
11.3 Landscape character: 
study area B

11.3.1 Country Park

The country park will be a large open space for 

passive recreation. The more naturalistic character 

could be created by the blue infrastructure 

network of wet meadows and woodlands which 

both attenuates future stormwater as well as 

creating a habitat rich landscape. Areas of 

existing woodland should be enhanced with large 

areas of new broad leaf tree planting which will 

greatly increase the carbon storage capacity of 

the overall site and will help to create connected 

wildlife corridors.

11.3.2 Runway	park

The legacy of the primary runway 

should be translated into a new urban 

park. An alley of canopy trees could 

reinforce the linearity of the runway 

connecting the recreation park to the 

west and the town centre to the east.  

11.3.3 Peri-track

The legacy of the peri-track should 

be retained as an active travel 

corridor with dedicated lanes for 

fast travel (running, cycling) and 

more leisurely travel. The peritrack 

should link into the overall Country 

Park circulation routes.

Wetland meadows. Credit: 
Andropogon Associates

Country Park recreation precedent

Recreation space Park cycleway with interactive pavilions 
along its length. Credit: Fred Romero

Allee of trees along a streetLinear park example, Letchworth 
Credit: Peter O’Connor

The peri-track could be a distinctive 
feature. Credit: MASU planning
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WAVERLEY BOROUGH COUNCIL 

 
OVERVIEW & SCRUTINY / EXECUTIVE 

 
3 NOVEMBER 2021 / 9 NOVEMBER 2021 

 
Title:  

Dunsfold Park Garden Village 

Supplementary Planning Document - Consultation 

 
Portfolio Holder: Cllr L Townsend, Portfolio Holder for Dunsfold Park &  

Cllr A MacLeod, Portfolio Holder for Planning Policy 
 

Head of Service: Zac Ellwood, Planning and Economic Development Services 
 

Key decision:  Yes 
 
Access:  Public  

 
 

1. Purpose and summary 

 
The purpose of this report is to seek views of Overview and Scrutiny Committee 
on the draft Dunsfold Park Garden Village (DPGV) Supplementary Planning 
Document (SPD).  These views will then be fed through to the which will be 
asked to authorise a public consultation on the draft SPD. 

 
The long-term objective (circa February 2022), is that the SPD is adopted as a 
material planning consideration to be taken into account when determining 
future planning applications associated with the site and guiding the discharge 
of the masterplan condition associated with the outline planning application. 

 
 
2. Recommendation 

 
 Overview and Scrutiny are requested to make observations and 

recommendations to the Executive on the proposed SPD. 
 
 
 
 
3. Reason for the recommendation 

 
To comply with Regulation 13 of the Town and Country Planning (Local Planning) 
(England) Regulations 2012 (“the Regulations”), the SPD must be subject to a 
public consultation.  Overview and Scrutiny Committee views are on the draft 
SPD, before it is finalised for the consultation. 
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4.  Background 

 
DPGV is identified in the Local Plan Part 1 as a strategic site allocation (the 
largest such site in the Plan) with the expectation to delivery 2,600 dwellings and 
26,000 sq. m of business floor space over the plan period (to 2032).  Local Plan 
Part 1 includes two policies associated with Dunsfold:  Policy SS7 – New 
Settlement at Dunsfold Aerodrome and Policy SS7A – Dunsfold Aerodrome 
Design Strategy.  Together these policies provide a comprehensive framework 
for development and delivery of the Dunsfold Park new settlement and include 
tools and mechanisms for delivering a high-quality new place (including design 
review and details on the masterplan).   
 
A hybrid planning application for 1,800 homes and 24,699 sq. m (plus various 
other uses) was granted permission by the Secretary of State on 29 March 2018 
(WA/2015/2395).  A new access from the A281 into the site was granted full 
planning permission in October 2019 (WA/2019/1278) and this was followed by a 
non-material amendment to the original consent.  The first reserved matters 
application was agreed in February 2021 (WA/2020/1697) and relates to the 
delivery of a roundabout at the end of the new access. 
 
In parallel to the above, a significant amount of work had been undertaken on the 
evolved masterplan in preparation to discharge condition 8 of the outline 
permission, this included an early public consultation undertaken by Dunsfold 
Aerodrome Limited (DAL) in late 2019. 
 
Dunsfold Park new settlement was granted Garden Village status by Ministry of 
Housing, Community and Local Government (MHCLG) in 2019. 
 
In early 2021, Waverley was informed that the current owner (Trinity College 
Cambridge) was seeking to dispose of the site.  The programme of disposal is 
ongoing with an expectation that a new owner be in place by the end of 2021.   
 
Given the change in circumstance, it was deemed appropriate to produce an 
SPD.  This will support the policies of the local plan, set out the clear 
expectations and vision for the site considering the garden village status and give 
clear guidance around a masterplan framework. 
 
Allies and Morrison LLP have been commissioned to undertake the work.  Not 
only will this relate to the policies of the Local Plan, but also reflect the recent 
national design guidance set out in the National Model Design Code and the 
related guidance notes. 
 
 

4.1 SPD content 

 
The SPD is intended set a strategic, sustainable masterplan framework for the 
timely delivery of the garden village, building on the LPP1 policies, and agreed 
corporate vision for the site.  It will also adhere to the garden village principles.  
The masterplan framework will be supported by a more detailed design code 
section that will provide guidance to create an innovative, sustainable and high-
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quality place for future residents, visitors, employers and workers and the wider 
local community. 
 
The structure of the document is set out as follows: 
 

 Part A: Context – This section sets the scene for the SPD, outlining its purpose 
and providing guidance on the use of the document, describing its relationship to 
the wider policy context, and summarising the engagement undertaken to inform 
the development of the masterplan, including the design review. 

 Part B: Masterplan framework – This section sets out the overarching vision for 
the future development of the site with broad thematic statements, will provide 
illustrated explanation of the framework principles, and provide guidance on how 
the vision and principles could be interpreted in different scenarios, and will set 
out a sequence of framework plans based on a hybrid option for the future 
development of the site. 

 Part C: Site-wide design guidance – This section provides succinct design 
guidance organised under intuitive headings, supported by clear statements and 
illustrations of the parameters to be adhered to, and cross-referenced to the 
vision thematic statements. 

 Part D: Character areas – This section provides place-based guidance describing 
the specific conditions to be achieved in different built and natural-character 
areas, using indicative layouts and unpacked using themed bullet points. 
 
 

4.2  Public consultation 

 
Under the Regulations, there is a requirement for the Council to undertake a 
minimum of four week, but no longer than six-week, public consultation on all 
SPDs.  Given the timeframes a four-week consultation is proposed.  The 
following tools will be utilised: 
 

 Direct letter to adjacent residents of the site (following normal development 
management processes); 

 Direct letter to address points on Dunsfold Park including the business park; 
 Exhibitions to be held on two occasions over three days at a venue close to 

Dunsfold Park; 
 Two facilitated workshops with an invited audience; 
 Webinar and Q&A session; 
 Recorded presentation to be accessible on the Waverley website, 
 Advisory Group meeting (including the local Parish Council’s); 
 Various press releases and social media updates. 

 
Whilst the consultation is targeted, anyone with an interest is welcome to 
participate.  The comments will be collated, considered and used to inform any 
necessary changes to the SPD prior to adoption. 
 
Subject to approval by the Executive, it is intended that the consultation will 
commence on Monday 15th November and finish on Monday 13th December. 
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4.3 Design Review 

 

Design South East (D:SE) has been involved in the Dunsfold Park Garden 
Village for some time, providing various design reviews to DAL throughout the 
evolution of the masterplan work. It has also presented various master planning 
and design training events for Waverley and appointed representatives related to 
the Dunsfold project.  
 
For the SPD it has been commissioned to undertake a series of design reviews 
at various stages.  This will provide an independent review of the documentation 
to ensure the content will meet the vision for the site as set out in the Local Plan 
(as well as the garden community principles).  An initial briefing session will be 
held on 27 October, a full panel review will be held during the public consultation 
(to which the Advisory Group will be invited) and a final post consultation, pre-
adoption follow-up session will be held early in the new year. 
 
This process will help inform the evolution of the SPD through to adoption. 
 
 

4.4 Environmental Assessment  

 
The Principal Environmental Assessment Officer at Surrey County Council has 
been commissioned to undertake a report on the determination of the need for 
Environmental Assessment under Regulation 9 of the Environmental Assessment 
of Plans & Programmes Regulations 2004 (Statutory Instrument 2004 No.1633).  
The report sits at Annex 2.   
 
It has been concluded that the proposed SPD does not need to undergo strategic 
environmental assessment.  The main reason for that recommendation is that it 
would not alter the amount or type of development that could be provided for 
through the redevelopment of the site from that defined in policies ALH1 and SS7 
of the adopted Local Plan Part 1. The environmental effects associated with the 
redevelopment would therefore be unchanged from those already assessed in 
the SEA and SA of the Local Plan Part 1. 
  
The SPD also does not seek to disapply any of the environmental or community 
protection policies set out in the adopted Local Plan with respect to the 
redevelopment of the site, and therefore the mechanisms built into the Plan to 
control for and mitigate harmful effects can be relied upon to prevent significant 
environmental effects arising from the construction and occupation of the new 
settlement at Dunsfold Park. 
 
In addition to the above, a report on the determination of the need for 
assessment under the Conservation of Habitats & Species Regulation 2017 (as 
amended - HRA) has also been commissioned (see Annex 3). 
 
The draft report concludes that the SPD would not alter the quantum or types of 
development to be delivered on the allocated site from the parameters set out in 
policies ALH1 and SS7 of the adopted Local Plan Part 1. No additional sources 
of potential impacts on those SPAs and SACs located within 10 kilometres of the 
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allocated site would be introduced by the SPA. It is therefore concluded that 
adoption of the SPD would not give rise to likely significant effects on the 
Thursley, Hankley & Frensham Commons (Wealden Heaths Phase 1) SPA, the 
Thursley, Ash, Pirbright & Chobham SAC, the Ebernoe Common SAC and The 
Mens SAC, and that Appropriate Assessment is not required. 
 
Before adoption of the SPD, the determination of the need for assessment under 
HRA must be subject to consultation with Natural England.  This will happen as 
part of the wider public consultation. 

 
 
5. Relationship to the Corporate Strategy and Service Plan 

 
  The Dunsfold Park Garden Village SPD is directly related to the Corporate 

Strategy and will ensure the successful delivery of the new settlement.  If will also 
support the following: 

 
 Local, open and participative governance – through the public consultation, 
 A strong resilient local economy – through supporting appropriate growth at 

Dunsfold Park Business Park, 
 Climate emergency and the environment – through embedding sustainable 

development and climate change mitigation throughout the document, 
 Good quality housing for all income levels and age groups – this is a key 

requirement of the Section 106 agreement and tenure neutrality will be a key 
expectation, 

 Effective strategic planning and development management to meet the needs 
of the community – through setting out a clear vision for the site and 
expectations on how that vision should be met, 

 
The Dunsfold Park Garden Village is a major project for the Council.  As such the 
SPD will support the timely delivery of the new settlement. 

 
 
6. Implications of decision 

 
6.1 Resource (Finance, procurement, staffing, IT)  

 
Grant of £280,000 has been receipted to date relating to Dunsfold Garden Village 
funding to date from Homes England. Currently £263,000 remains unspent on the 
balance sheet.  

 
Costs of circa £100,000 are estimated at this time, which will be fully funded from 
this grant.  

 
6.2 Risk management 

 
The report seeks observations from the Overview and Scrutiny Committee so that 
they can be considered by Executive when deciding if a public consultation can go 
ahead at this time.  
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Given the recent changes in ownership and uncertainty that has brought, it is 
deemed sensible to bring forward an SPD to support the discussions with the new 
developer and their partners, but to also give clarity to the community over the 
expectations for the development.  The SPD develops the policies of Local Plan 
Part 1. 

 
 
6.3 Legal 

 
 This supplementary planning documents should build upon and provide advice 

and guidance on policies in an adopted local plan. As it will not form part of the 
development plan, it cannot introduce new planning policies into the development 
plan. It will however be a material consideration in decision-making. 

 
6.4 Equality, diversity and inclusion 

 
There are no direct equality, diversity or inclusion implications in this report. 
Equality impact assessments are carried out when necessary across the council to 
ensure service delivery meets the requirements of the Public Sector Equality Duty 
under the Equality Act 2010. 

 
6.5 Climate emergency declaration 

 
The intention is to embed the ambitious expectations of Waverley Borough Council 
related to sustainable development and climate change mitigation throughout all 
sections of the SPD. 

 
The SPD will create a framework to ensure that every planning decision will be 
considered in light of the declared climate emergency in the context of the existing 
Local Plan framework.   

 
 
7. Consultation and engagement 

 
7.1 To date various early stakeholder meetings have been undertaken to help shape 

the draft SPD.  This has included discussions with the AONB Officer, Sustainability 
Manager, Sustainable Travel Projects Officer, SCC Highways, and the Dunsfold 
Park Advisory Group (that includes representatives from the local Parish 
Councils). 

 
7.2 Overview and Scrutiny Committee comments to be added following 3rd November 

meeting. 
  
 
8. Other options considered 

 
8.1 Do nothing – in this option no SPD would be created and there would be reliance 

on pre-application discussions to move the development forward.  Whilst common 
on smaller sites, the very strategic nature of Dunsfold Park Garden Village is such 
that having a strong framework with public engagement at the outset will both 
accord with the garden community principles but also ensure that Waverley’s 
vision for the site is clearly defined. 
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9. Governance journey 

 
9.1 This report will be presented to O&S on 3 November followed by Executive on 9 

November for agreement to consult.  Following consultation, the document will be 
presented to O&S, Executive and Full Council for adoption in February 2022. 

 
 
Annexes: 

 
Annexe 1 – Draft Dunsfold Park Garden Village SPD (for consultation) 
Annexe 2 – Report on the determination of the need for Environmental Assessment under 
Regulation 9 of the Environmental Assessment of Plans & Programmes Regulations 2004 
(Statutory Instrument 2004 No.1633) 
Annex 3 - Report on the determination of the need for assessment under the 
Conservation of Habitats & Species Regulation 2017 (as amended) 
Annex 4 – Proposed list of consultees 

 
 

 
Background Papers 

 
There are no background papers, as defined by Section 100D(5) of the Local Government 
Act 1972).  

 
CONTACT OFFICER: 

 
Name:   Sarah Wells  
Position:  Planning Projects Team Leader 
Telephone: 0148 523488 
Email:   sarah.wells@waverley.gov.uk 
 
Agreed and signed off by: 
Planning Policy Manager on behalf of Head of Service: 20 October 2021 
Legal Services: 20 October 2021 
Head of Finance: 18 October 2021 
Strategic Director:  
Portfolio Holder (Dunsfold Park): 18 October 2021 
Portfolio Holder (Planning Policy): 21 October 2021 (by phone, email awaited) 
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Factual Update - Dunsfold Park 

1. Dunsfold Park is allocated for a new settlement in Local Plan Part 1 under 
Policies SS7 and SS7A.  Policy SS7 allocates the site for around 2,600 homes 
to be delivered by 2032 together with a range of other infrastructure including: 

 An expanded business park; 

 A local centre; 

 The provision of local and strategic open space; 

 On and off site leisure facilities; 

 Necessary highways improvement works; and 

 Reinforcement of existing utility infrastructure  
 

2. The site already benefits from a hybrid planning permission that was granted on 
29 March 2018 (LPA Ref: WA/2015/2395).  
 
Hybrid Planning Permission 

3. The description of development is as follows: 
Part outline – proposal for a new settlement and residential 

development comprising 1,800 units (Use Class C3), plus 7,500 sqm 

care accommodation (C2 use), a local centre to comprise retail, 

financial and professional, cafes/restaurant/takeaway and/or public 

house up to a total of 2,150 sqm (Use Classes A1, A2, A3, A4, A5); 

new business uses including offices, and research and development 

industry (Use Class B1a and B1b) up to a maximum of 3,700 sqm, 

storage and distribution (Use Call B8) up to a maximum of 11,000 sqm; 

a further 9,966 sqm of flexible commercial space (B1(a), B1(c), B2 

and/or B8); non residential institutions including health centre, 

relocation of the existing Jigsaw School into new premises and 

provision of new community centre (Use Class D1) up to a maximum 

of 9,750sqm a two – form entry primary school; open space including 

water bodies, outdoor sports, recreational facilities, canal basin and 

nature conservation areas; public transport routes, footpaths and 

cycleways; landscaping; the removal of three runways; all related 

infrastructure including roads, car and cycle parking, energy plant and 

associated equipment; water supply. Telecommunications, drainage 

systems and waste water treatment facilities and part Full application 

for the demolition of 8,029sqm of existing buildings and the retention 

of 36,692sqm of existing buildings, for the future use for a specified 

purpose as defined by the Use Classes as specified in the schedule of 

buildings and their uses; and the temporary use of Building 132 for a 

construction headquarters.  

4. The residential element of the development currently has outline planning 
permission only.   
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5. A copy of the Secretary of State’s decision and conditions can be found at 
Appendix 1.  

 
6. The planning permission is accompanied by a S.106 agreement.  A copy of the 

S.106 agreement can be found at Appendix 2.  A summary of the infrastructure 
requirements set out in the S.106 agreement is included at Appendix 3.   

 
7. The table below summarises the infrastructure needed to support Dunsfold Park 

and the trigger points for its provision.  
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Infrastructure Type Trigger point for provision  

Cranleigh Leisure Centre Contribution This is a financial contribution to be paid in 4 stages across the build out. The first 
instalment is prior to the first occupation, the second instalment is due after planning 
permission has been granted for the redevelopment of Cranleigh Leisure Centre or 
within 28 days of the occupation of the 500th dwelling.  The third instalment is due either 
after commencement of the redevelopment of the Cranleigh Leisure Centre or within 28 
days of the occupation of the 1,000 dwelling.  The fourth instalment is due either after 
practical completion of the Cranleigh leisure Centre or within 28 days following the 
occupation of the 1,500th dwelling.  
 

Surrey Police Equipment Contribution A financial contribution as follows is required:  

 Instalment 1 - £44,987.33 prior to the occupation of the 100th dwelling 

 Instalment 2 - £19,189.66 prior to the occupation of 350th dwelling 

 Instalment 3 - £5,189.66 prior to the occupation of 700 dwelling 

 Instalment 4 – the remainder of the contribution prior to the occupation of the 
1,100 dwelling.  

If Surrey Police decide they would prefer a premises on site rather than a financial 
contribution towards equipment, payment of a premises contribution will be required prior 
to the 700th occupation.  

Health Centre A marketing strategy for the site is required so the site can be provided as a serviced 
plot before the 1,250th occupation.  The marketing strategy must be submitted to the 
Council between the 1,000 and 1,250th occupation.   

Community Centre The specifications for the community centre will need to be submitted and approved by 
the council prior to the occupation of the 450th dwelling.  The community centre must be 
completed prior to the occupation of the 500th dwelling.  

Village Centre Approval for the layout of the village centre must be obtained prior to the 450th 
occupation.  

Shalford Highway Works To be completed prior to the completion of the 500th dwelling.  

Highway Contributions and Further 
Highway Works 

 Alfold Road/Wildwood Lane – a financial contribution to be paid prior to the 
occupation of the first dwelling.  
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Infrastructure Type Trigger point for provision  

 Guildford Transport Mitigation Scheme – a financial contribution to be of £5m in 
total to be provided in four instalments linked to the completion of the 450th, 900th, 
1350th and 1500th dwellings. 

 Rights of Way Improvement Contribution – a financial contribution of £200,000 to 
be paid prior to the completion of the 500th dwelling. 

 Transport Mitigation Contribution – a financial contribution of £2.6m to be paid 
prior to the completion of 500th dwelling.  

 Completion of the Bramley traffic signal works to be completed prior to the 
occupation of 500th dwelling.   

 

Bus Service Infrastructure  To be provided in accordance with an approved specification and programme. 
The specification and programme needs to be approved by the Council prior to 
the occupation of 50th dwelling.  

Transport Funds  Payment of an Unforeseen Transport Impacts Fund Contribution (£20,000), 
Monitor and Manage Contribution (£20,000) to be made to the County Council 
prior to the commencement of the outline element of the scheme.  

Primary School and Early Years Facility  Provision of a primary school and a nursery on site, either by DAL or by the County 
Council.  If DAL are providing the school and nursery then the specification for both 
needs to be submitted to and approved by the council prior to the first occupation.  
The first form entry and first nursery room to be completed prior to the 400th 
occupation.  The second nursery room to be provided prior to the 650th occupation.  
The second form entry for the primary school ad third nursery room to be provided 
prior to the 1,200 dwelling.   

 

 If the County Council are providing the school and nursery then DAL must provide 
a serviced site for the nursery and school prior to the 100th occupation on site. 
Prior to development commencing a financial contribution of £1,5434,326 must be 
paid to the County Council.  
 

 The balance of the contribution is to be paid to the Council prior to the 200th 
occupation.  
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Infrastructure Type Trigger point for provision  

Additional Nursery Provision  The existing nursery on site is to be increased to 72 spaces prior to the 
occupation of the 250th dwelling.  

Secondary school  Payment of a secondary school contribution of £3,345,385 prior to the occupation 
of the 450th dwelling.  

Bus Service  Not to allow more than 49 occupations on site until the scope of the bus service 
has been submitted to the Council. Development of the first reserved matters is 
not permitted until DAL have entered into a funding arrangement for the provision 
of the bus service. Not to occupy 50% of the reserved maters area until the 
financial contribution for the bus service in the reserved matters area has been 
paid.  

 There are to be 4 bus services.  Bus service A must be operational between the 
50th and 100th occupation on site.  Bus service B must be operational between the 
100th and 400th occupation on site.  Bus service C must be operational between 
the 400th and 1100th occupation on site.  Bus service D must be operational from 
the 1100th occupation on site.  

 Bus service A comprises a flexible bus service to serve the site designed around 
the needs of new residents and employees working at the existing buildings or 
non residential units.   

 Payment of £250,000 prior to the occupation of the 50th dwelling to cover the 
costs of any shortfall in the bus service operating during the construction period.  
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Reserved Matters Applications 

8. One reserved matters application has been received and was approved on 17 
February 2021 (LPA Ref: WA/2020/1697).  

 
9. The description of development of the reserved matters approval was:  

 
“Reserved matters application (access, appearance, landscaping, layout and 
scale) pursuant to outline permission WA/2015/2395 for new roundabout and 
associated works (as amplified by plans received 04/02/2020).” 

 
10. The reserved matters application follows the grant of full planning permission for 

an access road from the A281 into the Dunsfold Park site to serve the existing 
employment uses on the site and new settlement. Further details regarding the 
full planning permission can be found under section ‘Other Permissions Relating 
to the New Settlement at Dunsfold Park’. 
    

11. The new roundabout and associated works which were the subject of a reserved 
matters approval would connect onto the end of the access road.   

 
12. To date no reserved matters applications for the residential elements of the 

development have been submitted to the Local Planning Authority.  
 

Discharge of Conditions Applications relating to the hybrid planning permission 

13. The hybrid planning permission is accompanied by 47 conditions.  Conditions 1 
to 38 relate to the outline element of the permission only.  Conditions 39 to 47 
relate to the full element of the permission.  For the residential element of the 
new settlement conditions 1 to 38 apply.  

 
14. To date none of the conditions attached to the consent have been discharged.  
 

15. The majority of the conditions are worded to allow a phased approach to the 
submission of documents (For example ‘No development of a phase or sub 
phase’) which minimises the extent of up front information. 9 of the conditions 
on the outline permission are pre-commencement conditions (7, 10, 11, 12, 21, 
23, 31, 33, 36).   

 
 

Other Permissions Relating to the New Settlement at Dunsfold Park  

16. The other planning permission of relevance is a full planning permission granted 
on 1 November 2019 for the construction of a new access road including 
landscaping and infrastructure from the A281 (to serve existing commercial uses 
and new settlement permitted by WA/2015/2395). The planning application 
reference for the full planning permission was WA/2019/1278).  

 
17. The planning permission has 16 conditions attached. Four of the conditions are 

worded as pre-commencement conditions.  
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18. These are: 

 Condition 6 (Construction Environmental Management Plan) – the Council 

has received an application to discharge this condition and the  condition 

was fully discharged on 10 August 2020 

 Condition 10 (Written Scheme of Investigation for Archaeology) – The 

Council has received an application to partially discharge this condition in 

so far as agreeing the written scheme of investigation prior to archaeological 

works commencing on site.  The Council partially discharged this condition 

on  18 February 2020.  The condition can be fully discharged once the 

results of the Archaeological investigations have been submitted to the 

Council and approved. To date the Council has not received any 

applications to complete the discharge of this condition.  

 Condition 12 (Tree Protection Plan and Arboricultural Method Statement) – 

The Council has received an application to discharge this condition and the  

condition was fully discharged on 3 August 2020. 

 Condition 15 (Details of SuDs)- The Council received an application to 

discharge this condition and it was fully discharged on 16 September 2020.  

 

19. The new access road will need to be completed prior to the residential elements 
of the hybrid permission are constructed.  

 
Phasing of the Development 

20. The planning permission allows for the site to be developed on a phased basis.  

This is confirmed by Condition 7 attached to the hybrid planning permission 

(WA/2015/2395) which requires a phasing plan to be submitted to the local 

planning authority.   

 
21. To date the phasing plan has not been formally submitted to the Council for 

discussion.  
 

Organisations Responsible for Constructing the Infrastructure associated with 

Dunsfold Park 

22. The ‘master developer’ (comprising signatories to the S106) will be leading on 
the delivery of the new access road, and on site infrastructure.  
 

23. The ‘master developer’ will be providing serviced housing parcels, which will 
then be delivered in partnership with housing providers. 
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Subject: Position Statement: Update on delivery of Dunsfold Park New 
Settlement 

From:  DAL, c/o Bidwells 
Date: 26 August 2022 

 

Page 1 of 5 

UPDATE ON DELIVERY OF DUNSFOLD PARK NEW SETTLEMENT 

Introduction and Purpose of Document 

This note follows a request from Waverley Borough Council (WBC) to Dunsfold Airport Ltd (DAL) and Bidwells (who 

are directly instructed by DAL) to provide information to aid the preparation of the Council’s Five Year Housing Land 

Supply Position Statement, housing trajectory and general understanding of housing delivery at Dunsfold Park. 

This is a fuller note to earlier submissions to provide additional information on actions in place to deliver Dunsfold Park 

New Settlement (DPNS) to more clearly substantiate the intended programme for housing delivery. 

Overarching Position of the Parties 

All parties are wholly committed to the delivery of DPNS.  This includes a commitment to the current hybrid planning 

consent (WA/2015/2395) and the delivery of homes pursuant to it.  There is a Planning Performance Agreement 

between the parties to cover related matters and a shared agreement of the sequence of actions/works to achieve the 

timely delivery of homes on the site.   

Sale Status, Ownership and Delivery 

DAL has been the owner of the whole site, prior to the submission of the current principal planning consent for DPNS 

(WA/2015/2395) and continues to be so.  DAL is a wholly owned subsidiary of Trinity College Cambridge. 

DAL had elected to sell Dunsfold Park and invite a new party to deliver the DPNS.  It is well-known that Columbia 

Threadneedle Investments (CTI) had been in prime position to purchase the site and become the new master 

developer.  That prospective sale has now been terminated.   This has not changed the course or prospects for DPNS, 

because DAL continues to take actions to deliver it.  This will ensure the development will continue without delay.   

DAL, under Trinity College, is an experienced developer, with-in house expertise and an instructed professional team, 

which together is capable to deliver the site to completion, if required.   

The details within this Position Statement demonstrate that the necessary actions are in place to ensure the current 

principal consent is pursued to lead to the delivery of homes at Dunsfold Park.     

Ownership 

The freehold owner of the substantive part of the site (the airfield) is DAL. The freehold owner of the northern business 

park is Trinity College Cambridge. DAL is a subsidiary that is wholly owned by Trinity College Cambridge. 

Developer and Promoter 

As well as having ownership responsibilities described above, DAL is the experienced master developer and continues 

to work with Rutland (DAL), the site’s previous owners, as promoters of the site. 
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Planning Update 

 

1) Planning matters 

Hybrid planning permission was approved on 29 March 2018 (Ref. WA/2015/2395) for Dunsfold Park New Settlement 

(DPNS), comprising 1,800 dwellings, with associated commercial floorspace, facilities, amenities and landscaping.  Full 

description of development:  

  
Part Outline proposal for a new settlement with residential development comprising 1,800 units (Use Class 

C3), plus 7,500sqm care accommodation (Use Class C2), a local centre to comprise retail, financial and 

professional, cafes / restaurant / takeaway and/or public house up to a total of 2,150sqm (Use Classes A1, A2, 

A3, A4, A5); new business uses including offices, and research and development industry (Use Class B1a and 

B1b) up to a maximum of 3,700sqm; light and general industry (Use Class B1c and B2) up to a maximum of 

7,500sqm; storage and distribution (Use Class B8) up to a maximum of 11,000sqm; a further 9,966sqm of 

flexible commercial space (B1(b), B1(c), B2 and/or B8); non-residential institutions including health centre, 

relocation of the existing Jigsaw School into new premises and provision of new community centre (Use Class 

D1) up to a maximum of 9,750sqm; a two-form entry primary school; open space including water bodies, 

outdoor sports, recreational facilities, canal basin and nature conservation areas; public transport routes, 

footpaths and cycleways; landscaping; the removal of three runways; all related infrastructure including roads, 

car and cycle parking, energy plant and associated equipment, water supply, telecommunications, drainage 

systems and waste water treatment facilities; and part Full application for the demolition of 8,029sqm of 

existing buildings and the retention of 36,692sqm of existing buildings, for their future use for a specified 

purpose as defined by the Use Classes as specified in the schedule of buildings and their uses; and the 

temporary use of Building 132 for a construction headquarters. 

 

Since this submission, there have been concerted actions to advance the permission, not least being the approvals of 

the following related applications to DPNS: 

 

● Application WA/2019/1278 for the construction of a new access road, including associated landscaping and 

infrastructure, from the A281 (to serve existing commercial uses and the new settlement permitted by 

WA/2015/2395). This application was granted consent on the 01/11/2019. This full application was submitted to 

obtain consent for a different access detail to that consented by the Outline/Hybrid Application, because 

following the Consent the applicant was able to secure additional land to provide a more direct link to the A281 

that does not require a bridge over the canal or any impact to ancient woodland or flood zone 2 or 3, resulting 

in a quicker construction programme to deliver the first part of development.   

● A Non-Material Amendment (ref: NMA/2020/0050) to align the Parameter Plans of the Outline/Hybrid consent 

to the new consented details for the A281 access (WA/2019/1278).  

● In addition, a Reserved Matters Application (RMA) has been approved (reference WA/2020/1697) for a new 

roundabout with associated works. This application was granted consent on 16/02/2021 and serves to provide 

a junction between the A281 access road (WA/2019/1278) and the internal roads within the site. 

● A Non-Material Amendment application (NMA/2022/01365) to clarify the reference within the description of 

development to planning permission WA/2015/2395 to include reference to the 'light and general industry’ 

floorspace consented. 

● A Non-Material Amendment application (NMA/2022/01593) to improve the clarity to the wording of Condition 10 

(Archaeology) of planning permission WA/2019/1278. 

● A Non-Material Amendment application (NMA/2022/01579) for amendments to the wording of planning 

conditions 11 (Archaeology), 21 (Construction Transport Management Plans) and Condition 23 (Internal routes) 

of WA/2015/2395 to support the current delivery programme. 
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Across 2022, DAL, has already submitted numerous applications in relation to progressing the delivery of the scheme. 

Some of these applications have already been determined and are described above. Other applications that are 

currently undetermined predominantly comprise a range of non-material amendment applications and discharge of pre-

commencement condition applications, along with a reserved matters application for landscaping matters as a first part 

of the Country Park. These include: 

 

● WA/2022/02082: An application for reserved matters to utilise the soils from across the Dunsfold Park site as 

part of a landscaping scheme, related to the Country Park, to the west and south of Dunsfold Park 

● WA/2019/1278/DR1: Discharge Condition 10 (Archaeology) of WA/2019/1278 to support the delivery of the 

A281 access road. 

● WA/2015/2395/DR1: Part-discharge Condition 11 (Archaeology) of WA/2015/2395 to support the delivery of the 

RMA Roundabout (with full discharge of this specific section). 

● WA/2015/2395/DR2: Discharge Condition 31 (Contamination) and Condition 36 (Soils) of WA/2015/2395 in 

relation to ground conditions as a package of enabling works to prepare the site for housing construction. 

● NMA/2022/01845: A Non-Material Amendment application in reference the wording of Condition 18 (spine road 

construction) of WA/2015/2395 to enable ‘associated works’ as part of the A281 Access Road works package. 

 

Alongside the planning actions is a host of related actions to progress works on site, most notably: 

Infrastructure work: Access Road 

 

The access road has an extant planning consent, under planning application reference WA/2019/1278. All necessary 

discharge of Conditions applications have been made to the Local Planning Authority.  All pre-commencement 

conditions have been discharged, apart from 10 (Archaeology), which is due for approval shortly following the receipt of 

a ‘no objection’ to the submission now received from the County Archaeology Department,  

 

Civils Works have been designed and tendered and a contractor has been appointed, with the commencement of 

works due to take place on 26th September 2022. Furthermore, a S278 agreement has been concluded with Surrey 

County Council and arrangements are being made for engrossments. Completion and the opening of the road is 

expected at the end of March 2023. 

 

The principal planning consent for DPNS (WA/2015/2395) requires the first works to be the delivery of the A281 

Access; only then is the wider DPNS allowed to be delivered.  These planned access road works are therefore wholly 

in accordance with the structure of the planning conditions imposed to ensure the appropriate sequence of planning 

actions to lead to the delivery of new homes. 

Infrastructure Works – DPNS (Outline Planning Permission (WA/2015/2395) 

 

Further to the RMA WA/2020/1697, which was approved for the roundabout to fully link the perimeter road with the new 

A281 access, and the second RMA application, (reference WA/2022/02082), which was validated in August 2022 for 

initial landscape works, there has also been a site-wide assessment of land remediation to support Condition 31 and 

the intentions of DAL to remediate the site; subject to the staged approval of Condition 31, this will be undertaken as a 

site wide matter at the earliest opportunity.  
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Temporary planning permission 

 

There are temporary planning permissions in place, associated with outdoor uses associated with filming and driving, 

which do not conflict with the intentions to deliver new homes at the site.  The planning submissions for the temporary 

consents explained how the intended phasing for DPNS would align with the temporary activity, and location of that 

activity, on the site, to be compatible with the delivery of DPNS. 

Local Plan Part 1 (LPP1) 

LPP1 allocates the site for 2,600 homes.  All parties target the full delivery of the 2,600 homes and agree that the early 

delivery of homes pursuant to the current hybrid consent is wholly compliant with that ultimate, and allocated, housing 

target for the site. 

Housing delivery 

The assumptions previously provided to Waverley Borough Council remain the same at this time. It is recognised 

however that comments raised queried whether these rates were too optimistic to deliver. We remain committed to the 

programme previously detailed. 

 

There have been discussions with housebuilders for some time and housebuilders remain highly interested to be part 

of DPNS. 

 

It is important to note that DP has existing services and facilities to support the quicker delivery of the first phase of 

new homes on site, when compared to other large development sites, which are often greenfield with no such services 

(such as water, utilities, broadband, transport, on-site estate management).  The programme is set to first construct the 

main A281 access, which will provide for the construction access for remainder of DPNS.  For the Residential RMAs, 

they will not be delivered from a ‘standing start’, there will be services, access and land remediation (in particular) that 

will allow for an expedient delivery of the residential parcels.  This is not always the case, which is relevant when 

comparing the proposed DPNS housing trajectory with that of other strategic sites. 

 

The delivery programme is set to submit the first RMA to contain residential development by end of Q2 2023 and DAL 

has held talks with housebuilders in terms of that housing delivery. Subject to the application being determined, along 

with discharging any necessary pre-commencement conditions thereafter, construction could then begin, most 

realistically, for Q2 2024, with the first housing completions accomplished prior to March 31 2025 (being any 

completions by this date will register within the 2024-25 column below).  

The broad assumption leading to this trajectory is that the scheme will build up to four outlets operating at any one 

time, hence a lower number at the outset, rising to a peak delivery of 260 homes with four outlets operating.  Each 

outlet is assumed to deliver at a spread rate of one market home per week, tracked alongside with 0.3 affordable 

homes a year (to represent the 30% affordable housing requirement).  The mathematics to this approach results in 272 

homes a year but rounded down in the trajectory to 260 homes to allow for some account of holidays and some 

allowance for site start up and close down for each outlet.  Outside of the principal outlets there would be self-build 

housing and care housing, which would add resilience to the housing trajectory.    

Year by year housing trajectory: 

2022-23  2023-24 2024-25  2025-26  2026-27  

0 0 120 225 260 

* Years refer to 1 April through to 31 March 
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Facilitating housing delivery 

Further intended actions that can be recorded are to submit the masterplan (Condition 7) and phasing plan (Condition 

8) pursuant to the outline planning permission (WA/2015/2398) before the end of 2022, in order to be determined well 

in advance of the first residential RMA submission, as required by planning condition.   

DAL will continue to secure discharge of the relevant conditions to support the delivery of homes as now programmed. 

An infrastructure RMA (to deal with some highways, footways, public realm, utilities.) linked to the outline planning 

permission is planned to be submitted during Q4 2022, in further support of the first residential RMA coming forward. 

With the outline pre-commencement conditions resolved, a programme of Reserved Matters applications will follow the 

initial Q2 2024 Residential RMA submission to keep a pipeline of housing construction.   The programme makes a 

reasonable assumption to achieve at least three outlets by 2026 to have multiple housebuilders delivering homes at 

any one time. 
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WAVERLEY BOROUGH COUNCIL 
 

EXECUTIVE 
 

MONDAY 18 JULY 2022 

 
Title:  

Urgent item - Loxley Well 

 

 
Portfolio Holder: Cllr Steve Williams, Portfolio Holder for Environment and  
   Sustainability 
 
   Cllr Paul Follows, Leader of the Council 
 
Head of Service: Robin Taylor, Monitoring Officer 
 
Key decision: No  
 
Access:  Part Exempt 
 
Note pursuant to Section 100B(5) of the Local Government Act 1972 
 
An Annexe to this report contains exempt information by virtue of which the public is likely 
to be excluded during the item to which the report relates, as specified in Paragraph 5 of 
Part I of Schedule 12A to the Local Government Act 1972, namely: 
 
5. Information in respect of which a claim to legal professional privilege could be 
maintained in legal proceedings. 

 
 
1. Purpose and summary 
 
1.1 This report asks the Executive to decide whether to apply to the High Court to 

challenge the decision of the Secretary of State (SoS) made on 7 June 2022 to 
grant planning permission at Loxley Well and, if the Executive resolves to do so, to 
authorise officers to make the necessary virement to meet costs of up to  £13,500. 
If the Council seeks a renewal hearing, in the event its application is dismissed on 
the papers, the estimated cost is a further £4000. 

 
2. Recommendation 
 

i. That the Executive considers whether to apply to the High Court seeking 
permission to challenge the Secretary of State’s decision of 7 June 2022 to 
grant planning permission at Loxley Well under s.288 of the Town and 
Country Planning Act 1990.  
 
And, if the Executive resolves to do so,  
 

ii. to authorise officers to make the necessary virement to meet costs of up to 
£13,500 (excluding VAT and disbursements). 
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3. Reason for the recommendation 
 
 To provide the Executive with the opportunity to consider whether or not to proceed 

with seeking permission to challenge the SoS’s decision of 7 June 2022 to grant 
planning permission at Loxley Well and, if so, how this would be funded.   
 

4. Background 
 

4.1 Earlier this year, the Secretary of State for Levelling Up, Housing and Communities 
overturned Surrey County Council's refusal of planning consent for an exploratory 
well at Loxley Well near Dunsfold. Waverley Borough Council has consistently 
expressed its opposition to any oil and gas exploration at the site, which lies in the 
Green Belt adjacent to an Area of Outstanding Natural Beauty (AONB). In July 2019, 
the council held its a Listening Panel, which saw twenty-one speakers highlight 
concerns with the plans. Local business owners stated their concerns that the oil 
well would render their business unviable and lead to loss of jobs locally. Residents 
and community groups expressed concerns about noise, light and air pollution, the 
loss of ancient woodland, impacts on local wildlife (including Red Listed species) 
and the detrimental impact on the landscape and AONB. 

 
4.2 Following Surrey County Council’s refusal of planning permission 

(https://planning.surreycc.gov.uk/Planning/Display/SCC%20Ref%202019/0072#), 
UKOG (234) Ltd. appealed to the Secretary of State. Waverley Borough Council’s 
submission to the Secretary of State is appended as Annexe 1 and outlines the 
concerns of the council.  

 
4.3  On 7 June 2022, on behalf of the Secretary of State, the Minister for Housing 

published a decision to allow the appeal and grant planning permission. The 
decision is appended at Annexe 2. 

 
4.4 Waverley Borough Council has received legal advice that outlines that there are 

grounds for legal challenge and the potential for success. This advice is appended 
at Annexe 3 (exempt).   

 
4.5 The Executive is asked to consider whether to proceed to seek permission to 

challenge the decision.  The deadline (limitation period) for making the application 
to the High Court under section 288 of the Town and Country Planning Act 1990 is 
19 July 2022. 

 
4.6 In view of the urgency of the decision and the legal deadline, this special meeting of 

the Executive has been called to consider this item. Given the relatively short 
amount of time between the decision being taken in June by the Secretary of State 
for Levelling Up, Housing and Communities to overturn Surrey County Council's 
refusal of planning consent for an exploratory well, the time taken to acquire and 
consider legal advice, and the 19 July legal deadline for seeking permission to 
challenge that decision, it has not been possible to bring the item to a scheduled 
Executive meeting.   

 
4.7 As per paragraph 16.3 of the Overview and Scrutiny Procedure Rules, if the 

Executive resolves to apply to the High Court seeking permission to challenge the 
Secretary of State’s decision (and how this will be funded), because this is 
considered to be an urgent decision,  it will not be subject to call in by the relevant 
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overview and scrutiny committee.  This is because the time it would take to allow 
any call in to be made and dealt with would clearly exceed the legal deadline of 19 
July to act.  Given this, and what are perceived to be the significant ramifications of 
the decision made by the Secretary of State for Waverley’s communities, it is 
considered that a delay caused by the application of the call-in process would 
seriously prejudice the Council’s and the public’s interests in this matter.  As per the 
arrangements set out in paragraph 16.3 of the Overview and Scrutiny Procedure 
rules, the Mayor’s agreement to this approach being taken has been sought and 
provided.   

 
5. Relationship to the Corporate Strategy and Service Plan 
 
5.1 This item relates to the Council’s strategic priority, as set out within its Corporate 

Strategy, of ‘Taking action on Climate Emergency and protecting the 
Environment’.   

  
6. Implications of decision 
 
6.1 Resource (Finance, procurement, staffing, IT)  
 

The council has obtained a quote from Legal Counsel of £13,000 to register with 
the High Court, the funding will be covered from available asset management 
budget. 
 

6.2 Risk management 
 

The risk incurred with taking the proposed action is limited to the quoted financial 
costs and officer time. Should the council be in a position to progress further, a 
business case will be made supporting a supplimenatry estimate.  

  
6.3 Legal 
 
            In reaching a decision Members should consider the exempt legal advice and      
take into account the estimated legal costs associated with seeking to challenge the SoS 
decision. In the event the application to seek permission to challenge the SoS’s decision 
is unsuccessful is it likely the Court will order the Council to pay the legal costs of the 
SoS and UKOG (assuming the latter is made an interested party). It is estimated that the 
SoS and UKOG costs will be similar to the Council’s costs. 
 
6.4 Equality, diversity and inclusion 

 
No Equality, Diversity or Inclusion issues were identified during the screening 
assessment.    
 

6.5 Climate emergency declaration 
 

The potential consequences of the Secretary of State’s decision are considered to 
be significant. These were set out clearly in the Council’s and others’ submissions 
to the process and include environmental damage, landscape, road safety and the 
impact on local businesses.  This is the principal reason why the Executive is asked 
to consider whether they wish to register with the High Court their interest  in 
pursuing a judicial review.    
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7. Consultation and engagement 
 
7.1 In July 2019, the council held its first community Listening Panel, which saw 21 

speakers highlight numerous concerns with the plans. A number of local business 
owners, including an organic farm, craft brewery and a globally recognised 
wellbeing festival for cancer sufferers all stated that the oil well would render their 
business unviable and lead to loss of jobs locally.Local residents and community 
groups expressed concerns about noise, light and air pollution, the loss of ancient 
woodland, impacts on local wildlife (including Red Listed species) and the 
detrimental impact on the landscape and nearby Area of Outstanding Natural 
Beauty.   

 
8. Other options considered 
 
8.1 The other option is to not pursue this matter with the High Court.   
 

 
9. Governance journey 
 
9.1 Special Executive – 18 July 2022  

 

Annexes: 
 
Annexe 1 – Waverley Borough Council’s submission to the Secretary of State 
Annexe 2 – Decision notice issued by Minister for Housing on behalf of the Secretary of 
State 
Exempt Annexe 3 – Legal Advice  

 
Background Papers 
 
There are / are no background papers, as defined by Section 100D(5) of the Local 
Government Act 1972).  

 
CONTACT OFFICER: 
 
 
Name: robin.taylor@waverley.gov.uk 
Position: Head of Policy and Governance 
Telephone: 0148 3523108 
Email:  robin.taylor@waverley.gov.uk 
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