strategy to 
enable provision, and show a five year supply of deliverable sites.  
 
Recommendations: 
 
Failure to provide suitable accommodation for Travellers in Guildford borough can result in 
pressure to develop sensitive countryside locations, road side encampments and doubling 
up on current sites. Provision of suitable accommodation for Travellers contributes towards 
achieving better social outcomes for the Traveller community with better access to health 
and educational services.   
 
It is recommended that an updated Traveller Accommodation Assessment is published as 
soon as possible.  
 
 

 

 

 

 

 

 

 

 

 

 



 

23 

 

Business development 

Total amount of additional employment floor space  
 
Performance:  

Table 15: Additional floor space (new and converted) 

Land 
use 

Additional floor space (square 
metres) approved 

Additional floor space (square 
metres) on previously developed 
land 

B1a -2837 -2837 

B1b 0 0 

B1c -1893 -1893 

B2 684 684 

B8 320 135 

Total -4496 -4681 

 

A small amount of B8 floor space has been provided on greenfield land in Lovelace ward.  

Analysis:  

Although an overall loss of B1 uses have been approved, this is not from a large site, rather 
accumulation of losses from smaller sites. Although there is a need for modern office 
accommodation in suitable locations, it is likely that the losses of floor space are from less 
well located smaller sites.   

There has been an increase in B2 and B8 floor space approved.  

Recommendation:  

To publish an Economic Land Assessment as part of the evidence base at the earliest 
opportunity in 2012.  
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Retail development 

Total amount of additional retail floor space  
 
Performance:  

Table 16: Additional floor space (new and converted) 

Land 
use 

Additional floor space 
(square metres) approved

A1 5877 

A2 -1655 

A3 807 

A4 -85 

A5 245 

Total 5189 

 

Analysis:  

Between 1 April 2011 and 31 March 2012, only one significant loss of retail was approved 
(change of use from A2 to a house, reference 11/P/01790).  

The only significant new retail floor space approved was in three approvals of additional floor 
space at Ladymead  

1. Unit 4, the stand alone Halfords store at Ladymead retail park - extension and 
construction of additional mezzanine with subdivision to form two units resulting in 
additional 1,256sqm retail floor space. These are likely to be for Halfords and Next. 
The permission is subject to a planning condition which restricts sales of 
convenience goods, allowing sale of all comparison goods.  

2. B&Q stand alone store at Ladymead retail park – 3,189sqm by addition of a 
mezzanine. This represents approximately 80 per cent floor space increase in the 
building. The permission is subject to a planning condition which restricts sales of 
convenience goods, allowing sale of all comparison goods.  

3. Currys and PC World stores, Woodbridge Road - insertion of a mezzanine floor and 
amalgamation of the two existing units (currently occupied by Currys and PC World) 
into one retail unit, a Currys/PC World Megastore. The permission is subject to a 
planning condition which restricts sales from the whole building, including the 
mezzanine floor to the sale of high bulk electrical, DIY, furniture or carpet goods only, 
unless otherwise agreed in writing by the Local Planning Authority.  

 

Sequentially these locations are almost the last resort for new retail floorspace, not being 
within nor on the edge of any designated town centre. They are however in the Guildford 
urban area, a few miles from Guildford town centre. These stores serve a generally car-
borne customer base, with little opportunity for linked trips.   

These permissions were granted for out of centre stores due to lack of suitable sites within 
or on the edge of town centres being available for development.  
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This new approved floorspace is to be subtracted from the retail demand identified in early 
2011 (see Guildford Retail and Leisure Study 2011). The exception is the B&Q store, which 
was approved before the 2011 Study was published, and so was already discounted from 
identifed demand.  This results in a reduction in available spend and therefore retail demand 
available to strengthen existing centres or create new ones if needed.  

 

Unimplemented policies  

There are no saved policies in the Local Plan 2003 that are not implemented. Planning 
applications must be determined in accordance with the development plan unless material 
considerations indicate otherwise. The policies in the NPPF are a material consideration. As 
the Local Plan was adopted prior to 2004, due weight is given to the Local Plan policies 
according to their degree of consistency with the NPPF.  

The new Local Plan Strategy must conform to the NPPF to be found sound.  
 

Neighbourhood development orders and neighbourhood development plans  

There has been interest from local groups in preparing a neighbourhood development plan. 
No plans have yet been adopted.  

Outside of this reporting year, but of relevance, a neighbourhood plan is proposed in 
Burpham (within Guildford Urban Area) and the Council invited comments on the proposal to 
designate the neighbourhood area and forum between 14 September 2012 and 26 October 
2012. 

 

Community Infrastructure Levy Regulations 2010  

On the 29 September 2011, the Council’s Executive approved the introduction of a 
Community Infrastructure Levy (CIL) in the borough to ensure that the Council has a robust 
and defensible mechanism in place to secure developer contributions to deliver 
infrastructure to support development, and to help provide the necessary evidence at the 
Core Strategy Examination to demonstrate how the Council intends to fund infrastructure 
requirements to support development. 

CIL contributions are not yet being collected. The report presented to the meeting of the 
Executive on 29 September 2011 included a diagram showing the stages and indicative 
timeline for producing the CIL in Guildford borough.  

 

Duty to co-operate  

The Council has been liaising with adjoining councils during the ongoing preparation of the 
Local Plan Strategy and evidence base, under the duty to co-operate. Examples of this are 
as follows: 
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Traveller Accommodation Assessments (TAA) 

The 11 boroughs and districts in Surrey, through a working group, jointly prepared and 
agreed a questionnaire and methodology to aid the assessment of travellers’ 
accommodation needs in Surrey referred to as the Surrey Wide methodology. The 
questionnaire and methodology were also subject to targeted consultation with relevant 
stakeholders, which was managed by collaboration between the Surrey authorities. 

Consultants Mill Field Services were jointly commissioned by Guildford and Woking Borough 
Councils to undertake interviews with the traveller households within their areas. This 
involved joint working on writing the project brief, going out to tender and assessing the 
tenders. 

More recently, an email to authorities adjoining Guildford Borough Council boundary has 
been sent asking for their views on cross-boundary Traveller accommodation issues. 

Surrey Rural Housing Group 

Guildford Borough Council’s Planning and Housing Development Services are part of the 
Surrey Rural Housing Group that meets regularly and share ideas and good practice on rural 
affordable housing including rural exception housing.  

Thames Basin Heaths Special Protection Areas 

The Thames Basin Heaths Special Protection Area (TBHSPA) affects 11 local authorities, of 
which Guildford BC is one, across three counties (Hampshire, Surrey and Berkshire). All the 
authorities work closely to ensure a consistent approach across the whole region. This is 
formally achieved through the Joint Strategic Partnership Board (JSPB) which was set up in 
2007 to provide a vehicle for joint working, liaison and exchange of information between the 
local authorities and other organisations affected by the TBH SPA, including Natural 
England. The JSPB meets twice a year to address matters relating to the long term 
protection of the TBH SPA arising from planning permissions for new residential 
development and associated land management and planning issues that are of joint interest 
to the member organisations. The JSPB is supported by an SPA Officers Group which 
meets regularly to discuss and take action on issues as and when they arise.  

Each of the affected SPA authorities has its own SPA Avoidance Strategy which is based on 
a jointly agreed Delivery Framework for the provision and management of Suitable 
Alternative Natural Greenspace  (SANG) and sets its own SANG tariff. However, access 
management and monitoring of the SPA is coordinated strategically by Natural England, 
working with the affected authorities and land managers in line with an overarching strategy 
for access management.  A Strategic Access Management and Monitoring (SAMM) tariff has 
been agreed and the affected authorities are working towards agreeing a SAMM project 
budget for coming years. 2011/2012 is the first financial year in which the SAMM project has 
been fully up and running since the signing of the SAMM legal agreement in July 2012. The 
downturn in house building has significantly reduced the anticipated SAMM tariff income and 
has therefore restricted the level of activity the SAMM project has been able to undertake. 

 

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.  
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These are the SPDs that have been prepared so far.  

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. 
 
A planning application for the development of the site was submitted in June 2012 (ref: 
12/P/01020).  
 
Sustainable Design and Construction SPD (2011) 
The Sustainable Design and Construction Supplementary Planning Document (SPD) has 
been prepared to provide guidance on the Council's sustainability requirements from new 
build developments. Guildford Borough Council adopted the updated Sustainable Design 
and Construction SPD on 3 March 2011.  
 
Sustainable Transport SPD 
The Vehicle Parking Standards SPD (2006) was adopted in 2006.    
 
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. 
 
Other documents 
 
Deepcut planning guidance 
Joint planning guidance was 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 2011 and by Guildford Borough Council on 8 September 2011. The 
guidance is of a form that can later become a supplementary planning document.  
 
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.  An update of the SCI (Community involvement in 
planning) is anticipated in the next reporting year. 
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Local Plan evidence base 
 
We prepare evidence base to inform the decisions we take in the new Local Plan. 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.   
 
The NPPF and Planning Policy for Traveller Sites identify the evidence base studies which 
need to be carried out. It is vital all evidence base projects are kept up to date and required 
updates monitored.   
 
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. Since then, a lot of detailed site information 
has been collected. The SHLAA was moved forward last year with agents’ forums to assess 
the viability of residential development on the suggested sites in the urban areas and village 
settlements. The Monitoring Report last year reported that the SHLAA would be published at 
the earliest opportunity in 2012. Publication has not yet occurred. The work progresses 
alongside the Green Belt and Countryside Study.  
 
Traveller and Travelling Show People SHLAA 
Work has started on this document. The first step is to prepare detailed methodology for 
consultation with key stakeholders. This work is ongoing, but needs to be done as soon as 
possible, in accordance with the requirements of Planning Policy for Traveller Sites.   
 
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 a Guildford Housing Needs 
Survey to update the key findings of the SHMA for Guildford borough specifically.  
 
Affordable Housing Viability Study 
The Affordable Housing Viability Study was published in April 2008 with a market 
commentary update published in February 2009.  
 
Traveller Accommodation Assessment (TAA) 
The West Surrey Gypsy and Traveller Accommodation Assessment was prepared with 
Surrey Heath and Waverley Borough Councils and published in 2006, and identified need 
from 2006-2011.   
 
An update to this work to prepare a Traveller Accommodation Assessment (in accordance 
with Planning Policy for Traveller Sites, March 2012) is underway. Joint methodology has 
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been prepared with all Surrey councils, and the surveys in Guildford borough were carried 
out in summer 2012. The report is currently being written to provide an updated account of 
need for Traveller pitches and Travelling Show people plots.  
 
Economic Land Assessment (ELA) 
The ELA is progressing towards publication. Agent’s forums took place in the summer and 
autumn 2011 and autumn 2012 to inform the final report. Extra work is being carried out to 
assess sources of future supply.  
 
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 Infrastructure baseline and an Infrastructure Delivery 
Plan for the Local Plan Strategy which are currently being prepared. Housing numbers are 
required to feed into this work.  
 
Transport Assessment 
The transport assessment for Guildford borough is an ongoing study to consider the 
cumulative traffic impacts of a wide range of potential land use development scenarios on 
the road network in the borough to the forecast year of 2031. 
 
The assessment work undertaken to date does not include any new demand management 
or infrastructure provision on the County Road Network beyond any present commitments 
and, as such, it effectively presents a worst case forecast for each of the potential 
development scenarios. 
 
Strategic Flood Risk Assessment (SFRA) 
The SFRA was published in January 2009. Revised River Wey modelling was prepared by 
the Environment Agency (June 2010). A successful flood map challenge in Ripley was 
carried out, following the preparation of a Flood Risk Assessment at White Hart Court. The 
SFRA will be updated to incorporate these changes to flood zones, and the scope of the 
SFRA widened if we are unable to allocate all proposed development and infrastructure in 
accordance with the Sequential Test, to provide the information necessary for application of 
the Exception Test. This is in accordance with the Technical Guidance to the National 
Planning Policy Framework (paragraph 8).  
 
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.  
 
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 
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Character Assessment (LCA) was adopted in January 2007, forming part of the evidence 
base supporting policies within the Local Plan.  
 
Conservation Area Character Appraisals 
Following on from the success of the conservation area character appraisals prepared for 
Pirbright and Abbotswood, in Guildford last year, a draft appraisal has been completed for 
Shere in collaboration with the parish council and Shere History Society and public 
consultation is expected to commence later this autumn. An appraisal for Littleton 
Conservation Area is underway and a walkabout with the parish council scheduled for mid 
October in order to discuss the boundary review and other issues within the conservation 
area. Work is about to commence on an appraisal for Ripley Conservation Area. As with the 
Pirbright and Abbotswood Conservation Area Reviews, the public consultation will include on 
line questionnaires, exhibitions and drop in surgeries with the Conservation Team. It was 
apparent that the preparation of Pirbright and Abbotswood appraisals benefited from close 
partnership working with local residents and the Parish Council and local ward councillors. It 
is anticipated that the Shere Conservation Area Appraisal will be ready for adoption in the 
spring of 2013.  

 
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 are undertaking further research on 
green infrastructure to inform the Local Plan. 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 is now a separate document to be published shortly.  
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Thames Basin Heaths Special Protection Area (TBH SPA) Position 

statement and monitoring report - September 2012 
 
 
Introduction 
 
The Thames Basin Heaths (TBH) SPA Avoidance Strategy 2009-2014 was adopted 
by Guidford Borough Council on 25 February 2010 (effective from 1 April 2010) and 
enables residential development to take place in most parts of the borough where 
otherwise it would be restricted by the SPA requirements. The strategy 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. 
 
 
Implementation and monitoring 
 
Six-weekly SPA progress meetings are attended by officers involved with the 
implementation of the strategy from the Planning, 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. Monitoring reports are presented twice a year to the Joint Strategic 
Partnership Board (JSPB). Each SPA affected authority submits information to the 
JSPB relating to i) the stage reached in the preparation, adoption or revision of it’s 
SPA strategy, ii) the supply, availability and capacity of SANG (Suitable Alternative 
Natural Greenspaces)  in their respective boroughs, iii) the  collection of SAMM 
(Strategic Access Management and Monitoring) payments, and iv) appeals.    
    
The Council is committed to carrying out regular visitor surveys on SANG sites in the 
borough. Since 2009 the frequency of these has been reduced from every year to 
every alternate year. Changes in visitor levels are unlikely to be significant from year 
to year  and it will be a number of years before the surveys can be expected to 
provide meaningful data showing clearly the effect of providing avoidance land and 
the success or otherwise, of SANGS in attracting people away from the SPA. A 
request therefore has been made to Natural England that visitor surveys should be a 
five yearly event. If agreement is reached on this, the next SANG visitor survey on 
the existing four sites will be in 2016. 
 
 
Financial situation  
 
The financial position with regard to each of the designated and operative SANG at 
the end of August 2012 is as shown below. 
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SANG Contributions received 
from Sept 2006 to end 
August 2012.  (Includes 
endowment) 

Expenditure incurred from 
Sept 2006 to end August 
2012. (Includes 
endowment) 

Chantry Wood £268,706.40 £152,920.26 
Effingham common £180,104.86 £82,673.87 
Lakeside Nature Reserve £251,649.65 £123,527.51 
Riverside Nature 
Reserve 

£665,729.15 £353,310.55 

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 £1,366,190.06 £712,432.19 

Note:  These figures include the 35 percent endowment 
 

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 September 2012: 
 

    
Ha 
allocated 

Max 
Ha 
alloca
ted 

Still to 
allocate 

Total hectares 
allocated - signed + 
draft 

 
Existing SANG 
Riverside 12.04 15 2.96

  Effingham 0.90 34 33.10
  Lakeside 3.78 4 0.22

Chantry Wood 4.92 38 33.08
  Broadstreet and Backside Common 0.00 0
  Stringers Common 0.00 0

Tongham Pools 0.00 0
  Parsonage Water Meadows 0.00 9 9

SANG TBA 7.71 0 -7.71
 
Remaining overall 70.65

 
In order for the Council’s new Local Plan to be found sound it will need to be able to 
demonstrate that it can deliver the required amount of housing across the plan period 
to 2030 (17 years). The availability of SANG could be a limiting factor and efforts are 
being made to increase the quantity of SANG especially in areas where it is 
anticipated that housing development is most likely to take place.  
 
The Council is considering an appropriate housing figure and until a final number is 
agreed, an interim figure of 322 per annum has been adopted (Executive 24 May 
2012). On the basis of this figure, the existing unallocated SANG capacity of 70.65 
ha, which equates to 3,532 new dwellings (assuming 50 two bed units per ha) may 
be expected last approximately 11 years (70.65ha x 50dph = 3,532 new dwellings, 
divided by 322 dpa = 10.97 years). 



Appendix I 
 

3 
 

 
There is concern that the amount of available SANG (Lakeside) in the western part of 
the borough for developments of 10+ dwellings, is now limited. The publication of the 
National Planning Policy Framework (NPPF) has significantly weakened the policy 
protection which covers a swathe of land between the Ash Urban area and the outer 
(western) boundary of the Green Belt. This part of the borough, known as 
Countryside Beyond the Green Belt (CBGB) is now experiencing development 
pressure which will be less easy to resist than in the past. The  SANG at Lakeside 
Park is approaching capacity and will not accommodate all of the potential 
developments of 10+ dwellings which are being discussed at present  on land in the 
CBGB. Ways in which SANG capacity may be increased are under discussion 
including, attempts to find new SANG to provide avoidance for development in this 
part of the borough.  
 
Two areas of land in Council ownership in the western part of the borough, Hollybush 
Park (12ha), a former landfill site, and Rowans Fields (10ha), accessed from 
Shawfield Lane, are currently under consideration and the agreement of Natural 
England that one or both of these sites may be designated as SANG is actively being 
sought.  If agreement can be reached on both sites and not allowing for discounting, 
a maximum of approx 1,100 new dwellings could be mitigated for, giving a further 3.4 
years of avoidance. 
 
The Council has agreed the use of Tyting Farm, an area of agricultural land in the 
Council’s ownership to the south east of Guildford for SANG use (Executive 26 
January 2012). Subject to an appropriate level of discounting (to take account of 
existing recreational use), and planning permission to allow recreational use of 
former agricultural land, this land could provide a further 47 ha (maximum) of SANG 
and potentially mitigate for a further 2,350 dwellings which at 322 per year would give 
a further 7.3 years of avoidance. 
 
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.  
 
Strategic Access Management and Monitoring (SAMM) 
 
2011/2012 is the first financial year in which the SAMM project has been fully up and 
running since the signing of the SAMM legal agreement in July 2012. The downturn 
in house building has significantly reduced the anticipated SAMM tariff income and 
has therefore restricted the level of activity the SAMM project has been able to 
undertake. The overall objective of the Project Coordinator has been to ensure that 
the project is well established, whilst restricting project spend until there is greater 
certainty of the level of tariff income. 
 
Project activity within the first year has included: 

• establishing the project within NE’s administrative and financial systems; 
• providing funding for the 2011 SPA bird survey; 
• working with the authorities to establish more reliable income estimates; 

preparation for the SPA wide visitor survey 2012; 
• establishing a strategic map and database of all TBH SANGs; 
• consideration of the implementation of SAMM project wardening on the SPA; 
• preparing for a review of the TBH monitoring strategy to ensure it reflects the 

reduced income and subsequent lower-than-expected level of project activity. 
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SPA and the Community Infrastructure Levy (CIL) 
 
Work is ongoing to establish how SPA contributions can best be accommodated 
within the Community Infrastructure Levy (CIL) arrangements. 
 
Strategy review 
 
It is anticipated that, a further full review of the local strategy will be necessary once 
the potential new SANG sites are confirmed and in use to ensure that sufficient 
avoidance land is always in place to enable the required amount of residential 
development to take place in the borough. 
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