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Fairoaks
A Garden Village

Using the best of the past and present, and 
innovating to create an extraordinary future
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Foreword
The Garden Village programme and the recent 
availability of Fairoaks has given Surrey Heath an 
opportunity to develop an ambitious, innovative and 
exemplar approach to delivering new freestanding 
settlements that are not only sustainable and 
beautiful, but which are also genuinely financially 
accessible to all.

For this Council, a Garden Village is a place that:

	 Marries the best of historic, human scale sustainable 
patterns of living with the potential offered by 21st C 
technology

 Is highly connected to itself and the outside world by its 
electronic web and smart technology

  Is based on its employment functions which permeate 
through the settlement and its attached countryside

  Is largely self-sustaining and intimately connected to the 
surrounding countryside

  Is unified by the depth and breadth of its green 
infrastructure

  Provides financially accessible residential and business 
opportunities for all in society

  Is largely managed, run and owned by the Garden Village 
community

The Fairoaks Garden Village project is at the early stages of its 
development.  The Locally-led Garden Village Programme would 
help the Council, along with the landowners, to further refine 
and bring forward its Garden Village vision, to the benefit of the 
communities of Surrey Heath, Runnymede and Woking.  

As an innovative, self-contained but connected 
Garden Village Fairoaks will be an exemplar for 
places where sustainable living works. At Fairoaks, 
employment opportunities, financially accessible 
housing, smart technologies and community 
facilities will be unified within a setting threaded 
through by intense green infrastructure that brings 
the beauty and functionality of the surrounding 
Surrey countryside right to the heart of the 21st 
Century Garden Village.

Surrey Heath’s Vision for Fairoaks
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Introduction
This brochure sets out an Expression of Interest in obtaining Government support via the 
Locally Led Garden Villages, Towns and Cities Programme to help bring forward a site in 
North West Surrey as a Garden Village. The site would accommodate over 1500 homes 
along with business uses and extensive Public Open Space.  

The site is comprised of Fairoaks Airport, 
and a large area of open fields and 
straddles the boundary of Surrey Heath 
and Runnymede Councils.  Henceforth the 
entire site will be referred to as Fairoaks.  

The Expression of Interest has been 
prepared by Surrey Heath Council in light 
of the DCLG Locally-Led Garden Villages, 
Towns and Cities Prospectus and the 
Application Process Guidance issued by 

DCLG and HCA. 

Letters of support from key stakeholders 
for the establishment of a Garden Village 
at Fairoaks are contained in Appendix 1.
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The Site
Fairoaks is situated in open countryside 
in north west Surrey.   It lies just outside 
of the M25, near to the M3 and is in close 
proximity to the London fringe (Fig 1.1).  
This is an area of very high housing need, 

limited land supply and high land and 
property values.  

In addition to straddling the boundary of 
Surrey Heath and Runnymede boroughs, 

Fig 1.1 
Regional context

it also lies adjacent to the Woking 
administrative area (Fig 1.2).  Fairoaks 
falls entirely within the boundaries of both 
Surrey County Council and the Enterprise 
M3 LEP.  
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Fig 1.2:  Sub regional context
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Fairoaks sits in open countryside with 
the settlements of Chobham, Ottershaw 
and Woking.  The first two are small rural 
settlements with limited services whilst 
Woking is an urban centre with a good 
range of social, cultural, retail employment 
and transport facilities.  Fairoaks is 
relatively remote from these settlements 
in distance, terms of walking and public 
transport. (Table 1.1) 

Table 1.1: Distance from Fairoaks to surrounding settlements

Settlement Driving distance 
from Fairoaks 
Airport (min)

Walking distance 
from Fairoaks 
Airport (min)

Public transport 
distance (based on 
1/2hr walk to hourly 
bus service) (min)

Chobham 7 48 34

Ottershaw 6 47 42

Woking 13 - 17 52 40

Based on Google Map data.

The site itself extends to 123ha.  There are 
no residential uses on Fairoaks but 62ha of 
the site accommodates the airfield and 6ha 
of employment space.  This area of the site 
lies within Surrey Heath.  The remainder 
of Fairoaks is in unmanaged open fields. 
Most of this lies in Runnymede Borough. 
(Fig 1.3) 

The airport currently accommodates 
68 businesses, many of which are not 
directly related to aviation.  A number have 
international profiles.  The site also directly 
adjoins the world re-known Maclaren 
Technology Centre   

The site owners have advised that the 
existing airfield aviation operations at 
Fairoaks Airport are loss-making, in decline 
and unsustainable with the inability to 
increase revenue.  The closure of the 
airport and cessation of aviation activities 
has been a driver behind the owners 
exploring development opportunities at 
the airport.  Analysis undertaken by York 
Aviation has assisted in the understanding 
of the economic position of the airport 
and impact of its closure on the aviation-
related business; the loss of the airport 
would not undermine or make unviable the 
network of general and business aviation 
aerodromes in the surrounding region 
or across the UK.   Economic analysis 
will continue as part of developing the 
Garden Village proposals, which will seek 
to protect existing viable businesses and 
replicate and enhance the employment 
offering by introducing non-aviation related 
businesses as part of the proposals.

Why is Fairoaks suitable for 
re-development? 
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Fig 1.3:  Site plan
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The Fairoaks Garden Village Project
Surrey Heath’s Vision for Fairoaks

As an innovative, self-contained but connected Garden Village Fairoaks will be an exemplar 
for places where sustainable living works. At Fairoaks, employment opportunities, financially 
accessible housing, smart technologies and community facilities will be unified within a setting 
threaded through by intense green infrastructure that brings the beauty and functionality of the 
surrounding Surrey countryside right to the heart of the 21st Century Garden Village.
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Key objectives

 Deliver a sustainable community 
that:

 Is linked to the outside by 
electronic technology and 
sustainable transport links

 Provides a range of 
employment opportunities for 
the on-site population, thereby 
minimising commuting 

 Is largely self-sufficient in 
domestic energy production

 Encourages food production in 
both private and public spaces

 Provides a comprehensive 
range of social, educational, 
retail and recreational facilities 
for the community

 Is intimately involved in its 
design, development and 
running

 Utilise innovative approaches to 
land ownership, land value capture, 
delivery, governance, housing, 
technology, building and design

 Focus the community on 
employment, so that it becomes 
relatively independent economically 
and does not become just a pretty 
dormitory settlement, or a retirement 
village for the affluent. 

 Provide a full range of financially 
accessible accommodation for the 
working population by using self/
custom build, tithe housing linked 
to on-site employers, public sector 
provision of social rented and starter 
homes, with some market provision.  

 Deliver and maintain a natural and 
built environment that is visually and 
functionally very high quality 

 Ground the community design and 
functioning in its employment, 
green & blue infrastructure and 
smart technology web, threading 
these through the new settlement 
and associated working countryside
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Development Concept
Fairoaks will be a mixed use development 
with a built up area delivering a mosaic 
of working, living and community spaces 
unified by green infrastructure threading 
through it.  It will provide approximately, 
but not less than 1500 homes of varied 
sizes, tenures and designs, including 

significant provision of financially 
accessible homes, for which there will 
be a variety of products and innovative 
solutions.  The Garden village will provide 
a range of employment uses, including 
innovative and financially accessible 
solutions and will include supporting 

social and community infrastructure.  
The built form will be accommodated in 
Surrey Heath.

An extensive area of public open space 
connected to the settlement will work for 
the community to provide many functions 
including play, recreation, relaxation, flood 
control, nature conservation, employment 
and some food and energy production. 

An illustrative high level spatial plan 
showing the ambition for the site in terms 
of land take and development form is 
set out in Figure 2.1.  The wider context 
within which this concept sits is shown in 
Figures 2.2 & 2.3. 

This represents one possible spatial 
layout.  A further spatial option is 
shown in Appendix 2.  Community and 
stakeholder input, technical assessments 
and landowner negotiations are expected 
to refine and develop the spatial concept 
for Fairoaks and thus both plans 
presented in this document are only 
illustrative at this stage.  

Fig 2.1 
High level illustrative Spatial Plan
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Fig 2.2:  The wider transport context to the Fairoaks Concept
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Fig 2.3:   Fairoaks – Helping to create a Green Infrastructure Country Park for the wider area
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Development Scale
Fairoaks will be part of the complex 
network of settlements surrounding 
London.  It will be slightly larger than 
nearby villages and fall within the ambit 
of the much larger settlement of Woking 
(Table 2.1).

Table 2.1: Fairoaks – Settlement size 
context 

Settlement Population 2011

Chobham 2,404

Ottershaw 2,853

Fairoaks 3,732
1.

Woking 62,796

1 Based on Household No.s of 1555 

The illustrative concept set out in the high 
level Spatial Plan (Fig 2.1) will deliver 57ha 
of built form and 66ha of ‘working’ public 
open space and will combine with the 
surrounding rural areas to create a vast 
green setting for the new village. 

A potential land budget based on this 
illustrative high level Spatial Plan is set 
out in Table 2.2.  It is anticipated that this 
would be a starting point for discussion 
and negotiation with working partners on 
the final scale and form of the new Garden 
Village.

TYPOLOGY
LAND 
AREA 
(HA)

NO 
DWELLINGS Details/Facilities

PUBLIC OPEN 
SPACE

66 0  30ha SANG space with potential for further 
provision

 Allotments, community gardens and 
livestock farm – self-sufficiency training 
space

 Energy production space
 Recreational sports pitches
 Biodiversity
 Flood management & mitigation
 Informal space for health and well-being
 Settlement setting and buffer

COMMUNITY 
HUB

3 20  Primary school
 Nursery provision
 Community centre providing training 

space, electronic hub, recreational facilities 
 Retail/commercial space
 Health centre
 Residential, mixed in with main community 

hub uses

EMPLOYMENT 
HUBS

6 0  Hubs accommodating B1 – B8 uses
 Hotel/conference facility serving Fairoaks, 

and potentially Maclaren Technology 
Centre and St Peter’s Hospital

 Provision of a size range of low cost start 
up space for new business ventures of all 
sizes

Table 2.2: Potential land budget
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TYPOLOGY
LAND 
AREA 
(HA)

NO 
DWELLINGS Details/Facilities

LIVE WORK 2 50  Applied density – 25dph
 Accommodating a range of small and 

medium enterprises including cottage 
industries and start up businesses

HIGH DENSITY 
RESIDENTIAL

12 720  Applied density – 60 dph
 Facilitating home working
 Providing opportunities for small scale 

food production on generous balconies 
and roof gardens

 Majority of Starter Home provision

MEDIUM 
DENSITY 
RESIDENTIAL 

17 510  Applied density 30 dph
 Facilitating home working and 

establishment of new electronic based 
businesses

 Providing opportunities for small scale 
food production in gardens, balconies and 
roof gardens

 Opportunities for self/custom build
 Some starter home provision

LOW DENSITY 
RESIDENTIAL 

17 255  Applied density 15 dph
 Facilitating home working, development of 

cottage industry and establishment of new 
electronic based businesses

 Generous plots and garden space
 Many opportunities for self/custom build
 Mix of building sizes

TOTAL 123 1555

Table 2.2: Potential land budget continued ...
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Key innovative concepts
Fairoaks represents an 
opportunity to employ a range of 
innovative concepts:

Self sufficiency
 A place where needs for work, 

leisure, living and social interaction 
are largely met on site

 A place that provides its community 
with the opportunity to provide some 
of its fresh food and domestic energy 
needs.

Employment growth
 A community with an identity 

grounded on its on-site employment 
which  physically and electronically 
threads through the settlement and 
its working countryside

 Creating a diverse and innovative 
employment base involving existing 
employment business on site, (where 
possible) home workers, cottage 
industries, live/work spaces, work 
training hubs, retail/recreational 
and community services, small 
tradespeople and countryside activities.

 Exploring the opportunity to develop 
synergies with Maclarens Technology 
Centre, where mutual benefit may be 
achieved.

Land ownership
Exploring opportunities for potential 
infrastructure land ownership structures, 
for example through the following:

 Public/private partnership involving 
multiple bodies.

 Partial public ownership of site to 
deliver public good.  

 Potential for some land to be held 
and development delivered via 
the Surrey Heath Thrive Land and 
Property Board.

Land Value capture for the 
community

 Ensure financially accessible 
accommodation (both residential 
and employment) is provided in the 
long term through a mixture of legal 
planning ownership mechanisms.

 Exploring long term partial public 
ownership of elements of the site for 
the benefit of the community through 
mechanisms such as Community 
Trusts or local interest is managed to 
deliver public good.  

 Innovative solutions to generate 
income streams to support the self 
sufficiency and governance of the 
community
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Electronic and physical 
connectivity

 A community electronically 
connected with itself and to 
the wider world via superfast IT 
technologies – 

 Internal settlement connectivity 
through walking and cycling with 
external links by foot, cycle and bus 
to Woking and surrounding areas

  Vehicular connectivity from M25, 
M3, A320 via A319 to site edges.  
Vehicular movement on site 
largely limited to employment and 
community hubs with limited parking 
and access to other areas.  

Housing for all, from the 
community

 Provision of financially accessible 
accommodation for all using self/
custom build, starter home routes, 
local authority delivered housing for 
rent, and housing linked to on-site 
employment and training. 

  To ensure housing is largely delivered 
by the self build, public bodies and 
small to medium local house-builder 
communities.  

Working countryside 
 Publicly owned open space that works 

for its community to provide work.

Food production - Community 

Gardens/allotments/small 

scale agriculture

Woodland

Energy production – wind, 

solar, biomass

Recreational space

Nature Conservation

Flood protection

Providing for health and well-

being

Generous Green/Blue 
infrastructure

 Use of a generous Green/blue 
infrastructure to unify the design and 
functioning of Fairoaks

 A built settlement that is unified by 
its abundant soft landscaping that 
also provides the opportunity for 
sustainability and self-sufficiency, as 
well as providing for recreation and 
physical and mental well-being. 

 Connectivity to a wider POS that 
works for its settlement, with 
connectivity beyond this to the wider 
networks of green space in the area.
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KEY
INNOVATIONS

Self Sufficiency

Employment led

Public land 
ownership

Land value  
capture

Electronic 
and physical 
connectivity

Housing for all,  
not just  

the wealthy

Working 
countryside

Dense  
green/blue 

infrastructure

Use of  
Massive Small

Community 
designed, driven

and managed
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Massive Small approach
 Rather than detailed masterplanning 

and top down control, using the 
bottom up, on the ground decisions of 
many, over time to create a distinctive 
and locally produced place – The 
Massive Small approach to delivery

THE 
FAIROAK

BUILDERS

Self builders

Custom 
builders

RSL’s

Small and
medium

housebuilders

Local
authorities

Local  
authorities

Existing
businesses

New 
businesses

Statutory
providers

Local
people

 Some of the potential many hands 
who could play a part in building 
and managing the Fairoaks Garden 
Village:

Community designed, 
driven & managed

 To enable a place that is designed, 
driven, maintained and managed by 
the people who live, work and build it.    
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3. Alignment of the project with    
 Government Objectives
The Fairoaks Garden Village Project is aligned with a range of wider 
Government objectives:

It is also aligned with the Locally-led Garden 
Village objectives set out in the Prospectus:  

Local Leadership and 
community support
Surrey Heath is committed to the delivery 
of a Garden Village at Fairoaks and has 
secured support for the concept from 
Runnymede, Woking and Surrey County 
Councils, along with the LEP (Appendix 1).

Local community involvement in the 
design, building and managing of the 
Garden Village is seen as vital and 
development of a powerful and effective 
strategy for achieving this forms part of the 
ask set out in Section 8 of this document.

Quality & Design
Surrey Heath are totally committed to using 
both recognised and innovative place-
making principles to create a beautiful 
place – both physically and functionally that 
has a strong and unique identity.  

The Council wishes to use non-traditional 
approaches to design delivery including:

 Massive small -  involving many hands 

 Where possible, involvement of the end 
users in the design of the place they will 
occupy
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 Using themes of generous green 
infrastructure, employment functions 
and self sufficiency to underpin and 
unify the design.

The Council will create a design strategy 
(in conjunction with the community 
and land owners) outlining the design 
vision and principles for the site and the 
mechanisms for delivering them.  These will 
be embedded in the planning framework 
documents and any Partnership working 
arrangements that may be developed. 

Public sector and  
brownfield land
The site currently does not contain public 
sector land although there is a commitment 
from the landowners to explore the potential 
for some public ownership which could be 
managed to deliver public good for Fairoaks 
and wider community.  The extent of any 
public ownership would be established as 
part of negotiations with the land owners 
and other partners. 

Fairoaks includes areas of brownfield land 
which would be included in the village 
settlement area. 

Local demand
Surrey Heath, and the surrounding 
areas have a high housing need.  This is 
addressed in detail in Section 6.

Fairoaks would enable Surrey Heath to go 
a long way towards meeting its OAHN.  
Without Fairoaks, the Borough would need 
its HMA partners, and others to help meet 
its full housing need. 

Viability and Deliverability
Surrey Heath is committed to providing 
places that are financially accessible for 
businesses and people.  Fairoaks offers 
an opportunity to achieve this.  Ensuring 
the Council’s ambitions  and innovative 
approaches are viable and deliverable will be 
an essential part of the project start up.  This 
matter is addressed in detail in Section 6.

Additional or accelerated delivery
The Council is looking to use the following 
initiatives to facilitate accelerated delivery:

 Using multiple channels of delivery, 
serving different housing needs

 The potential for private/public 
partnership to facilitate speedy 
delivery of the consent regime 
needed to initiate the development

 Bringing the site forward through a 
planning application, supported by a 
detailed development brief based on the 
existing plan policies, rather than via the 
much slower and more cumbersome 
Local Plan review process.

 Using public ownership to enable 
quicker and more certain delivery of 
public good ambitions for the site

Starter Homes
Fairoaks will seek to deliver a significant 
proportion of the housing stock as 
financially accessible products for working 
people.  This will include the provision 
of starter homes and other innovative 
financially accessible products.

Support for small and medium 
enterprise home builders
Use of self/custom builders and local small 
& medium sized home builders (rather 
than the volume house builders) to deliver 
Fairoaks is a key objective of the project. 

Innovation
Section 2 includes a descriptionof the key 
innovative concepts behind the Fairoaks 
Garden Village concept

Infrastructure
Key infrastructure proposals:

 Delivery of a mesh of ultra high 
speed, smart technology to Fairoaks 
with spill over to the wider area

 A community linked to the M25/M3 
motorway network and existing local 
and mainline stations

 An ability to help enhance one of the 
key strategic roads in the local area 
A320 through improvements to key 
junctions.  Potential to combine with 
other developments in the wider area 
to lever funding streams in for strategic 
transport proposals.

 A major addition to the Green 
infrastructure network in the area, 
exploring the opportunity to develop a 
sub-regional country park, potentially 
linked to other new villages in the 
area e.g. DERA in Runnymede

 Facilitating improvements to flood 
management in the area.
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4. Conformity with  
 strategic growth plans

EM3 LEP Local Growth 
Deal
In their Local Growth Deal Plan 2014, the 
EM3 LEP sets out an aim of accelerating 
the delivery of housing by up to 25% 
above the baseline (2003-13) so that 
over the next ten years up to 11,500 new 
homes could become available more 
quickly.

The Strategic Growth Plan recognised 
that there is a need to act for the following 
reasons.

 The Enterprise M3 area contains 
some of the least affordable areas in 
the country in which to live and some 
of the most constrained land for new 
housing development.

 Additional housing is needed to 
attract the talent we need to support 
the Sci:Tech Corridor and related 
supporting sectors.

 A lack of affordable housing means 
people increasingly commute into the 
area, causing further congestion on 
our roads.

The Fairoaks Garden Village concept fits 
neatly in with the LEP aims – accelerated 
delivery of new housing, smart technology 
and electronic connectivity as a key 
principle and a drive to make the new 
housing financially accessible to all.  The 
Enterprise M3 LEP’s support for Fairoaks is 
set out in Appendix 1.

Devolution
SHBC is a supporter of the 3C (Surrey 
West and East Sussex) Devolution bid, 
which commits to work with Central 
Government and wider public sector 
partners to deliver sustainable economic 
growth. SHBC is in an unique position to 
realise central government and Devolution 
ambitions around accelerated housing 
growth.

This Garden Village bid will help achieve 
the ambitions set out through any 
Devolution process.
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5. Planning Status

The site lies entirely within the Green Belt.  
Two areas of the site are also covered by 
further designations 

 Major Developed Site in the Green 
Belt designation covering employment 
and airfield buildings

Current planning status of the site
  Flood Zone 2 & 3 affecting the 

southern part of the site.(Fig 5.1).

Surrey Heath’s Local Plan was adopted in 
2012, whilst Runnymede’s current Local 
Plan was adopted in 2001.  

Planning context
For the last 3 years Surrey Heath has been 
considering how to deliver its objectively 
assessed housing need in the face of 
a severe land supply shortage and the 
need to also provide extensive areas of 
alternative natural greenspace (SANG) as 
mitigation for new housing developments 
within 5km of the Thames Basin Heaths 
Special Protection Area.  Together, these 
two factors have made housing delivery 
very difficult in the borough.

Future Planning Status to 
secure delivery
Local Plan processes are slow and 
inflexible.  The most timely way to bring 
forward the site is expected to be via a 
planning application informed by a detailed 
Site Development Brief.  

The following will be vital to the speedy delivery 
of planning consent for the development:

 Development of a viable ‘Very Special 
Circumstances’ argument 

 Avoiding Call-In procedures

 Preparation of a Site Development Brief 

 Commencement of Local Plan Review 
to include Fairoaks as a strategic site.

Fig 5.1  Existing planning status of the Site
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6. Delivery & Viability
Preferred Delivery Mechanism
Surrey Heath’s preferred delivery 
mechanism, where feasible and 
practicable, is a Public Private joint venture 
involving:

  Public Sector Local Delivery Vehicle 
with some short and long term site 
ownership.  Including provision of self 
build plots, community facilities, some 
social housing, public open space and 
some employment space.  

  Private sector sale of land to Councils 
and to small/medium scale local 
house builders

  Private sector development of 
employment and some retail/
commercial space.

This approach will be explored with the land 
owners for the potential for SHBC to have 
a land holding interest or partnership in 
Fairoaks Garden Village.

Fig 6.1:  The Thrive toolboxThe Council will also explore using of 
the Council’s innovative Thrive toolbox 
in project delivery (Fig 6.1).  Thrive is 
specifically geared towards delivering 
growth in the Borough.
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Market commentary
Existing land values
Residential and industrial land values in the 
Surrey Heath, Runnymede & Woking areas 
are high (Table 6.1).

Table 6.1: Land Values

Land Use Land Value
£/ha

Rural 
Airport1

35,000 – 45,000

Industrial2 1,480,000

Agricultural3 200,000 

Residential4 Surrey Heath 3,944,000

Runnymede 4,927,000

Woking 6,226,000

England 
(excluding 
London)

1,958,000

1. CBRE 

2.  SHBC - Community Infrastructure Level Final  
 Viability Assessment, 2013 

3.  RICS/RAU Rural Land Market Survey H2 2015 –  
 South East pastoral farmland bare land prices

4.  DCLG – Land Value estimates for Policy  
 appraisal - 2015

House prices in the area reflect the high 
land values and proximity to London (Table 
6.2).  Average house prices in the eastern 
side of Surrey Heath will considerably 
higher than for Surrey Heath as a whole 
owing to its rural nature and proximity to 
the London fringe.

Table 6.2: House market information

Local Authority Average 
House Prices 
(£)
April 20161

% 
change
2015 - 
2016

Surrey Heath 378,188 8

Runnymede 399,345 17

Woking 403,863 13

England2 224,731 9

1.  UK House Price Index England: April 2016

2.  Excluding London

Levels of local housing 
demand
Need 
Fairoaks lies on the boundaries of three 
authorities and 3 separate housing market 
areas.  All 3 areas exhibit high housing 
need (Table 6.3).  However, the ability 
for these authorities to meet that need is 
constrained by a lack of land supply and 
environmental constraints.  

Table 6.3: Housing Need

Local Authority OAHN

Surrey Heath1 6800

Runnymede1 10,700

Woking2 10,340
Source: 

1. Hart, Rushmoor & Surrey Heath SHMA 2014  
 (covering period 2011-2031)

2.  Runnymede and Spelthorne SHMA, 2015,  
 (covering period 2013-2033)

3. West Surrey SHMA, 2015, (covering period 2013- 
 2033)

Provision of 1500 new homes linked to 
existing and new on-site jobs helps to 
deliver Surrey Heath’s growth ambitions 
and to increase the supply of much 
needed financially accessible homes in the 
wider area. 

Types of homes needed 
locally 
Affordability
In common with many other areas of the 
London Fringe, Surrey Heath, Runnymede 
and Woking  suffer from issues with 
housing affordability, both in terms of being 
able to rent and to buy.  Table 6.4 shows 
all three boroughs having LQ income to 
house price ratios well above the national 
average.  It also shows that Surrey Heath’s 
position is worsening at a faster rate than 
its neighbours.
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Table 6.4: Ratio of Lowest Quartile House 
Prices to Lowest Quartile earnings

Local Authority LQ ratio 
2014

LQ ratio 
2015

Surrey Heath1 9.89 11.98

Runnymede 9.00 10.55

Woking 13.12 14.27

England 6.95 7.02

Source: https://www.gov.uk/government/statistical-
data-sets/live-tables-on-housing-market-and-
house-prices

The Hart, Rushmoor and Surrey Heath 
2014 SHMA noted that households would 
need an income close to £60,000 to 
purchase one of the cheapest properties 
in  the borough and an income of £27,300 
to afford one of the lowest priced private 
rented properties.   These thresholds mean 
only 25-30% of households in Surrey 
Heath could afford to purchase one of 
the cheapest properties and only 60% of 
newly forming households could afford the 
cheapest private rented accommodation.  

The 2014 Surrey Heath SHMA estimated 
that 43% of newly forming households 
would be unable to afford to rent in the 
market and would need some form of 
help in the form of subsidy.  The SHMA 
identified a need to provide 30% of new 
housing as social/affordable rent.  The 
SHMA also identified strong demand 
for intermediate housing in the area and 
suggested that Local Authorities make 
provision for supporting households into 
affordable home ownership.

Fairoaks offers the chance to help address 
this acute affordability issue by providing a 
significant proportion of the new dwellings 
as financially accessible products and 
delivering a lifestyle which will enable 
households to minimise travel , energy and 
food costs.

Size mix 
For market housing, demand in the Surrey 
Heath over the period 2011 to 2031 is 
expected to be largely for two and three 
bed homes.   Over the same period three 
quarters of the demand for affordable 
homes is expected to be for homes with 
one or two bedrooms (Table 6.5).

Table 6.5 - Future housing mix needed in 
Surrey Heath 

Size Market Affordable

% of 
dwellings

% of 
dwellings

1 bed 7 41

2 bed 28 33

3 bed 44 24

4+ bed 21 2

100 100

Source: Surrey Heath SHMA 2014

Self/custom builders
Self build registers indicate an interest in 
self/custom building in the area (Table 6.6).

Table 6.6 - No. of people registering 
interest in Self/custom build via the Self 
Build Register

Local Authority No. of people on 
Register

Surrey Heath 111

Runnymede 56

Project viability
Viability of a traditional approach
On the basis of work undertaken to support 
the Borough’s CIL Charging Schedule, it 
would be anticipated that development of 
a standard 1500+ unit housing scheme on 
the site would be comfortably viable.  The 
viability in principle of this approach has been 
confirmed by the land owner representative.

Further viability details are contained in 
Appendix 3.

Viability of the Fairoaks Garden Village 
approach
The Fairoaks Garden Village Concept 
outlined in this Expression of Interest 
would not be a traditional housing/mixed 
use development.  The emphasis of the 
development is on delivering public good 
in the form of an innovative, self sufficient, 
employment led community that provides 
long term genuinely affordable housing 
for much of its working community.  It is 
this, rather than capturing financial profit 
via increasing land values for a few, that is 
the focus of the Garden Village concept.  
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Innovative solutions will be needed to 
achieve this on-going public good delivery 
and to ensure that, for example, rising 
land value is captured for the benefit of the 
community as a whole, where feasible.  

The viability of the Fairoaks concept will 
need to be assessed in detail in order to 
establish the exact mechanisms of how 
this public good vision and the garden 
village objectives can be achieved.  This 
will be a detailed and complex task that 
will be undertaken by the local authorities 
in partnership with the existing land 
owners utilising specialist consultancy 
advice.  This will be a priority task as it 
will set the programme and scope for the 
remainder of the project.

Timescales for delivery
It is envisaged that the Fairoaks Garden Village 
concept will be delivered in 3 phases:

Concept refining & 
creating detailed 

framework for  
delivery  
(Years 1-3)

Commencement  
of physical 

development 
(Years 4 & 5)

Community  
Development 

(Year 6>)

A detailed potential delivery timetable is 
set out in Appendix 4 that will be a starting 
point for discussions with the Partnership 
Board.

Existing commitments by 
local partners
Land owners
A commitment from the land owners to the 
delivery of a Garden Village at Fairoaks is 
enclosed in Appendix 1.

LEP
Enterprise M3 LEP have indicated their 
support for the Garden Village Project (See 
Appendix 1) but as the Fairoaks concept is 
only in the early stages of its development 
it has fallen outside of the current bid 
round for LEP funding.

One Public Estate Programme (OPE)
As a result of the desire to further housing 
provision in the Borough and increase public 
sector involvement in the delivery of the site, 
the Council has been promoting through 
the One Public Estate Programme.  An 
initial Expression of Interest made in May 
2016 was successful and has enabled the 
Council to prepare an application for more 
substantial funding to help bring forward 
three sites in the Borough, one of which 
is Fairoaks.  This OPE bid was submitted 
on the 29th July 2016. The funding 
sought through the bid is around strategic 
implications.
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Other Local Authorities
Over the last 6 months Surrey Heath has 
been actively engaged in discussions with 
Runnymede, Woking and Surrey County 
councils about the potential for bringing 
the site forward through a planning 
application for a mixed use development 
based on Garden Village principles.

Surrey Heath’s Delivery 
Track Record
Delivery on housing numbers
Surrey Heath has a strong track record of 
delivering housing in the face of significant 
challenges.  The Borough is heavily 
impacted by the Thames Basin Heath 
Special Protection Area (TBH SPA) and 
for a number of years faced a moratorium 
on housing delivery due to this European 
Wildlife designation.  The Borough has 
been at the forefront of developing 
strategies to enable continued delivery of 
much needed housing whilst protecting 
important habitats and has a track record 
of securing funding to bring forward 
infrastructure related to the TBH SPA.1   

The Borough also faces serious land 
supply challenges.  42% of the Borough is 
covered by the TBH SPA designation and 
its 400m buffer zone where no net new 
housing development is permitted.  Almost 
half the borough is covered by Green Belt 
designation and a further 25% is post war 
low density suburban development.  The 
MOD is a major land owner in the borough 
and much of their estate remains locked 
into military use.  Despite these land supply 
challenges the Borough has continued to 
actively search for new sites and has put 
in place tools and mechanisms to facilitate 
the identification of sites and to encourage 
landowners to bring them forward.  The 
Council has recently received funding 
from the Government One Public Estate 
Programme to investigate the potential to 
bring forward surplus military sites within 
the Borough.  

Despite the significant environmental and 
land supply constraints, Surrey Heath’s 
pro-active initiatives have enabled it to 
maintain housing delivery at its adopted 
target levels. 

1 The Council was instrumental in the development of the 
SANG solution and has chaired the Thames Basin Joint 
Strategic Partnership since its inception.  This partnership 
involves 11 local authorities as well as Natural England 
in managing the response to the THB SPA.  The borough 
has engaged in bringing innovative solutions forward 
including cross boundary SANGS, providing SANG as 
part of the CIL charge and securing funding from the 
Enterprise M3 LEP to bring forward a regional SANG.
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7.  Governance
Structure and Management 
As the project is at an early stage of 
development the detail of structure and 
management for project delivery and 
long term stewardship has not yet been 
established.  The positioning of the site in 
relation to 3 local authorities also adds an 
additional layer of complexity to governance 
arrangements for the site.  Figure 7.1 sets 
out the project structure and management 
as currently proposed.  Refinement of this 
concept will be part of the project set up 
phase.

Fig 7.1 
Proposed Management structure

PARTNERSHIP BOARD
(drawn from Councils, 
landowner, HCA LEP 

and community 
representatives)

PROJECT MANAGER

PROJECT TEAM
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Key Project Partner Roles

Partners Key Roles

Surrey Heath Borough 
Council

Joint Working Partnership Lead 
Member of any Public/Private Partnership - where agreed
Delivering Planning framework for site
Delivery of Self custom build areas & Public Open space associated with public/
private partnership where agreed and established
Community building
Involvement in long term stewardship

Land owner Member of Joint Working Partnership
Member of Public/Private Partnership (where agreed)
Preparation and submission of planning application
Future disposal/delivery of land parcels

Runnymede Borough 
Council

Member of Joint Working Partnership
Delivering planning framework for Runnymede part of site
Community building

Woking Borough Council Member of Joint Working Partnership
Providing watching brief

Surrey County Council Member of Joint Working Partnership
Provision of funding and expertise in relation to transport, education and other 
infrastructure delivery

Enterprise M3 LEP Member of Joint Working Partnership
Provision of funding and expertise in relation to A320 improvements and other 
infrastructure

Surrounding community 
representatives (Chobham 
and Ottershaw Parish 
Councils)

Member of Joint Working Partnership
Provision of expertise on local matters

On-site business and self 
build communities

Member of any future Public Private Partnership, where agreed
Design, build and future management of site
Provision of expertise on business matters
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Land ownership
Fairoaks is in two private ownerships 
(Airport Ltd Development Partners SA & 
Abermarle Fairoaks Fig 7.2).  The land 

owners have recently formed a joint 
company with the specific aim of bringing 
forward the site as a Garden Village.

Fig 7.2:  Map of 
land ownership
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Long term stewardship
An important part of securing the Fairoaks 
Garden Village concept in the long term 
will be ensuring that arrangements are in 
place for the long term stewardship of the 
settlement.  These will need to reflect the 
Garden Village principles, especially those 
relating to ensuring long-term financially 
accessible homes and business premises 
for the benefit of the community.  Providing 
the local community with ability to govern 
its own affairs is also an important part of 
the long term governance arrangements.

Potential long term stewardship options 
include:

 New Parish Council based on 
Fairoaks area

 New form of governance structure 
based on residents, land owners and 
businesses on-site

 Community Trust Mechanism 

Development of the details of the long term 
Governance Strategy will be a task for the 
Joint Working Partnership to undertake as 
part of the project set-up.

Community involvement
Key to the long term success of the 
Garden Village concept will be the building 
of a community with a strong identity and 
ability to govern its own internal affairs.  
Building of the new community will begin 
with having future occupiers involved in 
the planning, design and construction of 
the site.  Engagement with the existing 
communities in the area and the on-site 
businesses will be part of this.

Development of a community involvement 
strategy will be a task for the Joint Working 
Partnership to undertake as part of the 
project set-up.  
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8. Government support being sought
Type of support needed
Delivery enabling funding 
Surrey Heath would be looking for a package 
of support to help with the following:

1. Engaging university expertise and 
specialist consultants to assist 
with the further development and 
refinement of the innovative ideas 
put forward in this bid around public 
sector involvement in delivery of:

  self-build/custom build areas, 

  financially accessible housing 
associated with employment, 

  key worker housing/tithed 
cottages, 

  self sufficiency concepts around 
on-site sustainable energy and 
food production

  Overall project viability

 2. Providing a small specialised staff 
team operating under the Joint 
Working Partnership to drive the 
project.

Joint working
In accordance with the timetable set out in 
Section 7 we would expect any consultancy 
funding to largely be drawn down on 2017.  
Funding for dedicated staff teams would be 

needed from late 2016 onwards.

Brokerage and support
Surrey Heath has already had a successful 
working relationship with ATLAS on another 
large mixed use site4 in the Borough and 
would welcome the opportunity to work 
with this arm of the HCA in developing the 
unique Garden Village concept for Fairoaks.  
In particular, the Council would welcome 
ATLAS’s advice and access to specialist 
skills in community engagement and cross 
boundary negotiations.  

We would also welcome ATLAS’s 
involvement in the development of the 
Very Special Circumstances argument for 
releasing part of the site from the Green 
Belt and exploring the potential for a  
‘working land’ concept to be successfully 
accommodated within Green Belt 
designation constraints.

Access to Government housing 
funding streams
Surrey Heath would be particularly interested 
in obtaining priority access to the following 
funding streams:

 Affordable Housing: Particularly in 
relation to the delivery of financially 
accessible rented housing directly 
linked to employment and/or 

4  Princess Royal Barracks, Deepcut

training and for self builders while 
constructing their homes

 Help to Buy: Equity Loan:  Discussions 
around the potential use of this fund 
to enable young people to access 
self and custom building would be 
welcomed.  Self builders need to be 
able to access finance to purchase 
land plots and pay for the design 
and construction costs.  For many 
young people, the up-front costs 
will be prohibitive and accessing 
funding from financial institutions 
who would be unfamiliar with this 
type of non-traditional product will 
be difficult.  A further issue for self 
builders is the need to find and pay 
for accommodation whilst they are 
building their homes.  Delivery of 
affordable self build plots and access 
to funding for the builders to purchase 
plots and design & construction will 
be a priority for the Garden Village 
concept.  Surrey Heath will welcome 
discussions as to how the Help to Buy 
and other funds could assist in getting 
young people into home ownership 
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through the use of their sweat equity 
and affordable finance options.  

 Home Building Fund - The Council 
would like to explore how the fund 
could be used to:

 support co-housing and 
other non-traditional housing 
solutions.  

 Provide affordable temporary 
on-site rented accommodation 
for self and custom builders to 
use whilst they are establishing 
their homes and helping to build 
the Fairoaks community

Financial flexibilities
Surrey Heath would welcome exploring with 
HCA how:

 Funding streams can be accessed 
to quickly deliver and maintain 
financially accessible housing on the 
Fairoaks.

 High quality infrastructure can 
be delivered (including extensive 
green infrastructure) when many 
of the homes and all of the 
employment space will be exempt 
from contributing to the Community 
Infrastructure Levy.  The Council 
would not wish the burden to be 
spread to the  market housing on 
the site, or elsewhere in the Borough 
as this will reduce affordability in the 
Surrey Heath even further.  

Planning Freedoms
Surrey Heath is a very constrained Borough 

in terms of land supply and environmental 
designations.  Although the development 
of Fairoaks would not facilitate the delivery 
of housing growth above our objectively 
assessed need it would enable the 
Borough to deliver close to its OAN whilst 
also facilitating delivery of environmental 
protection measures in the form of extensive 
SANG.  It will also enable us to deliver above 
our adopted Local Plan housing target.  
Without Fairoaks, Surrey Heath would 
struggle to support its growth agenda and 
thus we are looking to obtain guaranteed 
high quality, financially accessible housing 
from it.  

In bringing forward Fairoaks as a Garden 
Village in the Green Belt Surrey Heath would 
be looking for planning freedoms to ensure 
that the Fairoaks community can operate its 
‘working land concept’ within the Green Belt 
designation.  

Both Runnymede and Surrey Heath would 
be looking to ensure that they had a greater 
ability to resist speculative residential planning 
applications in the vicinity of Fairoaks and 
surrounding settlements which would erode 
the Green Belt.

Level of financial assistance 
sought 
Based on the above asks Surrey Heath 
are requesting £290,000 for project 
management and specialist studies:

  £60,000 for project manager to enable 
site delivery

  £80,000 for additional staff resources to 

assist the project manager

 £50,000 viability study

 £100,000 for additional consultancy 
work including highways, governance, 
specialist design, community working

Surrey Heath may require other funding 
streams in respect of delivery of innovative 
public assets.

Timescale for expenditure
The majority of the funding would be spent  
in the first 5 years and particularly to be set 
out in Phase 1.

Project Priorities supported
The following are considered project 
priorities:

1. Confirming financial and delivery 
viability in light of the innovative 
concepts proposed

2. Establishment of a detailed project 
management plan for the Joint 
Working Partnership

3. Establishment of a Design Strategy

4. Development of a Community 
engagement strategy which 
facilitates the involvement of 
surrounding and on-site communities 
in the design, planning, building and 
management of Fairoaks

5. Development of a ‘Very Special 
Circumstances’ argument

The above package of support would help 
deliver these 5 project priorities. 
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Appendix 1 - Letters of Support
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Driving prosperity in the M3 corridor 

 
The Castle 
Winchester 

Hampshire SO23 8UD 
     
27th July 2016 

 
Jane Ireland 
Planning Policy and Conservation Manager Policy and Conservation  
Surrey Heath Borough Council 
Knoll Road  
Camberley 
Surrey 
GU15 3HD 
 
Dear Jane 
 
The Enterprise M3 LEP is happy to confirm that we fully endorse your proposal for a Garden Village 
at the Fair Oaks Airfield site in Surrey Heath. 
 
Our focus on key places is set out in our recent Local Growth Deal submission to Government, where 
we highlight proposed investments in upfront infrastructure that will provide not just funding but 
confidence to investors to invest in commercial property. Our ambition is to encourage and promote 
mixed-use development through investment in unblocking housing sites that will support many of the 
smaller housebuilders to build houses in an area where demand is at its highest. 
 
Enterprise M3 therefore supports in principle the development of as a housing/mixed-use 
development site and in particular is in favour of the site being put forwards as a Garden Village 
proposal. Such an approach would enable the provision of technical and financial support to consider 
in detail the potential for the delivery of in excess of 1,500 homes.  Central to this would need to be 
consideration of the transport and infrastructure needed for new homes and businesses at Fairoak.  
This will need to identify measures to improve connectivity with the strategic road network, other 
centres of employment and facilities and public transport interchanges. We welcome the proposals to 
make smart technology a key feature of the site. 
 
We have extensive experience working on a similar albeit much larger proposal in Basingstoke and 
would be very happy to offer our experience and expertise, together with contacts we have developed 
at the Department for Communities and Local Government to help bring forward appropriate 
proposals that we believe could make a valuable contribution to both economic and housing growth in 
our area. 
 
Yours sincerely, 

 
 
Kathy Slack 
Director, Enterprise M3 
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Appendix 2 - Alternative High 
Level Illustrative Spatial Plan
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Appendix 3 - Viability Information

As part of the work undertaken to support 
the introduction of Surrey Heath’s CIL 
charge the borough undertook a number 
of strategic viability assessments of 
variously sized potential housing schemes 
in different locations in the Borough.  
The assumptions underpinning the 
assessments were based on information 
obtained in 2013, standard build and 
delivery models and the adopted Local 

Plan policies.  This work found that 
housing development in the eastern part 
of the borough was viable and could 
support a CIL charge of between £180-
200 per new unit.  

More particularly, an assessment was 
undertaken for a traditional 500 unit 
mixed housing delivery scheme in the 
Windlesham and Chobham areas of the 

borough.  The Chobham area includes the 
Fairoak site.  The assessment found such 
a development in this area of the Borough 
would return a RLV of £47 million.  

On the basis of the above, it would 
be anticipated that development of a 
standard 1500+ unit housing scheme on 
the site would be comfortably viable.
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Appendix 4 - Potential project delivery timetable

Phase 1 – Set up Phase 2 - Construction Phase 3 - Stewardship

YEAR 1

Project set-up

YEARS 2 & 3

Securing Planning consent 
and beginning of community 
building process

YEARS 4 & 5

Commencement of 
development

YEAR 6+

Start of Community 
stewardship

 Establish joint working  
partnership 

 Set up project delivery team 
and full project plan

 Develop very special 
circumstances argument

 Prepare detailed Site 
Development Brief

 Technical studies & 
assessments

 Prepare outline planning 
application & S106 
Agreement

 Establish funding streams
 Undertake full viability study
 Begin land ownership 

discussion
 Commence engagement 

of local communities and 
existing on-site businesses

 Establishment of public/
private sector partnerships/
interest

 Determine Outline planning 
application

 Develop design codes and 
plot passports

 Determine subsequent 
Reserved Matters 
applications

 Develop platting/cadastral 
plans

 Discharge planning 
conditions

 Commence Local Plan 
preparation with Fairoaks as 
a strategic allocation

 Disposal of land parcels
 Begin nurturing and building 

new Fairoaks community 
from existing businesses 
and potential self/custom 
builders

 Redevelopment/upgrade of 
existing employment areas 
commences

 Preparation & adoption of 
detailed planning document 
for long term management 
of site

 Sales of plots to self/custom 
builders 

 Community nurturing 
work, including initiation of 
community governance and 
ownership structures

 Establishment of long term 
Governance  arrangements

 Begin phased delivery, 
including delivery of 
infrastructure

 Main construction 
commences

 On-going construction 
 On-going land and property 

sales 
 New community begins to 

take  over management of 
the Fairoaks project

 Phased occupation








