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1. Executive Summary 

Headlines 

1. AECOMôs objective assessment of housing need in Dunsfold is 90 dwellings over the Plan period. However, given 

that a minimum figure of 100 dwellings has recently been put forward for Dunsfold in the Adopted Local Plan (ALP), it 

is for Dunsfold Parish Council (DPC) to discuss with Waverley Borough Council (WBC) how both local and strategic 

housing need can be met in the parish most effectively. 

2. Given the affordability pressures in Dunsfold, particularly for younger households and first time buyers, both 

affordable homeownership such as shared ownership tenure homes, and affordable rented homes, likely 

delivered through built-to-rent development, would be appropriate to meeting local housing needs, although Starter 

Homes may face viability issues in the context of a national cap on prices. A local connections policy can be best 

evidenced through a local housing survey, which may best be implemented via planning conditions. 

3. Smaller housing is needed in Dunsfold, particularly in the context of affordable housing tenures. Should older 

households express a preference for downsizing, there would be significant local evidence to suggest the need for 

smaller homes in future.  There is high demand for terraced homes, and Dunsfold Parish Council should consider 

whether site specific policies might be used to bring such housing forward, particularly where it enables smaller 

homes to be delivered. 

4. AECOM has identified a need for up to 21 specialist dwellings for the elderly in Dunsfold until the end of the Plan 

period, of which 5 should be provided as affordable or social rented homes, and which should count towards. 

Further survey work would help to establish levels of demand for this type of housing in the market sector in Dunsfold, 

which could provide further evidence to underpin such developments. Where such dwellings are self-contained, these 

should count towards the overall housing target above, whilst non-self-contained dwellings should, according to new 

national guidance
1
, should count at a ratio of 1:1.8 (i.e. 21 non-self-contained specialist dwellings would count as 12 

dwellings towards the overall target above). 

5. Starter Homes could provide appropriate housing for younger households; however these will not provide for those 

on median incomes and may not be viable in Dunsfold. Furthermore, high house prices mean that some households 

may be prevented from forming as a result of affordability pressures. In this context, other forms of affordable 

housing, including affordable rented housing and community led housing, could provide appropriate solutions for 

young people from Dunsfold. 

Introduction 

6. DPC is designated as a Qualifying Body (QB) and has decided to prepare a Neighbourhood Plan for the Parish area, 

referred to in this study as the Neighbourhood Area (NA). The 2011 Localism Act introduced neighbourhood planning, 

allowing parishes, town councils or neighbourhood forums across England to develop and adopt legally binding 

development plans for their neighbourhood area. We have been asked to prepare a Housing Needs Assessment by 

the Parish Council, based on a robust methodology, local data, and focussed on a number of research questions 

agreed with the Parish Council. 

7. As more and more town and parish councils and neighbourhood forums seek to address housing growth, including 

tenure and type of new housing, it has become evident that housing policies need to be underpinned by robust, 

objectively assessed housing data. 

8. In the words of the national Planning Practice Guidance (PPG), establishing future need for housing is not an exact 

science, and no single approach will provide a definitive answer
2
. The process involves making balanced judgements 

based on the qualitative and statistical evidence gathered as well as having regard for relevant national and local 

planning policies and guidance.  

9. At a neighbourhood planning level, one important consideration is determining the extent to which the neighbourhood 

diverges from the local authority average, reflecting the fact that a single town, village, or neighbourhood almost never 

constitutes a housing market area on its own and must therefore be assessed in its wider context. 

10. The guidance quoted above on housing needs assessment is primarily aimed at local planning authorities preparing 

Strategic Housing Market Assessments (SHMAs), which are used to determine housing need at a local authority 

and/or housing market area level. However, it helpfully states that those preparing neighbourhood plans can use the 

guidance to identify specific local needs that may be relevant to a neighbourhood, but that any assessment at such a 

localized level should be proportionate. 

                                                                                                                     
1
 https://www.gov.uk/government/publications/housing-delivery-test-measurement-rule-book 

2
 PPG Paragraph: 014 Reference ID: 2a-014-20140306 Revision date: 06 03 2014 
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11. Our brief was to advise on data at this more local level to help DPC understand the quantity, tenure, type, and size of 

housing needed to inform neighbourhood plan policies. This HNA should be read in conjunction with the Housing 

Needs Survey produced for DPC after the study was begun, with local plan policies taking into account both local 

opinions such as those expressed in surveys, as well as empirical evidence, such as Census data, collated here. 

PPG-based assessment 

12. This objective and independent housing needs advice note follows the PPG approach where relevant. This ensures 

our findings are appropriately evidenced. The PPG advises that assessment of development needs should be 

thorough but proportionate and does not require planners to consider purely hypothetical future scenarios, only future 

scenarios that could be reasonably expected to occur. 

Summary of methodology 

13. Housing Needs Assessment (HNA) at neighbourhood plan level can be focused either on quantity of housing needed, 

type of housing needed, or both. In most cases, there is a need to focus on quantity where the housing target for the 

area is unclear, for example where the local authority has not set a specific target for the area, or where there is no 

Local Plan in place. 

14. In the case of Dunsfold however, the adopted Local Plan for Waverley Borough Council (WBC) indicates projected 

minimum growth of 100 homes for the parish. However, DPC have still requested that this HNA consider the 

appropriate level of housing required, as well as what types, tenures and sizes of housing are needed by the local 

population living in Dunsfold. 

15. The rationale for this approach is that neighbourhood plans need to to meet the basic conditions, the fulfilment of 

which is tested through an independent examination. One of these, Basic Condition E, requires the Neighbourhood 

Plan to be in ógeneral conformity with the strategic policiesô of the Local Plan.  

16. The Governmentôs Planning Practice Guidance indicates that the level of housing development is likely to count as a 

strategic policy.
3
 As such, this HNA investigates specific local needs that are relevant to the neighbourhood whilst 

supporting the strategic development needs set out in the ALP. This means a neighbourhood plan can propose more 

housing where there is demonstrable need, but not less than the ALP. 

17. In terms of the types of housing needed, there is generally more flexibility on what neighbourhood plans can cover. In 

order to understand the types of housing needed in Dunsfold, we have gathered a wide range of local evidence and 

distilled this into policy recommendations designed to inform decisions on housing characteristics. 

Focus on demand rather than supply  

18. Our approach is to provide advice on the housing required based on need and/or demand rather than supply. This is 

in line with the PPG, which states that óthe assessment of development needs should be an objective assessment of 

need based on facts and unbiased evidence. Plan makers should not apply constraints to the overall assessment of 

need, such as limitations imposed by the supply of land for new development, historic under performance, viability, 

infrastructure or environmental constraints.ô
4
 

19. For this reason, we advise that the conclusions of this report should be assessed against supply-side considerations 

(including, for example, factors such as transport infrastructure, landscape constraints, flood risk and so on) as a 

separate and follow-on exercise
5
. 

Quantity of Housing Needed 

20. Our assessment of a wide range of data sources identified three separate projections of dwelling numbers for 
Dunsfold between 2013 and 2032: 

a) A figure derived from the ALP for Waverley (which gives a total of a minimum of 100 dwellings, or 5 
dwellings per annum rounded); 

b) A óproportionate shareô derivation from the SHMA, Objectively Assessed Need
6
 (OAN); total of 79 

dwellings over the Plan period (rounded to the nearest whole number), or 4 dwellings per annum 
rounded;  

                                                                                                                     
3
 PPG Paragraph: 006 Reference ID: 2a-006-20140306 

4
 See Planning Practice Guidance, Paragraph: 004 Reference ID: 2a-004-20140306 Revision date: 06 03 2014 

5
 Such an approach, clearly separating housing need assessment from dwelling capacity assessment, was endorsed by the Government 
for calculating housing need at local authority level in the ministerial statement and press release óCouncils must protect our precious 
green belt landô (MHCLG, 4 October 2014, available at https://www.gov.uk/government/news/councils-must-protect-our-precious-green-
belt-land) 

https://www.gov.uk/government/news/councils-must-protect-our-precious-green-belt-land
https://www.gov.uk/government/news/councils-must-protect-our-precious-green-belt-land
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c) MHCLG Household Projection of 71 dwellings to the end of the Plan period, or 4 dwellings per annum 
rounded.  

21. These dwelling number projections are illustrated in Figure 1-1 below.  

Figure 1-1: Dwelling projections for the Dunsfold NA, 2017-2032 

 

Source: AECOM 

22. The graph above sets out the total number of homes projected for Dunsfold according to a range of sources. The 

starting point to arrive at an overall projection for housing numbers to be delivered in the NA over the Plan period is 

the average of the three projections set out above; we depart from this approach if we have reason to believe a given 

projection should be awarded more weight than others, or should be excluded. For example, if the Local Plan was out 

of date in planning terms, or another was a clear outlier. 

23. In the case of Dunsfold, the Planning Inspectorate has deemed the SHMA to be unreliable, and therefore we have 

excluded its estimate of housing from our calculations (although in some parts of this document, we have used data 

from the SHMA as part of the evidence to underpin our conclusions).  

24. As such, the initial housing projection for the town is 85 dwellings over the Plan period or 5 dwellings per annum over 

the Plan period. However, according to PPG, housing market factors, known as ómarket signalsô must be taken into 

account in any objective assessment of housing need. 

25. The table on the following page summarises the conclusions in Chapter 9 regarding the potential market signals which 

are likely to impact on the need for housing in Dunsfold over the Plan period.  

26. We have applied our professional judgment on the scales of increase and decrease associated with each factor on a 

scale from one to three, where one arrow indicates ósome impactô, two arrows óstronger impactô and three arrows 

indicates an even stronger impact. Factors are set out in the table below in alphabetical but no other order. 

  

                                                                                                                     
6
 The OAN includes the baseline demographic need, plus any adjustments made to official forecasts to account for projected rates of 

household formation post 2021, past suppression of the formation of new households, the effect of past under-supply, employment 
forecasts, market signals and affordable housing need (as set out in paragraph ID2a-004 of the PPG).   
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Table 1-1: Summary of factors specific to Dunsfold with a potential impact on neighbourhood plan 

housing quantity 

 

Factor Source(s) 

(detailed in 

Chapter 7) 

Possible impact on 

future housing need 

Rationale for judgement 

Employment 

and commuting 

Census 2001/2011, 

DataShine 

Commuteô 

accessed at: 

http://commute.dat

ashine.org.uk 

¬¬ 
There is a Borough-wide issue of expensive house 

prices combined with high levels of out-commuting. As 

a consequence, local companies are experiencing 

difficulties in recruiting workers who, for many, are 

unable to afford local prices.  

 

Yet, there are many small enterprises across the 

Borough, providing a significant amount of jobs locally. 

Therefore, there is a potential to capitalise on the 

growing current and future local economy by providing 

local affordable homes for workers. 

 

Furthermore, planning permission has been granted for 

mixed use development at Dunsfold Aerodrome which 

is likely to create further job opportunities. As such, two 

up arrows have been deemed appropriate, to account 

for relatively positive employment prospects locally. 

Housing sales 

(prices) 

Land Registry Price 

Paid Data for  

2007-2016 ¬ 
Prices in Dunsfold are higher than the borough 

average, but have dropped over the last 10 years for all 

types except for terraced housing. We have deemed 

one up arrow appropriate to account for that higher 

price for terraced housing, which suggests a strong 

demand for that type. 

Housing sales 

(volume) 

Land Registry Price 

Paid Data for  

2007-2016, 

Census 2001/2011 

data,  
ª 

There are some discrepancies between the proportion 

of housing of some types sold and the proportion of 

that type in the existing stock. This suggests that there 

may be a slight imbalance of supply and demand, with 

higher demand for terraced dwellings, and lower 

demand for flats, compared with availability within the 

existing stock. However we do not see this as a 

significant indicator of increased demand, and 

therefore a neutral arrow is appropriate. 

Rate of 

development 

Census Data 2001, 

2011 

¬¬¬ 
Across Waverley, there has significantly under-

delivered against HMA targets during the past five 

years. Therefore it is reasonable to suggest three up 

arrows to account for the accumulated under-delivery. 

Overcrowding 

and 

concealment 

Local Authority 

Monitoring Report 

ª 
There is no evidence of overcrowding and concealed 

families in Dunsfold, therefore a neutral arrow is 

deemed appropriate. 

27. The PPG is clear that market signals should be applied to projections of housing need. Indeed, the NPPF also makes 

clear that market signals should be taken account of in plan making
7
 and that ómarket trendsô should inform the mix of 

housing.
8
  

                                                                                                                     
7
 NPPF, Para 17 

8
 NPPF, Para 50 
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28. Whilst market signals have clearly informed the local plan figure used in these calculations, as well as the SHMA 

figure (which has not been factored in), the clear evidence of affordability issues in Dunsfold (as evidenced in Chapter 

4), which are more significant than across Waverley, suggests the need for a further uplift to the housing figure.  

29. Our judgement suggests that a 6% uplift on the base projections would be suitable based on the factors described 

above. This would provide Dunsfold with a housing figure of 90 over the Plan period.  

30. However, given that the ALP has already specified a minimum of 100 dwellings for Dunsfold over the Plan period, 

partly as a result of Waverley meeting the strategic needs of other authorities, DPC should discuss with WBC how 

influencing the type and size of housing built in the parish might help to meet local needs as much as the exact 

quantity of housing delivered, particularly in relation to younger households whose formation might be constrained by 

the affordability issues noted above.  

31. Below we consider in more detail our findings and recommendations relating to the type of housing needed. 

Types of Housing Needed 

 

Table 1-2: Summary of factors specific to Dunsfold with a potential impact on neighbourhood plan 

housing type 

Factor Source(s) (see 

Chapters 4-6) 

Possible impact on housing needed Conclusion 

 

Affordable 

Housing
9
 

Census 

2001/2011, 

Land Registry 

PPD, 

SHMA15, 

Housing 

Register, 

Waverley 

Borough 

Council 

Housing 

Allocations 

Scheme 

Dunsfold is dominated by owner 

occupied housing, but in fact it has a 

slightly higher proportion (14.3%) of 

social rented housing than the borough 

average (12.3%). However, in recent 

years, there has been a significant shift 

towards the private rented sector.  

House prices and rents mean that 

housing is particularly unaffordable, with 

entry level house prices 13.89 times 

average annual earnings, slightly higher 

than the average of 13.62 across 

Waverley. 

There are also 8 households on the 

waiting list for affordable housing in 

Waverley, as well as numerous 

households expressing a preference to 

live there.  

Starter Homes are relatively unlikely to 

be viable in Dunsfold, and discounted 

market sale housing may not provide 

access to homeownership for even those 

on median incomes in the area. 

The evidence suggests a very significant 

affordability issue in Dunsfold, but that the need 

for social rented housing may be smaller than 

the need for other tenures of affordable housing 

appropriate for newly forming households, as 

discussed in more detail below.  

A Local Connection Policy may be introduced in 

a Neighbourhood Plan based on robust data 

showing local need, and this could be potentially 

supplied through a household survey. Planning 

obligations may well be the most effective way to 

achieve the implementation of such a policy.  

Demand/nee

d for smaller 

dwellings 

Census 

2001/2011, 

MHCLG 2014-

based 

household 

projections, 

ONS Sub-

National 

Population 

Projections 

We have demonstrated that the ageing of 

the population was more pronounced in 

the NA than in the Borough and that on 

average, households were smaller. We 

have shown that in Waverley, households 

tended to down-size to 1 bed flats and 2 

bed houses after 70.  

Furthermore, the number of childless 

couples and one person households are 

Based on the evidence, we believe there should 

be an uplift to the proportion of 2-3 bedrooms as 

recommended by the SHMA15, such that these 

homes make up between 70%and 80% of all 

new homes built, although the tenure of homes 

will also need to be considered. There is no 

evidence identified for the need to provide 1 

bedroom dwellings except in the context of 

affordable housing, for which there is an 

                                                                                                                     
9
 The term óAffordable Housingô denotes the planning definition set out on page 50 of the National Planning Policy Framework, 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf 
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Factor Source(s) (see 

Chapters 4-6) 

Possible impact on housing needed Conclusion 

 

2014, 

SHMA15 

forecast to grow, most of them aged over 

65. While some of the childless couples 

will choose to remain in their large 

properties after their children have left, 

the ageing of the population combined 

with a reduction in the size of household 

is likely to increase the need for smaller 

dwellings with 2-3 rooms or 1 to 2 

bedrooms flats/house.  

Although 2 and 3-bedroom dwellings 

combined have increased by 13.4% 

between 2001 and 2011, they only form 

10.5% of the housing stock in 2011, with 

a similar level in the Borough.  

identified local need. 

Demographic 

change 

Census 

2001/2011, 

MHCLG 2014-

based 

household 

projections, 

ONS Sub-

National 

Population 

Projections 

2014, 

SHMA15 

Regarding demographics, trends in 

Dunsfold are relatively similar to 

Waverley. 

There are, however, some differences. 

Firstly, the population of Dunsfold is older 

on average (the median age in Dunsfold 

as of 2011 was 48.7, against 42 in 

Waverley). This is reflected in the current 

age distribution, as the majority of 

residents are above the age of 45. 

Secondly, the average household is 

smaller in Dunsfold (2.24) than in 

Waverley (2.47).  

Over the inter-censual period, the 

population of Dunsfold aged over 45 has 

increased by 62.2% whilst its population 

aged below 45 has decreased by 26.2%. 

By contrast, Waverley has experienced 

an increase of 44.2% of the population 

aged over 45 and a small increase of 

2.3% of its population below 45. 

Therefore, both areas have been 

experiencing ageing, although that 

phenomenon has been more prominent 

in the NA. 

Given the trends described in the SHMA15 

towards the ageing of the HMA population, and 

the forecast reduction of the size of households 

from now until the end of the Plan period, 

Dunsfold is likely to be strongly influenced by 

Borough-wide trends, and should households 

express a preference for downsizing (for 

example in household surveys), there is a case 

for developing smaller housing and appropriate 

specialist housing as discussed in more detail 

below.  

Dwelling type Census 

2001/2011, 

SHMA15 

Currently, detached and semi-detached 

are the two predominant types; almost 

50% of households in Dunsfold live in a 

detached property. The NA has very few 

flats and terraced housing. Terraced 

houses are likely to be appropriate to 

meet the demand for smaller properties. 

In addition, the evidence from the Market 

Signals section suggests an unmet 

demand for terraced properties. 

We would recommend that the parish council 

consider how site specific allocations policies 

might help shape the design of housing 

developments towards providing terraced 

properties, given the identified demand for this 

type. Such prescriptions will be subject to 

viability considerations, and it may be that flats 

of a similar size to a smaller terraced home (2-3 

bedrooms) could adequately meet identified 

local needs. 

Family-sized Census 

2001/2011, 

29% of households in Dunsfold are 

families with children. This number has 

Although the number of families with children will 

not increase as much as other household types, 
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Factor Source(s) (see 

Chapters 4-6) 

Possible impact on housing needed Conclusion 

 

housing SHMA15 increased during the inter-censual period 

by 13.5% and projections suggest it will 

increase by 12.1% in Waverley over the 

Plan period, significantly less than other 

household types, suggesting that there is 

unlikely to be significant need for large 

dwellings in future. Furthermore, as many 

current families will downsize from now 

until the end of the Plan period, part of 

the family-sized stock will likely be 

released and made available to newly-

formed family households. 

it is important in the context of an aging 

population to maintain a balance of different 

housing types so as to attract different kinds of 

households to the area. Therefore, a proportion 

of houses should be family-sized with 4 to 5 

rooms (flat/house with 3 bedrooms and 2 

reception rooms). Based on the evidence 

assembled here, we recommend a smaller 

percentage than the one put forward by the 

SHMA15 20% to 30% of new buildings in the NA 

should have 3 to 4 bedrooms. 

Housing for 

independent 

living for 

older people 

HLIN, Census 

2001/2011, 

ONS Sub-

National 

Population 

Projections 

2014, 

SHMA15 

There are slightly fewer very elderly 

people aged 85+ people in Dunsfold than 

across Waverley, although this is more 

than made up for by the greater number 

of people aged 65+. Both groups are 

projected to grow by more than 50% over 

the Plan period.  

Pensioners are more likely to occupy 

social rented housing (14.6%) than other 

households (11.8%), but also more likely 

to own their own home (80.6%), with 

those owning without a mortgage (74.2%) 

being the dominant tenure across the 

HMA.  

Partly as a result of this tenure mix, older 

people are also more likely to under-

occupy housing, with 58.8% have two or 

more extra bedrooms, verses just 36.2% 

across the HMA.  In Dunsfold itself, other 

households were much more likely to 

under-occupy housing (51.1%) though 

still less likely then pensioners (62.5%). 

In terms of health, older people in 

Dunsfold have similar levels of mobility 

limitations to the rest of the Borough, if 

slightly lower.  

It is worthwhile collecting local views via a 

household survey on whether older people in 

Dunsfold would like to downsize and remain in 

the village, as not all older households living with 

extra bedrooms may wish to do so, partly 

because of care and social needs in later life. 

This would help to establish the need for market 

sector specialist housing.  

Our assessment of the need for specialist 

housing for the elderly in Dunsfold is 21 units 

over the Plan period, of which 5 should be 

affordable. This is based on the existing rate of 

provision across Waverley, which is 94 per 1000 

households aged 75+. It is also worth 

considering whether in the future, housing of this 

type might be aimed at those in other age 

groups, namely those aged 55+, both to enable 

a wider target market for developments, as well 

as to create balanced, mixed communities for 

older people living in specialist housing. 

 

Specialist 

housing for 

younger 

people 

EHS 15/16, 

ONS, House 

Price Statistics 

for Small 

Areas, UKHPI,  

IFS, NHPAU, 

Resolution 

Foundation, 

SHMA15, 

Demos 

Whilst the number of first time buyers has 

increased to its highest point across the 

UK since 2008, such households spend 

on average Ã50,000 on a deposit, and 

29% receive assistance from friends or 

family. Indeed, just 5% of first time buyers 

came from those on the lowest 20% of 

incomes, and approximately three 

quarters of first time buyers earn over 

Ã30,000 per annum after tax. As noted 

above, entry level properties (those at 

lower quartile prices) are extremely 

unaffordable in Dunsfold, being more 

than 13 times the wages of those on 

Starter homes could offer a potential solution to 

younger people wishing to buy more affordable 

forms of housing in Dunsfold, particularly as 

these are the governmentôs primary specialist 

housing programme for the young delivered 

through planning policy. However these will not 

provide for those on median incomes and may 

not be viable in Dunsfold.  

Furthermore, younger people are much more 

likely to be students or unemployed than all 

other age groups, and thus, other forms of 

affordable housing may be appropriate to meet 

their needs. These could include other forms of 
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Factor Source(s) (see 

Chapters 4-6) 

Possible impact on housing needed Conclusion 

 

lower quartile incomes. The ONS 

estimates that an annual income of more 

than Ã64,000 would be required to buy an 

entry level (Ã340,000) home in Dunsfold, 

more than twice the England and Wales 

Average.  

affordable home ownership products such as 

shared ownership, allowing households to buy 

only a portion of their home, or where these 

types of homes are still too expensive (as has 

been demonstrated, particularly for those on 

Lower Quartile Incomes), housing built to rent 

may be most appropriate, which could include 

affordable rented housing let at a 20% discount 

on market rates. There are also a range of 

community-led Housing models that could also 

help Dunsfold Parish Council to deliver housing 

for young people from the area. 

Source: AECOM 

Recommendations for next steps 

32. This neighbourhood plan housing needs advice has aimed to provide DPC with evidence on housing trends from a 

range of sources. We recommend that the parish should, as a next step, discuss the contents and conclusions with 

WBC with a view to agreeing and formulating draft housing policies, in particular the appropriate approach to 

identifying the level of need for new housing in the NP area, bearing the following in mind: 

¶ Neighbourhood Planning Basic Condition A, that it has regard to national policies and advice contained in 

guidance issued by the Secretary of State; Condition D, that the making of the neighbourhood plan 

contributes to the achievement of sustainable development; and Condition E, which is the need for the 

neighbourhood plan to be in general conformity with the adopted strategic development plan; 

¶ the views of WBCï in particular in relation to the housing need figure that sites should be allocated to meet; 

¶ the views of local residents; 

¶ the views of other relevant local stakeholders, including housing developers; 

¶ the numerous supply-side considerations, including local environmental constraints, the location and 

characteristics of suitable land, and any capacity work carried out by the WBC, including but not limited to the 

Land Availability Assessment (LAA) 2016; 

¶ the findings and recommendations of this study; and 

¶ the impact of the new Government proposed standard methodology on calculating housing need on the 

Borough and its neighbourhoods. 

33. Recent changes to the planning system, recent proposed changes to the NPPF, as well as the implementation of the 

Housing and Planning Act, will continue to affect housing policies at a local authority and, by extension, a 

neighbourhood level. 

34. This advice note has been provided in good faith by AECOM on the basis of housing data and national guidance 

current at the time of writing (alongside other relevant and available information). 

35. Bearing this in mind, we recommend that the steering group should monitor carefully strategies and documents with 

an impact on housing policy produced by the WBC or any other relevant body and review the neighbourhood plan 

accordingly to ensure that general conformity is maintained.  

36. We would also recommend some degree of monitoring of the trends identified in this study, which could potentially 

trigger the need for a review of the draft neighbourhood plan, should key indicators, for example house prices, change 

significantly.  
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2. Context 

2.1 Local context 

37. Dunsfold is a village and civil parish in the Borough of Waverley, Surrey in the South East of England. 

38. It lies five miles south of Godalming close to the West Sussex border, 4.5 miles to Cranleigh, 8.7 miles south of 

Guildford and 55 miles south of London. The village has a Thirteenth Century church, a community shop (with post 

office), a village hall, a sports & social club and a public house.  

39. It lies in the Weald and at its Northern edge reaches the southern escarpment of the Greensand Ridge. It includes the 

Wey and Arun Canal, and just under half of Dunsfold Aerodrome, which is shared with the neighbourhing Parish of 

Alfold. The Dunsfold Road crosses the village and links it to Plaistow in the south and to the A281 to the North, which 

in turn links it to Guildford. 

40. The Neighbourhood Area (NA) for the Dunsfold Parish Neighbourhood Plan (DPNP) was designated by WBC on 31
st
 

May 2017 and covers the area of the Dunsfold Parish depicted in Figure 2-1 below. 

Figure 2-1: Dunsfold NA 

 

Source: Waverley Borough Council 
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2.2 Planning policy context 

41. In line with the basic conditions of Neighbourhood Planning, Neighbourhood Plans (NPs) are required to be in general 

conformity with the adopted strategic local policies. Consequently, there is a requirement for the relevant Local Plan to 

be reviewed as part of this HNA. 

42. The current local development policy comprises of Waverley Borough Local Plan Part 1: Strategic Policies and Sites 

(LPP1) adopted in February 2018
10
 and Waverley Borough Local Plan Part 2: Site Allocations and Development 

Management Policies (LPP2). LPP1 replaces a number of policies from Local Plan 2002; however some of the Local 

Plan 2002 policies have been retained until the adoption of LPP2. 

43. The Local Plan Part 1: Strategic Policies and Sites (LPP1) sets out the Council's spatial framework for delivering the 

development and change needed in Waverley Borough up to 2032. As the LPP was adopted after 2012, it is up-to-

date and reliable for the purposes of arriving at a housing need figure for Dunsfold. However, we note that the Local 

Plan Part 1 is currently subject to legal challenge in the High Court. 

44. The LLP1 provides the following 6 policies that are relevant to this HNA: 

¶ Policy SP2: Spatial Strategy ï which states that in order to maintain Waverleyôs character whilst insuring 

that development needs are met, the Spatial Strategy will allow limited levels of development in/around 

Dunsfold. Villages not within Surrey Hills AONB or Green Belt offer more scope for growth (in Dunsfold 

Green Belt surrounds the Parish but is not actually within the Parish). 

¶ Policy ALH1: The Amount and Location of Housing ï which states a housing target of 11,210 net 

additional homes in the period from 2013 to 2032 or 590 dwelling per annum. As part of this policy, each 

parish is allocated a minimum number of new homes (including homes permitted and built since April 2013). 

Dunsfold is categorised as a óSmaller villageô and will accommodate a minimum  of100 dwellings. In addition 

to that, 188 dwellings will be delivered on windfall sites in all settlements types. 

¶ Policy AHN1: Affordable Housing on Development Sites ï which requires a minimum provision of 30% of 

affordable housing on housing developments providing a net increase of 6 dwellings or more (for designed 

rural areas), of 11 dwellings (in non-designated rural areas), and in developments that have a maximum 

combined gross floorspace of more than 1000 sq m.  

¶ On-site provision of AH is required and alternative to on-site provision will only be considered in exceptional 

circumstances. In that case, a contribution in the form of a payment equivalent to the cost of providing 30% 

of on-site provision may be sought. Finally, the mix of dwelling types, sizes and tenure split should reflect the 

type of housing identified as being required in the most up-to-date evidence of housing needs and the 

SHMA. 

¶ Policy AHN2: Rural Exception Sites ï which states that small scale developments of affordable housing 

may be on land that is within an existing rural settlement when there is a genuine local need for affordable 

housing which cannot be met in some other way. 

¶ Policy AHN3: Housing Type and Size ï which states that proposals for new housing must provide an 

appropriate range of different types and sizes of housing to meet the needs of the community, reflecting the 

most up-to-date evidence in the SHMA.The Council will also support the provision of new housing that meets 

the needs of specific groups identified in the SHMA: older people, families with children, people with 

disabilities. The Council will also encourage the development of specialist housing and appropriate types of 

older personsô housing on suitable sites. Figure 2-2 below shows the mix of housing recommended across 

the whole housing market area in the SHMA. The figure in the brackets shows the figure for Waverley 

specifically. 

        Figure 2-2: Need for different size homes in the West Surrey HMA and Waverley 

 

Source: Waverley Borough Local Plan Part 1, 2018 

 

                                                                                                                     
10

 The Planning Inspectorate issued the Waverley Borough Local Plan Part 1 Examination Inspector's Report on 1 February 2018. 
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¶ Policy AHN4: Gypsies, Travellers and Travelling Showpeople Accommodation ï which states that 

provision, should be made for that group, in conformity with the Waverley Traveller Accommodation 

Assessment. The identification of sites will be within Part 2 of the Local Plan. 

3. Approach 

3.1 Research questions 

45. Housing Needs Assessment at neighbourhood plan level can be focused either on quantity of housing needed, type of 

housing need, or both. In most cases, there is a need to focus on quantity where the housing target for the settlement 

being assessed is unclear, for example where the local authority has not set a specific target for the settlement, or 

where there is no local plan in place.  

46. Research Questions, abbreviated to óRQ;ô are arrived at the start of the project through discussion with the parish. 

They serve to direct our research and provide the structure for the HNA.   

47. The key research questions can be summarised as follows: 

3.1.1 Quantity 

48. The Local Authority, WBC, have allocated a minimum of 100 dwellings to Dunsfold Parish in the ALP within Policy 

ALH1: The Amount and Location of Housing
11
. In Table 3-1 below we reproduce the main modifications which relate 

to the components of the housing land supply that have informed the housing allocations for Dunsfold.  

Table 3-1: Extract from Inspectorôs Main Modifications to the Waverley Local Plan 1 February, 2018 

 
Source: Final Schedule of Main Modifications to the Waverley Borough Local Plan, pp.39 

49. However, in the context of uncertainty as to the future of the Dunsfold Aerodrome site, and how this might affect the 

number of dwellings currently allocated to the Parish, the purpose of the HNA is therefore to generate a HNF for 

Dunsfold using an objective and robust methodology that may provide the intelligence required to engage actively with 

WBC to arrive at this figure and determine where these dwellings may be located. Therefore, the first research 

question is: 

RQ1: What quantity of housing in the Plan Area is appropriate over the Plan period? 

3.1.2 Tenure 

50. Dunsfold is a working village with active agriculture and small industries. These employ people on modest incomes 

who are increasingly unable to afford market dwellings. DPCôs current perspective is that a mix of social rented and 

intermediate dwellings (for example shared ownership) are needed over the Plan period so as to maintain a balanced 

community in Dunsfold.   Therefore, we consider the following research question: 

                                                                                                                     
11

 Waverley Borough Pre-submission Local Plan Part1: Strategic Policies and Sites, page 6-5 
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RQ2. What affordable housing (social housing, affordable rented, shared ownership, intermediate rented) and 

market tenures should be included in the housing mix? 

51. In addition, DPC are interested in reserving Affordable Homes delivered as part of new development for people with a 

local connection to Dunsfold. 

RQ3. Does the evidence exist to justify a local connection test policy in Dunsfold?  

3.1.3 Type and size 

52. DPC feels there may be an adequate number of larger family dwellings of four or more bedrooms in Dunsfold, and a 

shortage of smaller dwellings. The high demand for the small number of bungalows in the parish is cited as evidence 

of this under-supply. The HNA should therefore consider the appropriate type and size of dwellings to be delivered 

over the Plan period.  

RQ4. What type (terrace, semi, bungalows, flats and detached) and size (number of habitable rooms) of housing is 

appropriate? 

3.1.4 Housing for specialist groups 

53. A substantial proportion of the population are aged 65+, and there has been a growth in recent years of those aged 85 

and above. As a result, the HNA should consider the needs of the elderly. In addition, so as to address concerns about 

the displacement of younger households, the needs of newly formed households should be examined.    

RQ5. What provision should be made for the needs of older and newly formed households over the Plan period?  

3.2 Study objectives 

54. The objectives of this report can be summarised as: 

¶ Collation of a range of data with relevance to housing need in Dunsfold in relation to Waverley; 

¶ Analysis of that data to determine patterns of housing need and demand; 

¶ Investigating the agreed-upon research questions; and 

¶ Setting out recommendations based on our data analysis that can be used to inform the Neighbourhood 

Planôs housing policies. 

55. The remainder of this report is structured around the research questions set out above, whilst Chapter 9 sets out our 

conclusions and recommendations based on our data analysis that can be used to inform the Neighbourhood Planôs 

housing policies.  

3.3 Relevant Data 

3.3.1 SHMA 

56. The PPG states that neighbourhood planners can refer to existing needs assessment prepared by the local planning 

authority as a starting point. As Dunsfold NA is located in Waverley Borough, within the West Surrey Strategic Housing 

Market Area, we therefore turned to the West Surrey Strategic Housing Market Assessment (September 2015, 

henceforth SHMA15) which covers West Surrey and informs emerging housing policies at a local authority level, 

including affordable housing policy.  

57. Also relevant is the West Surrey SHMA Waverley Sub Area Addendum, published in November 2015 (Henceforth 

SHMAW). 

58. While these are credible sources, and their statistical robustness can be assumed, their usefulness also depends on 

whether the Housing Market Area (HMA, that the SHMA studies treat as their subject area) can be used as a proxy for 

the NA. This requires an assessment of the extent to which the demographic characteristics and economic trends that 

it identifies are common to the NA. Shared characteristics emerge as a result of internal linkages fundamental to the 

notion of an HMA.  
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59. PPG defines an HMA as a geographical area ódefined by household demand and preferences for all types of housing, 

reflecting the key functional linkages between places where people live and work.ô
12

 

60.  It goes on to remark that óestablishing the assessment area may identify smaller sub-markets with specific features, 

and it may be appropriate to investigate these specifically in order to create a detailed picture of local need. It is 

important also to recognise that there are ómarket segments,ô i.e. not all housing types or economic development have 

the same appeal to different occupants.ô
13
  

61. Dunsfold is located well within the Guildford HMA as shown in Figure 3-1 below. This would suggest that the findings 

in the SHMA should form the primary evidence base for the Dunsfold HNA, as the PPG makes clear that parish/town 

councils should ñrefer to existing needs assessments prepared by the local planning authority as the starting pointò, as 

well as planning to support the strategic development needs set out in Local Plans, including policies on housing
14
. 

However, we have noted above the concern from the Local Plan inspector regarding the SHMA, in technical terms, it 

is still relevant to Dunsfold and therefore to this study. 

Figure 3-1: MHCLG Defined Local Housing Market Areas 

 

Source: SHMA 

62. Indeed, this is supported by data on travel to work area, as shown in the Figure 3-2, which demonstrates that in terms 

of employment, Dunsfold residentsô sphere of influence is primarily within Guildford and Aldershot, with 48.7% of 

residents working less than 30km, equivalent to about 76% of those commuting.  

                                                                                                                     
12

 PPG Paragraph: 010 Reference ID: 2a-010-20140306 Revision date: 06 03 2014 
13

 PPG Paragraph: 008 Reference ID: 2a-008-20140306 Revision date: 06 03 2014 
14

 PPG Paragraph: 006 Reference ID: 2a-006-20140306 

Dunsfold 
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Figure 3-2: ONS Travel to Work Areas 

 

Source: SHMA 

63. However, in the SHMAW, also published in 2015, a further sub-division of housing markets within Waverley was 

developed to aid in more local housing market area understanding and calculations. As such, we have carried through 

these geographies, shown in Figure 3-3 below, in our analysis, with Dunsfold falling into the Rest of Borough sub-

market area. 

Figure 3-3: Ward composition of Waverley sub-markets 

 

Source: SHMAW 

64. The SHMA studies draw upon a range of data including population and demographic projections, housing market 

transactions and employment scenarios to derive the objectively-assessed housing need for the Borough. As such, it 

contains a number of points of relevance when determining housing need within the NA.  

65. This provides a strong starting point for policy development that aims to build on and add local specificity to those of 

the Local Planning Authority by enabling a comparison to be made with parish-level data (gathered as part of the 

preparation of this study), given that such an exercise reveals contrasts as well as similarities. 

3.3.2 Other relevant data 

66. A range of additional sources of information have been used to complete this study. These include data from the 2001 

and 2011 Census, data from WBC on the housing register and dwelling completions since 2011, and data from the 

Dunsfold 
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Land Registry on Prices Paid for housing sales. We have also spoken to local estate agents with knowledge of the 

Dunsfold housing market, in line with PPG, including Burns & Weber, House Partnership, and Strutt & Parker.  
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4. Quantity  

RQ 1. What quantity of housing is appropriate in the NA over the Plan period? 

67. We have estimated the quantity of housing needed in NA according to a range of different sources including: 

a. Local Plan (LP) 

b. SHMA - proportional share drawn from OAN 

c. MHCLG Household projections 

d. Net home completion rates 2001-2017 

68. These calculations are set out below.  

4.1 Local Plan 

69. As noted above, the ALP allocates 100 dwellings to Dunsfold, based on the Inspectorôs main modifications. Indeed, 

the ALP puts forward a housing requirement of 11,210 in the Borough over the Plan period between 2011 and 2032. 

The proportional share may be calculated for DPC based on the proportion of homes in the NA. At the time of the last 

Census there were 467 dwellings in the NA, or 0.91%% of all homes in the Borough (51,545). Therefore, 102 homes 

(0.91% of 11,210) homes would be allocated as the ófair shareô of the borough target. Given that there were no 

dwellings completed in the parish between 2011-2017, this indicates a requirement for 102 additional dwellings 

from 2018-2032, or 7 dwellings per annum.  

4.2 SHMA 

70. It is important to remember that the SHMA presents a demand-side only, or óunconstrainedô assessment of need (often 

identified as Objectively Assessed Need, or OAN
15
), as opposed to a final housing target. The final housing target put 

forward in the ALP and discussed above takes into account a number of other factors, including for example the 

availability of land, viability, infrastructure and environmental constraints and the results of consultation.   

71. However, the SHMA can present an appropriate starting point for deriving need at the NP level, because it is usually 

the most up-to-date evidence available, and takes into account the latest population and household projections, which 

the PPG guidance suggests should be taken as a óstarting pointô in determining need at the local authority level.  

72. The SHMA for West Surrey is now somewhat dated, and is based on household projections data from 2012 

(published 2014). Indeed, the inspector laid out a number of justifications for an uplift to the housing needs figure from 

9,861 to 11,210. On this basis, we have excluded the previous SHMA figure from these calculations, as its 

validity has been questioned by the Planning Inspectorate. 

4.3 MHCLG household projections 

73. MHCLG periodically publishes household projections. The PPG recommends that these household projections should 

form the starting point for the assessment of housing need.  

74. The most recent (2014-based) household projections were published in July 2016
16
, and extend to 2039. Although 

population projections are only available at a local authority level, a calculation of the share for the NA is nevertheless 

possible for the household projections based on the NAôs household numbers in the 2011 Census.  

75. At the 2011 Census, Waverley had 49,280 households and Dunsfold had 441 households, or 81% of the total 

(rounded). These statistics are of course somewhat dated: mid-year population estimates suggest that the population 

of Waverley may have increased from 121,572 to 123,768 people by mid-2016. This could result in an additional 890 

households across Waverley by that year. However, monitoring data from the local authority suggests that no new 

dwellings have been completed in Dunsfold since 2011, suggesting that very little of this growth has occurred within 

the parish.  

                                                                                                                     
15

 The OAN includes the baseline demographic need, plus any adjustments made to official forecasts to account for projected rates of 
household formation post 2021, past suppression of the formation of new households, the effect of past under-supply, employment 
forecasts, market signals and affordable housing need (as set out in paragraph ID2a-004 of the PPG).  This is sometimes described as 
ópolicy offô because it does not take account of final policy responses as a result of taking into account capacity, environmental and 
infrastructure constraints. 
16

 See 2014-based DHCLG Household Projections live tables at https://www.gov.uk/government/statistical-data-sets/live-tables-on-
household-projections 
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76. Any growth that may have occurred in households was accommodated either by households occupying multi-family 

homes (i.e. living as concealed households), or as homes being subdivided into multiple dwellings, without any net 

new additions to the housing stock as a result of house building. On this basis, the number of households in Dunsfold 

in 2018 is likely to be relatively similar to the number living there in 2011.  

77. In the 2014-based household projections, the projection for 2032 is for 56,871 households in Waverley. Assuming it 

continues to form 0.89% of the Borough total, the NAôs new total number of households would be 509 (rounded); 

therefore 68 new households would form in the NA between 2011 and 2032 (or a rate of growth of 3 households per 

year).  

78. Number of households does not, however, equate precisely to number of homes, with the latter slightly higher in most 

places. The NA is no exception; in the 2011 Census, there were 441 households but 467 homes. This gives a ratio of 

0.94 households per home. In the case of NA, then, a projection of (68) new households translates into a need for 72 

new homes (rounded to the nearest whole number). 

79. These figures are based on the assumption that the 2014-based projections as to household growth at the Local 

Authority level are accurate. As the annual mid-year population estimates have now been released for 2016, the 

2014-based household projections may need to be órebasedô for accuracy. The mid-2016 population estimates give 

the actual number of people in the Borough at that point, meaning the difference between the estimated and the 

previously projected number of households can to be taken into account in future projections.  

80. The 2014-based household projections were based on the 2014-based Sub-National Population Projections, which 

estimated that by 2016 there would be 124,100 people in Waverley. The mid-2016 Estimates show that based on the 

latest information there were estimated to be 123,768 people, which is lower than the projections by 332 people. 

Assuming average household sizes remain constant (in 2011 there were an average of 2.47 people per household in 

Waverley, obtained by dividing population by number of households) this equates to 135 fewer households across 

Waverley.   

81. Taking 56,736 (56,871-135) as our household number of households in Waverley at 2032, this equates to 508 

households in the NA (rounded), producing a revised growth in the number of households between 2011 and 2032 of 

67. Taking into account the disparity between household numbers and dwelling numbers (0.94 households per 

dwelling), this produces figure of 71 homes. Netting off the 42 dwellings granted permission since 2011, we arrive at a 

re-based household projections-derived dwellings of 29, or 2 additional dwellings (rounded) over the period 

2018-2032.  

82. This projection is an entirely unconstrained, theoretical figure comprising a relative proportion of the overall projected 

increase, and thus does not take into account political, economic, demographic or any other factors that might have 

influenced, or may in future influence, the ALP housing distribution across the Borough and hence any difference 

between this figure and the ALP-derived figure above. Indeed, the PPG makes clear that demographic projections 

should only be used as the starting point for determining housing need, particularly given the potential need for 

adjustment as a result of ñfactors affecting local demography and household formation rates which are not captured in 

past trends.
17
ò 

4.4 Home growth 2001 ï 2017 

83. Consideration of home growth 2001-2011 provides a projection based on the rate of delivery of net new homes 

between the two Censuses. Census data shows that there was an increase of 37 homes in the NA between these two 

dates, or an average annual rate of increase of 4 homes (rounded). Multiplying this annual figure by the number of 

years remaining of the Plan period from 2018 produces a gross need for 60 homes.  

84. However, since 2011, there have been no homes delivered in Dunsfold according to monitoring data from Waverley 

Borough Council. As noted above, 42 homes have been granted permission, but given that this was in February 2017, 

it seems reasonable to suggest that the total of these homes may only be delivered by 2021, i.e. 10 years since the 

last Census and also suggesting an annual delivery rate of 4 homes per annum (rounded) as above, which, if 

projected forward, would yield a gross need of an additional 60 homes from 2021-2032, or closer to 5 homes per 

annum. These differences are as a result of how the backlog of need created by a lack of housing delivery between 

2011 and 2018 is dealt with.  

                                                                                                                     
17

 PPG Paragraph: 015 Reference ID: 2a-015-20140306 
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4.5 The Standard Methodology 

85. On September 14
th
, 2017, MHCLG published ñPlanning for the right homes in the right places: consultation proposalsò 

(the consultation proposals), a consultation on a new proposed Standard Methodology for Assessing Housing Need 

(SMAHN) for arriving at an OAN for housing for individual local authorities, thus avoiding both the expense of 

producing complex SHMAs and the disagreements surrounding their methodologies. MHCLG has stated that ñthis 

consultation sets out a number of proposals to reform the planning system" including "how neighbourhood planning 

groups can have greater certainty on the level of housing need to plan forò.
[1]

 

86. It is important to consider the implications of this emerging policy guidance for potential housing need calculations in 

the NP. Therefore, what follows is an assessment of the NAôs housing need based on the new proposed methodology 

which, should the policy be put in place in its current form, provide the likely figures for housing need in the area. This 

projection is included for information only, bearing in mind that the consultation makes clear that LPAs will have the 

option of using alternative methods of calculating their OAN, so long as the number they arrive at exceeds that 

produced by the new standard methodology. 

87. Proposed updates to the PPG include a requirement that LPAs provide a housing need figure to neighbourhood 

planning groups, and that they may do this by making a reasoned judgement based on the settlement strategy and 

housing allocations in their plan, so long as the local plan provides a sufficiently up-to-date basis to do so.
18
 The 

starting point for using the SMAHN for the neighbourhood level is therefore whether the current Local Plan was 

adopted before or after the introduction of the NPPF.  

88. In the case of WBC, the ALP has been adopted and is therefore up-to-date. However, the indicative assessment using 

the SMAHN formula is 538 dwellings per annum for Waverley, an uplift of approximately 4% from the previous figure. 

This suggests there should be an increase of 11298 dwellings over the Plan period from 2011 to 2032, slightly higher 

(by 88 dwellings) than the amount suggested by the inspector. 

89. On this basis, it is unlikely that the new methodology will have a significant effect on the housing need figure for 

Waverley Borough Council, given the similarity between the two figures, and therefore this can be discounted.  

4.6 Conclusions 

90. Using MHCLGôs own population projections, and the methodology of a fair share, based on the percentage of 

households across Waverley who are currently living in Dunsfold, AECOMôs calculations suggest that dwellings 

growth of 71 homes would satisfy need in the NA. Further qualifications regarding these calculations are detailed in 

Appendix B. 

5. Tenure 

RQ2. What affordable housing (social housing, affordable rented, shared ownership, intermediate 

rented) and market housing tenures should be included in the housing mix? 

91. The provision of affordable housing is critical to the continuation of most communities as viable settlements; it needs 

however to be understood in relation to other tenures.  

92. The PPG states that HNAs should investigate household tenure within the current stock of housing, including any 

recent supply. It suggests that planners should make an assessment of whether continuation of these trends would 

meet future needs, based on a reasonable interpretation of the evidence gathered. 

93. It also suggests that planners should assess whether there are significant misalignments between supply of housing 

in each tenure, and local need/demand. From this, policies can be developed tosupport a change to the profile of 

tenure within the NAôs housing stock.
19
  

94. Our assessment of the tenures of housing needed are contained in the following chapter. However, it is first necessary 

to consider the background for polices on housing tenure, including the specific definition of affordable housing. 

                                                                                                                     
[1]

 https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultation-proposals 
18

 DHCLG, planning for the right homes in the right places: consultation proposals, page 31 
19
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5.1 Background and definitions 

95. It is necessary at this stage of the study to make clear the distinction between affordable homes as planning 

terminology and the colloquial meaning of the phrase. In the course of this study, we refer to Affordable Housing, 

abbreviated to óAHô. We mean by this those forms of housing tenure that fall within the definition of Affordable Housing 

set out in the current NPPF: social, affordable rented and various forms of intermediate housing
20
. To distinguish this 

from the colloquial definition, we refer to the latter as Affordable Market Housing (AMH).  

96. In this paragraph we review the tenures that appear under the new definition of Affordable housing set out in the 

consultation draft of the NPPF published in March 2018 (henceforward, NPPF18). These revisions make clear the 

governmentôs commitment to home ownership but recognise the important role of affordable rent for those not 

currently seeking home ownership. The changes remove references to ósocial rented,ô although its definition remains, 

those dwellings where órent is set in accordance with the Governmentôs rent policy.ô The revisions seek to broaden the 

definition of affordable housing to include a range of low cost housing opportunities for those aspiring to own a home, 

including starter homes. For the purposes of this HNA we assume this new definition will be introduced 

following the consultation process and will remain broadly unchanged.  

97. The NPPF18 puts in place the revised definition of affordable housing envisaged in the Housing White Paper
21
 as 

óhousing that is provided for sale or rent to those whose needs are not met by the market (this can include housing 

that provides a subsidised route to home ownership and/or is for essential local workers; and which complies with one 

or more of the following definitions:  

a. Affordable housing for rent: meets all of the following conditions: (a) the rent is set in accordance with the 

Governmentôs rent policy, or is at least 20% below local market rents (including service charges where 

applicable); (b) the landlord is a registered provider, except where it is included as part of a Build to Rent scheme 

(in which case the landlord need not be a registered provider); and (c) it includes provisions to remain at an 

affordable price for future eligible households, or for the subsidy to be recycled for alternative affordable housing 

provision. For Build to Rent schemes affordable housing for rent is expected to be the normal form of affordable 

housing provision (and, in this context, is known as Affordable Private Rent). 

b. Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and any secondary 

legislation made under these sections. The definition of a starter home should reflect the meaning set out in 

statute at the time of plan preparation or decision-making. Income restrictions should be used to limit a 

householdôs eligibility to purchase a starter home to those who have maximum household incomes of Ã80,000 a 

year or less (or Ã90,000 a year or less in Greater London) 

c. Discounted market sales housing: is that sold at a discount of at least 20% below local market value. Eligibility 

is determined with regard to local incomes and local house prices. Provisions should be in place to ensure 

housing remains at a discount for future eligible households. 

d. Other affordable routes to home ownership: is housing provided for sale that provides a route to ownership 

for those who could not achieve home ownership through the market. It includes shared ownership, relevant 

equity loans, other low cost homes for sale and rent to buy (which includes a period of intermediate rent). Where 

public grant funding is provided, there should be provisions for the homes to remain at an affordable price for 

future eligible households, or for any receipts to be recycled for alternative affordable housing provision, or 

refunded to Government or the relevant authority specified in the funding agreement.
22

 

98. In paragraph 65 of the NPPF18, Government introduces a recommendation that ówhere major housing development is 

proposed, planning policies and decisions should expect at least 10% of the homes to be available for affordable 

home ownershipô. In line with PPG
23
, the assumption should be that ómajor housing developmentô can be defined as 

sites of more than 10 units, and that affordable home ownership includes starter Homes, shared ownership homes 

and homes available for discount market sale.   

5.2 Current tenure profile 

99. As discussed above, the starting point for making recommendations as to the tenure of new homes built in the NA 

over the Plan period is a consideration of the existing tenures in the parish. The table below presents census data 

                                                                                                                     
20

 At the time of writing the 2018 version of the NPPF is out for consultation and includes the following tenures, Affordable housing for rent, 
Starter homes, Discounted market sales housing, and other affordable routes to home ownership.  
21

 DHCLG (2017) Fixing our Broken Housing Market (para A.120) 
22
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23
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from 2011 that shows the vast majority of households in Dunsfold own their own homes, a slightly lower rate of 

ownership than the Borough average, but still significantly higher than the rate across England as a whole.   

Table 5-1: Tenure (households) in Dunsfold, 2011 

Tenure Dunsfold Waverley England 

Owned; total 70.1% 73.7% 63.3% 

Shared ownership  2.7% 1.0% 0.8% 

Social rented; total 14.3% 12.3% 17.7% 

Private rented; total 8.8% 11.3% 16.8% 

Source: Census 2011, AECOM Calculations 

100. In addition, it is worth considering the way tenures have shifted during the inter-censual period. The following table 

shows the change in the total number of households occupying each tenure. In the case of Dunsfold, there has been 

a very significant percentage increase in shared ownership homes, albeit from a relatively small base. The most 

significant increase overall has been in the private rented sector, which has increased more in Dunsfold than in both 

Waverley and  England, although the SHMA notes that Waverley has the lowest rates of PRS across the HMA. It is 

also notable that there was an increase in the number of social rented dwellings in Dunsfold, against national and 

Borough trends.  

Table 5-2: Rates of tenure change in Dunsfold, 2001-2011 

Tenure Dunsfold  Waverley England 

 2001 2011 Change %Change   

Owned; total 305 309 4 1.3% 1.6% -0.6% 

Shared ownership  3 12 9 300% 42.3% 30.0% 

Social rented; total 47 63 16 34% -1.2% -0.9% 

Private rented; total 15 39 24 160% 71.3% 82.4% 

Source: Census 2001/2011, AECOM Calculations 

 

101. Given that homes are rarely built in a rural context specifically for the purposes of renting, it is reasonable to assume 

that the 24 additional homes that moved into owner occupation were previously under a different tenure. The shift of 

homes from owner occupation is likely to be as a result of demand for private rented homes, partly due to households 

being unable to access mortgage finance, as well as a range of other factors occurring at the national level which 

make homes more attractive to rent out than to occupy directly. 

5.3 Factors Affecting Housing Need: Costs and Affordability 

102. To further understand the picture of housing need in Dunsfold, it is necessary to consider the issues of cost and 

affordability of housing. Affordability considers the relationship between price of a good, and the resources available to 

purchase it. In the context of housing, a useful though crude indicator that provides an understanding of this 

relationship is the Lower Quartile Affordability Ratio (LQAR); this produces a number that expresses lower quartile 

house-prices as multiple of lower quartile household income.  

103. Indeed the PPG notes that ñThe ratio between lower quartile house prices and the lower quartile income or earnings 

can be used to assess the relative affordability of housing.ò
24
 This is helpful both as a way of understanding the extent 

to which those on lower incomes can access affordable market housing (AHM) for sale and the relative affordability of 

housing in the NA compared to other places. 

104. First, it is necessary to consider the cost of for sale housing in the NA, particularly as this is the dominant tenure of 

housing. Below we have analysed Land Registry Price Paid Data to provide up-to date annual average prices, divided 

by type according to PPG recommendations, for Dunsfold.  
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Table 5-3 : Average House Prices by Type, Dunsfold, 2008-2017 

 

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 

Detached £727,083 £571,750 £940,833 £817,000 £778,463 £719,606 £904,063 £767,500 £1,040,000 £603,317 

Semi-Detached £421,000 £401,400 £353,875 £500,000 £382,917 £371,500 £387,500 £490,000 £443,167 £447,500 

Terraced N/A £275,000 £261,500 £254,167  N/A £264,667 £205,000 £670,000 £589,000 £455,000 

Flats N/A  N/A £138,250  N/A  N/A  N/A £80,000  N/A  N/A £292,000 

All Types £683,357 £456,900 £541,433 £584,750 £608,943 £558,997 £653,654 £612,500 £795,227 £484,661 

Source: Land Registry PPD 

105. This data covers a total of 110 sales over the 10 year period, i.e. an average of 11 sales per annum. However, no data 

exists for some years due to no houses of a given type being sold in that year. Indeed, in general, the data shows the 

relative volatility of house prices in Dunsfold, although this is likely to be as a result of the relatively small number of 

sales in any given year, with a small number of very expensive homes skewing the figures. For example, in 2017, 

three homes were sold over Ã1 million, significantly skewing the average for all types. 

Figure 5-1: Average House Prices by Type, Dunsfold, 2008-2017 

 

Source: Land Registry PPD 

106. The data above presents a relatively mixed picture, which is again likely to have been influenced by the relatively 

small number of transactions in Dunsfold. So whilst the average price for flats and terraced homes was much higher in 

Dunsfold than in Waverley in 2017, the average price for semi-detached homes was very similar, and the average 

price for detached homes actually lower. Still, taking all types of house sales (which obviously represent only a tiny 

proportion of the actual overall housing stock in Dunsfold), average prices were somewhat higher in Dunsfold than in 

Waverley.  

107. Given the low number of sales, it is helpful to consider house prices in the slightly wider geographical area of the post-

code GU8, as shown in the Figure 5-2 below. This includes Dunsfold as well as some other areas to the south of 

Godalming.  
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Figure 5-2: GU8 Postcode area 

 

Source: Google.co.uk 

108. Figure 5-3 below demonstrates that even across a wider area (in which there were more than 2000 sales over the 10 

years) there were still fairly significant price fluctuations year to year, with noticeable peaks in 2011, and a dip in 2012. 

This was likely in part as a result of the second dip of the national recession, with prices decreasing. 

109. Our discussions with local estate agents suggest that political uncertainty, both locally as a result of the outcome of 

the decision whether to develop Dunsfold Aerodrome, as well as nationally, with regards to Brexit, may have impacted 

prices and caused them to be more uncertain.  

Figure 5-3: House prices in Dunsfold by type, 2008-2017 

 

Source: Land Registry PPD 
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110. It is interesting to note that the situation in Dunsfold in 2017 represented a fairly significant change from the picture in 

2008, when housing in Dunsfold cost nearly twice as much on average as that in Waverley, partly as a result of no 

terraced homes or flats being sold in that year, the earliest for which data is available from the Land Registry. Where 

no sales occurred in a given year, we have used N/A. 

Table 5-4: House Price Growth in Dunsfold and Waverley, 2008 and 2017 

  2008 2017 

 Dunsfold Waverley Dunsfold Waverley 

Detached £727,083 £524,572 £603,317 £746,809 

Semi-Detached £421,000 £317,861 £447,500 £447,346 

Terraced N/A £251,435 £455,000 £347,390 

Flats N/A £226,852 £292,000 £250,654 

All Types £683,357 £329,920 £484,661 £453,479 

Source: Land Registry PPD 

111. This shift is likely as a result of higher house price growth overall across the Borough than in Dunsfold, although due 

to the incompleteness of the dataset, i.e. due to the relative unavailability of terraced homes and flats, which are 

generally cheaper than semi-detached and terraced homes as a result of their size and desirability, this is difficult to 

verify. 

112. Indeed, detached houses, which make up approximately 49% of all housing in the parish, experienced similar growth 

in prices in both Dunsfold and Waverley to 2016 (42% approximately), but in 2017, the average price of a detached 

home in Dunsfold dropped dramatically from Ã1,040,000 to Ã603,317, demonstrating how unrepresentative a small 

number of sales can be. 

113. In November 2015, Waverley Borough Council published an addendum to the West Surrey SHMA, the Waverley Sub 

Area Addendum (SHMA), also produced by GL Hearn. The purpose of this addendum was to set out ña range of key 

outputs for five sub-areas in Waverleyò
25
 These five sub-areas are shown in Table 5-4 below, with Dunsfold falling into 

the Rest of Borough Sub-market. In particular, the Affordable Housing model used to produce data in the SHMA itself 

has been applied to these sub-areas to produce outputs for Affordable Housing figures and type and size needs. 

114. Data on Lower Quartile Sales Prices, which the PPG makes clear are equivalent to entry-level prices, suggest that the 

Rest of Borough is more expensive in terms of both sales prices and rental prices than housing in the main 

settlements. 

Figure 5-4: Lower quartile sales prices and rents by sub-area (2014) 

 

Source: SHMA15 

115. The SHMA also provides data on income levels for each sub-area. This shows that the Rest of the Borough had the 

highest mean and median income of any area save Haslemere, i.e. that incomes are relatively high compared with the 

Borough average.  
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Figure 5-5: Income levels by sub-area (2014) 

 

Source: SHMA15 

116. What is also clear from the data above is that there is a significant gap between mean and median incomes, reflecting 

a relative high number of high earners skewing the average upwards. The median provides a more helpful picture of 

household income for the purposes of understanding affordability for those on moderate incomes because it describes 

the income level above which 50% of the population sit, although the PPG provides no guidance as to which is more 

appropriate for the purposes of housing needs assessment. 

117. The ONS also publishes data on the ratio of house price to workplace-based earnings (lower quartile and median). 

However, these are not directly comparable to the data in the SHMA as they represent those working within local 

authorities. Indeed, Figure 5-6 below, also from the SHMA, shows the relatively significant gap between workplace 

and residence based earnings in Waverley, with the latter typically much higher at both median (by more than 

Ã10,000) and even at lower quartile levels. 

Figure 5-6: Annual workplace and resident earnings (2012) 

 

Source: SHMA15 

118. Still, the data from the ONS suggests that in 2014, median house prices for those working in the Borough were 13.62 

times annual earnings, whilst lower quartile, or entry level house prices were 13.89 times annual earnings. 

119. Indeed, these ratios suggest that in spite of higher incomes in Dunsfold, housing is more expensive than in other 

areas proportionally, and therefor is less affordable for residents. This is corroborated by the table below, which 

reproduces Table 9 from the SHMAW, which shows that the Rest of Borough area, including Dunsfold, had the highest 

proportion of newly forming households unable to afford market housing (45.2%). Indeed, a proportional share for 

Dunsfold Parish of this would be 4 newly forming households per annum unable to afford market housing. 

Figure 5-7: Estimate level of housing need from newly forming households (per Annum) 

 

Source: SHMA15 
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120. It is also necessary to consider data for Dunsfold specifically to understand the indicative income required to enter the 

housing market without a subsidy. This is known as the purchase threshold and represents the required level of 

income (per annum) to access a particular form of housing.  

121. We have already established that the Rest of Borough area that includes Dunsfold had a median annual income of 

Ã41,673 in 2014. In that year, the median house price in Dunsfold was Ã520,000, and this would generate a median 

affordability ratio of 12.5. Using an income multiple of 4 (which approximately 75% of all mortgage lending ratios fell 

below in recent years
26
) and a loan-to-value ratio of 90% (i.e. a loan of 90% and a deposit of 10%), it is possible to 

assess what type of dwelling would be accessible to those on median income, and what income would be required to 

access the median house price.  

122. An annual income Ã117,000 would be required to purchase a median priced house in Dunsfold in 2014, based on a 

typical mortgage terms. Conversely, the median income in the Rest of Borough area would enable a household to 

purchase a home worth approximately Ã185,000. Just three houses were sold below this price in 2013, 2014 and 

2015 combined in Dunsfold. Indeed, even the Lower Quartile House Price across these three years was Ã345,000 in 

Dunsfold, clearly far more than even those on median incomes in the area could afford. 

123. Below we also consider the income threshold required to rent  housing in Dunsfold, given that 9% of households 

rented in the village in 2011, and this is likely to have increased in recent years given the significant shift seen towards 

this sector particularly as a result of affordability concerns.  

124. Typically, an income threshold of 30% is used, as for example in the SHMA15.
27
 However, in areas of greater 

affluence, the SHMA15 suggests that residents may spend more of their incomes on housing, with figures also 

calculated for a 40% income threshold. Given the relatively higher median income in the Rest of Borough area, we 

have carried through this assumption. On this basis, a household on the median income would be able to afford rents 

of up to Ã1389 pcm. However, as of March 2018, the median rent in the GU8 post-code area shown in Figure 5-8 

below was Ã1599, thus requiring an income at a 40% threshold of Ã47,970. 

Figure 5-8: Map of GU8 Postcode Area used to collect rental data 

 

Source: Google.co.uk 

5.4 Other indicators of affordable housing need 

125. So far, we have considered housing need based on a statistical understanding of affordability based on household 

income. A necessary additional component to quantify the need for affordable housing (AH) in the NA is identifiable 

demand expressed through entries on housing needs register, as well as past trends in concealment and 

overcrowding.  

126. The most recent data for Dunsfold
28
 shows that there were 8 households on the Housing Register currently living in 

the parish. Of these, 6 needed a 1 bed home, and 2 needed a 2 bed home. Such households represented just 0.54% 

of the total housing register in Waverley (1489 households), in spite of the parish representing 0.89% of all 
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