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1. Introduction 
 

1.1. This report is a local housing needs assessment for Chobham and is intended to inform the 

preparation of the Chobham Neighbourhood Plan (CNP). It has been prepared following the 

guidance prepared by AECOM on behalf of Locality, “How to undertake a Housing needs 

assessment”. The document forms part of the evidence base for the CNP and reflects the 

situation at the present time (March 2023) and will gradually become superseded by more 

recent data. It is anticipated that the assessment should be updated on a periodic basis. 

 

1.2. Surrey Heath Borough Council (SHBC), in Policy SS1 (Spatial Strategy) of its Draft Surrey Heath 

Local Plan: Preferred Options (2019-2038) Regulation 18 Consultation Version approximately 

389-417 proposes the delivery of at least 5,680 new dwellings across the borough over the 

period to 2019-2038. These are proposed to be delivered predominantly through strategic site 

allocations as well as through windfalls and other Strategic Land Availability Assessment (SLAA) 

sites below the site allocation threshold. 

 

1.3. The Neighbourhood Plan Steering Group (the NPSG) does not intend to allocate any additional 

sites for housing development in the CNP. It is considered that the strategic site allocations will 

adequately address housing need (in terms of numbers) both at the very local level and 

contributing to strategic need. This is a position that has been discussed and agreed with 

officers at SHBC.  

 

1.4. The NPSG is keen, however, to influence the nature of any new homes delivered in the parish. 

Specific questions raised focus on: 

 

• The level of housing need; 

• The type, size and mix tenures of housing required in the parish; and 

• The need for affordable housing in the parish and what this might comprise. 

 

1.5. To address these questions, this report follows the methodology as set out in the Planning 

Practice Guidance, drawing on information from central government statistics, strategic housing 

data and locally sourced data from the parish itself. If landowners or other interested parties 

disagree with the report’s findings, they may make representations and present evidence to the 

qualifying body before or at formal consultation and publicity stages. It is for the qualifying 

body to consider such representations and evidence.  

https://neighbourhoodplanning.org/toolkits-and-guidance/undertake-housing-needs-assessment-hna/
https://neighbourhoodplanning.org/toolkits-and-guidance/undertake-housing-needs-assessment-hna/
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2. About the neighbourhood area 
 

2.1. Chobham Parish Council is preparing a neighbourhood plan for the entire parish. Chobham is a 

rural parish in Surrey located within Surrey Heath borough. The main settlement is Chobham 

village, located approximately two miles north of Woking, approximately six miles east of 

Camberley, 11 miles south of Slough and seven miles west of Weybridge.  

 

2.2. The 2021 Census recorded that the usual population of the parish was 4,100 persons. In 2021 

there were 1,800 households in the parish compared to 1,728 in 2011. This means that over the 

ten year period, 72 additional homes were built, constituting an increase in the number of 

dwellings of 4%. Since 2001, the number of dwellings has increased by 204 units, representing 

12% across the last two decades. 

 

2.3. The M3 runs east-west north of the village within the parish, connecting to junction 12 of the 

M25 to the east runs east-west to the south of the village, joining the A228 running north-south 

to the west. Chobham has no railway line; it is approximately midway between London-

terminating services at Woking and Sunningdale, just under five miles away. 

 

2.4. Currently, the parish sits wholly within the Metropolitan Green Belt, although the emerging 

Local Plan seeks to inset Chobham village. Amendments to the existing settlement are also 

proposed.  

 

2.5. The north-east of the parish comprises Chobham Common. This is part of the Thames Basin 

Heaths Special Protection Area (TBH SPA), which was designated on 9 March 2005 and forms 

part of Natura 2000, a European-wide network of sites of international importance for nature 

conservation established under the European Community Wild Birds and Habitat directives. The 

TBH SPA is one of the south east's most important natural assets with the lowland heath 

supporting important populations of Dartford Warbler, Nightjar and Woodlark - vulnerable 

ground-nesting birds. 

 

2.6. In order to allow new development while safeguarding the integrity of the TBH SPA, SHBC has 

put in place mitigation measures to avoid harm to the SPA arising from new housing 

development. These measures include: 

• The establishment of a 400-metre buffer around the SPA within which no net new 

residential development will be permitted; 

• The provision of Suitable Alternative Natural Greenspace (SANG); 

• Strategic Access Management and Monitoring (SAMM) measures - coordinated visitor 

management across the whole of the publicly accessible SPA. 

 

2.7. A large part of Chobham Common is designated as a National Nature Reserve and Site of Special 

Scientific Interest. Other environmental designations in the parish include a series of Sites of 

Nature Conservation Importance and ancient woodland.  There are two areas designated as 

Suitable Alternative Natural Greenspace (SANGS): 

 

https://en.wikipedia.org/wiki/Woking_railway_station
https://en.wikipedia.org/wiki/Sunningdale_railway_station
https://www.surreyheath.gov.uk/residents/planning/planning-policy/thames-basin-heaths-spa-sang/sang-and-samm-mitigation
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• Chobham Place Woods, Off Windsor Road (B383) GU24 8TN: A mature broadleaf wood 

approximately 17 hectares, which once belonged to Chobham Place House lying to the 

south. This area and Round Pond to the east are on the edge of Chobham Common. There is 

a range of tree species most of that are semi mature or mature. The age of the woodland 

and general lack of disturbance over a long period of time have allowed a wide diversity of 

animal species to colonise. The wood provides pleasant woodland walks. Parking on site, 2m 

height restriction. 

• Chobham Water Meadows, High Street, Chobham, GU24 8LZ: Chobham Water Meadows is a 

scenic and peaceful 23.5 hectare SANG site. This beautiful location offers many natural paths 

for walking and includes a 2.5k circular route along the banks of the River Bourne. Visitors 

are welcome to exercise their dogs, to cycle, to run, or just to amble through this special 

place taking in the meadow vistas, woodland boundaries and the gentle River Mill Bourne. 

Also part Site of Importance for Nature Conservation (SINC). 2 hours free parking, 2m height 

restriction. 

 

2.8. There are also numerous built assets of importance, including the Chobham Village 

Conservation Area, two Scheduled Monuments and nationally listed buildings.  

  

2.9. The neighbourhood area, which coincides with the parish boundary, was designated by SHBC on 

12 November 2013, as shown in Figure 1. 

 

 
Figure 1: Designated neighbourhood area 
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3. Planning policy and guidance 
 

National policy and practice guidance 

3.1. Chapter 5 of National Planning Policy Framework (NPPF) focusses on the need to deliver a 

sufficient supply of housing. Paragraph 60 states that to support the Government’s objective of 

significantly boosting the supply of homes, “it is important that a sufficient amount and variety 

of land can come forward where it is needed, that the needs of groups with specific housing 

requirements are addressed and that land with permission is developed without unnecessary 

delay”. 

 

3.2. Paragraph 66 sets out that strategic policies should set out a housing requirement for 

designated neighbourhood areas. The housing requirement for Chobham is being delivered via 

strategic site allocations and therefore the CNP does not intend to allocate additional sites. 

Despite this, it is helpful to consider the type, tenure and mix of homes – at the local 

neighbourhood plan level – that are likely to be needed over the course of the plan, to add 

additional local detail to strategic policies and ensure that these are delivered. 

 

Strategic and local policy 

3.3. The adopted Development Plan for Surrey Heath borough comprises the following: 

• The Core Strategy and Development Management Policies Development Plan Document 

2012 and the Policies Map 2012 

• The 2000 Local Plan (extant saved policies) 

• Camberley Town Centre Area Action Plan (2011-2028) and Policies Map 

• Saved Policy NRM6 of the South East Plan which relates to development affecting the 

Thames Basin Heaths Special Protection Area;  

• ‘Made’ neighbourhood plans in the borough 

3.4. To aid neighbourhood planning groups, SHBC has listed the strategic policies within these 

documents are listed on their SHBC website.  

 

3.5. The existing Development Plan is supported by several Supplementary Planning Documents 

(SPD). These set out further information as to how policies should be implemented and the 

expectations from applicants in meeting policy requirements. The represent a significant 

material consideration in determining planning applications unless they are withdrawn or 

replaced.  

 

3.6. A new Local Plan for Surrey Heath (2019-2038) is in the process of being developed. The Draft 

Surrey Heath Local Plan: Preferred Options (2019 - 2038) was consulted on at Regulation 18 

between March and May 2022. The Local Development Scheme suggests the Regulation 19 

consultation to take place in November 2023-January 2024 with adoption proposed for 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.surreyheath.gov.uk/residents/planning/planning-policy/surrey-heath-current-local-plan/core-strategy-and-development
https://www.surreyheath.gov.uk/residents/planning/planning-policy/surrey-heath-current-local-plan/core-strategy-and-development
https://www.surreyheath.gov.uk/residents/planning/planning-policy/other-planning-documents/local-plan-2000
https://www.surreyheath.gov.uk/residents/planning/planning-policy/other-planning-documents/local-plan-2000
https://www.surreyheath.gov.uk/residents/planning/planning-policy/other-planning-documents/camberley-town-centre-area-action-plan
https://www.rbwm.gov.uk/media/1234/download/
https://www.rbwm.gov.uk/media/1234/download/
https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/neighbourhood-planning/Neighbourhood%20Planning%20Surrey%20Heath%20Borough%20Council%20Strategic%20Policies.pdf
https://surreyheathplanningpolicy.inconsult.uk/gf2.ti/f/1339266/128015781.1/PDF/-/Draft%20Surrey%20Heath%20Local%20Plan%20-%20Preferred%20Options%20_2019%20-%202038_%20_NFW_.pdf
https://surreyheathplanningpolicy.inconsult.uk/gf2.ti/f/1339266/128015781.1/PDF/-/Draft%20Surrey%20Heath%20Local%20Plan%20-%20Preferred%20Options%20_2019%20-%202038_%20_NFW_.pdf
https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/2023%20LDS.pdf
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February 2025. Once adopted, the Local Plan will replace all of the current Development Plan 

policies except those contained in Neighbourhood Plans. 

 

3.7. It will be important for the CNP to synchronise itself to the overall strategy and be mindful of 

proposed policies in the emerging Local Plan. 

 

3.8. The emerging local plan seeks to deliver 180 homes in Chobham parish between 2019 and 2038 

as shown in Table 1: 

 

Table 1: Proposed dwellings to be delivered in Chobham Parish 2019-2038 (Regulation 18 Local Plan) 

Completions Commitments SLAA Total 

52 14 114 180 

 

3.9. Policy HA1/13 of the Regulation 18 Version draft Local Plan seeks to allocate approximately 91 

homes at Chobham Rugby Club, on the condition that an alternative site is identified for the 

sports facility.  

 

3.10. Two additional potential sites in the Chobham neighbourhood area that could come forward 

to deliver toward the 114 (SLAA) homes over the Local Plan period are: 

 

• Broadford, Castle Grove Road – 15 units 

• Chobham Club, 50 Windsor Road – 8 units 

 

3.1. Policy H5 (Range and Mix of Housing) of the Regulation 18 Version Local Plan states: 
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3.11. Policy H7 (Affordable Housing) states that “Residential development on all sites of 10 or more 

residential dwellings, or a site area of 0.5ha and above, will be permitted that deliver 40% 

affordable housing”. Of this, 25% will be provided as First Homes. The remainder will need 

reflect local needs.  

 

3.12. There is scope, therefore, for the CNP to consider the size, type and tenure of dwellings that 

should be provided, in particular to meet the local parish housing needs.  
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Housing and Economic Needs Assessment (HENA) 

3.13. In February 2019, the Ministry of Housing, Communities and Local Government published the 

outcome of the ‘Technical consultation on updates to national planning policy and guidance’. 

The Government’s policies were incorporated within an updated version of the Planning 

Practice Guidance (PPG) on ‘Housing and economic needs assessment’. 

 

3.14. Any Local Plans submitted for examination on or after the 24 January 2019, which is the case 

with SHBC’s emerging Local Plan, will be examined in accordance with the NPPF (most 

recently updated in July 2021). This requires Local Planning Authorities (LPA) to assess local 

housing need in accordance with the guidance in the PPG on how to conduct a Housing and 

Economic Needs Assessment (HENA), known as the “Standard Method”. This updated 

guidance clarifies that the 2014-based household projections should be used to set the 

baseline for Step 1 of the Standard Method. 

 

  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/779792/LHN_Gov_response.pdf
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4. Core questions to be considered in this Local Housing Needs 

Assessment 
 

4.1. This report for Chobham parish seeks to explore two core questions: 

Core Question 1: What is the current need, by type and size of housing, based on the parish profile? 
 
Core Question 2: What level of affordable housing – by tenure - is needed to address local need?  
 
4.2. Chapter 5 of this report will explore Core Question 1 about house type, size and mix. It 

considers current housing stock, and household and population profiles in the parish. It 

provides comparative data with broader geographies i.e. borough, region and England. It looks 

at future trends both in terms population growth and population demographics. Conclusions 

are drawn about suitability of the current housing stock in meeting the long-term needs of 

current households. Data will be informed by the Census 2021 (or 2011 where 2021 data is 

unavailable), and the population and household projections provided by the Office for National 

Statistics. 

 
4.3. Chapter 6 of this report will explore Core Question 2. It considers the affordable needs 

assessment data provided by the Strategic Housing Market Assessment and undertakes a more 

up to date analysis of earnings and house prices to estimate the affordability of housing within 

the parish and the tenure type suitable to meet its needs. sourced from Strategic Housing 

Market Assessment (SHMA) and the Land Registry. In respect of Land Registry data this includes 

reference to both the House Price Index (HPI) and actual transactional sales value and volume. 

Earnings are drawn from data provided by the Office for National Statistics (ONS). 
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5. Core Question 1: What is the current need, by type and size of 

housing, based on the parish profile? 
 

Overview 

5.1. A neighbourhood profile has been constructed within this chapter to identify the current 

housing stock, population and household profiles for Chobham parish. The structure and 

content are similar to the Hart, Rushmoor and Surrey Heath Housing Market Assessment 

(SHMA), although the focus is on the smaller geography of the parish. The base set of 

information will be drawn from the Census 2021 (where possible) and the Census 2011, as with 

the SHMA. However, this report for Chobham is able to use more recent projections than the 

SHMA.  

 

5.2. At the time of the Census 2011, Chobham parish had 1,728 household spaces, which can be 

defined as dwellings. Of these dwellings, 1,616 were usually occupied, so this equates to the 

number of households within the Census based analysis. Resident households were formed 

from a population of 3,799 persons (Table 2). 

 
Table 2: Household spaces and population (source: Census 2011, Nomisweb) 

Total household spaces 1,728 

Of which usual resident 1,616 

Resident population 3,799 

 

5.3. By 2021, the number of households had reached 1,800 and the population was 4,100 people.  

 

Housing profile 
 

Tenure 

5.4. Definition: The tenure of housing refers to the legal status of the occupier in relation to the 

property in which they reside. For example, an owner occupier owns the property they live in, 

albeit that property may be mortgaged and hence the mortgage company will also have a legal 

interest in the property. A tenant on the other hand rents their property and, although they 

have rights of occupation bestowed by the tenancy agreement, they do not own the property in 

which they live.  

 

5.5. The key tenures for the purpose of this analysis are shown in Table 3: 

 

Table 3: Tenure of housing 

Owner occupation where the occupier owns the property on a freehold or long 
leasehold basis with or without a mortgage. 
 

https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/SHLA-SHMAA-HMP/HartRushmoorSurreyHeathSHMA2016Report.pdf
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Private rent where the tenant rents the property from a private individual or 
organisation usually at a rent dictated by market conditions but, in 
any event, free from statutory or other regulatory rent controls. 

Affordable housing for 
rent 

where the tenant rents the property from a registered provider of 
social housing (Registered Provider) and the property is let at a 
below market level rent and controlled by statute or other 
regulatory power. A Registered Provider is usually a local authority 
landlord or a housing association. 
 

Affordable housing for 
sale 

where the occupier owns or part-owns the property and has 
received some form of subsidy in order to do so. The property will 
usually be bound by some form of condition or covenant that 
ensures that the subsidy remains vested in the property. 
 

 

5.6. Affordable housing, which is commonly known as social housing, is defined in national planning 

policy terms. It does not strictly refer simply to the affordability of the housing. For example, an 

individual may rent a property they own to another person at 50% of the normal market value, 

which may in fact be cheaper than some affordable housing for rent. However, it will not be 

defined as affordable housing as the owner is not a Registered Provider. 

  

5.7. The current definition of ‘affordable housing’ is set out within the NPPF (2021) Annex 2 as 

follows: 

 

Affordable housing: housing for sale or rent, for those whose needs are not met by the market 

(including 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 Government’s rent policy for Social Rent or 

Affordable Rent, 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: In January 2020 the Department announced that the Starter Homes policy was 

no longer being pursued. In February 2020 it launched a new initiative, First Homes, which also 

aims to deliver discounted homes for first-time buyers. See below for more information on First 

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

value. Eligibility is determined regarding 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 (at a price equivalent to 

at least 20% below local market value) 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. 

 

5.8. First Homes are a specific kind of discounted market sale housing and should be considered to 

meet the definition of ‘affordable housing’ for planning purposes. Specifically, First Homes are 

discounted market sale units which: 

a) must be discounted by a minimum of 30% against the market value; 

b) are sold to a person or persons meeting the First Homes eligibility criteria; 

c) on their first sale, will have a restriction registered on the title at HM Land Registry to ensure 

this discount (as a percentage of current market value) and certain other restrictions are 

passed on at each subsequent title transfer; and, 

d) after the discount has been applied, the first sale must be at a price no higher than £250,000 

(or £420,000 in Greater London). 

First Homes are the government’s preferred discounted market tenure and should account for 

at least 25% of all affordable housing units delivered by developers through planning 

obligations. 

 

Current tenure profile 

5.9. Table 4 sets out the tenure profile within the parish at the time of the 2011 Census. As can be 

seen, home ownership, whether owned outright or with a mortgage, is proportionally higher in 

Chobham than the comparative geographies. 

 

5.10. Affordable (social) rented housing whether from the Council or a Registered Provider is 

comparable in all regions, however the proportion of homes rented from the council is 

significantly lower in the parish and borough, when compared to wider geographies. 

Conversely, the proportion of affordable (social) rented homes is significantly higher.  

 

5.11. The proportion of private rental homes in the parish is significantly lower in the Parish than 

the Borough as a whole and the regional and national proportions. 
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Table 4: Tenure of usually occupied homes, 2011 (source: Census 2011, Nomisweb) 

 

Chobham 
(number) 

Chobham 
(%) 

Surrey 
Heath BC 
(%) 

England 
(%) 

Owned outright 702 43% 35% 31% 

Owned with mortgage 585 36% 42% 33% 

Shared ownership 4 0% 1% 1% 

Rented from council 22 1% 1% 9% 

Rented from other social 
landlord 142 9% 8% 8% 

Rented from private sector 124 8% 12% 17% 

Living rent free 37 2% 1% 1% 

 

5.12. Tenure change over the period 2001 to 2011 is set out in Table 5. During this time, Chobham 

has not seen a significant change in the tenure profile of its housing stock. The owner-

occupied stock has increased slightly as a proportion of all stock. Social (affordable) rental 

stock has seen the biggest proportionate decrease, and remains significantly lower than at the 

regional and country-wide levels. Private rented housing as a proportion of all stock has 

remained the same.  

 

Table 5: Tenure change from 2001 to 2011 (Source: Census 2001, Census 2011, Nomisweb) 

 2011 2001 2011 2001 2011 2001 

 

All ownership % 
including shared) 

All social 
(affordable) rent % 

All private rent and 
rent free (other 
than in 2001) % 

Chobham 80% 79% 10% 12% 10% 10% 

Surrey Heath Borough 77% 81% 9% 9% 13% 10% 

South East 69% 74% 14% 14% 18% 12% 

England 63% 69% 18% 19% 18% 12% 

 

5.13. Figure 2 shows the headline tenure statistics as recorded in the 2021 census. This shows that 

the percentage of ‘owned’ homes has fallen slightly in the last decade in both the parish and 

wider borough. Homes available to rent, both as affordable rent and private rent have, on the 

other hand, increased slightly.  
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Figure 2: Tenure of housing, 2021 

 
 

Housing type 

5.14. Table 6 (represented graphically in Figure 3) sets out the housing mix in the parish and 

comparative geographies at the time of the 2011 Census. Chobham has a significantly higher 

proportion of detached housing in comparison to the wider geographies.   

 

5.15. In contrast, the parish has a lower proportion of terraced housing and semi- detached in 

comparison to elsewhere. 

 

5.16. The proportion of flats (including apartments and maisonettes) in the parish is significantly 

lower than in the wider geographies, although there have been some new flats constructed in 

recent years since the 2011 census. 

 
Table 6: Accommodation type (Source: Census 2011, Nomisweb) 

 

All categories 
(household 
spaces) 

Detached 
Semi-
detached 

terraced Flat/ appt 

Chobham 1,728 55% 26% 9% 9% 

Surrey 
Heath 
Borough 

34,757 45% 25% 13% 16% 

England 23,044,097 23% 31% 24% 22% 
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Figure 3: Graph showing accommodation type by geography, 2011 

 
 

5.17. Table 7 (and Figure 4) sets out the proportion of dwellings by number of bedrooms in 

Chobham and respective geographies. As might be expected in an area with relatively high 

levels of detached accommodation, Chobham has a high proportion of dwellings with 3, 4 and 

5+ bedrooms (72% compared to 60% across the country). This mirrors the picture across the 

borough as a whole.  

 

5.18. The proportion of two-bedroom dwellings (c20%) is significantly lower than in the region and 

country, although in line with borough figures. The same can be said for 1 bedroom homes.  

 

5.19. It can be seen, therefore, that dwelling sizes in Chobham, as for Surrey Heath as a whole, are 

weighted toward larger dwelling sizes in comparison to the wider geographies.  

 

Table 7: Number of bedrooms (Source: Census 2011, Nomisweb) 

 

Chobham 
(Number) 

Chobham 
(%) 

Surrey 
Heath 

South 
East England 

1 bedroom 125 8% 8% 12% 12% 

2 bedrooms 328 20% 19% 26% 28% 

3 bedrooms 609 38% 37% 39% 41% 

4 bedrooms 351 22% 27% 17% 14% 

5+ bedrooms 200 12% 10% 6% 5% 

Total 1,613     
 
 

Detached
Semi-

detached
Terraced Flats

No usual
residents

Other

Chobham 55% 26% 9% 9% 6% 1%

Surrey Heath 45% 25% 13% 16% 3% 1%

England 22% 31% 24% 22% 4% 0%
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10%

20%

30%

40%

50%

60%

Chobham Surrey Heath England
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Figure 4: Graph showing bedroom numbers, 2011 

 
 

5.20. The 2021 census findings are shown in Figure 5 and do not reveal as significant change over 

the last decade. 

 

 

Figure 5: Household dwellings by number of bedrooms, 2021 
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5.21. Table 8 sets out dwellings by number of bedrooms across the parish by tenure at the time of 

the Census 2011. Both social rented and private rented sectors (PRS) have a significantly 

higher proportion of 1-bedroom dwellings (c41% and c17% respectively) compared to 2% of 

owner-occupied dwellings. Approximately 40% of the social rented properties in Chobham are 

1-bedroom. Over half of the 1-bed properties are available for social rent. 

 

5.22. The majority of 2-bedroom homes in the parish are available for rent: 39% as private rent and 

22% as social rent. 

 

5.23. This could mean that there is a gap in availability of smaller (1 and 2 bedroom) homes to 

purchase (including affordable purchase).  

 

5.24. 3- and 4-bedroom dwellings form the highest proportion of dwellings in the owner-occupied 

sector. Large dwellings (4+ dwellings) make up 40% of the owner-occupied sector. In contrast, 

large dwellings make up only 4% of social rented dwellings which infers that the larger or 

extended lower income families will struggle to find accommodation in the parish.  

 

Table 8: Number of bedrooms by tenure for Chobham (source: Census 2011, Nomisweb) 

 

All ownership 
(including shared) 
Number / % of 
total 

All social 
(affordable) rent 
Number / % of 
total 

All private rent and 
rent free Number / 
% of total  

1 bedroom 32 2% 68 41% 28 17% 

2 bedrooms 230 18% 36 22% 62 39% 

3 bedrooms 514 40% 53 32% 42 26% 

4+ bedrooms 515 40% 7 4% 29 18% 

Total 1,291   164   161   

 

5.25. Table 9 shows the picture for the borough, which largely mirrors the local picture. 

Table 9: Number of bedrooms by tenure for Surrey Heath (source: Census 2011, Nomisweb) 

 

All ownership 
(including shared) 
Number / % 

All social 
(affordable) rent 
Number / % 

All private rent and 
rent free Number / 
% of total 

1 bedroom 965 4% 959 31% 762 17% 

2 bedrooms 3,791 15% 892 29% 1,577 36% 

3 bedrooms 9,791 38% 1,142 37% 1,319 30% 

4+ bedrooms 11,491 44% 96 3% 761 17% 

Total 26,038   3,089   4,419   
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5.26. Using this data as a basis, and drawing on household projections, the Hart, Rushmoor and 

Surrey Heath SHMA 2014 -2032 explored, for the whole housing market area, the profile of 

homes – by size - likely to be needed over the period 2014 to 2032 (in terms of number of 

bedrooms) for both market and affordable housing. The findings are shown in Tables 10 and 

11.  

 

Table 10: Estimated Size of Dwellings Needed 2014 to 2032 – Market Housing – Hart, Rushmoor and 
Surrey Heath Area (source: SHMA, 2016) 

 

 

Table 11: Estimated Size of Dwellings Needed 2014 to 2032 – Affordable Housing – Hart, Rushmoor 
and Surrey Heath Area (source: SHMA, 2016) 

 

 
5.27. SHBC’s own Housing Needs Assessment, prepared in 2020, concludes that an appropriate mix 

for the borough would be as shown in Table 12. Whether this mix is appropriate for Chobham 
is something that will be explored later in this report. 
 

Table 12: Indicative Mix of Housing by Size and Tenure in Surrey Heath (source: Surrey Heath Housing 
Needs Assessment, 2020) 
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Household and population profile 
 

5.28. Having considered the housing stock, it is useful to explore the household and population 

profile to assess the suitability of the stock in meeting the current and future needs of current 

and future parish residents. 

 

Age structure 

5.29. In 2011, the resident population count for the parish of Chobham was 3,799 persons, with a 

mean age of 41.8 and a median age of 43. These averages are a little higher than the 

surrounding geographies (Table 13). 

 
Table 13: Mean and median age (Census 2011, Nomisweb) 

 

Chobham 
Surrey 
Heath 
Borough 

South 
East 

England 

Population 3,799 86,114 8,634,750 53,012,456 

Mean age 44.1 40.2 40.0 39.3 

Median 
age 46.0 41.0 40.0 39.0 

 
 

5.30. Table 14 (and Figure 6) considers the relative proportion of the population by age cohort at 

the time of the Census in 2011.  

 

5.31. The younger age profile by cohort of Chobham is similar to that of comparative geographies. 

However, there is a higher proportion of residents within the older cohorts, aged 65+. This, 

combined with the higher percentage of those aged 45 to 64, suggests an aging population. 

Interestingly there is a lower proportion of residents in the 25 to 44 bracket, which could be a 

result of house prices being out of reach locally. 

Table 14: Population profile, 2011 

 

Chobham 
Surrey 
Heath 
Borough 

England 

0 to 14 16.5% 18.3% 17.7% 

15 to 24 8.2% 10.8% 13.1% 

25 to 44 22.1% 26.6% 27.5% 

45 to 64 31.1% 27.6% 25.4% 

65+ 22.2% 16.7% 16.3% 
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Figure 6: Population profile, 2011 

 

5.32. Figure 7 shows the age breakdown of the population in 2021. The figures reveal that the 

proportion of older residents (aged 65 upwards) continues to be significantly higher than for 

the wider geographic areas and accounts for approximately one fifth of the population of the 

parish. Those in the younger age brackets (0 to 44) are significantly lower than for the other 

geographic areas. 

 

Figure 7: Age profile of Chobham residents, 2021 

 

5.33. It is interesting to consider how the population make-up has evolved and Figure 8 reveals the 

change in age profile of the population between 2001 and 2021. The total population of the 

parish increased by 300 people, which is approximately 8%. 
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Figure 8: Change in age profile of Chobham parish residents, 2001 to 2021 

 

5.34. Over the course of the 20 years between 2001 and 2021, the numbers of those aged 45 to 65 

age grew modestly compared to the rest of the borough and the region as a whole. In 

combination with the significant growth in those aged 15 to 24, this could suggest that the 

parish is popular with older families and potentially that children are staying at home for 

longer.  

 

5.35. In contrast, the number of people aged 25 to 44 in the parish decreased dramatically within 

the parish. This could indicate issues relating to affordability for this age group. 

 

5.36. The largest growth has been seen in those aged 65+ indicating an aging population. The 

housing and care needs of the older generation, particularly the 85 and over cohort, should be 

considered within the neighbourhood plan in terms of the sorts of housing and community 

services they might require.   
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Population projections 

5.37. Table 15 and Figure 9 set out the Office for National Statistics (ONS) population projections for 

Surrey Heath borough. Whilst projections are not available at a parish level, the projections at 

the borough-wide level give an indication of likely increases or decreases in population-age 

cohorts and this will be relevant at the Parish level. The projected rate of increase has been 

forecast for 2021, 2031, 2038 (to coincide with the CNP and emerging Local Plan end-date) 

and 2041 against the 2011 figures (which are the latest figures against which population 

forecasts have been calculated). To note the 2021 census figure largely mirrors the projected 

forecast. 

 
Table 15: Population forecast figures for Surrey Heath 

 

2011 
base 
figures 

2021 % 
change 

2031 % 
change 

 
2038 % 
change 

2041 % 
change 

0 to 15 16,842 1% -10% -12% -11% 

16 to 24 8,242 -5% 1% -5% -8% 

25 to 44 22,887 -10% -16% -15% -14% 

45 to 64 23,768 8% 2% -4% -5% 

65 to 84 12,577 21% 39% 48% 50% 

85+ 1,828 60% 110% 153% 162% 

 
 

 
Figure 9: Graph showing population forecast for Surrey Heath (ONS Population projections by local 
authority) 

 
5.38. The greatest projected population increases occur in residents aged 65 and older. In the 

Borough, residents aged 85 and over are predicted to rise by 1.5 times the number in 2011 by 

the end of the CNP and emerging Local Plan period. 

 

5.39. In comparison, the percentage of younger age cohorts is decreasing. This strongly signals an 

aging population and the needs of this cohort will need to be addressed in future planning. 
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Household composition 

5.40. Household composition is a major factor driving the size of housing needed in the parish in the 

future. At the time of the Census 2011, Table 16 illustrates that Chobham has a higher 

proportion of one person households compared to the borough. Of those one-person 

households, the parish has a significantly higher proportion of single occupants aged 65+, 

meaning the proportion of single person households under 65 years is proportionally lower 

than surrounding geographies.  

 

Table 16: Household composition (source: Census 2011, Nomisweb) 
  

Chobham Surrey Heath England 

One person 
household 

% of overall dwellings of 
which: 

26% 23% 30% 

 
Aged 65 and over 56% 46% 41%  
Other 44% 54% 59% 

One family only % of overall dwellings of 
which: 

68% 70% 62% 

 
All aged 65 and over 19% 14% 13%  
With no children 32% 28% 29%  
With dependent children 36% 42% 43%  
All children non-dependent 14% 15% 15% 

Other household 
types 

% of overall dwellings  6% 7% 8% 

 

 

5.41. Figure 10 shows the headline figures for 2021, revealing that household composition within 

the parish has not changed significantly over the last ten years. 

 

Figure 10: Household composition, 2021 
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5.42. Table 17 considers rates of change of household composition from 2001 to 2011 in Chobham 

parish. The highest increase by far in household group is one family households with all 

occupants aged over 65 years old. This reinforces the previous statistics, which indicate an 

aging population.   
 

5.43. There has been a slight increase in the number of families with dependent children. 
 

Table 17: Change in household composition in Chobham between 2001 and 2011 (source: Census 
2001 & 2011, Nomisweb) 

 2001 2011 % change 

All households 1,596 1,616 1% 

One person household - aged 65+ 235 235 0% 

One person household - other 179 186 4% 

One family - all 65+ 171 204 19% 

One family - no children 365 347 -5% 

One family - with dependent 
children 

386 396 3% 

One family - no dependent children 167 154 -8% 

Other households 93 94 1% 

 

 

Household occupancy rates 

5.44. This report has considered the parish in respect of the type, tenure and size of housing, and in 

terms of its population and households. In order to assess whether the housing profile is 

balanced with the needs of the households who live within it, as well as considering the needs 

of emerging households who will need their own housing, it is possible to match these 

respective elements. To do this, household occupancy rates are explored. 

 

5.45. Statistically, the larger the household size in relation to rooms/bedrooms available (to that 

household), the greater the probability of overcrowding. Conversely the smaller the 

household size in relation to the number of rooms/bedrooms available the greater the 

probability of under-occupation. 

 

5.46. Clearly over-crowding is not desirable. It has significant impacts on the households’ health and 

well-being. Some households, particularly as the adult children leave the family home, may 

choose to under-occupy the family home. It is their legal right to do so, although there may be 

some financial penalty if a working age household is receiving some form of housing benefit. 

Under-occupation is nonetheless not the most efficient use of the housing stock, particularly 

given the demands from new forming households. If under-occupation is a result of the lack of 

suitable accommodation for smaller households, then this is a matter that any strategic plan 

should seek to address. 
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 Figure 11 illustrates the average household size for Chobham and comparative geographies 

at the time of the Census 2011 and 2021. The average number of occupants per dwelling in 

Chobham was 2.35 in 2011 and 2.28 in 2021.  

5.47. The average household in Chobham at 2.35 occupants is considerably lower than that for 

wider geographies, which sit within the range of 2.40 to 2.56. This correlates with the findings 

of shown in Table 12, which demonstrates that a high proportion of households in Chobham 

are occupied by single people and that there is a high growth in one family homes of over 65+, 

indicating that these are likely to be couples. 

 

 

 

Figure 11: Average household size (Census 2011, Nomisweb) 

 

5.48. Figure 12 considers the occupancy rating for household dwellings within Chobham and 

surrounding geographies. Occupancy rating gives us an opportunity to look more deeply into 

over-occupation (over-crowding) and under-occupation.  

 

5.49. Over-occupation may occur where there are a larger number of people living in a dwelling 

with a smaller number of rooms and vice versa for under-occupation. Over-occupation can 

lead to detrimental living conditions and is therefore not desirable. On the other hand, while 

under-occupancy might suggest that housing is effectively tied-up and not available for 

growing or extended families, many people choose to remain in their larger family home when 

their children move out, in order to retain that property for space, value or sentimental 

purposes. If however, the reasons for under-occupation is because there are insufficient local 

properties to downsize to, then this can indicate a challenge that can be addressed via the 

planning system. 
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Figure 12: Occupancy levels in Chobham and wider geographies (Census 2011, Nomisweb) 

 

5.50. In 2011, 50% of households in Chobham were under occupied by 2 or more bedrooms. This is 

proportionally higher than surrounding geographies which range between c34% to c48%, 

although has to be viewed within the context that the average house size (in terms of 

bedroom numbers) in Chobham is slightly larger than comparative geographies.  

 

5.51. In contrast, Chobham has a low proportion of dwellings with an undersupply of bedrooms 

(approx. 2%), although this is in line with wider geographies. 

 

5.52. Figure 13 shows the picture recorded in the 2021 census for Chobham and Surrey Heath. 

Underoccupancy remains a significant situation in the parish.  

 

 

Figure 13: Percentages of properties either over- or under-occupied, 2021 
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Conclusions in terms of type of homes and size of homes 

5.53. The following conclusions can be drawn from the data: 

 

5.54. Chobham has a higher-than-average number of larger (in terms of bedroom sizes) dwellings 

(34% are 4+ bedrooms) compared to the wider region (23%), although this is in line with 

percentages for Surrey Heath.  

 

5.55. The majority of homes in the parish are owner-occupied: 43% compared to 35% across the 

borough. Whilst there is evidence to suggest that older children are staying at home longer – 

into adulthood – the data also shows that a significant proportion of homes in Chobham (50%) 

are under-occupied, often by two bedrooms. Clearly some residents will be content to reside 

within a larger home (in terms of bedroom sizes), to accommodate guests and also to enable a 

home office, however, there is likely to be a cohort of residents wishing to downsize locally to 

a more manageably sized property. This is particularly likely in the context of the aging 

population: projections predict a 48% rise in those aged between 65 and 84 years and a 153% 

rise in those aged 85+ across the borough. Age trends within Chobham parish between 2001 

and 2021 reinforce that this is likely to be the case within the parish.  

 

5.56. In terms of homes available to purchase (either market homes or affordable intermediate 

housing), there is a significant lack of smaller – notably 1-bedroom – homes available in the 

parish. Redressing this provision may help to enable those wishing to downsize locally to do 

so, while also providing a route to home ownership for younger individuals and families.    

 

5.57. Therefore, the Neighbourhood Plan could support the provision of additional smaller (in 

terms of number of bedrooms) in any market / affordable intermediate housing provision 

coming forward. This would see a rise against the 5-10% suggested figure at the borough-

wide level. 

 

5.58. There is a lack of larger sized affordable homes in the parish. This could make it more difficult 

for families with dependent children to afford to live in Chobham. This is already evidenced by 

the lack of younger family demographics in the population data and the proportion of children 

staying at home into adulthood, when compared to the figures for the wider geographies. 

 

5.59. Therefore, the Neighbourhood Plan could support the provision of a greater proportion of 

affordable homes with larger numbers of bedrooms. This would raise the 5-10% suggested 

figure at the borough-wide level. 
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5.60. An indicative mix of housing for Chobham by size and tenure is shown below, which would 

help to redress this imbalance. This would not impact the overall provision, just the provision 

in terms of market/affordable properties. 

 

 1-bed 2-bed 3-bed 4+-bed 

Market 10-15% 25-30% 35-40% 
15-20% 

 

Affordable 

Intermediate 

housing 

10-15% 45-50% 30-35% 10-15% 

Affordable 

Housing (rented)  
30-35% 25-30% 30-35% 10-15% 

All dwellings 15-25% 25-30% 30-35% 15-20% 

 

5.61. As per the SHBC Housing Needs Assessment, it has been assumed that the following 

proportions of different tenures will be provided moving forward:  

• 10% affordable home ownership based on the NPPF target;  

• 30% social/affordable rented based on typical policy target in medium to higher-value 

areas; and  

• 60% market based on the residual 
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6. Core Question 2: What level of affordable housing – by tenure - 

is needed to address local need?  
 

6.1. Core question 2 explores in more detail the affordable housing need for the parish. 

 

6.2. The chapter begins by summarising the SHMA and SHBC Local Housing Needs Assessment 

(2020) findings in respect of affordability and then reviews affordability in relation to more up 

to date house price data and earnings. Again, this is provided at the borough level. 

 

Affordable housing at the Surrey Heath Borough level 

6.3. The Hart, Rushmoor and Surrey Heath 2014 -2032 SHMA was published in November 2016. The 

Housing Market Area consists of Hart, Rushmoor and Surrey Heath districts/borough council 

areas.  

 

6.4. The Planning Practice Guidance sets out a standard approach for assessing affordable housing 

need consistent with the methodology advocated in the 2007 SHMA Guidance, which was 

adopted for this SHMA. This is known as the Basic Needs Assessment Model. The analysis is 

based on secondary data sources. It draws on a number of sources of information including 

2011 Census data, demographic projections, house prices/rents and income information.  

 

6.5. The SHMA estimates affordable housing need (annual and total) for the period 2014 to 2032. 

 

6.6. Figure 10.26 of the SHMA (Table 18 here) sets out the overall need for affordable housing per 

annum within each of the constituent boroughs of the housing area (assuming households 

spend 30% of their gross income on rent/mortgage).  For Surrey Heath, it identified a need for 

290 affordable homes per annum, split 34%:66% between those for rent and those for 

subsidised home ownership.  

 

Table 18: Overall need for affordable housing per annum within each of the constituent boroughs of 
the housing area (assuming households spend 30% of their gross income on rent/mortgage) (source: 
Hart, Rushmoor and Surrey Heath, 2016) 

 

 
6.7. The Surrey Heath Housing Needs Assessment (2020), (SHHNA) calculates the annual net need at 

the borough level for affordable homes, both for rent and to buy (affordable intermediate 

housing) (Tables 19 and 20). It provides an updated position for the borough. 

https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/SHLA-SHMAA-HMP/HartRushmoorSurreyHeathSHMA2016Report.pdf
https://www.surreyheath.gov.uk/sites/default/files/Surrey%20Heath%20Housing%20Needs%20Assessment%202020.pdf
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Table 19: Estimated Annual Level of Affordable Housing Need (rented housing) 2019-40 (source: 
SHHNA, 2020) 

 

Table 20: Estimated Annual Level of Affordable Home Ownership, 2019 - 2040 (source: SHHNA, 2020) 

 

6.8. It suggests that the total net need for social/affordable rented housing in Surrey Heath is 159 

per annum under the standard method. The net need of rented affordable housing in the 

Western Urban and Deepcut Sub-area is 87 per annum and 72 per annum in the Rest of 

Borough Sub-area. 

 

6.9. For affordable home ownership, there is a total net need of 102 per annum across the 

borough. There is a net need for 73 low-cost home ownership dwellings in the Western 

Urban and Deepcut Sub-area and 30 in the Rest of Borough Sub-area. 

 

6.10. The figures calculated within the SHHNA produce an overall need for 261 affordable homes 

per year between 2019 and 2040 across the Surrey Heath borough, with a split of 61%:39% 

between rented and and those for subsidised home ownership. This is quite a different 

finding to that contained in the 2016 SHMA. For the ‘rest of borough’, which would include 

Chobham parish, the ratio increases in favour of rented affordable homes with a split of 

71%:29%. 

 

Earnings and house prices 

6.11. When assessing affordability, the ratio of workplace earnings to house prices needs to be 

considered. The SHHNA, 2020, recorded the median house prices in Surrey Heath in 2018 

compared to wider geographic areas. These are shown in Figure 14. 



33 
 

 

Figure 14: Median House Price by Type (2018) (source: SHHNA, 2020) 

 

6.12. Across all typologies, house prices in Surrey Heath are below the county medians but slightly 

higher than the prices seen across the South East. 

 

6.13. In terms of rental prices, the median rental price in Surrey Heath was £1,000 per month for 

the calendar year ending September 2018. This was achieved through 670 transactions 

recorded by the Valuation Office Agency. Rental values in Surrey Heath are slightly lower 

than Surrey county (£1,150) and higher than the South East (£850). 

 

6.14. The ratio of median house price to median gross annual workplace-based earnings for Surrey 

Heath is 12.99 (in 2018). This illustrates the difficulty for lower-earning households to get on 

the housing ladder without a considerable deposit. 

 

6.15. The Council’s current affordable housing policy is outlined in Policy CP5 of the Surrey Heath 

Core Strategy and Development Management Policies Document (adopted 2012). It seeks 

35% of all net additional homes as affordable, split evenly between social rented and 

intermediate. The following thresholds and targets are sought: 

 

• Developments of 5-9 units (net) – 20% on-site provision 

• Developments of 10-14 units (net) – 30% on site provision  

• Developments of 15 or more units (net) – 40% on site provision  

The Borough Council will also negotiate a 20% affordable housing equivalent financial 

contribution on sites of 3-4 units (net). 

https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/CSFinalAdoptedCSDMPSmallFileSize.pdf
https://www.surreyheath.gov.uk/sites/default/files/documents/residents/planning/planning-policy/CSFinalAdoptedCSDMPSmallFileSize.pdf
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6.16. The emerging Local Plan (Regulation 18) seeks 40% affordable housing on all sites of 10 or 
more units or on a site area of 0.5ha or above.   
 

6.17. Once a minimum of 25% of First Homes has been accounted for, the remaining 75% of the 
affordable housing component of qualifying proposals shall have regard to the findings of 
the Housing Need Assessment 2020 and priority must be given to the delivery of Social Rent.  
 

6.18. In accordance with the latest Housing Need Assessment, the tenure split for the remaining 
affordable housing component of qualifying proposals must be:  
 

1. At least 75% Subsidised Rented Affordable Housing comprising:  
a) 75% Social Rent 
b) 25% Affordable Rent 

 
2.  25% Affordable Intermediate Housing. 

 

 

Affordability assessment 

6.19. This section considers the affordability of the Borough’s housing in relation to earnings. In line 

with planning policy guidance, affordability has been assessed by looking at the relationship 

between lower quartile house prices and lower quartile earnings, and the median price 

earnings ratio.  

 

Earnings 

6.20. When assessing affordability, we are considering the ratio of workplace earnings to house 

prices. The Annual Survey of Hours and Earnings (ASHE) provided by the Office for National 

Statistics (ONS) via the Nomisweb public access website provides the workplace-based 

earnings element of the affordability assessment. ASHE data provides earnings data at the 

local authority level as the smallest spatial level. This is a component of the Standard Method 

local housing needs assessment.  

 

6.21. Table 21 considers median and local quartile workplace earnings at the borough level 

progressively over key timeline dates. 

 

Table 21: Workplace-based earnings Surrey Heath (source: ASHE, Nomisweb) 

  Median earnings (£) Lower quartile earnings (£) Difference 

2011 29,160 19,846 9,314 

2012 30,048 21,142 8,906 

2013 31,572 22,013 9,559 

2014 32,322 24,239 8,083 

2015 31,686 23,106 8,580 

2016 30,000 22,090 7,910 

2017 30,401 22,850 7,551 

2018 31,383 22,271 9,112 
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2019 - - - 

2020 38,780 25,812 12,968 

2021 38,422 25,676 12,746 

2022 38,847 26,615 12,232 

(2019 figures suppressed as 
statistically unreliable)    

 

6.22. Figure 15 represents the comparative increases in the lower quartile and median incomes 

over the period 2011 to 2022. Both trajectories follow a fairly consistent pattern, with a gap of 

generally 10k between median and lower quartile earnings across the decade. The gap has, 

however, noticeably widened in the last few years. 

 

Figure 15: Workplace-based earnings Surrey Heath Borough (source: ASHE, Nomisweb) 

 
6.23. The assessments of affordability and local housing need are based upon workplace earnings. 

The ONS also produces residents’ median annual earnings through the ASHE. The difference 

between the two sets of data is that not all residents work within the Borough and not all 

workers live within the Borough. Sometimes the differences can be stark if many residents are 

commuting out of Borough, while the workforce is coming into the area to fill jobs, 

predominantly in the service sector. This can be characteristic of some areas of the London 

commuter belt. Median resident annual earnings are generally higher than for the workforce 

earnings data and comparatively higher when considering the national position (Table 22). 

However, this is not significant and clearly there will be an employment draw towards London 

given the location of Surrey Heath. 
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Table 22: Comparative resident and workplace earnings, 2021 (Residents data for Surrey Heath 2022 
unavailable) 

 Annual earnings – residents (£) Annual earnings – workplace (£) 

Surrey Heath 42,272 38,422 

South East  33,939 32,827 

England 31,445 31,440 

 
 

House prices 

6.24. In order to calculate affordability thresholds, it is also necessary to consider house prices. As 

with earnings data, average house prices across a wider geography than the Study Area should 

be considered. The Land Registry House Price Index (HPI) is not available at a parish level, only 

at the local authority level. In any event the parish area does not provide the volume of 

transactions to draw robust conclusions on house prices. As such house prices have been 

examined across the borough, county, region and England. 

 

6.25. Furthermore, those households currently residing in Chobham who wish to move or to form a 

new household and can afford to do so may wish to search beyond the parish. Price paid data 

within the parish is considered later in this report. 

 

Land registry house price index 

6.26. The HPI uses indexed sales data to assess the average house price across a number of 

geographies, the lowest geography being at the local authority level. An index is a more 

sophisticated methodology than simply analysing actual sales, as only a small proportion of 

dwellings are sold within any year. The HPI uses a methodology that tracks house sales data 

over time and enables a qualified assessment of average values. This is a consistent approach 

to the commercial house price indexes provided by Halifax and Nationwide, although all the 

methodologies do differ slightly. 

 
6.27. Table 23 sets out average house prices as determined by the HPI across the four geographical 

areas in January 2023. It can be seen that the average house price in Surrey Heath borough by 

property type is considerably higher than the south east and England averages, although 

lower than the average across Surrey county.  

 

 

 

 

https://landregistry.data.gov.uk/
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Table 23: Average house prices across LA, County, Region and England (Jan 2023) (Source: HPI) 

 
Flat (£) Terrace (£) Semi (£) Detached (£) All 

Surrey Heath 
Borough 

248,297 377,773 457,301 790,326 475,350 

Surrey  
 

287,452 448,847 568,450 994,366 534,195 

South East 
 

227,462 337,357 435,955 708,069 398,368 

England 
 

250,328 253,547 299,047 489,112 310,159 

6.28. The median earnings in Surrey Heath are slightly higher than the regional and national figures, 

which could signal that affordability is less of an issue, although this will be explored further.   

 
 

Affordability ratio 

6.29. The previous sections illustrated that average house prices are higher in Surrey Heath Borough 

than surrounding geographies at a regional and national level, although lower than for Surrey 

county. Workplace earnings remained fairly consistent although the gap between median and 

lower quartile earnings has increased in recent years. 

 

6.30. Figure 16 illustrates house price growth within Surrey Heath at the median and lower quartile 

levels. The graph below illustrates a sharp increase in house prices between 2013 and 2017, 

which levelled off at 2020, and which has dropped slightly since 2021 (potentially due to the 

Covid-19 effect). 

 

 
Figure 16: Median and lower quartile house prices in Surrey Heath to March 2022 (Source: ONS, Land 
Registry 2023) 
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6.31. Figure 17 illustrates the affordability ratios at lower quartile workplace earnings to lower 

quartile house prices and median workplace earnings to median house prices respectively. 

 

6.32. What the ratio demonstrates, taking 2021 as an example year, is that the median house prices 

in 2021 in Surrey Heath borough were 11.58 times median workplace earnings in that year. 

Similarly lower quartile house prices were 13.05 times lower quartile workplace earnings in 

2021. Given that historic mortgage lending is based upon 3.5 to 4 times earnings, it highlights 

the difficulty for first time buyers and for households in moving to a larger property without 

significant capital support. 

 

6.33. Clearly some first and second time buyers will have parental and other family support. 

Likewise the Government’s Help to Buy scheme has historically assisted many into home 

ownership, although this has been phased out. 

 
Figure 17: Ratio of median and lower quartile house price to median gross annual (where available) 
workplace-based earnings in Surrey Heath (source: ONS) 
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Affordable housing at Chobham level 

6.34. THE SHHMA notes that Chobham accommodates a considerable demand for larger homes (3-

4 bedrooms) with the greatest demand mostly from families with children. The sale prices in 

Chobham are influenced by the performance of the London market with demand arising from 

people wanting to locate in a village that is commutable to London.  

 

6.35. Despite prices slowing in the last five years in Chobham, values have begun to increase in the 

last 12 months and are noticeably higher than surrounding villages in the sub-market. An issue 

in Chobham is the lack of smaller houses and bungalows. Most demand for dwellings of these 

types comes from older persons already living locally who are seeking to downsize. 

 

6.36. This section compares Chobham with the wider borough to draw conclusions about 

affordability more specifically relating to the parish. Price paid data can be accessed from the 

Land Registry at the ward level as well as the borough level. As noted previously, this is not 

indexed data, which forms the basis of published house price analysis. 

 

6.37. It should be noted that the ward covering the neighbourhood plan area takes in both 

Chobham village and Windlesham. 

 

6.38. Tables 24 and 25 provide price paid data in the Years ending December 2019 and December 

2021. 2020 has been excluded due to the effect of the Covid-19 pandemic.  

 

6.39. During these periods there were 1,426 and 1,763 house sales in the borough as a whole, 

compared to 123 and 126 sales in the ward of Windlesham and Chobham. Therefore it is 

important to be cautious about the conclusions that can be drawn from the data. 

 

6.40. It can be seen that in all categories, house prices at the ward level are greater than those 

across the wider Borough.  

 

6.41. It appears from the data that there is a high degree of premium paid for property in Chobham, 

including at median and lower quartile price ranges. This will have an adverse effect on new 

and lower-income households looking to purchase in the parish. 
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Table 24: Price paid data for residential dwelling Windlesham & Chobham Ward and Surrey Heath 
Borough (SH) - (Year ending December 2019) (source: ONS) 

     

 

    
Number 
sold 

Average 
price 
(mean) 

Median 
price 

Lower 
quartile 
price 

 All 
Chobham 123 £668,447 £560,000 £420,000 

 SH 1,426 £475,322 £420,000 £320,000 

 Detached  
Chobham 67 £850,828 £670,000 £570,000 

 SH 582 £659,114 £595,499 £495,000 

 Semi-detached 
Chobham 40 £506,288 £470,000 £399,750 

 SH 399 £412,831 £390,000 £350,000 

 Terraced 
Chobham 12 £339,333 £332,500 £282,000 

 SH 213 £337,281 £325,000 £295,000 

 Flats 
Chobham 4 no data no data no data 

 SH 232 £248,468 £232,000 £197,750 

 
Table 25: Price paid data for residential dwelling Windlesham & Chobham Ward and Surrey Heath 
Borough (SH) - (Year ending December 2021) (Source: ONS) 

    
Number 
sold 

Average 
price 
(mean) 

Median 
price 

Lower 
quartile 
price 

All 
Chobham 126 £834,458 £615,000 £500,000 

SH 1,763 £512,698 £440,000 £325,000 

Detached  
Chobham 66 £1,132,014 £760,000 £632,500 

SH 700 £756,557 £665,250 £550,000 

Semi-detached 
Chobham 43 £539,832 £515,000 £460,000 

SH 452 £433,217 £410,000 £359,975 

Terraced 
Chobham 11 £427,091 £382,500 £355,000 

SH 254 £364,866 £350,000 £312,500 

Flats 
Chobham 6 419,667 304,000 295,000 

SH 357 £240,356 £220,000 £190,000 
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Affordability of market housing 

6.42. The affordability threshold for market sales is determined as the level at which lower quartile 

income households can acquire lower quartile properties on the open market without subsidy. 

For this purpose, the workplace earnings figures and indexed house price data from 2021. are 

used. The lower quartile house price in Surrey Borough in 2021 was £325,000 and in 

Windlesham and Chobham ward it was £500,000.  

 

6.43. Certain assumptions are made about mortgage multiples and deposit. Household mortgage 

multiples have been assumed at 3.5 times single household salary and three times double 

income salary household, and deposits of 5% and 10% of the mortgage available have been 

assumed. The ability of median earner households to access the housing market is also 

assessed. 

 
6.44. It can be seen from Table 26 that, given the assumptions made, neither lower quartile nor 

median earning households can access the housing market (at the borough level) at the lower 

quartile level without further assistance. Such assistance may be forthcoming from parents or 

other relatives.  

 

6.45. It also needs to be highlighted that some first-time buyers will be on higher salaries, given the 

proximity of the Borough to London. However, this does starkly illustrate the affordability 

issue within the Borough.  

 

6.46. Given that certain house prices appear to command a slight premium in Chobham (as 

demonstrated in Tables 24 and 25), the implications for residents and workers in the parish 

are likely to be even more stark. 
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Table 26: Affordability thresholds, Surrey Heath, 2021 (Source: Land Registry price paid data (Year 
ending Dec 2021). ^fees assumed at £1,500; SDLT relief assumed 

 Lower 
quartile 1x 
earner 
household 

Median 1x 
earner 
household 

Lower quartile 
2x earner 
household 

Median 
2x earner 
household 

Earnings (2021) £25,676 £38,422 £51,352 £76,844 

Mortgage 
available 

£89,866 £134,477 £154,056 £230,532 

Assumed deposit 
(5%) 

£4,493 £6,724 £7,703 £11,527 

Assumed deposit 
(10%) 

£8,987 £13,448 £15,406 £23,054 

Price payable 
less fees (1) 

£92,859 £139,701 £160,257 £240,559 

Price payable 
less fees (2) 

£97,353 £146,425 £167,962 £252,086 

Affordability Gap 
– Surrey Heath  

    

Lower quartile 
(£325,000) 
price gap 5% 
deposit 

(£232,141) (£185,299) (£164,743) (£84,441) 

Lower quartile 
(£325,000) 
price gap 10% 
deposit 

(£227,647) (£178,575) (£157,038) (72,914) 

 
 
 

Affordability of intermediate housing  

6.47. Next the affordability of intermediate housing or ‘Affordable Housing for Sale’ is considered. 

The latest definition of affordable housing is defined in Annex 2 of the NPPF (updated July 

2021).  

 

6.48. The key affordable housing for sale tenures are explored: 

 

• Shared ownership housing is the most common form of Affordable Housing for Sale. The 

buyer acquires a share of the dwelling of between 25% and 75% and pays a subsidised rent 

(usually 2.5% to 2.75%) of the unowned value of the dwelling. Buyers usually have the 

option to acquire the unowned proportion after a period of occupation. This is known as 

staircasing. 

 

• Discounted market sales housing are dwellings sold at up to 80% of their market value. 

These dwellings can be sold at less than 80% of their value. Buyers are not restricted by age 
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and they are not discounted if they have purchased a property before, although they cannot 

continue to own another property. The discounted element remains in perpetuity. 

 

• First Homes effectively replaces the former Starter Homes programme as the key 

government initiative to help first time buyers. The minimum discount available is 30% off 

the market sale value, as opposed to the 20% minimum required of discounted market 

homes. In addition, local authorities have the discretion to set higher discounts on 

properties on a site-by-site basis, and the government expects them to seriously consider 

this when determining local discounts. Local Authorities may also set criteria for eligibility, 

which enables local residents and essential workers, for example, to be prioritised. The 

guidance suggests that neighbourhood planning groups can include such recommendations 

within their planning policies. 

 

6.49. For purposes of this analysis, shared ownership and discounted market housing will be 

considered, the latter at discount levels set out within the First Homes legislation. 

 

6.50. Table 27 considers the affordability thresholds for the Affordable Housing for Sale tenures 

described above. This analysis will contribute towards the response to Core Question 2. The 

same salary multiples as the previous section have been assumed. 

 

6.51. For shared ownership housing, a 50% and 25% purchase value has been assumed for the 

shared ownership dwellings. This is £162,500 and £81,250 respectively (50% and 25% of 

£325,000). The rental payments, which are not due on the other tenures, has been capitalised. 

This adds a further £44,688 (assuming a rental payment of 2.75% on the remaining 50% of the 

overall price ) and £67,031  (assuming a rental payment of 2.75% on the remaining 75% of the 

overall price) to the purchase price respectively.  

 

6.52. For discounted market housing (to mirror the First Homes product) a 30% minimum discount 

and a 50% discount have been applied to reflect the high affordability ratio within the 

Borough. 

 

6.53. It can be seen from the Table 27, with the current assumptions, that a two lower quartile 

earner household can only afford either shared ownership at the lowest ownership level (25%) 

or a discounted home at 50% of the sale price. 

 

6.54. Median earning two person households can afford discounted market homes at 50% of their 

market price, and in fact higher, but not 70%. They can also afford shared ownership at 50% 

ownership. 

 

6.55. Single person households on both median and lower quartile salaries will struggle to access 

Affordable Housing for Sale. 

 

6.56. There are in fact no end of variables to assess affordability, but ultimately the bigger picture 

demonstrated by the data is that market housing is unaffordable to most new forming and 

lower earning households. Affordable Housing for Sale does provide an access route to the 
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market for some new forming households or first-time buyers. Affordable housing for rent is 

there to meet the needs of those who cannot access intermediate or market housing. To 

consider the impact of First Homes, the table indicates the % discount that would be required 

for the respective earner cohorts to access discounted housing products. 

 

6.57. As before, these figures are based on borough-wide house prices. The prices, particularly are 

slightly raised in Chobham, which would impact these figures at the parish level. 

Table 27: Affordability thresholds ‘Affordable housing for sale’, Surrey Heath (Source: Land Registry 
price paid data. Year ending December 2021) 

 Lower 
quartile 1x 
earner 
household 

Median 1x 
earner 
household 

Lower quartile 
2x earner 
household 

Median 
2x earner 
household 

Earnings (2021) £25,676 £38,422 £51,352 £76,844 

Mortgage 
available 

£89,866 £134,477 £154,056 £230,532 

Deposit (5%) £4,493 £6,724 £7,703 £11,527 

Price payable 
less fees  

£92,859 £139,701 £160,257 £240,559 

Purchase value 

Lower quartile 
sales price 

£325,000 £325,000 £325,000 £325,000 

Discounted 
market 
housing at 70% 
of market price 

£227,500 £227,500 £227,500 £227,500 

Discounted 
market 
housing at 50% 
of market price 

£162,500 £162,500 £162,500 £162,500 

Shared 
ownership at 
50% 

£207,188 £207,188 £207,188 £207,188 

Shared 
ownership at 
25% 

£148,281 £148,281 £148,281 £148,281 

Affordability Gap 

Shortfall/surplus 
for discounted 
market 
housing at 70% 
of market price 

-£134,641 -£87,799 -£67,243 £13,059 

Shortfall/surplus 
for discounted 
market 
housing at 50% 
of market price 

-£69,641 -£22,799 -£2,243 £78,059 

Discount 
required at LQ 

71.43% 57.02% 50.69% 25.98% 
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sales price 

Shared 
ownership at 
50% 

-£114,329 -£67,487 -£46,931 £33,372 

Shared 
ownership at 
25% 

-£55,422 -£8,580 £11,976 £92,278 

 

Affordability implications for Chobham 

6.58. The information available on price paid, albeit based upon a lower volume of transactions, 

indicates that there is a premium for properties in (Windlesham &) Chobham in comparison to 

the borough. As such it is likely that the affordability gap for low and median earning first-time 

buyers will be greater. 

 

6.59. The Neighbourhood Plan Steering Group undertook a survey to inform their neighbourhood 

plan. Responses relating to housing provision are provided in Appendix A. Key findings are 

summarised below: 

 

• The cost of housing within the parish is considered the most important factor as a barrier to 

people moving into their own homes.  

• There are not enough properties available within the parish. 

• The most required type of home was affordable housing to buy. 

• Social housing for rent called for. 

• A call for more smaller homes (in terms of numbers of bedrooms) to enable downsizing or 

attract those starting out on the housing ladder. 

• Recognition of the under-occupation of properties. 

• A call for the full quantum of affordable homes to be delivered on a site. 

• A call for more bungalows (and protecting those that exist already in their current form). 

 

 

Calculation of affordable housing need for Chobham 

6.60. The tables in this section estimate the total housing affordable need for Chobham over the 

plan period. To do this, the model developed by AECOM, on behalf of and promoted through 

Locality, has been used, using PPG as a starting point.  

 

6.61. It should be noted that the accuracy of the inputs to the models are determined by the 

strength of the data available. While some 2021 census data is available, not all is at parish 

level. The Census 2011 is increasingly outdated and a key element of the rental calculation 

relies upon waiting list data, which is addressed further within the narrative.  

 

6.62. It should also be noted that any affordable housing in or adjacent to the settlement that is 

provided by way of planning policy obligation will be subject to the local authority’s policies on 
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housing allocation. This will likely prioritise those households determined to be in the highest 

housing need across the borough. 

 

Methodology 

6.63. First, the calculation to determine the need for Affordable Housing for Rent (Rented Units) for 

the parish is considered. As mentioned previously, Affordable Housing for Rent is defined 

within Annex 2 of the NPPF. In respect of this model, housing need for Affordable Housing for 

Rent is defined as households that cannot afford market housing or Affordable Housing for 

Sale. 

 

6.64. The model estimates the gross number of households currently in housing need plus newly 

arising housing need over the Plan period. The steps and the data source informing the 

estimates are detailed in the table below. 

 

6.65. In particular, attention is drawn to the calculation of ‘current households in housing need’, 

which is Step 1.1. The last three years-worth of housing statistical data returns by local 

authorities has been considered. This provides the average number of households in the 

reasonable preference category over the last three years of the statistical return. 
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Table 28: Current households in housing need - waiting list data (Source: MHCLG  

MHCLG local authority 
housing statistics data 

Current households in 
housing need (SH) 
(of 36,000 dwellings) 

Pro-rata for the Parish 
(1,800/36,000 – dwellings 
usually occupied) (5%) 

2021/2022 - Waiting list – 
reasonable preference 
category 

150 7.5 

2020/2021 - Waiting list – 
reasonable preference 
category 

182 9.1 

2019/2020 - Waiting list – 
reasonable preference 
category 

100 5 

2018/19 Waiting list – 
reasonable preference 
category 

200 10 

Average (Mean) 158 7.9 

 

6.66. The results set out in Table 28 feed into Table 29 Stage 1.1 of the calculation of the need for 

Affordable Housing for Rent for the parish. The model reveals that there will be sufficient 

Affordable Housing for Rent dwellings required to meet the needs of the parish over the Plan 

period. To arrive at this figure, it has been assumed that 50% of the available affordable rental 

stock in the parish will be allocated to households from the parish. The affordable rented 

stock in the parish will be available to meet the needs of the whole Borough, so this figure 

may be overstated. It may also be skewed by some households from the Parish in housing 

need that are not registering on the waiting list. 

 

Table 29: Affordable Housing for Rent (AHR) Housing Need NA  

Stage and step in calculation Total Description 

Stage 1: Current housing need 

1.1 Current households in 
need (average taken from 
Table 28) 7.9 

Total households in reasonable 
preference category MHCLG local 
authority housing statistics data 
2018/19 to 2021/22 (average of). 
Pro rata for the NA. 

Additional overcrowded 
households 29 

Overcrowded homes (occupancy 
rating of -1 or less) (Census 2011 
as latest data to drill to this level) 

1.2 Per annum 
1.94 

1.1 + additional overcrowded 
homes/Plan period (19 years) 

Stage 2: Newly arising need 

2.1 New household 
formation 

126 

MHCLG 2018-based households 
projections LA (2011 to 2038) % 
increase (7%) applied to NA (1,800 
* 0.07) 
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2.2 Proportion of new 
households unable to rent in 
the market 

0.15 
(15%) 

(1.1 + 2.2.1 + 2.2.2) divided by 
number of households in NA 

2.2.1 Current number of 
social renters (households) 
in NA 

220 
2021 Census figure (12.1% of all 
households (1,800) 

2.2.2 Number of private 
renters on housing benefits 41 

HB caseload studies (latest data is 
May 2018). Pro-rata for NA in 
2021 

2.3 New households unable 
to rent in the market 

18.9 
2.1 x 2.2 

2.4 Per annum 
1 

2.3/Plan period (2019-2038 years 
or 19 years) 

Stage 3: Supply of Affordable Housing 

3.1 % Supply of social/ 
affordable relets (including 
transfers) 

0.03 (3%) 
Assumed proportion of stock relet 
every year 

3.2 % allocated to parish 
households in housing need 0.5 (50%) 

Assumed proportion of relet stock 
allocated to households in the 
parish 

3.3 Supply of social/ 
affordable relets (including 
transfers) NA 

3.3 
3.1 x 3.2 x NA social rented stock 
(2.2.1) 

Net shortfall (or surplus) of Rented Units 

Overall shortfall or (surplus) 
per annum 

0 (-.0.36) 
1.2 + 2.4 – 3.3  

Surplus over 
the Plan period 6.8 

Figure above multiplied by 
number of years in plan period 
(19 years) 

 

6.67. Table 30 estimates the need for Affordable Housing for Sale for households in the parish. With 

this element of the calculation the estimate of (Stage 1) current need for Affordable Housing 

for Sale is determined by the number of private renters not on housing benefit less a 

proportion that are estimated to rent by choice. The model presumes therefore that the 

majority of private renters do not rent by choice and aspire to other forms of tenure. 

 

6.68. The modelling estimates that there is a currently a shortfall of approximately 120 Affordable 

Housing for Sale dwellings over the Plan period. However, it should be highlighted that the 

majority of the households within this cohort are adequately housed within the private rental 

sector. They would not feature within the same housing need category as those who cannot 

even afford to rent privately. In fact, some local authorities do not accept private renters onto 

their waiting lists. However, many private renters do aspire to home ownership and it is a key 

aspect of the Government housing policy to broaden access to the home ownership market. 

Further to that, private renting remains a relatively insecure form of tenure. 
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Table 30: Affordable Housing for Sale (AHS) Housing Need NA (Source: Census 2011, 2021 MHCLG) 

Stage and step in calculation Total Description 

Stage 1: Current housing need 

1.1 Current number of private 
renter households in 
neighbourhood area (NA) 

207 Census 2021  

1.2 % of private renters in SH on 
housing benefit 

0.3017 
(30.17%) 

% of renters in 2018 (latest available 
figure) on housing benefit (based on 
LA proportion) 

1.3 Number of renters on 
housing benefit in NA 

63 1.1 x 1.2 

1.4 Current need (households) 
93 

Current private renters minus 25% 
assumed to rent by choice, minus 
those on housing benefit  

1.5 Per annum 5.5 1.4/ plan period (17 years) 

Stage 2: Newly arising need 

2.1 New household formation to 
2038 (NA) 

126 

MHCLG 2018-based households 
projections LA (2011 to 2038) % 
increase (7%) applied to NA (1,800 * 
0.07) 

2.2 % households unable to 
buy but able to rent 

11.5% 
Current % households in PRS (NA) 
(2021 census) 

2.3 Total newly arising need 14.49 2.1 x 2.2 

2.4 Total newly arising need 
per annum 

1 (0.76) 
2.3/ Plan period (19 years) 

Stage 3: Supply of Affordable Housing for sale 

3.1 Supply of affordable housing 
4 

Number of AHS dwellings in NA + new 
build (Census 2011) 

3.2 Supply – AHS resales 0.2 3.1 x 5% (assumed rate of resale) 

Net shortfall (or surplus) of Affordable Housing for Sale Units 

Overall shortfall or (surplus) 
per annum 

6.3 
Shortfall= (Step 1.5 + Step 2.4) – Step 
3.2 

Shortfall over 
the Plan 

120 
Shortfall multiplied by number of 
years in plan period (19 years) 
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Conclusion and affordable tenure mix 

6.69. The modelling concludes that the parish has sufficient affordable rented dwellings and a need 

for 120 affordable sale dwellings to 2038.  

 

6.70. The modelling suggests that there is an undersupply of Affordable Housing for Sale dwellings, 

based principally on the fact that existing supply is limited while demand has increased as 

more households who cannot afford to buy without subsidy are locked into the private rented 

sector. 

 

6.71. The tenure mix of affordable housing delivered through planning policy will be determined at 

the LPA level through the application of current policies. However, there is scope for the 

neighbourhood plan to develop a more localised policy, using the evidence in this Local HNA. 

The parish can provide the modelling evidence to the LPA which suggests an imbalance 

between the current proportions of affordable rent and sale. Table 31 illustrates the current 

policy position and respective SHHNA and Neighbourhood Area assessments in respect of 

affordable housing tenure split. The table demonstrates how the emphasis on affordable 

rented housing is inverse between current policy and the SHHNA recommendations, and the 

estimated housing need at the neighbourhood level. We have mentioned previously that NA 

places more emphasis on the aspirations of those who can afford to rent privately. 

 
Table 31: Affordable housing tenure splits 

Policy / model % of all housing on site (current policy 
position) 

Affordable 
housing for 
rent (AHR) 

Affordable 
housing 
for sale 
(AHS) 

Policy CP5 (Core 
Strategy and 
Development 
management 
Policies, adopted 
2012) 

35% 
 
Developments of 5-9 units (net) – 20% 
on-site provision  
Developments of 10-14 units (net) – 
30% on site provision  
Developments of 15 or more units (net) 
– 40% on site provision  
The Borough Council will also negotiate 
a 20% affordable housing equivalent 
financial contribution on sites of 3-4 
units (net).  

50% 50% 

Policy H7 
(Regulation 18 Local 
Plan) based on the 
SHHMA 

40% on all sites of 10+ units / site area 
of 0.5ha or above. 
 
The first 25% will be provided as First 
Homes. 
 

Of the 
remaining 
75%: 
 
75% 
(comprised 
75% social 
rent; 25% 
affordable 
rent)  

Of the 
remaining 
75%: 
 
25% 
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Chobham NA 
modelling 

40%  40% 60% 

 
6.72. Policy HA1 of the Regulation 18 Local Plan allocates one site within Chobham for 91 homes. 

Applying Policy H7 (Affordable Housing) would deliver 40% of this site as affordable homes. 

The first 25% would be delivered as First Homes, with the remaining 75% to be apportioned 

between affordable rented and affordable intermediate housing. Applying the findings of this 

Chobham LHNA  would deliver total of 36 affordable homes as per Table 32. 

 

Table 32: Affordable housing delivered via the Rugby Site 

Number of units Affordable units 

(40%) 

Affordable 

intermediate housing 

(25% as First Home, 

then 60% of 

remaining) 

Affordable housing 

(rented) (40% of 

remaining) 

91 36 9 units as First Homes 

+ 16 units  

11 units 

 

6.73. This is unlikely to be sufficient to fully address the projected affordable housing need. There 

may be additional affordable homes brought forward as a result of windfall sites, although the 

threshold for delivering affordable homes would require a site of 10 or more homes or 0.5ha 

and above. Other alternatives could be through rural exception sites, and several potential 

sites have been identified within the SLAA.  

 

6.74. The Neighbourhood Plan does not seek to allocate sites for housing above and beyond those 

allocated in the emerging Local Plan.  It can, however, consider the mix of housing delivered, 

to add additional detail to Policy H5 of the emerging Local Plan in terms of the range and mix 

of housing that should be prioritised within the parish. 

 

6.75. This is particular important in light of the findings of this report. As it stands, the SHHNA 

recommends, borough-wide, that 75% of affordable homes should be for rent and 25% for 

sale. This report has revealed that within Chobham, an emphasis on greater need for 

affordable intermediate housing (for sale) and this should be reflected in the Neighbourhood 

Plan.  

 

6.76. There may be good reasons for the strategic site to consider the SHHNA tenure projections, 

particularly if it allows SHBC to meet needs that arise elsewhere in the borough. However, the 

evidence in this Chobham HNA suggests that some shift towards the provision of affordable 

housing for sale properties (affordable intermediate housing) would deliver a better balance 

in terms of local needs at the parish level.  
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6.77. The mix of products within the provision of affordable housing for sale will be influenced by 

site specific considerations, including viability and funding availability. However, the evidence 

in this report suggests that, with sufficient discounts on the price of new housing, discounted 

market homes (e.g. First Homes) would extend affordable home ownership as far as the 

current shared ownership products available (shares of 25-50%). On this basis, it might be 

appropriate to plan on the basis of an even mix of affordable housing for sale products (50:50) 

of discounted market housing and shared ownership. 
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3. Conclusions and next steps 
 

Housing Type, Size and Mix 

 
7.1. The information in Chapter 5 of this report paints the picture of Chobham as a neighbourhood. 

This base information should inform neighbourhood planning moving forward. The key 
conclusions we can draw from this analysis follow. In summary Chobham exhibits the following 
characteristics at the time of Census 2021 (unless otherwise stated): 

 

Tenure 
• The proportion of owner occupation is higher than the wider geographies and a higher 

proportion of owner-occupied dwellings are mortgage free. This may relate to the higher age 
profile of the parish. 
 

• 12.2% of the stock is affordable (social) rented housing, which is above the rate for the 
Borough (9.5%) although below the percentage for the south-east (13.6%). 
 

• The private rental sector, including living rent free, has risen from 8% to 11.5% from 2011 to 
2021, which is comparable at the wider geographics. 
 

House type 
• Detached dwellings are the most common form of house type in the parish at 55% (2011, as 

latest figures available), significantly higher than for the borough as a whole (45%, 2011). 
This is significantly higher than the surrounding geographies. 
 

• Conversely, the parish has a lower proportion of terraced housing than surrounding 
geographies, which potentially limits the opportunities for entry level buyers. Notably there 
is a lower supply of flats/ apartments/ maisonettes, equating to 9% of its housing offer. 
 

House size 
• Just 8% of dwellings in Chobham are one bedroom, comparable to the Borough, but lower 

than regional and national geographies. 
 

• Conversely, the Parish has a higher proportion of larger 4+ bedroom dwelling than 
surrounding geographies, accounting for over a third of homes in the parish. 
 

• The 2011 census (2021 detail not yet available) reveals that both the social rented and 
private rented sectors have a significantly higher proportion of 1-bedroom dwellings 
compared to just 2% of owner-occupied properties. 
 

• The proportion of 2-bedroom dwellings in both the social and private rented sectors is more 
than double that of the owner-occupied properties. 
 

• Approximately 40% of the owner-occupied dwellings comprise larger (4+ dwellings) in 
contrast to the social rented sector, which sits at 4% and private rental at 18%. This means 
that larger or extended lower-income families could struggle to find accommodation in the 
parish. 
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Age structure and age cohort 
 

• The largest age cohort within the parish is the 45-65 age cohort. This makes up 31% of the 
parish’s population, which is proportionally higher than the comparative geographies. 
 

• The second largest cohort is the 65+ cohort, which comprised 24% of the overall population 
of the parish. Again this is significantly higher than surrounding geographies. 
 

• Since 2001, there has been a significant reduction of 18% in the number of people aged 25 
to 44. There has been a limited increase n the number of young children, but a more marked 
increase in the numbers aged 15-24 (24% against 9% across the borough). This could suggest 
that children are remaining at home for longer, and into early adulthood, which in turn could 
suggest that there are few affordable options locally for young people wishing to rent or 
purchase their own home locally. 
 

• The population as a whole is aging, a picture shared across the wider borough.  
 

 

Household composition 

• The household composition in the parish is not significantly different to surrounding 

geographies. Unsurprisingly given the higher average age of population in Chobham 

compared to surrounding geographies, there are proportionally more one person 

households with the occupant aged 65 or over. 

 

• Over two-thirds of homes (67.8%) are occupied by a single family. The 2021 figures are not 

yet available at the parish level to break this down further. In 2011, 36% of such homes 

included dependent children. In light of the change in population age structure, it will be 

interesting to consider how this might have evolved over the last ten years. 

 

Household occupancy rates 

• The average household size in Chobham is considerably higher than comparative 

geographies at 2.35 occupants per household (compared with 2.6 across the borough).  

 

• Given the factors outlined, it is perhaps not surprising that Chobham experiences significant 

under-occupation of dwellings, more so than comparative geographies. Approximately 50% 

of the 1,800 dwellings in the parish have at least two spare (unoccupied) bedrooms, 

compared to 38.1% across the south east region.  

 

• Approximately 80% of homes are underoccupied by at least one bedroom. This is 

significantly higher than for the south east as a whole (approx. 70%). 

 

7.2. The main message to draw from this chapter is the over-supply of larger dwellings, which is 

leading to high levels of under-occupation. This is in spite of the numbers of older children 

staying at home into adulthood. The relative lack of smaller dwellings – particularly in the home 

ownership tenure - both restricts access to smaller, younger families, but also limits the 

downsizing options for older residents who may wish to move to smaller, more manageable 
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properties. It is therefore important that any strategic housing allocation is supportive in policy 

terms of these local housing needs. 

 

Affordability 

7.3. In 2021, median workplace and resident annual earnings stood at £38,422 and £42,272 

respectively within Surrey Heath Borough.  

 

7.4. House price increases have significantly outstripped earnings. The average price of a property 

in Surrey Heath was £475,350 in 2023 according to the most recent Land Registry house price 

index. This is significantly higher than for the southeast, although lower than for Surrey 

county. 

 

7.5. The affordability of housing is a key issue for new forming households and households looking 

to move to a larger property. The price paid information assembled for the report indicates that 

there is a price premium for property in Chobham, in particular for homes at the median and 

low quartile scale, which makes affordability a greater issue for the Parish. 

 

7.6. Taking 2021 as an example year, the median house prices in Surrey Heath borough were 11.58 

times median workplace earnings in that year. Similarly lower quartile house prices were 

13.05 times lower quartile workplace earnings in 2021. Given that historic mortgage lending is 

based upon 3.5 to 4 times earnings, it highlights the difficulty for first time buyers and for 

households in moving to a larger property without significant capital support. 

 

7.7. Hence, Chobham (and the Borough more widely) are high value areas in terms of property 

prices whilst average incomes are not significantly higher to reduce the affordability gap. This 

means that affordable housing has an important role in meeting the housing needs of many 

residents and workers. 

 

7.8. The analysis suggests that a lower number of emerging households will be able to access 

Affordable Housing for Sale products. However, First Homes introduces a different concept to 

Affordable Housing for Sale products. Discounts can be dictated by housing need as opposed 

to national guidance, or the contractual negotiations between the developer and the 

Registered Provider. 

 

7.9. The First Homes policy enables local authorities to set higher discounts on properties on a 

site-by-site basis, and there is an expectation that they will seriously consider doing this when 

determining local discounts. The policy also enables local authorities to set criteria for 

eligibility, which enables them to prioritise local residents and essential workers, although this 

shall be time limited. 

 

7.10. There could be an opportunity within Chobham, therefore, to ensure that discount levels are 

set to enable local access to these products. Table 27 in this report indicates the required 

discount levels for different earner cohorts to access lower quartile housing within the 

borough. These are a 71% discount for a single person household on a lower quartile wage; 
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51% discount for a couple both on lower quartile wages; 57% discount for a single person 

household on a median wage and 26% for a couple both on median wages. Clearly any 

assessment of the local discount levels for First Homes will be more nuanced. Nonetheless this 

evidences the significant affordability gap both within the Borough and the parish. 

 

7.11. The affordable housing need model for neighbourhood areas indicates that there is a shortfall 

of Affordable Housing for Sale of some 120 units over the plan period to 2038. The model 

indicates that there is likely to be sufficient Affordable Housing for Rent.  

 

7.12. The current strategic site allocation proposed for Chobham would deliver approximately 91 

dwellings, of which approximately 36 units would be affordable homes. This would not meet 

the need as estimated in this report, although there may be additional affordable homes 

brought forward through other mechanisms such as windfall and rural exception sites. Clearly, 

it will be important to ensure that the strategic site does in fact deliver the full quantum of 

affordable homes as estimated. 

 

7.13. The further findings of this report illustrate a particular shortfall in affordable houses for sale 

versus houses for rent and this should be reflected in the provision at the strategic sites.  
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Appendix A Findings from the community survey on housing-

related questions 
 

The following findings are taken from the Community Survey undertaken in December 2022.  
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