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MORE AFFORDABLE HOUSING – FINDING THE SOLUTIONS FOR GUERNSEY 
  
 
In its 2020 election manifesto The Guernsey Party stated as one of its objectives: 
 
“to introduce new initiatives to help house price affordability for first-time buyers such as a “help 
to buy” deposit loan scheme for first-time buyers and explore the scope for the States to develop a 
freehold land bank system with homeowners having the right to buy the freehold”.   
 
Some 6 months after the election, we are publishing our detailed Discussion Paper entitled “More 
Affordable Housing – Finding The Solutions for Guernsey” which goes way beyond the election 
manifesto objectives.   In this Discussion Paper we set out why and how the current situation has 
arisen, along with the multiple mechanisms and levers available to the States to resolve what has 
clearly become a critical issue for so many. 
 
Crucially, let us clarify that “More Affordable Housing” is not just about social housing. The official 
definition of “Affordable Housing” used by the States causes all kinds of confusion.  By “More 
Affordable Housing” we are referring to making housing more affordable, whether to purchase or to 
rent, especially (but not exclusively) to those who feel that they are currently trapped within 
“Generation Rent”.   The needs of Key Workers, such as nurses, teachers, police etc who are all so 
vital to keeping the island ticking over, are also covered.     
 
It seems very clear that the population has risen considerably, perhaps temporarily, as a result of the 
COVID-19 pandemic, with a safer island life appealing to so many with local connections, but as we 
show in this Discussion Paper the cause of the current shortage really started just after the turn of 
this century.  Since then, the problem has got steadily more serious but in reality the States of 
Guernsey has done little else other than fund the Guernsey Housing Association (GHA) to develop a 
shared ownership scheme, and amend the Population Management Law.   The GHA scheme has 
undoubtedly been a success but it is a drop in the ocean compared to what is now required in terms 
of scale and its offering is too narrow.  Meanwhile, the change to the Population Management Law 
has resulted in huge new demand for local market housing from newly-qualified Local Market 
residents, while also having some unintended consequences for the Open Market.     
 
This Discussion Paper is made up of two parts which, at first glance, may seem unrelated but they 
are in fact completely intertwined. The island is currently facing a demographic timebomb which will 
be disastrous for the island’s economy if it is not urgently addressed by allowing controlled, targeted 
immigration to restore the island’s currently terrifying dependency ratio.  On the other hand, we 
fully recognise that when there is already a major housing problem with demand far exceeding 
supply, the prospect of any further population growth will frighten many who will understandably 
anticipate further price raises and even greater unaffordability.   Basic economics show that the 
supply side of the equation is critical.  We must simply build more houses, of the right type required 
by the market, at the right time, and at an affordable price. 
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By explaining the vital importance of the dependency ratio and what it will mean to the island’s 
economy if we do not factor it into the biggest required change to the island’s housing stock in 
several decades, it will hopefully result in better-informed debate as to the “why”.  There are many 
variables out there, but the one absolute certainty is that everyone still living in 20 years’ time will 
be 20 years older than they are today. The impact of that factor on the island’s workforce in 20 
years’ time is truly frightening and we must do everything we can to not only keep our existing 
youngsters here on the island, but also to attract our youngsters back after they have finished higher 
education off-island, otherwise the dependency ratio will deteriorate even further.  
 
In this Discussion Paper we refer in various places to the generic term “immigrant” when mentioning 
key workers, FRESHERS etc.  For the sake of clarity, when using this term we are referring simply to 
persons coming into the island who do not hold Guernsey residential qualifications, regardless of 
from where they originate, who hopefully bring much-needed skills, expertise or other resources to 
the island.               
    
The Guernsey Party does not have all the solutions, but it knows what some of the potential 
solutions might be.  It knows what mechanisms and levers are available (and there may well be 
others).   What is very clear is that if the States of Guernsey is going to be able to deliver solutions, 
then it is going to require widespread buy-in from the Assembly, with everyone pulling together to 
make progress.  It will require several States Committees to work together with a common aim, and 
it needs to start happening immediately. 
 
The Guernsey Party’s absolute commitment is to ensure that More Affordable Housing stays near 
the top of the States’ Agenda for the rest of this term until 2025.  If any blockages occur, then we 
will commit to trying to unblock them.   We cannot do this all on our own. It is a very big task, but we 
intend to do our utmost as a Party to driving it and keeping it on the road.  Two of our elected 
members, Deputy Mark Helyar and Deputy Nick Moakes are taking political responsibility for this 
initiative.  
 
We will be providing updates on our Facebook page as well as on our website and we want and need 
to hear your feedback to help us in shaping the solutions which will emerge.  
 
Our huge thanks go to Charles McHugh and David Piesing for contributing so much of their time and 
research over many months to help us to produce this Discussion Paper. 
 
  
DEPUTY MARK HELYAR & DEPUTY NICK MOAKES  
 
 
THE GUERNSEY PARTY 
MAY 2021    
 
info@theguernseyparty.org     
www.theguernseyparty.gg 
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EXECUTIVE SUMMARY 

MORE AFFORDABLE HOUSING – FINDING THE SOLUTIONS FOR GUERNSEY 

 

PART ONE  -  DEMOGRAPHICS 

• Guernsey has an extremely unhealthy demographic situation which is currently projected to 
result in the workforce declining by 8% by 2035. 

• The current Dependency Ratio of 56 (or 0.56), having already risen from 48 in 2009, is presently 
projected to hit 72 by 2035, which is considerably higher than any region in the world based on 
2030 global figures. 

• By 2035, Guernsey’s Participation Ratio (those working between 16 and 64) is projected to be 
77%, which would be in the lower quartile of the OECD Global chart using 2019 figures. 

• This huge reduction of the labour market will have wide-ranging economic and social 
implications for Guernsey, with insufficient workers to maintain the island’s infrastructure, not 
enough employees paying into the social insurance fund to enable those drawing from the fund 
to be paid out, and nowhere near enough income tax generated from employment to operate a 
sustainable economy. 

• To even achieve parity with current average earnings based on the 2019 dependency ratio of 56 
in 2035, it would require immigration equivalent to 21% of the current workforce, or 8,445 new 
residents earning the mean average wage, taking the population to nearly 72,500.   

• This level of immigration would clearly cause many social pressures and have a major negative 
effect on many aspects of island life. 

• The required level of immigration to balance the island’s finances based on tax and social 
insurance contributions (at current rates) could be massively reduced from 8,445 to just 938 by 
attracting a specific new category of high-earning immigrant, ideally one who pays around 9 
times the average tax and social contribution made by those earning the mean average wage.  
We call this “FRESHERS” (Financially Resourced Earners with Sustainable High Expected Returns), 
who would also create new jobs in new industries to help diversify the economy. 

• FRESHERS would be a new category, sitting between Local Market housing licensees and Open 
Market residents.  

• Whilst importing FRESHERS would help balance the treasury coffers, it would still leave a large 
deficiency of employees generally to help keep the island functioning properly.  We must 
maintain a vibrant local workforce to provide attractive employment opportunities, and we must 
be able to service the island’s infrastructure.  We will continue to need high numbers of key 
workers in teaching, nursing, police force etc., and we will especially need to attract and retain a 
large number of carers for the much larger elderly population, for which we will need multiple 
additional care homes. 

• This is where the correlation between dealing with our demographic timebomb and addressing 
the More Affordable Housing crisis completely merge.   One cannot be addressed without also 
addressing the other. 
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• As well as inevitably needing to grow our working population through immigration, we need to 
hold onto the island’s current younger population.  The housing crisis is causing many to leave, 
and/or not to bother returning after university, which merely compounds the problem and 
requires even greater immigration to replace them.  Arresting the exodus is the first step.  We 
need immediate housing solutions to do that. 

• We also need to retain and attract key workers.  Instead of a constant churn of people coming in 
from off-island for short periods, which is counter-productive in so many ways, we need to make 
it possible and viable for key workers to come in and settle by being able to buy and rent good 
quality housing accommodation.  

• If we can stop the exodus, and can attract back those islanders who have left but who would 
return if More Affordable Housing solutions were available, then we will obviously need to 
attract fewer new residents with no existing local connections.        

• If we do not solve the More Affordable Housing situation, then there is a very genuine prospect 
of a terminal decline of Guernsey’s economy which will be extremely difficult to stop, let alone 
reverse.  Guernsey in 2035-2040 could be a very bleak place compared to today. 

 
PART TWO – WHAT TO DO ABOUT GENERATION RENT? 
 
• When demand for housing exceeds supply, prices rise, and on a rock of 25 square miles this is 

magnified.  Two decades of a thriving economy with higher than average earnings for those in 
our core industry, and sustained low interest rates, have fuelled demand for Local Market 
property to a startling level. 

• It is hard enough for young islanders to afford to buy a house even where both of a couple work 
in the finance industry, but is many times harder, if not impossible, if one or even both of the 
couple are not earning those wages.  Saving for a large deposit to get a mortgage whilst paying 
high rent is just not viable without “the Bank of Mum & Dad” to assist.  As a result, many young 
islanders are trapped in Generation Rent, and they either remain there or leave the island.  

• Several successive States terms have failed to address the issue, other than what has been 
achieved through the Guernsey Housing Association which, as is now evident, is merely a drop in 
the ocean re what is actually now required.  

• Around 11% of Guernsey’s Local Housing stock moved from owner-occupied to private landlord-
owned between 2002 and 2018. This has removed around 2,000 Local Market dwellings from 
the market to buy. 

• An IDP in 2016 was based on questionable data from 2012/2013 is still in force and will be in 
force until 2026.  We therefore have building targets and planning policies today based on 
questionable data from 10 years ago, which is no longer fit for purpose.  An attempt to rectify 
this was made by commissioning the KMPG Report in 2017, which got kicked into the long grass. 

• Hardly any new properties were built in the last States term, and we are now having to play very 
urgent catch-up.  Urgent action is required to address the problems of the planning restrictions, 
unlocking States-owned land sites to free them up for building new homes, removing prohibitive 
restrictions and disincentives for developers.   

• The definition of “affordable housing” must also be urgently revisited.  
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• We need to rapidly increase supply of suitable properties for First and even Second Time Buyers, 
bringing down the cost of land and the cost of building, fully exploring the feasibility of using 
modern modular housing techniques.  

• There are various financial and tax levers which can be explored for their suitability for the 
Guernsey market, being tried and tested elsewhere.  These need to be carefully assessed to 
avoid causing unintended consequences for the rest of the market.  

• There are too many potential levers to mention in this Summary, but they are all covered in this 
paper. 

• The States need to pull this all together and take complete ownership and leadership of the 
potential solutions.  Multiple States Committees have to play their part.   

• The need is right now.  No further procrastination can be afforded. 

 
MAY 2021                                                        
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PART ONE 
 
Guernsey’s Ageing Demographic, Dependency Ratio and Participation Ratio, & Introducing the 
new concept of FRESHERS 
 
1.1 The peak population age group in Guernsey in 2019 is 45–59. This group will be gradually 

becoming economically inactive over the next 15 years and so the island will become 
increasingly dependent on the emerging 16-65 economically active group.   Guernsey’s 
workforce is currently projected to decline by 8% by 2035 from its current level. 

 
1.2 The Dependency Ratio measures the % of dependent people (not of working age)/number of 

people of working age (economically active) 
 
 The Dependency Ratio =  
 

Number of Children (0-15) + Number of Pensioners (>65) 
    _______________________________________________ 

 
Number of Working Age (16-65) 

 
1.3 Substituting the 2019 Population census figures for 2019 in Table 4.4.1 to calculate the 

States Dependency Ratio method, that would mean  
  

10,023 (0-15) plus 12,551 (>65) 
_______________ 

 40,218 (16-65) 
  

giving the current Dependency Ratio of 0.56 as per table 4.2.1.  
 

 
 
(source: Guernsey Facts & Figures official booklet)   
 
1.4 Historically, Guernsey’s Dependency Ratio has been rising for the last 10 years moving from 

48 dependents for every 100 economically active in 2009 to 56 dependents for every 100 
economically active in 2019.   This is, in the main, as a result of the retirement of post-War 
Baby Boomers (born 1945 to 1965). 
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(source: Guernsey Facts & Figures official booklet) 
 
1.5 Guernsey’s total population is forecast to peak in 15 years in 2035 at a total of 

64,000.   Based on the advancing population age bands (with birth and death rates and 
migration remaining constant) the projected 2035 Dependency Ratio would look like this: 
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1.6 Allowing for 9,254 presently aged 0-14 by 2035 to become economically active, and 13,683 

presently aged between 50–64 by 2035 to become economically inactive where death and 
birth rates remain constant and emigration remains constant, that represents an estimated 
swing of 3,158 from active to inactive into the 2035 projected population figure of 64,000 
and, using the States method of calculation, that would mean a Dependency Ratio estimated 
projection / forecast as follows: - 

 
                                                              26,940 (8,085 plus 18,855) 

72%                        =                        ______________________                                                           
                                                              37,060 
 
1.7 A Dependency Ratio of 72 in 2035 is a significant increase on 2019 and is higher than most 

projected Dependency Ratios for the rest of the world.   By way of a general guide or 
comparison, this is the UN Population Division Global projection of Dependency Ratios as of 
2020: 

 
Region 1950 1970 1990 2010 2030 2050 

World 64.8 74.9 64.0 52.5 54.7 59.1 

Africa 80.5 90.1 91.6 81.2 67.7 61.5 

Asia 67.9 79.5 63.3 48.0 50.6 55.8 

Europe 52.2 55.6 49.7 46.6 64.7 74.9 

Latin 
America 
& The 
Caribbean 

78.0 86.7 69.8 52.4 50.2 57.3 

Northern 
America 

54.4 61.7 51.7 49.0 64.8 65.2 

Oceania 59.2 65.8 56.2 53.4 60.3 61.8 
 
1.8 The above UN table indicates that Guernsey clearly has an extremely high Dependency Ratio 

forecast of 72 in 2035 and that globally this rise in Dependency Ratios is part of a global 
trend.   

 
1.9 If Guernsey were to do nothing to change the balance between those who are economically 

active and those who are not economically active between 2019 and before 2035, it would 
have suffered a 28% estimated adverse variance (from 56 to 72) in the 15 years between 
2019 and 2035, and an adverse variance of 50% (from 48 to 72) between 2009 and 2035.    

 
2.1 The Guernsey Dependency Ratio figures are further corroborated by Guernsey’s 

Participation Ratio, which when compared to other global jurisdictions has further adverse 
variations.   The first graph below of the OECD Participation Rates calculates the labour force 
participation rates as the labour force divided by the total working-age population. The 
working age population refers to people aged 15 to 64.  
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(Source: Guernsey Facts & Figures official booklet)  
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2.2 Given the projected workforce in 2035 of 28,551 shown in Table 4.1.1. Guernsey’s projected 

Participation Ratio in 2035 would be calculated as follows: 
                

                                28,551 
77%       =             _________ 

                                    
   37,060 

 
By way of comparison the UK’s Participation Rate in 2019 was 82% and Guernsey at 77% 
would be in the lower quartile of the OECD Global chart for 2019.    

 
2.3 This demonstrable projected 8% decline in Guernsey’s workforce by 2035, combined with a 

lower than Global Average Participation Rate, puts Guernsey at a major disadvantage with a 
significant projected number dropping out of the labour market and becoming economically 
inactive while they are still of working age. 

 
3.1 An Average Mean earner in Guernsey in 2020 is paid £34,469 and contributes c£7,000 in tax 

and SI (combined) to the Exchequer.  Based upon the mean average wage, this means that 
28,551 economically active workers in 2019 would contribute £7,000 x 28,551 = c£199m 
each year to the Exchequer.   This estimation based on mean average wages broadly (+/- 
10% corroborates) the Treasury Direct Income Tax figures for 2019. 

 

 
 
3.2 In order for the Guernsey workforce Dependency Ratio earnings to be maintained at the 

56% levels of 2019, that would require immigration of 21% of new economically active 
workers (earning the mean average wage) would need to be attracted to live on the Island.    

 
3.3 That would be an increase in the working population by an estimated 8,445 more 

immigrants, if each were earning the mean average wage.   Clearly, these levels of 
immigration and population increase to c72,445 would be unsustainable and would cause 
many types of social pressures.  However, the Exchequer would need by 2035 to have 8,445 
x £7,000 = c£59m of compensating contributions from additional economically active 
population to achieve the equivalent of the 2019 Dependency Ratio of 56%. 

 
4.1 This projected immigration figure could be a lower number of new immigrants if the new 

immigrants were “Financially Resourced Earners with Sustainable High Expected Returns” 
(FRESHERS).    

 
4.2 If FRESHERS were defined as having earning capacities of multiple times that of Guernsey’s 

average mean earners, then the number of new immigrants required would be substantially 
reduced.  Exploring these numbers further, if a FRESHER was defined as an individual aged 
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between 16 and 50 years demonstrating sustainable annual earnings of £250,000 and was 
paying an estimated c9x a median average earner’s tax and social insurance contributions, 
and was required to purchase a house of over say c£1m in value on the Local Market, then a 
significantly lower number of immigrants (i.e. 9x less i.e. 8,445/9 = 938 i.e. 62 FRESHERS a 
year could, over 15 years, redress the island Exchequer’s lost income tax from its estimated 
Dependency Ratio shortfall.   

 
4.3 A FRESHER earning £250,000 would pay income tax and SI (of 13.2%) which is estimated as a 

combined contribution to the Exchequer of around £70,000 a year.  So, FRESHERs, as “super-
earners”, could contribute an estimated 9x more to the Guernsey Exchequer than an existing 
2020 average mean wage earner and the number of new immigrants required could be 
reduced by 9x.  Allowing for each FRESHER being assumed to bring a spouse and on average 
2.3 children with them, that would result in a total forecast population in 2035 of 
68,033.   Some spouses would work, but assuming all spouses were non-workers this would 
result in the equivalent income to the Exchequer as would be achieved with the 2019 
Dependency Ratio of 56. 

 
4.4 If we could achieve an annual target of say 62 FRESHERS relocating to the island, that would 

increase the tax contributions to the Exchequer by c£4.34m compounded each year 
(c£65m+ a year by 2035). If this were to continue for 15 years until 2035 then this would 
grow to be an additional c£65m+ each year to the island’s Exchequer.   These receipts would 
be new money that would not need to be raised by a GST or from tax increases for existing 
residents.     

 
4.5 In the alternate, the annual target could be varied and allowed at a higher rate initially and 

then tapered down over the remainder of the 15 years.  If the target were set at say 90 
FRESHERS a year relocating to the Island for the first five years, perhaps followed by 22 
FRESHERS a year for the next ten years, that would increase the annual contribution to the 
Exchequer by year five to c£31.5m.     

 
4.6 The 2019 Income Tax receipts, as reported by Treasury, were £349m and so the introduction 

of 450 FRESHERS over five years would represent a 9% additional source of revenue for the 
Island’s Exchequer.   In addition, Document Duty and TRP contributions from FRESHER 
housing activity would be significant sources of further revenue for the Exchequer each year. 

 
4.7 FRESHERS would represent an immigrant pipeline that would bring talent, innovation, 

diversity, energy and renewal to all of Guernsey’s society which will be a key element to the 
success of the economy over the next fifteen years.   Clearly, FRESHERS would not want to 
buy “affordable GHA-type” houses but would want homes commensurate with their 
earnings and status and on a par with UK house prices.  If FRESHERS were only able to 
acquire £1m+ homes, this would neither cause housing inflation nor adversely disturb the 
existing affordability of the lower quartiles of the Local Market.    If any of these types of 
problems were to emerge, then the introduction of further FRESHERS could be curtailed at 
any time.  If say 60 homes of c£1m+ were sold to FRESHERS each year, that would at current 
Document Duty rates amount to 4.5% or a further receipt of £2.7m annually for the 
Exchequer. 

 
4.8 Given that FRESHERS would all need homes on the island this would require more 

housebuilding of c25 new £1m homes and c25 renovated £1m+ homes each year, which 
would benefit the local construction industry and have an important improvement effect on 
the island’s housing stock.  It would also assist the island’s elderly population with larger old 
properties on large plots to find buyers to enable them to downsize, given the reduced local 
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demand for such large properties from the current younger generation who cannot afford to 
buy large properties. Greater flexibility in the planning system would be required to ensure 
the delivery of appropriate homes of this value.    

 
4.9 When taken over 45 years since 1990, Guernsey’s total population would have increased by 

9% to 68,033 by 2035.  Although comparative figures for 45 years are not available, in the 
last 30 years alone Jersey has seen a much higher rise of 18% in its population. 

 
4.10 No other direct competitor jurisdiction that we are aware of is currently specifically 

targeting FRESHERS. Locate Jersey targets 30-40 11K’s each year, but this initiative would 
give a new target activity and it is thought that prospective FRESHERS would be high earners 
predominantly based in financial services, manufacturing, other services and/or the law 
sectors.   

 
4.11 FRESHERS would probably be recruited from working in London and/or other European 

capitals.   A target of 60–90 FRESHERS a year would be achievable and would represent 
exactly the type of young entrepreneurial individuals that the island needs to refresh its 
fortunes for the next two decades.    FRESHERS will likely bring new business to the Island’s 
financial services sector and create new jobs and opportunities on the Island.   By targeting 
specific sectors, it ought to be possible to further diversify the island’s employment base 
away from an over-dominant financial services sector. 

 
4.12 The last thing Guernsey needs is to be attracting retirees who are economically inactive and 

living off their capital, as they would contribute very little to the Exchequer.    
 
4.13 This FRESHERS proposal, based on a total of 938 FRESHERS over 15 years, would result in an 

increase of the island’s population by a modest c4,000 people (than are currently projected 
at 64,000 in 2035), but it would bring with it the economic shot in the arm of £65.66m a year 
of new receipts for the Exchequer, together with new jobs and economic activity across new 
diversified sectors of the economy.    

 
MAY 2021 
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PART TWO 
 
 
Generation Rent and First Time Buyers (FTBs) – What to do about “Now”? 
 
Introduction 
 
1.1 The biggest purchases/investments that the average earner makes in a lifetime are 

invariably a house and a pension.  Historically, these have been made by “Baby Boomers” 
(defined generally as those born between 1945 and 1965) with the intention of seeing 
growth in the value of their assets.    Part of the problem of the “Now” in Guernsey is that 
real growth in house prices and in earnings have not been seen since 2008.     

 
1.2 Part of the solution to the Generation Rent problem (defined generally as those aged 

between 18 and 40 who have been priced out of the house buying market and forced to 
rent) is to restore a modest amount of capital growth to the residential housing market in 
order to attract Generation Rent to become homeowners and investors. “Boom and Bust” 
market volatility has been a barrier because it has not only encouraged housing speculation 
but has put off younger First Time Buyers (“FTBs”) through fear of negative equity.   

  
1.3 Part of the answer to Generation Rent’s aversion to buying homes is to bring down the cost 

of buying for FTBs (document duty and legal fees. 
 
1.4 What is not the answer to Generation Rent is to continue to expand the social rental housing 

sector at the expense of the States.  Expanding social housing rather than home ownership 
can become a trap for young people who then never transition from social housing to home 
ownership.    KPMG in its 2017 Report concluded that more private houses were needed 
than States-funded or Housing Association-funded “Affordable” houses. 

 

 
 
1.5 Meanwhile the Development & Planning Authority (“D&PA”) are still working to the pre-

2016 new house building target of 300 new houses a year, with a minimum two-year 
pipeline target.   This pipeline, which never gets built, is partially responsible for the 
“perceived” (sic) over-development in the north of the Island. 

 
1.6 The Census of 2001 indicates that slightly over 71% of all Local Market dwellings in Guernsey 

were owner-occupied, which was a tremendous achievement at a time when more 
prosperous Jersey had only 51% owner-occupiers. Of the other 29% of Local Market 
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dwellings, nearly 19% were owned by private landlords and just over 10% were States-
owned.    

 
1.7 By the end of 2018, however, the official 2019 Guernsey Facts & Figures booklet tells us that 

the percentage of islanders owning their own Local Market home had fallen from just over 
71% in 2001 to 59.2%, while the number of Local Market dwellings owned by private 
landlords had risen from just under 19% in 2001 to 27.9%.  This is an alarming turnaround as 
it means that around 2,000 Local Market dwellings (approximately 10% of the island’s total 
Local Market housing stock) changed from being owner-occupied to being owned by private 
landlords between 2001 and 2018.   

 
1.8 In 17 years, the States of Guernsey has overseen the surge in Generation Rent and has done 

nothing about it. Something of such huge importance to our children and grandchildren, as 
well as being a key driver as to whether young people stay or can ever return here after 
going to university or having worked away, this Generation Rent phenomenon appears to 
have been of very little political importance.   The huge consequences of a fall from 80% to 
60% home ownership in just 17 years, with so many young islanders becoming trapped 
within Generation Rent as a result, deserves to be a top political priority. 

 
1.9 Since 2017, when the Population Management Laws were amended to allow some 

longstanding Open Market residents to migrate to buy or rent on the Local Market, this 
appears to have materially impacted the stock of available Local Market housing.  We have 
been unable to find hard data to support this phenomenon, but we have some evidence that 
would indicate that this has involved some 1,300 people who are now eligible to occupy 
Local Market accommodation as a direct result of the change in legislation.  It also appears 
to have forced some individuals out of occupying Open Market accommodation where they 
were employed by the owners, and who would have been happy to remain living in that 
Open Market accommodation.   There is an urgent requirement to capture better data on 
these transfers and the resulting possible strains being placed upon the Local Market 
housing stock, and to analyse the price bands in which it is having the most impact. 

 
Intergenerational imbalance 
           
2.1 We will all, at least statistically if we are lucky, grow old eventually.  The challenge is to 

manage expectations and balance interests between generations, not to set generations 
against one another. Fears about the future in Guernsey and the strains in the economy 
from the coronavirus pandemic, an ageing demographic, population control, biodiversity, 
shortage of genuinely affordable housing and global warming, together reflect a breakdown 
in the balance between the generations. The balance is mainly under threat from the Baby 
Boomers, not because of deliberate selfishness but because of their sheer demographic and 
economic power, and younger generations are clearly losing in this battle.   
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2.2 The two peaks in births during the baby boom, both in Guernsey and the UK, have had a big 

impact and have driven the twin social and economic revolutions of the 1960s and 1980s. 
Baby Boomers have done disproportionally well, having benefitted from house price booms 
as well as being the beneficiaries of generous final salary pension schemes. In the UK, Baby 
Boomers own more than 50% of the £6 trillion of personal wealth. No comparable figures 
are available for Guernsey, but the numbers are likely to be very similar, if not even higher 
as Boomers here have received inherited wealth without any impact of local Inheritance Tax, 
the absence of which we are in favour of maintaining. 

   
2.3 It is now much harder for the younger generation to get started on the housing ladder or to 

build up a pension – being the two main forms of personal wealth.   In Guernsey, we need to 
urgently engage with Generation Rent by providing truly affordable FTB housing which can 
encourage the island’s younger generations not to leave or stay away from the island and 
instead to become Guernsey homeowners. 

 
2.4 In 2009, Guernsey’s Dependency Ratio was 48, compared to 56 in 2019.  This means that in 

2009 every 100 people of working age (“economically active”) had to support 48 people of 
not working age (“economically inactive”). Just 10 years later, that number had worsened to 
56. 

 
2.5 But that deterioration between 2009 and 2019 is nothing compared to what is now staring 

us in the face. Guernsey’s total population is currently forecast to peak in 15 years’ time in 
2035 at 64,000, when the Dependency Ratio will have soared from 48 in 2009, to 56 in 2019, 
and then to an extremely concerning 72 in 2035.  Every 100 economically active workers will 
in 2035 need to support 72 economically inactive islanders.  Between 2009 and 67 for every 
100 active workers there are forecast to be 72 people not of working age. To put this into 
perspective, a Dependency Ratio of 72 is amongst the very highest anywhere in the world. 

 
 
Social and economic crunch points       
 
3.1 Despite the importance to future generations of the healthcare systems, housing, economy, 

and climate change, the Baby Boomers are still getting preferential treatment, despite cries 
from the young and the relative affluence of the Boomers.   Many of the strongest deniers of 
climate change are those who will not be around to suffer its consequences. In the words of 
Greta Thunberg: “The eyes of future generations are upon you. And if you choose to fail us, I 
say – we will never forgive you”.  

 
3.2 Although historically future generations have generally been better off than those 

immediately before them, this is not the case for Gen X (generally defined as those born 
between 1965 and 1980), Millennials (those born between 1981 and 1996), Gen Z (1997 to 
2010) and Gen Alpha (born after 2010).   If Boomers, in effect, borrow from future 
generations to deal with today’s problems in the economy, global warming and pandemics, 
then the prosperity of future generations will be blighted. And that is just what the Boomers 
have been doing. Boomers have been pinching too big a share of the wealth being generated 
now and of the wealth that will hopefully be generated in the future.    

 
3.3 If we do not fix Generation Rent, then we will merely exacerbate the Dependency Ratio by 

driving even more of our young people off-island because they do not wish to live in social 
housing but cannot afford to buy homes here. This is a very serious socio-economic crunch 
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point for the island. What happens next will shape many aspects of island life for decades 
ahead.   

 
Teamwork to develop a self-sustaining economy.    
           
4.1 Rising to the complex intergenerational challenge of passing down wealth may not be 

something very welcome to the Boomer generation, but upon self-reflection they should 
acknowledge that they have a significant debt to repay.  Guernsey’s COVID-19 recovery plan 
needs to be timely, well-directed, positive and innovative if the island is to flourish and 
prosper.  We need a skilled intergenerational team who will help organisations to develop 
and implement new ways of working as indivisible components of a larger, constantly 
regenerating and self-sustaining economy.   

 
4.2 KPMG reported in August 2017 in a wide-ranging report which included defining “need” and 

“affordability” and how new homes might best be funded.   KPMG recommended: 
 
4.2.1 reducing the size of the new build housing target to be between 97 and 176 new homes a 

year: 
 
4.2.2 generating better data to predict current and future demand for housing, including private 

sale and Affordable housing: 
 
4.2.3 following the recommendation that private for sale housebuilding should form the 62% 

majority of new houses built: 
 
4.2.4 suggest a trial of FTB zones: 
 
4.2.5 reporting on policies and factors influencing the prices of houses: 
 
4.2.6 conducting qualitative and quantitative research to identify financial and non-financial  

barriers to ownership with particular reference to FTBs: 
 
4.2.7 explaining the methods of financing property purchase used by “average” households: 
 
4.2.8 reviewing private sector rental costs, assessing their affordability and their relationship to 

other sectors of the housing market: and 
 
4.2.9 examining the various options available for States’ intervention in the housing market, 

including what effect the various measures may have on housing affordability and housing 
availability. 

 
4.3 The Committee for Environment & Infrastructure and the Committee for Employment & 

Social Security were together responsible for the Housing mandate in the 2016-2020 term of 
the States but failed to produce any new housing data or policies during the term and by and 
large ignored all of KPMG’s recommendations.     

 
Historic housing projections have led to unintended consequences. 
 
5.1 A prime example of how the 2016 Island Development Plan (“IDP”) projections and forecasts 

were out of date was in deciding how to fund social housing, and this has had adverse and 
unintended consequences. 
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5.2 In the 2016 IDP, the housing projections wrongly assumed an overheated housebuilding 
sector due to the use of outdated data from 2000 to 2010.   In the 2016 IDP it recommended 
the transfer to the island’s private residential developers of the primary responsibility for 
funding the acquisition of all affordable housing land.    This policy (GP11) has to date only 
resulted in a very small handful of new affordable homes being built. 

 
5.3 By way of example, this is how the States’ decisions in 2016 developed and were based upon 

out-of-date data and practices.  The decisions that were behind The Land Planning & 
Development (Planning Covenants) Ordinance 2011 and policy GP11 being approved 
included: 

 
5.3.1 A December 2007 States’ Resolution restricted planning covenants to “limited 

circumstances” of securing affordable housing on sites designated as Housing Target Areas: 
 
5.3.2 Strategic Land Use Plan 2011, Policy SLP17: “The Development Plans will make provision for 

a range of social and specialised housing as part of the annual requirement for new homes as 
set out within Policy SLP13. Appropriate levels of provision of social and/or specialised 
housing on larger general market sites may be required through the use of planning 
condition or covenant and established through a specific mechanism”: 

 
5.3.3 The Land Planning and Development (Planning Covenants) Ordinance 2011 allows a 

landowner to enter into a planning covenant “for the purposes of ensuring the provision of 
affordable or social housing”: 

 
5.3.4 The 2016 draft IDP approved to allow planning covenants on all larger private sites, but no 

longer restricted to sites designated as Housing Target Areas. 
 
5.4 The Planning Covenants housebuilding policy, GP11, is one example of how an earlier 

originally “limited circumstances” recommendation in 2007 was later progressively 
interpreted incorrectly to become an unsustainable outcome in the 2016 IDP.  GP11 made 
the funding of the majority of social housing to be met solely by developer land 
contributions.  GP11 has not worked, and it has resulted in stalling the majority of private 
and affordable housing development for the last five years.    

 
5.5 On the one hand we have KPMG recommending that 60% of new housebuilding ought to be 

for private sale, and on the other hand you have GP11 being politically promoted by D&PA 
and by a left-wing doctrine which has effectively stalled any large-scale private 
housebuilding for the last five years. 

 
5.6 There are many existing Planning Permissions for accommodation that are not being utilised. 

The States of Guernsey needs to clearly understand why these are not being brought 
forward and how they can assist in bringing them forward including, perhaps, potentially 
acquiring them for the GHA and developing these as affordable housing.   

 
Housing is too expensive or inaccessible (for those not working in the finance sector) – some 
common misunderstandings. 
 
6.1 The ratio of median earnings to median house price is the traditional approach to assessing 

and comparing affordability of housing.  In Guernsey, calculated as at Q2 2020, this is an 
affordability ratio of 13.34 x median average earnings.  An alternative approach is to 
measure the number of years’ earnings that equal an average house price. 
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The data in the above chart is as of April 2019.  
 
6.2 In Guernsey, average median earnings as at Q2 2020 were £34,469, with the average mean 

house price at Q2 2020 being £459,837 or 13.34 x average median earnings.  (Note - The 
latest house price figures announced on 14th May 2021 confirmed that the average mean 
house price has risen by a further 15% to exceed £500,000 but as we do not yet have the 
updated average median earnings figure we have not adjusted the multiple, but it will 
clearly have risen to in excess of 14 x average median earnings).    The 13.34 multiple was 
broadly the same as the lower quartile of London affordable prices or the mean average of 
south of England prices.   The highest UK properties are in Westminster, where there is an 
affordability ratio of 25x average earnings.     

 
6.3 Guernsey house prices therefore do not compare too badly against London’s and the South 

of England’s house prices.   London’s mean average earnings are £38,428 which are higher 
than the rest of the south of England, where the mean average wage is £30,524.    

 
6.4 But that is not the whole story in Guernsey because those who work in the finance sector 

enjoy higher quartile mean average earnings of £50,569 (Q2 2020), which means that for 
finance sector workers their affordability ratio is lower at 9.09 years or 9.09 times mean 
average upper quartile earnings. (Note:  Again, taking into account the updated house 
prices announced on 14th May 2021 this 9.09 multiple will now be very close to 10 once 
the updated average earnings figures are announced).     

 
6.5 Guernsey has therefore got a similar level of average earnings when compared to London 

and the south of England, but when you consider the higher quartile and the finance sector, 
these sector earnings exceed London averages.  The 5,989 people working in the Guernsey 
finance sector in June 2020 and earning higher quartile salaries create a higher tier of house 
prices as a result of their enhanced earnings, leaving behind all those other workers in the 
other sectors of Guernsey’s economy.   The other occupation sectors’ earnings in the UK 
broadly reflect the same level of earnings in Guernsey for other sectors. 
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6.6 Mortgage lenders in Guernsey will currently typically lend in excess of 5 x joint incomes 

based on a maximum of 90% loan to value (LTV).   If borrowing only 85% then the available 
multiple of joint incomes increases to as much as 6.8.  As of 20th April 2021 (source: SPF 
Private Clients (CI) Limited), the following indicative figures show what is available/required, 
assuming a couple are both aged under 30, have no other liabilities and with a maximum 40-
year term: 

 
6.6.1 For a £300,000 purchase price, an 85% LTV of £255,000 would require a joint income of 

£41,000, being an earnings multiple of 6.22, with a deposit of £45,000.  For a £350,000 
purchase, an 85% LTV of £297,500 would need a joint income of £46,000, being an earnings 
multiple of 6.47, with a deposit of £52,500. Finally, for a £400,000 purchase, an 85% LTV of 
£340,000 would need a joint income of £50,000, being an earnings multiple of 6.8, with a 
deposit of £60,000. 

 
6.6.2 If a 90% LTV is required, for a £300,000 purchase price, a 90% LTV of £270,000 would require 

a joint income of £50,000, being an earnings multiple of 5.4, with a deposit of £30,000.  For a 
£350,000 purchase, a 90% LTV of £315,000 would need a joint income of £55,000, being an 
earnings multiple of 5.73, with a deposit of £35,000. Finally, for a £400,000 purchase, a 90% 
LTV of £360,000 would need a joint income of £60,000, being an earnings multiple of 6.0, 
with a deposit of £40,000. 

 
6.7 Let us look at the case of a young couple of joint buyers each earning the average of 

£34,469.  If they were to borrow 90% of a £350,000 house, then they could borrow £315,000 
but would need a £35,000 deposit, which would be a joint earnings multiple of 4.57, and 
they would need a deposit of at least £35,000.   If they only borrowed 85%, so £297,500, 
then this would be a joint earnings multiple of 4.32, but instead they would need a deposit 
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of £52,500.   This would appear to clearly indicate that, at current low interest rates, ongoing 
serviceability of the mortgage based on a multiple of joint earnings is far less of an issue 
than finding the deposit required, and that saving for that deposit when already paying high 
private sector rent is virtually impossible for those working outside of the finance sector, 
unless there is access to the “Bank of Mum & Dad” to help fund the required deposit.   

 
6.8 This is how in Guernsey the higher earnings of the finance sector materially distort the 

housing market and, as a result, there are effectively two markets, one for higher quartile 
earning finance workers and another market for those who work in other sectors.  This two-
tier market makes it extremely difficult, if not impossible, for many young islanders to access 
owner-occupation, and also exceedingly difficult for those who have been away to university 
or abroad to return to Guernsey and become homeowners.     

 
6.9 This has resulted in Generation Rent, where young people renting property are unable to 

save for a deposit to buy a house and become trapped so they cannot aspire to become 
owner-occupiers until possibly their late thirties, if indeed ever.    

 
6.10 Those young people who have been to university or have worked abroad and gained wider 

work experience feel unable to return to the island and buy a property.   Again, Generation 
Rent is another socially divisive issue for locally- born people which is exacerbated by which 
sector of the economy they happen to work in.    

 
6.11 For Guernsey’s working population in June 2020 of 30,135, there are some 5,989 (19.8%) 

people working in the Finance sector.  The 2018 GVA figures suggest that Finance at 
£1,318m represents 42% of the Island’s total GVA of £3,095m.   This means that 19.8% of 
our working population, or 9.5% of our total population, are engaged in the Finance sector 
which generates 42% of the island’s wealth.   If you include other related professional and 
administration support services, this over-reliance on the Finance sector is even greater. 

 
So, what are some possible solutions for Generation Rent? 
 
7.1 Incentivise the private housebuilders to revert to building larger scale developments. 
 
7.1.1 Scrap GP11 as a policy and replace it with a simple cash benefit payable (perhaps) to a 

Guernsey Housing Association of (say) £10,000 for every private sale dwelling being 
constructed (i.e., not limited to 20+ dwellings).   This is a more proportionate sum that will 
not discourage private housebuilders and will enable the private sale housebuilders to fulfil 
the targets set by KPMG.   This will have the additional merit of being easy to administer and 
would free up D&PA officer time to focus on other more fruitful policy development 
areas.  It is suggested that the cash benefit might be payable to the GHA once the property is 
sold on completion of the development. 

 
7.2 Establish and manage new housebuilding targets.   
 
7.2.1 The paper has explained above the unintended consequences of the history of how housing 

projections, forecasts and targets can be inflexible, quickly out of date and long outlive their 
usefulness as economic circumstances alter over time. 

 
7.2.2 After the 2016 IDP, the various housing waiting lists for both States Housing and GHA Partial 

Ownership, Extra Care and Social Rental housing all collapsed from a total of c650 to c250 
and the States House waiting list was amalgamated with the GHA waiting lists to ensure that 
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there were no duplications.    (As of 21 April 2021, the waiting list for partial ownership 
homes is approximately 185 and the waiting list for social rental is around 200). 

 
7.2.3 Those waiting lists in 2016 apparently contained duplications and errors and were part of 

the data used by the D&PA to make projections about housing demand which in turn fed 
into the 2016 IDP land use class for zoning of housebuilding land.  This is one of the reasons 
why today St Sampson’s and the north of the island generally are under siege from large 
housing-zoned sites which are the subject of several contentious large housing applications 
(and which will never be built). 

 
7.2.4 In 2017 the KPMG Report debunked the old 300 new-build houses target and recommended 

a much lower 97–176 new-build housing target split between 29–41 social housing units and 
68–115 for sale housing units each year.   Notwithstanding this authoritative report, which 
cost the States £100,000 at the time, the target still being used by D&PA today is 300 new 
houses per year, where it is mandated to have a minimum of two years’ pipeline supply of 
Planning Permissions.   

 
7.2.5 Many of these houses of course never get built because the market does not support this 

target level, but D&PA plough on approving housing sites in unsuitable places (i.e., 
greenfield sites) and where there is insufficient existing infrastructure based on erroneous 
targets of 300 new houses each year.   Today we hear very similar calls from certain 
Deputies to spend millions of pounds on large or exaggerated quantities of social housing, 
but these target numbers are not necessarily borne out by the facts. 

 
7.2.6 If more were able to be done to help FTBs and Generation Rent this would require a 

separate affordable new housebuilding category and target.   Following KPMG’s targets, this 
may result in lower but more accurate estimated targets of say 40 FTB affordable new-build 
homes and say 50 FTB new-build for sale homes each year.  

 
7.2.7 The Boomers who are due to retire and become economically inactive over the next 15 

years will want to downsize to specialist older peoples’ accommodation and that requires 
several possible new housebuilding targets for both private and social older peoples’ 
accommodation.  By older people freeing up bigger family-sized accommodation, this will 
assist the housing market generally.   It may result in a more realistic estimated target of say 
50 specialist Extra Care homes each year with an estimated split of 20 social/affordable and 
30 for-sale private retirement homes.  The “pepper-potting” of such specialist older peoples’ 
social and affordable accommodation with for-sale homes in one development has already 
proved successful at Rosaire. 

 
7.2.8 The daunting and expensive task of an IDP review appears unavoidable in setting these 

targets, but what is clear is that the old and out-of-date Strategic Land Use Plan, Housing 
Target Area and IDP data should not be part of that process, and the new data should be 
carefully collected based upon the current circumstances, both economic and social. 

 
7.3 Make land costs cheaper for affordable homes by the controlled release of horticultural 

land. 
 
7.3.1 The complete refusal to allow building of any kind on horticultural land has for the last 40 - 

50 years been an immovable policy.    The reasons for such a moratorium no longer apply as 
this was originally to protect and maintain the then island’s foremost growing industries so 
that they did not lose land and so could maintain a sustainable industry.    More recently in 
the last 20-30 years as the island’s growing industries have declined, the complete policy 
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block on change of use of horticultural land is no longer needed.  The policy block was 
continued for the parallel purpose of preventing profiteering and to try to keep 
development in the urban rather than rural areas. 

 
7.3.2 The two key components in achieving less expensive housing are to reduce the cost of 

suitably zoned building land and to reduce the actual building cost of the dwellings. 
 
7.3.3 Many Guernsey families have retained small or large horticultural sites for many years, 

harbouring the idea that one day the “no building on horticultural land” policy will change 
and they or their children will be able to benefit from a planning gain and the sale of the 
family vinery.   If the D&PA were to begin to look at rezoning some suitable horticultural 
sites for affordable or social housing this would be a logical move.   There are some sites 
which are more suitable than others and these could be ranked in order of size and 
suitability, e.g., access and existing infrastructure. 

 
7.3.4 To control the release of this re-zoned land it is proposed that land is only allowed to be sold 

for development at a price cap of say no more than £20,000 per housing plot or perhaps 2x 
its normal horticultural land value.    In this way the long-standing horticultural owners 
would be allowed to benefit but only up to a capped point while the re-zoned affordable 
housebuilding land would remain at say half the price of private sale housebuilding land on 
the for-sale market. 

 
7.3.5 The release of re-zoned horticultural sites could be done in such a way as to keep pace with 

the new more realistic housebuilding targets.  In this way, the horticultural landowners 
harbouring ideas of making huge planning gains would be faced with a choice of some 
“capped jam” today or having to wait maybe another 50 years with uncertainty as to 
whether their land would ever be able to be sold without a price cap. 

 
7.3.6 The other advantage of such a re-zoning of horticultural land is that it would not be solely 

concentrated in the northern parishes of the island which has been a source of much 
discontent in recent times due to “perceived” (sic) over-development.   If this re-zoning 
policy were enacted on bigger derelict vineries and enacted together with the 
encouragement of large-scale modular building, this could for the first time make a 
significant difference to the cost of affordable and social housing to help Generation Rent 
and all FTBs or returning young people who have been away at university or gaining 
experience working abroad. 

 
7.4 Establish and manage a sustainable housing market. 
 
7.4.1 Guernsey, unlike Jersey, has had a longstanding aversion to any forms of financial incentives 

for any housing market intervention e.g., FTB loan deposit schemes or housing 
guarantees.   Around 3 or 4 decades ago there was a well taken-up States “Loans for 
Workers Scheme” but that was ended in around the early 1990s.   Arguably, this aversion to 
market intervention has kept Guernsey house prices down, while others may say that it has 
stalled the market to the point where no gains in real terms have been experienced at all 
since 2008.  

 
7.4.2.1 A further market intervention, namely Dwellings Profits Tax, was introduced in 1975 to 

prevent housing speculation because of people cashing in on a rapidly rising and volatile 
housing market.  Dwelling Profits Tax was eventually suspended in 2009.   Since its formation 
in 2002 the Guernsey Housing Association (“GHA”) has used in excess of £100m of States’ 
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funding to intervene in the housing market by buying land and building social and affordable 
housing, both for sale (shared ownership schemes) and for rent.    

 
7.4.2.2  Consideration may need to be given to introducing tax disincentives to help the market, such 

as introducing a form of rental property dwellings tax on gains from the sale of rental  
property (perhaps tapered over time but without wanting to encourage long-term holding, 
which is a fine balance), or perhaps imposing a higher level of document duty on the 
purchase of rental property (i.e. charged if the property is rented out within the 2 years 
following the date of purchase). Another option could be to prevent a new property 
specifically built for FTBs from being used for rental investment purposes for a certain 
number of years after it is built. 
 

7.4.2.3  However, it must be remembered that developers take commercial risks when building new 
properties, and those risks are reduced when the developer knows that investors are keen 
to buy the properties for rental purposes.  Deterring investors may well result in fewer 
much-needed properties being built, and so it is a fine balance needing to be very carefully 
considered. It is also worth pointing out that there is also a need to provide good quality 
rental properties, as not everyone wishes to buy (key workers under licence, for example).                  

 
7.4.3 So whilst there has been States-driven housing market interventions since 2002 through the 

GHA, in more recent times there has been no support from either inside or outside the 
States for public money to be used to try to control “boom and bust” excesses for general 
“for private sale” house prices. 

 
7.4.4 All of the expanded offerings of public intervention in the housing market would have been 

either a cost or a liability in terms of public finances, some more so than others.   Provided 
there is judicious application of all or any of the proposed offerings as to how and when they 
are made available, and to whom, it is possible to ensure that they do not have an adverse 
inflationary effect.  Per se, interventions in the market are not wrong.    At any time, these 
housing interventions can quickly be withdrawn if house prices became out of control. 

 
7.4.5 As Generation Rent and FTBs need help accessing the housing ownership ladder, rezoning 

horticultural land as described above is a good and worthy use of public intervention.      
 
7.4.6 For good economic reasons the island needs, for the first time in a long time, to consider 

relaxing its population controls to allow for a rebalancing of its Dependency Ratio and its 
ageing demographic profile.   In so far as allowing in a limited number of FRESHERS each 
year this does not need any public financial assistance as FRESHERS have the resources and 
ability to buy upper quartile homes unaided. 

     
7.4.7 The new initiatives being proposed here are confined to two specific and highly targeted 

sectors of the Guernsey housing market, i.e.  the FTB and lower quartile housing 
sectors.    By restricting market interventions to the lower quartile band alone, it ought to be 
possible to rebalance the intergenerational wealth problem, allow Boomers to sell their 
empty family size homes to downsize and fund their retirement and not to destabilise or 
inflate the whole of the Guernsey housing market, albeit there would be a gradual spread to 
Second and Third Time Buyers.   
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7.5  Encourage the use of modular building technology to reduce the cost of building FTB and 
affordable homes. 

 
7.5.1 A “gamechanger” in affordable housebuilding is the rapid advances in modular building 

techniques.   Modular building is not in any way inferior to traditional housebuilding 
methods, with equal or better standards for thermal and acoustic insulation and mechanical 
ventilation and heat recovery. 

 
7.5.2 Much of the social and affordable housebuilding that has been carried out in greater London 

in the last 5–10 years has been built with modular techniques.   This has been carried out on 
a large scale, sometimes with sites of over 1,000 units.    Modular building has the capability 
to halve the cost of housebuilding in Guernsey.   There are issues with transport costs, but if 
organised correctly these can be overcome or minimised. 

 
7.5.3 Modular building is faster and considerably cheaper than traditional Guernsey building 

prices.   According to the RICS, Guernsey has one of the highest regional building costs in the 
UK and is 30% more expensive than Jersey and the UK.   By larger local builders partnering 
with large UK modular builders on sites like the Saltpans and Leale’s Yard, this could deliver 
significant savings in affordable housing building costs.   

 
7.5.4 To date, little work has been done by GHA on large-scale modular building. The GHA have 

used timber frame, structural insulated panel systems and other traditional building 
techniques.   Full-scale modular building is the essential next step for the GHA and private 
housebuilding in the island in order to achieve better homes at affordable prices.   Large-
scale modular building needs to be encouraged and facilitated by the States and by the 
GHA.   At present, the GHA exclusively uses traditional building techniques.   Modular 
building techniques to a sizeable scale has the capability to halve the GHA’s traditional 
building costs. 

 
7.6. Improve the affordable housing market offerings by introducing more intermediate 

housing products and housing initiatives and consider a second housing association to 
compete with the GHA. 

 
7.6.1 Professor Christine Whitehead (Professor of Housing Economics from Cambridge University 

and LSE who spoke at a lecture in Guernsey in 2016) recommended as many forms of 
housing market intervention and intermediate housing products as were possible to address 
the Guernsey housing market dynamics and to improve its housing affordability issues. 

           
7.6.2 A list of possible new housing products for consideration would include the following: 
 
7.6.2.1 Right to Buy.  This enables tenants to benefit from home ownership and results in de-

concentration of social housing. Loss of social housing units can be offset if the funding is 
recycled.  This can result in savings on welfare benefits in the longer run, but many end up in 
the private rented sector. 

 
7.6.2.2 Help to Buy. This is partial ownership through an equity mortgage at 0% interest rate for the 

first five years. These schemes can be tied to new builds (helping construction through 
demand). 

 
7.6.2.3 Starter Homes initiative.  This is a new-build affordable homeownership product sold at 80% 

of market value. There are issues around loss of affordable rented housing. 
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7.6.2.4 Mortgage guarantees. This is a “cheap” approach to enabling those who can afford owner-
occupation but who are constrained by mortgage availability. 

 
7.6.2.5 Mortgage deposit loan support scheme for FTBs. This is a scheme enabling FTBs to access 

the housing ladder. 
 
7.6.2.6 Co-Buy option. The Co-Buy contract enables a purchaser to buy a minimum 50% interest in a 

property (any property), to borrow under a mortgage to purchase that 50% interest, and to 
“staircase” their ownership interest by purchasing further 10% increments as and when their 
financial circumstances allow.   The portion of the property interest not owned by the 
purchaser would be rented by the purchaser. There are Guernsey law security issues for 
lenders which would need to be addressed.     

 
7.6.2.7 Extend the GHA Partial Ownership model.  Allowing partial owners to staircase to 100% 

ownership rather than being capped as at present at 80% ownership.   By not allowing 
partial owners to staircase to 100% they are forced to sell their partially owned home, 
thereby incurring full selling and buying costs before they can aspire to 100% ownership, 
which is both onerous and unreasonable. 

 
7.6.3 Not all the above options would work in parallel, but an extended offering would improve 

the GHA’s capability of helping many more islanders than it can at present.  
 
7.6.4 There is some considerable confusion over what is meant by “affordable housing” in 

Guernsey. It does not mean housing that is cheap to buy or what the general perception is of 
any form of housing that is accessible to people with lower earnings. 

 
7.6.5.1 “Affordable housing” means something more specific and is defined in Law.  “Affordable 

property” means housing which is reserved for certain groups of people who cannot afford 
to rent or buy property on the private market.   When the States talks about “affordable 
housing” it does not refer to any of the above housing products or types of accommodation 
available as “affordable housing” in other jurisdictions. In Guernsey it means one of only 
these three types of accommodation: 
  
A States House Tenancy and Maintenance 
GHA Partial Ownership properties 
GHA Extra Care housing 

 
7.6.5.2 Under the Land Planning and Development (Planning Covenants) Ordinance, 2011, 

“affordable housing” is defined as follows:  
 

"affordable housing" means – 
(a)      social housing provided for persons on low incomes, and 
(b)      intermediate housing, 

 
Where: 

 
"social housing" means dwellings owned or controlled by the Housing Department, the 
Guernsey Housing Association or any other person or legal arrangement which are offered to 
persons on low incomes or with other needs identified by the Housing Department -  
(a)      whose housing needs, as identified by the Housing Department, are not met by the 
private sale or rental market for dwellings, and 
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(b)      who meet the criteria set, from time to time, by the Housing Department, the Guernsey 
Housing Association or other person or legal arrangement, as the case may be for the 
occupation of such dwellings, 

 
and: 

 
"intermediate housing" means dwellings owned or controlled by the Housing Department, 
the Guernsey Housing Association or any other person or legal arrangement which are 
offered – 
(a)      to persons whose housing needs, as identified by the Housing Department, are not met 
by the private sale or rental market for dwellings, 
(b)      on a basis which may include provision for part ownership, part share of equity or low-
cost ownership or any similar scheme (however named), and 
(c)      to persons who meet the criteria set, from time to time, by the Housing Department, 
the Guernsey Housing Association or other person or legal arrangement, as the case may be, 
for the occupation of such dwellings. 
 

7.6.5.3 Under Guernsey Law the D&PA and the GHA therefore have a closed and limited definition 
of three types of social housing that constitutes “affordable housing” in Guernsey, and it is 
necessary to broaden the offerings to allow more young people to access the private sales 
housing ladder. 

 
7.6.6 Professor Whitehead recommended a much broader approach, whereas many products as 

possible would be promoted as opposed to a “one size fits all” approach under the GHA’s 
one partial ownership product. 

 
7.7 Introduce another Housing Association to provide healthy competition. 
 
7.7.1 The Guernsey Housing Association (GHA) was modelled upon the Winchester Housing 

Association and was formed in 2002.  Since then, under the “Housing” presidencies of 
Messrs. Langlois, Flouquet, Jones and more recently Le Clerc and Brehaut, the GHA has 
demolished and rebuilt 534 social rented homes and constructed 426 new homes (including 
163 Extra Care old peoples’ homes, 42 key worker homes and 213 partial ownership homes). 
The GHA has provided on average 23 new social homes a year for the last 18 years. 

 
7.7.2 A second Housing Association in the form of Housing 21, who partnered in the construction 

of the Rosaire Extra Care scheme, was established in 2004.   Prior to Housing 21 and Rosaire 
Extra Care, a substantial proportion of the island’s care of the elderly was in traditional 
private residential homes where care was provided in a 24/7 home with a refectory and loss 
of independence.     

 
7.7.3 Typically, the cost of the old residential care model was around £1,200 per person per week 

and because there was no alternative, people were being tripped into expensive 24/7 
residential care when their needs did not actually require it.     

 
7.7.4 Housing 21 made a multimillion-pound investment into Guernsey using its own resources 

when it partnered in the Rosaire Extra Care facility.    Extra Care means that all residents 
retain as much independence as possible for as long as possible and only receive domiciliary 
care as required by their own Care Plan.    Housing 21’s Extra Care idea has now been fully 
adopted by HSC who have taken on the Care Contracts and replicated Extra Care at Longue 
Rue House and Maison Maritaine as well as at Rosaire.   By providing Extra Care 
accommodation (apartment with kitchen) this meant that the States have saved millions of 
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pounds each year when measured against the cost of the private residential care homes 
from which it was buying residential care previously.    This is one example of how 
knowledge transfer from one UK housing association organisation has benefited the Island.     

 
7.7.5 By bringing new ways of working to Guernsey over the last 18 years in partnership with 

these two external Housing Associations, this has shown Guernsey the way and led to the 
formation of the GHA, to the building of more houses and to saving significant sums in caring 
for the island’s elderly population.     

 
7.7.6 The value of partnering with outside agencies has undoubtedly over the last 18 years been 

extremely beneficial and advanced the cause of “affordable housing” on the Island.    The 
current housing offerings could be further extended by working together with other housing 
associations and expanding the affordable housing products on offer while making more 
new homes of the right type available in Guernsey.    An important part of this learning will 
be how to work with large scale modular building technology. 

 
7.8 Cross-departmental teamwork needed to help Generation Rent and FTBs and to achieve a 

self-sustaining housing market. 
 
7.8.1 To maximise the many opportunities to deliver new solutions, a significant degree of cross-

departmental liaison would be required, including:     
 

a. Home Department (Population Control) 
Policy to allow a targeted number, age and type of FRESHERS to immigrate. 
Policy to allow young Guernsey people to return after years away. 
Resources to assess and points score FRESHERS suitability. 
Urgently review the impact to the most recent changes in the Population Management Law 
and amend as necessary.    

                      
b.   Environment & Infrastructure 

Policy to allow new extended housing product offerings. 
Develop new policies. 
Policy to encourage more housing associations to work in the Island. 
Policy to build more social and affordable housing and to extend the GHA housing product 
offerings. 
Policy to fund better infrastructure for housing. 

       
c.    Employment & Social Security    

Policy to allow new extended housing intermediate product offerings. 
Develop new policies. 
Policy to explore encouraging new housing associations to work in the Island. 
Policy to build more social and affordable housing and to extend the GHA housing product 
offerings. 
Policy to fund better infrastructure for housing. 

                      
 d.  Development & Planning Authority 

Urgently review the IDP, without waiting for the next IDP due in 2026. 
Research and set new housebuilding targets in the light of this document. 
Policy to manage and release re-zoned horticultural land for affordable housebuilding. 
Policy to remove any planning barriers to utilising existing States-owned sites.    
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 e.   Policy & Resources Committee 
Lead and co-ordinate the necessary Committee Policy Letters into the States to deliver these 
changes. 
 

                      
f.     Economic Department 

Lead Locate Guernsey and other initiatives to find and attract 50-90 FRESHERS each year to 
move to Guernsey for the next 15 years.  
Lead on returning young Guernsey people who have gained education and experience 
abroad. 

 
g.    GHA 

Research and adopt new and wider housing product offerings. 
Allow escalation of partial ownership to 100% 
Work with D&PA to set new social and affordable housebuilding targets based upon helping 
FTBs, Generation Rent and returning young Guernsey people. 
Research and encourage large scale high-quality modern modular housing construction. 
Work with former horticultural sites to acquire and work with re-zoned land for affordable 
and social housing. 
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