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Matter 6 Winchester Site allocations  

Issue: Whether the proposed housing site allocations in 

Winchester would be justified, effective and consistent 

with national policy?  

Please provide comment on the specific issues raised below. For those sites where 

representations have been made the Council is requested to respond to the 

particular issues raised. In doing this any updated information regarding planning 

permissions, sites under construction and existing uses should be included. 
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Winchester housing allocations 

Policy W1 Barton Farm Major Development Area 
 

1. This development has an extant outline planning permission for a 

development including 2,000 homes. That includes a comprehensive access 

strategy which incorporates the diversion and rerouting of the Andover 

Road. Is there any justification to promote a site allocation policy that differs 

from that outline permission? 

WCC response: 

Background  

1.1. The site allocation does not promote anything that is different from the outline 

planning permission.  The decision to close Andover Road was agreed via a 

planning appeal heard by a planning inspector. Planning permission for the 

Kings Barton (Barton Farm) development was granted in 2012 by the 

Secretary of State (SoS) following an Appeal  linked here.  The permission 

includes 2,000 homes, district centre, primary school and a 200-space park 

and ride “lite” to the north. The planning permission included the re-routing of 

through traffic that currently uses Andover Road through the development site 

(along the Winchester Avenue spine road) and the closure of Andover Road to 

traffic.  

 

1.2. As part of the appeal, a Statement of Common Ground on Highways and 

Transport Issues was published in January 2011 (Appeal document CD/4.2). 

Hampshire County Council (HCC), as local highway authority, accepted the 

traffic volume assessment which underpinned the proposal to realign Andover 

Road through the development and closing Andover Road to through vehicular 

traffic. HCC agreed SoCG stated that the diversion of traffic would have 

sufficient capacity.  

 

1.3. The developer was originally obliged to deliver the new development spine 

road, termed Winchester Avenue, and associated junction changes prior to the 

occupation of 650 housing units. We understand that HCC has agreed in 

principle to amend the trigger in the 106 agreement (the city council is not party 

to these discussions) to 1,000 occupations. The works that need to be done 

for the new Winchester Avenue to be formally open should be completed by 

December 2027. 

 

1.4. In view of the above, neither the local planning authority or local highway 

authority has the power to direct the developer to keep Andover Road open to 

all traffic. For this to be achieved the developer would need to submit a new 

planning application with a revised access strategy which they are unwilling to 

do. 

https://www.google.co.uk/url?sa=t&rct=j&q=&esrc=s&source=web&cd=&ved=2ahUKEwiQrO-Wo_%20JAxV0QUEAHfYCOsoQFnoECBwQAQ&url=https%3A%2F%2Fwww.winchester.gov.uk%2Fassets%2Fattach%2F3510%2F12-10-02-Barton-Farm-Redet-Combined.pdf&usg=AOvVaw3OiSf6AMoBBU4DDm8k3nFf&opi=89978449
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1.5. On the 9th March 2023 the Executive Lead Member for Hampshire 2050 via a 

Decision Day Report agreed to a transport strategy for Andover Road and 

Northern Winchester which included the closure of Andover Road and the 

diversion of traffic through Kings Barton. A study was undertaken, and a 

technical report was produced to support this decision. The technical report 

examined and discounted alternative options to keep Andover Road open. The 

Decision Day report however recognised that traffic flows may change because 

of the closure of Andover Road and agreed to monitor and manage the impact 

of traffic on the surrounding roads following the diversion of Andover Road.  

 

1.6. The outline planning permission provides for significant alteration to the 

Harestock Road/Andover Road/Wellhouse Lane junction, with the Wellhouse 

Lane arm being downgraded (to walk and cycle access only) and access to 

Andover Road removed and replaced with a new alignment into Kings Barton.  

The junction will be signalised to control all traffic movements.  The design has 

been updated to enhance walking and cycle provision and has allowed for the 

future provision of a bus only access onto Andover Road. These changes are 

considered appropriate to reflect contemporary design standards and policy 

development whilst in accordance with the extant outline permission.  

 

1.7. The Kings Barton development, which includes the closure of Andover Road 

to through traffic, is a committed development in planning terms and therefore 

any future development in this area will need to assess their transport impacts 

with this closure in place as the decision has already been made to close it. In 

view of this the city council considers that the wording of the supporting text 

and the wording of Policy W1 does fully align and there is no difference with 

the outline planning permission that was granted by the then Secretary of 

State.    

 

2.    Is modification to the policy required, for the purposes of soundness, to 

direct potential developers to the Lead Local Flood Authority in relation to 

groundwater levels in the northern part of the site?  

WCC response: 

1.8. Whilst the whole of this site allocation has been granted outline planning 

permission, Proposed Modification PM 68 includes the reference to the Lead 

Local Flood Authority.  This is considered to add clarity to the wording of the 

policy, and it came specifically out of the responses from the Environment 

Agency (EA) to the Regulation 19 public consultation.  The city council agrees 

with the EA that this additional wording would help with the soundness of the 

Local Plan.   

 

https://democracy.hants.gov.uk/documents/s105946/2%20Andover%20Road%20Winchester%20Strategy-2023-03-09-LEMH2050%20Decision%20Day.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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3.  Should sufficient distance between Harestock Wastewater Treatment Works 

and sensitive land uses, such as residential units, schools and recreational 

areas, be required given its proximity?  

WCC response: 

1.9. An Environmental Impact Assessment was undertaken to support the outline 

planning application for the site that was subject of an appeal.  This involved 

the developer undertaking work to investigate and agreeing with Southern 

Water an ‘odour plume exclusion zone’ around the Harestock Waste Water 

Treatment Works. This work has informed the layout of the residential units 

(which have been built in the northern area of the site), the location of the new 

Barton Farm Primary Academy (which is now open) and the location of the 

recreational areas.  Due to the odour plume around the Waste Water Treatment 

Works the northern part of the site has been allocated in the Masterplan for a 

Park and Ride facility (which has not yet been implemented).  In view of this 

the city council does not believe that it is necessary based on the planning 

permission to specifically mention this requirement in Policy W1 as the only 

development in this area that has not yet taken place is the Park and Ride 

facility which is not affected by the odour plume.  PM69 in the Schedule of 

Proposed Modifications (SD14a) has added a new criteria in relation to 

allowing access to existing underground infrastructure for maintenance and 

upsizing purposes and PM68 has added the words ‘Lead Local Flood Authority 

(LLFA) to paragraph 12.10.    

 

4.   Does the policy appropriately align with the Plan aim to promote active 

travel?  

WCC response: 

1.10 As mentioned above, this particular site already has an outline planning 

permission, and the developer is bringing forward reserved matters for the 

outstanding phases of the development.  It is considered important that the 

Local Plan is read as a whole and there are a number of policies in the 

Sustainable Transport and Active Travel topic that address active travel so 

there is no need to repeat these in Policy W1.  The wording of the policies in 

the Sustainable Transport and Active Travel topic has been discussed and 

agreed with Active Travel England and HCC who have not raised any 

objections to the wording of Policy W1.    

 

5.   Given past delivery on this site allocation, what is the evidence that it would 

be would deliver in its entirety within the Plan period?  

WCC response: 

1.11 The city council accepts that the delivery of the Kings Barton site was initially 

slower than expected following the outcome of the planning appeal.  The 

development required significant infrastructure works which involve the 

https://bartonfarmacademy.co.uk/
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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creation of a central spine road. The technical approval for this infrastructure 

is nearing completion and works have started on the connection between 

existing phases on the development. This will allow the delivery of a large local 

centre. The development has been phased in the housing trajectory in 

Appendix A to Hearing Statement Matter 4 – Meeting housing needs at 115 

homes per year.   

1.12 The development is separated into 4 large phases. To date, the applicant has 

received approval for Reserved Matters within Phases 1 – 3A.  Phase 1 is 

complete and occupied and Phase 2A is under construction and partly 

occupied.  In March 2025, there were a total of 675 units occupied on the site.   

1.13 Construction has commenced on Phase 2B (291 homes) and also Phase 3A 

(208 homes).  Phase 3B reserved matters has been recently submitted. Pre-

application discussions for Phase 4 is due to commence. The delivery of 

Phase 4 will benefit from the completion of the infrastructure currently under 

construction and can be delivered within the Local Plan period. 

 

Policy W2 Sir John Moore Barracks 
 

1. Given the length of the supporting text and policy requirements and repetition 

within both policy (criteria iv and xvii relating to existing buildings and 

facilities, criteria xiv and xvi relating to heritage assets) and supporting text 

(paragraphs 12.28, would the policy be clearly written and unambiguous, so 

it is evident how a decision maker should react to development proposals?  

WCC response: 

1.14 The redevelopment of the SJM Barracks, which is currently an operational 

military base, is a particularly complex site when it is compared with the other 

site allocations in the Local Plan.  This means that the successful 

redevelopment of this military base as a mixed-use site will need to address an 

extended number of issues.  It is accepted that the supporting text and Policy 

W2 are fairly lengthy, however, the city council believes that this level of detail 

is required as it is a unique site, and its future use has generated a significant 

amount of local interest in terms of how the site needs to be redeveloped.   

PM70 in the Schedule of Proposed Modifications (SD14a) has added the words 

‘residential led’ to the allocated uses on page 313 to add clarity.  PM71 in the 

Schedule of Proposed Modifications (SD14a) has added the words needed to 

make the development acceptable in planning terms together with and the 

creation of neighbourhood centre(s)…’ PM74 in the Schedule of Proposed 

Modifications (SD14a) has clarified the Gym and leisure facilities, including a 

swimming pool and a former nursery; which is used occasionally by the local 

community as well as military personnel; 

   

1.1.%09PM68%20in%20the%20Schedule%20of%20Proposed%20Modifications%20(SD14a)%20has%20added%20a
1.1.%09PM68%20in%20the%20Schedule%20of%20Proposed%20Modifications%20(SD14a)%20has%20added%20a
1.1.%09PM68%20in%20the%20Schedule%20of%20Proposed%20Modifications%20(SD14a)%20has%20added%20a
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2. The policy supporting text includes requirements of a masterplan. That 

includes some matters included in the supporting text that are not included 

in policy e.g. the need for a lighting strategy, the requirement to ensure air 

traffic control signals are not compromised through development. In so 

doing, would the policy be effective?  

WCC response: 

1.15 The Defence Infrastructure Organisation (DIO) have entered into a Planning 

Performance Agreement with the city council.  A Concept Masterplan for the SJM 

Barracks has recently been agreed at Cabinet on the 12 February 2025 (ED12) 

following extensive public consultation and engagement.   

1.16 The supporting text that has been included in the Local Plan regarding lighting 

was included at the request of the Ministry of Defence in response to comments 

that were made at the Regulation 18 stage.  As the disposal of the site is being 

undertaken by DIO (who are part of the Ministry of Defence), the city council does 

not believe in this particular instance, that it is necessary to include a lighting 

strategy as a specific criterion in Policy W2 as this was not requested by the 

Ministry of Defence and the DIO are fully aware of this requirement.  However, if 

the Inspector believes that this would assist with the clarity and the interpretation 

of Policy W2, Officers do not have any objection to the requirement of a lighting 

strategy being included as an additional criterion in Policy W2.      

 

3. What would the status of the masterplan be and in dealing with matters to 

ensure the development of the site is acceptable in planning terms, would the 

policy be effective?  

WCC response: 

1.17 The city council has an agreed approach towards preparing Concept Masterplans 

which clearly sets out the process that the council expects applicants to follow.  

As mentioned in response to question 2, a Concept Masterplan for the SJM 

Barracks site has now been agreed by Cabinet on the 12/02/2025.  The DIO are 

now in the process of working up more detailed proposals which will be used to 

inform a planning application that is expected to be submitted in Autumn 2025.  

1.18 In view of this the city council believes that the status of Concept Masterplans, 

which has worked well with another strategic allocation at Bushfield Camp, is 

clear and the process that has been followed by the DIO (the Concept Masterplan 

has now been endorsed by Cabinet) will ensure the development of the site is 

acceptable in planning terms and that the policy will be effective. 

 

4. What is the robust evidence to justify criteria vii which requires ‘access off 

Andover Road’, particularly given proposals at Barton Farm to divert and 

reroute Andover Road through that development? Given criterion vii would 

https://www.localplan.winchester.gov.uk/assets/inline/2247/ED12-Sir-John-Moore-Barracks-Concept-Masterplan-2025-.pdf
https://www.winchester.gov.uk/assets/attach/36847/Local-Plan-Master-planning-approach-to-concept-masterplans.pdf
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the Plan be clearly written and unambiguous, so it is evident how a decision 

maker should react to development proposals?  

WCC response: 

1.19 The city council agreed a Strategic Transport Assessment (STA) (SD15) with 

HCC and National Highways.  This traffic modelling has used the traffic flows 

from the SJM Barracks site, which includes a new P&R facility and the 

assumption that traffic entering and leaving Winchester Town would use the 

Winchester Avenue Spine Road not the Andover Road.  The traffic impacts of the 

SJM Barracks site have been assessed in combination with all other Local Plan 

site allocations/committed developments such as the development that is taking 

place at Kings Barton.  The STA did not identify that there is a problem with the 

level of traffic flows, when these were combined with up to an 850 space Park & 

Ride site at SJM Barracks (which would after the closure of Andover Road need 

to travel along Winchester Avenue). 

1.20 There is an existing vehicular access to the SJM Barracks site which is currently 

located off Andover Road North.  There is only one other emergency access point 

to the site which is located off Chestnut Avenue/Kennel Lane, but this is a private 

road.  Even if access could be secured off Chestnut/Kennel Lane it would be 

unsuitable to serve the level of development that will come forward on the site.  

1.21 PM 72 and PM 73 in the Schedule of Proposed Modifications (SD14a) has 

clarified the wording of the supporting text and criterion vii ‘Access should be off 

Andover Road North (B3420)’ – this proposed change has been agreed with 

HCC.  

 

5. Given site constraints including its location within a settlement gap as defined 

by Policy NE7, heritage, open space, Protected Sites, flood risk etc, SINC and 

candidate SINC, what is the evidence to justify the quantum and mix of 

development proposed in policy W2?  

WCC response: 

1.22 The potential redevelopment of the SJM Barracks site for a mixed-use 

development has involved a series of stakeholder engagement events which has 

informed the SJM Barracks Concept Masterplan that was agreed at Cabinet on 

the 12/02/2025.  This includes an assessment of the densities, constraints and 

developable areas which has demonstrated that the 750 to 1,000 range is 

deliverable    

1.23 In order to help inform the quantum and mix of development on the site working 

in collaboration with Officers from WCC the DIO have undertaken initial stages 

of assessing reusing and repurposing existing buildings (please see PM 77 in 

the Schedule of Proposed Modifications (SD14a)).  This work has involved 

exploring and testing various options in order to establish the appropriate 

quantum and mix of development that can be delivered in the site. Alongside this 

work it is equally important to ensure how any redevelopment of this site can 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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meet placemaking objectives at a suitable density/height/mix of dwellings that 

delivers quality homes on the site. Given the amount of work that has already 

taken place to-date, the city council believes through its collaborative work with 

the DIO that there is no reason to indicate that the site cannot accommodate the 

quantum and mix of development that has been identified in Policy W2.  As 

mentioned above, all of this work has taking into consideration all of the 

constraints which have been discussed at length through the pre-application 

process.  It is understood that a planning application for the site is due to be 

submitted in Autumn 2025.   PM76, PM79 and PM80 in the Schedule of Proposed 

Modifications (SD14a) have clarified at the request of Historic England the 

wording around heritage issues. PM81 in the Schedule of Proposed 

Modifications (SD14a) has clarified the wording in criterion x in Policy W3 

regarding flooding at the request of the Environment Agency.   

 

6. What is the evidence that it would retain the settlement gap’s generally open 

and undeveloped nature so as to accord with Plan policy NE7?  

WCC response: 

1.24 As mentioned in response to question 5 (settlement gaps) the existing Winchester 

– Littleton settlement gap already has built up development within in it. Owing to 

the fact that the site is a fenced off military site, this is an entirely different 

situation to other settlement gaps in the district as these do not have 

development in the settlement gap which is the case with the SJM Barracks site.  

The Concept Masterplan has demonstrated that the future development can take 

place at the SJM Barracks, and it will not result in the coalescence of 

Littleton/Winchester.  The city council believes that there is an opportunity to 

redefine the settlement gap once the master planning work has been taken to 

the next stage through the outline planning application process and to redefine 

this in the next Local Plan.   

 

7. Does it strike the right balance between protecting the special qualities of the 

locality and the need to ensure land is used efficiently in accordance with 

NPPF paragraphs 11a, 123 and 129?  

WCC response: 

1.25 Yes.  The city council believes that the right balance has been struck between 

protecting the special qualities of the locality and the need to ensure land is used 

efficiently in accordance with NPPF paragraphs 11a, 123 and 129.   The city 

council believes that the redevelopment of the SJM Barracks site is a sustainable 

site for a mixed-use development and there is an opportunity to improve the 

environment (as the site is currently not accessible to the general public).  It is 

important to read the Local Plan as a whole as there are a number of other 

policies in the Proposed Submission Plan (Regulation 19) that mitigate against 

climate change.   

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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1.26 The agreed Concept Masterplan has investigated making the effective use of 

land in terms of meeting the need for homes in accordance with paragraph 123 

of the 2023 NPPF.  However, it is also important that making the effective use of 

land is balanced against the need to provide a development that is ‘multi-

generational’ and ensuring that it includes a wide diversity of different house 

types (i.e. different housing tenures, mix of housing etc) so that residents are 

able to continue to live on the site in the future as their personal circumstances 

change over time.   

1.27 In accordance with paragraph 129 of the 2023 NPPF, there has been extensive 

discussions and engagement about the future redevelopment of the SJM 

Barracks site.  As mentioned in response to question 3, the city council has an 

agreed approach towards the development of Concept Masterplans.  The agreed 

Concept Masterplan has tested different densities, layouts and how the site can 

be accessed by walking, cycling and wheeling and how it can be served by a 

new Park and Ride facility.  All of this work will be used to inform the outline 

planning application.     

 

  8. Are the policy requirements justified, in particular those that require a park 

and ride facility and are the policy requirements clear and unambiguous in 

their intent? Would they provide adequate flexibility to bring forward a high-

quality scheme that enhances the locality? Would the policy ensure open 

space and outdoor sports pitches to meet the needs of the proposed 

development and contribute to provision in the local area? 

WCC response: 

1.28 As indicated in paragraph 12.29 of the Proposed Submission Plan (Regulation 

19) the SJM Barracks site is located on one of the key radial routes into the city 

centre (Andover Road). The City of Winchester Movement Strategy (ST01) (page 

40) has identified that the transport modelling has demonstrated the need to 

reduce city centre traffic.  This traffic modelling identified that this can be 

achieved by increasing the number of Park & Ride facilities and a particular need 

to provide a Park and Ride facility on the north side of the city along Andover 

Road (at that time 750 spaces). As part of the comprehensive redevelopment of 

the SJM Barracks site, this will provide approximately 850 spaces as a Park & 

Ride facility. This would be in addition to the Kings Barton 200 space Park & Ride 

Light site that is located on the opposite side of Andover Road. Discussions are 

currently ongoing with the DIO/WCC/HCC regarding the delivery of the Park and 

Ride facility.    

1.29 PM75 and PM78 in the Schedule of Proposed Modifications (SD14a) has 

identified a number of wording changes to paragraph 12.29 and criterion xix in 

relation to the Park & Ride facility.  

1.30 The city council believes that the existing wording (which has been amended with 

the Proposed Modifications) would be clear and unambiguous in their intent.  The 

city council considers that the Concept Masterplan combined with the 

https://www.localplan.winchester.gov.uk/assets/inline/1040/ST01-Winchester-Movement-Strategy.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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requirements in Policy W2 and other policies in the Local Plan (e.g. Policy D1) 

will ensure that there is a high-quality scheme that enhances the locality.  

Open space 

1.31 There are no plans to close the existing sports ground on Harestock Road which 

is owned by the DIO and is currently leased to Littleton and Harestock Parish 

Council. There would, as part of the redevelopment of the site, be improvements 

to the cycle/pedestrian links across the site as it would be one of the key routes 

into and out of the site – please see page 5 of the SJM Barracks Concept 

Masterplan. 

1.32 There are a number of other sports pitches on the SJM Barracks site that are 

currently behind the ‘wire’ and are not open to the general public. The city council 

accepts that Policy W2 does not explicitly state a requirement/need for open 

space and outdoor sports pitches.  However, the city council believes that it is 

important that the Local Plan is read as a whole. Policy NE3 (page 147) in the 

Proposed Submission Local Plan (Regulation 19) does state ‘New housing 

development should make the provision for public open space and built facilities 

in accordance with the most up to date standards’.  Table 1 on page 146 of the 

Proposed Submission Plan (Regulation 19) sets out the council’s open space 

standard which defines the standard and quantity of sports grounds which will be 

required per thousand population on every significant housing development. 

1.33 The city council is currently working with consultants to prepare an updated 

Playing Pitch Strategy.  This emerging work has identified that there is enough 

existing grass pitch provision across the district.  However, more detailed 

modelling around the needs of the SJM Barracks site and north Winchester is 

underway but for the reasons stated above, any open space requirements arising 

from the redevelopment of the site would be addressed by Policy NE3 and the 

ongoing collaborative discussions that are taking place with the DIO. 

 

Policy W3 St Peter’s Car Park 
 

1. Would the proposed development of this city centre car park strike the right 

balance between contributing to the reduction of city centre traffic, improving 

air quality and providing homes in accessible locations? 

WCC response: 

1.34 The redevelopment of a number of city centre car parks for residential 

development are an important part of the city council’s policy approach to the 

climate emergency in terms of reducing air quality pollution and traffic congestion 

in the city centre.  The redevelopment of a selective number of car parks are also 

an important component of making the best use of brownfield land that is located 

in easily accessible locations, and it would help to meet the city council’s 

https://www.winchester.gov.uk/assets/attach/44393/CAB3473-Appendix-SJM-Masterplan-FINAL.pdf
https://www.winchester.gov.uk/assets/attach/44393/CAB3473-Appendix-SJM-Masterplan-FINAL.pdf


12 
 

approach on addressing the climate emergency.  The release of operational car 

parks for residential development are linked to the provision of a new Park and 

Ride facility at the SJM Barracks site.  In view of this, the city council believes 

that the release of a selective number of city centre car parks for residential 

development does strike the right balance as there will still be other options for 

car parking in the city centre/on the edge of the city.     

 

2. Does the policy adequately and appropriately address site constraints, 

including heritage and the need to maintain access to essential underground 

water infrastructure? 

WCC response: 

1.35 In recognition that there are a number of heritage assets that could be affected, 

the city council’s heritage officer working in collaboration with Historic England 

has produced a Heritage Topic Paper (SD10f).  In recognition that there were 

specific heritage issues that were associated with the redevelopment of this site 

allocation a Heritage Impact Assessment has been undertaken of the St Peter’s 

car park site allocation (page 9 – 13 of document SD10f).  This work has 

concluded the development has the potential to enhance the setting of the 

heritage assets. Harm to heritage significance of built heritage assets could be 

minimised through the detailed design process which should include an 

assessment of the height of development and ensure that the form of 

development is responsive to its context of linear street patterns.  

1.36 In terms of underground water infrastructure, a site-specific flood risk assessment 

would need to be undertaken and there is the need to ensure that the design and 

layout allows future access to sewerage infrastructure (criterion xvi).  In view of 

the above, the city council believes that wording of Policy W3 would address the 

site constraints and allow for the sustainable redevelopment of this site.   

 

3. Are the requirements in relation to flood risk adequate, clearly written and 

unambiguous, so it is evident how a decision maker should react to 

development proposals? 

WCC response: 

1.37 Working in collaboration with the Environment Agency (EA) a Stage 2 Strategic 

Flood Risk Assessment (BNE21) has been agreed.  Policy W2 includes criterion 

x - xiii that deals with the need for a site-specific flood risk assessment, an 

assessment of impacts from all sources of pollution and exploring the potential 

for de-culverting.  In view of this the city council believes that in relation to flood 

risk, the policy has been clearly written and is unambiguous and it is evident how 

a decision maker should react to development proposals as the city council has 

worked closely with the EA to agree the wording of Policy W2.   

 

https://www.localplan.winchester.gov.uk/assets/inline/959/SD10f-Heritage-Topic-Paper-July-2024-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/1070/BNE21-WCC-Level-2-SFRA-Report_Final-July-2024-1-.pdf
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Policy W4 Land West of Courtney Road 
 

1. What is the justification for the site capacity, given the site constraints 

including proximity to the Barton Meadows Nature Reserve, and its location 

within the Winchester to Kings Worthy/ Headbourne Worthy settlement gap, 

proximity to the railway, biodiversity, and access and transport impacts?  

WCC response: 

1.38 The site promoter has undertaken work on the site capacity of the site which has 

taken into consideration the site constraints. Proposed Modification PM167 in 

Appendix 1 of the Schedule of Proposed Modification document (SD14b) has 

proposed boundary change to the site in recognition of the proximity of the Barton 

Meadows Nature Reserve.  Policy W4 includes a range of criteria to address 

matters such as the proximity of the railway line (criterion v), flexible accessible 

open space (criterion iv) and a safe vehicular access (criterion ii).  Whilst there 

is not a specific criterion on biodiversity the city council believes that it is 

important that the Local Plan is read as whole as there are a number of other 

policies on green and blue infrastructure, biodiversity, landscape character and 

settlement gaps in the Local Plan. 

1.39 The city council’s Principal Ecologist/Biodiversity Officer has confirmed that the 

amended site boundary to Policy W4 will address the main objection regarding 

bats by limiting the potential impacts on this tree line.  Protected species are a 

material consideration at the planning application stage and any potential 

impacts (including lighting) will be assessed, and proposals must demonstrate 

that impacts are avoided, mitigation or compensated in accordance with best 

practice guidance, standing advice and policy.  Allied to this in view of the fact 

that bats are a protected species, the city council believes that there is no specific 

need to mention bats in the policy or supporting text for this site allocation as 

there is requirement to assess and provide mitigation measures under separate 

legislation.  PM82 in the Schedule of Proposed Modifications (SD14a) has 

clarified the wording around the need to divert pressure from the River Itchen 

SAC.   

 

2. How has the capacity had regard to the potential traffic impacts?  

WCC response: 

1.40 The city council has agreed a Strategic Transport Assessment (SD15) with HCC 

Highways and National Highways.  This work has modelled the traffic flows from 

the Courtenay Road site in combination with the other Local Plan site allocations.  

This has not identified that there is a problem with the level of traffic flows that 

would be generated from this site allocation either alone or in combination with 

any of the other site allocations.  The city council believes that this site allocation 

is located in an accessible and sustainable location, and it is easily accessible 

https://www.localplan.winchester.gov.uk/assets/inline/2208/SD14b.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/attach/1052/ST15-Winchester-Local-Plan-2020-2040-Strategic-Transport-Assessment-August-2024.pdf
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by cycling, walking and wheeling.  The site allocation is also in close proximity to 

the services and facilities that are part of the Kings Barton site (which is the same 

developer) and is easily accessible to the bus stops that are located on Worthy 

Lane.  PM83 in the Schedule of Proposed Modifications (SD14a) has clarified 

the wording in criterion iii in Policy W4. 

 

3. What is the justification for the indicative site capacity? How has the site 

capacity had regard to the provision of open space and community amenities, 

including parks and allotments in the locality?  

WCC response: 

1.41 As mentioned in response to question 1, the site promoter has undertaken work 

in terms of the capacity of the site which has had regard to the provision of open 

space. 26% of the site is required to be left as undeveloped open space. 

Community amenities are being delivered to the west of the railway line on the 

Kings Barton Major Development Area site. Discussions have also taken place 

with the city council’s landscape and ecologist officers on the wording of the 

criterion iv (on site flexible multi-functional informal green space).    

1.42 WCC Open Space Assessment 2022 was based on the best information at the 
time.  The city council website identifies that a number of amendments will need 
to be made in the next iteration of the Open Space Assessment.  This includes 
making an amendment to the Headbourne Worthy Map on 34 that identified the 
extent of Barton Meadows (which incorrectly identified Barton Meadows as 
including this site allocation) and changing the site area of Barton 
Meadows (page 35).  

 
1.43 CALA, who are developing the nearby Kings Barton major strategic allocation 

have proposed an enhanced sport provision with Phase 2B in the north of the 
site. A 3G sports pitch was proposed however due to local concern this has now 
been removed. CALA are required to discharge condition 16 on the associated 
reserved matters application (19/02124/REM) to provide details of this sport 
provision. 

 
1.44 CALA are currently surveying the land to provide a drained sports pitch, changing 

facilities, a running track and play equipment.  In addition, an additional Multi-
Use Games Area is proposed in Phase 4 on the eastern boundary of the site. 
This is because a large MUGA was required within Phase 2A however due to 
National Grid infrastructure a large MUGA cannot be built. As a result, a small 
MUGA is to be constructed at Phase 2A and a further MUGA will be included in 
the reserved matter plans for Phase 4 over the coming years. PM85 in the 
Schedule of Proposed Modifications (SD14a) has clarified the wording of 
criterion vi in Policy W4 regarding physical and social infrastructure.   

 

4. Can the Council please confirm the status of this site allocation in relation to 

the Barton Meadows Nature Reserve and comments referred to in an 

Inspector’s decision letter with regard to the Barton Farm development? 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.winchester.gov.uk/community-recreation/open-spaces/open-space-strategy
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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(APP/LI765/A/10/2126522) Is clarification in this respect required for the 

purposes of soundness? 

WCC response: 

1.45 The appeal inspector (Christina Downes BSc DipTP MRTPI) does make 

reference to ‘land east of the railway’ throughout her report.  However, condition 

15 (copied below) refers clearly to the land being shown edged in red on the 

‘Biodiversity Management Plan Figure 1’.  This clearly shows that the area of 

land that is covered by this site allocation (Policy W4) is not covered by the S106 

Agreement.    

 

1.46 The plan below is taken from the submission which includes ‘Biodiversity 

Management Plan Figure 1’.  As indicated above, this plan clearly shows that it 

excludes the Land West of Courtenay Road. 

 

 

 

The section 106 also defines the land as –  



16 
 

 

 

A full copy of the signed agreement on the 8th March 2011 is attached as 

Appendix 1.  PM85 in the Schedule of Proposed Modifications (SD14a) has 

clarified the wording in paragraph 12.52 regarding nutrient neutrality.   

 

5. Would the phasing of development until 2030 be justified by the evidence?  

WCC response: 

1.47 Paragraph 6.8 of the Housing Topic Paper (SD10g) identifies the effects of the 

phasing policy which would prevent the new greenfield site allocations which are 

not for priority housing from coming forward until 2030.  This shows that, without 

the phasing policy, completions would peak in 2028/29 and would start to fall 

thereafter.  This is shown in the graph in Appendix C: Effect of Phasing on 

Housing Trajectory on page 42 of the Housing Topic Paper update (EDO2).   

1.48 The 2030 greenfield phasing policy will give time for the Local Plan to be reviewed 

so as to provide the higher housing numbers required by the 2024 

NPPF/Standard Method. Without phasing it may be possible to maintain an 

adequate 5-year + 20% land supply for only a short period after adoption of the 

Local Plan, creating a situation where there could be a presumption in favour of 

permission (NPPF paragraph 11d) due to inadequate land supply, but no adopted 

replacement Plan. The result would be a risk of planning by appeal and 

development that is not properly planned or plan-led.  It also helps to deliver the 

City Council’s prioritisation of brownfield sites, consistent with NPPF paragraph 

123, whilst recognising that there are a number of site allocations, particularly 

Major Development Areas that have been rolled forward to the Proposed 

Submission Local Plan (Regulation 19) such as Kings Barton, West of 

Waterlooville and North Whiteley that are all located on greenfield sites. 

1.49 As indicated in paragraph 6.14 of the Housing Topic Update (EDO2), as well as 

making a more even housing delivery over most of the Plan period, policy H2 

also helps to address the delivery of infrastructure (e.g. electricity and water 

supply).  All of the phasing assumptions in the Local Plan have been used to 

inform the collaborative discussions that have taken place between the city 

council and various infrastructure providers and the information that has been 

included in the Infrastructure Delivery Plan (IN01).   

1.50 The phasing assumptions that have been included in the Local Plan have also 

directly informed the analysis of the demand and supply of nutrient mitigation 

which has been included in the Nutrient Neutrality Topic Paper (SD10h).  Without 

the phasing policy for greenfield sites, there would be an immediate impact on 

the short-term supply of nutrient mitigation, potentially having a significant impact 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/960/SD10g-Housing-Topic-Paper-July-2024-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/1193/ED02-Housing-Topic-Update-Jan-2025..pdf
https://www.localplan.winchester.gov.uk/assets/inline/1193/ED02-Housing-Topic-Update-Jan-2025..pdf
https://www.localplan.winchester.gov.uk/assets/inline/1168/IN01-Updated-Infrastructure-Delivery-Plan-30-August-2024.pdf
https://www.localplan.winchester.gov.uk/assets/inline/961/SD10h-Nutrient-Neutrality-Topic-Paper-November-2024-.pdf
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on the five-year housing land supply – please see table in response to Matter 4 

in relation to Policy H2. In view of the above, the city council believes that the 

phasing policy has been justified by evidence.    

 

6. Would policy requirements in relation off site transport improvements and 

infrastructure be required for the purposes of soundness? 

WCC response: 

1.51 Criterion iii of Policy W4 has been included in order to be able to deal with any 

off-site junction improvements that are necessary as part of the development of 

this site.  Since the Proposed Submission Plan (Regulation 19) was consulted 

on and the submission of the Local Plan for examination, highway improvement 

works have been undertaken at the entrance to Courtenay Road and there has 

been a new pedestrian crossing installed across Worthy Lane.  The city council 

believes that criterion ii of Policy W4 is still required for the purposes of 

soundness as this will ensure that any highway works as part of this development 

are comprehensively dealt with.   

 

Winchester mixed use allocations 

Policy W7 Central Winchester Regeneration 
 

1. Would part of this site allocation be carried forward from the extant Plan or 

would it include a new allocation? In either case, would the Plan make this 

clear? 

WCC response: 

1.52 Yes. This site allocation has been carried forward from the adopted Local Plan.  

Policy WIN4 in the Winchester District Local Plan Part 2 (Development 

Management and Site Allocations), which was adopted in April 2017 previously 

referred to the Central Winchester regeneration site as ‘Silver Hill’.  Policy W7 

would replace Policy WIN4 in the adopted Local Plan (please see Schedule of 

Proposed Modifications (SD14a) – PM 168).  As part of this process, the 

opportunity has been taken to change the name of the site and to slightly amend 

the boundary of the site allocation in order to ensure that it is consistent with the 

area of land that is covered by the Central Winchester Supplementary Planning 

Document (SPD) which was adopted by the city council in June 2018.  The 

wording of this site allocation was reviewed to ensure that it was consistent with 

the other site allocations in the Local Plan.   

 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.winchester.gov.uk/planning-policy/winchester-district-local-plan-2011-2036-adopted/supplementary-planning-documents-spds/central-winchester-regeneration-spd
https://www.winchester.gov.uk/planning-policy/winchester-district-local-plan-2011-2036-adopted/supplementary-planning-documents-spds/central-winchester-regeneration-spd
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2. Policy W7 ii refers to a masterplan with no requirement for this to be 

produced. Policy W7i refers to a supplementary planning document? In this 

regard would the Plan be clear and thereby effective? Paragraph 12.71 refers 

to a supplementary planning document. Does this include a masterplan? 

WCC response: 

1.53 Please see response to question 1 in relation to the SPD. As there is a detailed 

SPD for this site, which went through extensive community and planning public 

consultation, there is no need to develop a masterplan for the site as the 

principles of how the site should be redeveloped has already been established 

in the SPD.  The SPD identifies the aims and objectives for the site, design 

principles, planning and urban design framework, heights/scale/massing, 

diagrams along with a range of other matters including the constraints and 

opportunities.  In view of this, the city council believes that the wording of the 

Policy W7 is considered to be effective as the SPD contains all of the material 

that would be found in a masterplan and there is no reason to repeat this work 

as the work is still valid.         

   

3. Is this a new or extant allocation? Is this clear? 

WCC response: 

1.54 Please see response to question 1.  This has been made clear through Proposed 

Modification PM 168 in the Schedule of Proposed Modification (SD14a) in terms 

of which policies are superseded/extant.   

 

4. In either case, given its complexity and site constraints, including land 

ownership, built heritage and archaeology, flood risk and securing nutrient 

neutrality, what is the evidence to justify indicative site capacity and that it 

will be delivered in the Plan period? 

WCC response: 

1.55 The city council appointed a development partner (Jigsaw Consortium) who are 

in the process of bringing forward the redevelopment of this important town 

centre regeneration site.  The Development Agreement red line boundary is a 

smaller area than the boundary of the SPD.   

1.56 Jigsaw submitted their Development Delivery Plan (DDP) on 14 February 2025, 

which Cabinet approved on 13 March 2025. The DDP is a comprehensive 

document outlining the how and when the development would come forward.  As 

part of this submission, Jigsaw were also required to include Infrastructure 

Delivery Plan, Public Realm Delivery Plan, Phase Development Plan alongside 

an Initial Financial Model.   

1.57 As part of the DDP, Jigsaw have included a high-level plan showing progress to 

the submission of the planning application and the various stages of 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://democracy.winchester.gov.uk/documents/s31096/CAB3484%20Central%20Winchester%20Regeneration%20Development%20Delivery%20Plan.pdf
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engagement.  The DDP identified that that planning application coming to the 

Council as landowner for approval (with a Full Business case) at Cabinet on 12 

March 2026.  It would then be submitted to the LPA following that.    

1.58 In terms of land ownership, the disused former Friarsgate Medical Centre (which 

has now been demolished), properties in Middle Brook Street, Kings Walk, 

Coitbury House and the five properties that are located on either side of the bus 

station entrance in the Broadway are all owned and under the control of the city 

council.  To be clear the leases on all these properties have been set to expire in 

2026/7 to allow for Jigsaw to take possession.  Furthermore, the leases all 

include break clauses, with a notice period, to allow for earlier possession if the 

programme requires it.  (See Plan of Land ownership) There is no need for a 

Compulsory Purchase Order. 

1.59 The city council is acutely aware of the importance of the built heritage and 

archaeology of this site.  During 2023 the city council commissioned Pre-

construct Archaeology (PCA) to dig 4 trial holes on the site to further investigate 

the archaeological remains of the site.  The locations for these trial holes were 

informed by previous work undertaken by the city council and advised by the 

Council’s Archaeology Panel Chaired by Professor Martin Biddle.  The results of 

these trial holes are being reviewed and will help inform an Archaeology 

Mitigation Strategy.  A further trial hole was undertaken by PCA on the site of the 

former Friarsgate Medical Centre in 2024, following demolition of the buildings 

and is adding to the knowledge of the site.   

1.60 The site lies within the Conservation Area (CA) but contains no listed buildings.  

The developer has to follow the policies in the Local Plan regarding enhancing 

the CA and producing a scheme that respects the heritage and Listed Buildings 

adjoining the site.  The DDP has a design section that demonstrates their 

understanding of the importance of their scheme to enhance the historical 

character of Winchester through the use of materials, architectural detailing and 

roofscapes.  The SPD contains guidance on building heights and range of urban 

design issues in order to preserve important views over the City.   

1.61 Working in collaboration with the Environment Agency (EA) a Stage 2 Strategic 

Flood Risk Assessment (BNE21) has been agreed.  Policy W7 includes criterion 

x - xiii (please see PM 92 in Schedule of Proposed Modifications (SD14a) that 

deals with the need for a site-specific flood risk assessment, an assessment of 

impacts from all sources of pollution and exploring the potential for de-culverting.  

In view of this the city council believes that in relation to flood risk, the policy has 

been clearly written and is unambiguous and it is evident how a decision maker 

should react to development proposals working closely with the EA.  It is 

understood that the developer has allowed funding within the financial model to 

make contributions towards nutrient neutrality.   

1.62 It is understood that as part of the DDP submission the developer has included 

information from a site capacity study taking into account all the constraints 

identified.  This is a necessary part of the process in order to inform the initial 

financial model.  This shows that the number of new homes within the DA red 

https://www.localplan.winchester.gov.uk/assets/inline/1070/BNE21-WCC-Level-2-SFRA-Report_Final-July-2024-1-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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line boundary is within 90% of the allocation in the Local Plan (300 dwellings 

which).  The 300 dwellings for this site has been based on the work that informed 

the SPD and at that time included a significant element of retail development that 

we now know may not happen due to the changes that have occurred nationally 

on high streets.  An important part to note that the Policy and SPD boundaries 

go beyond the DA red line boundary so there are further opportunities to add 

additional homes on other sites to reach the 300 dwellings.  It is further 

understood that within the DA is a requirement for the city council to inform 

Jigsaw when it decides to bring any further development forward on the Middle 

Brook Street car park.  PM91 in the Schedule of Proposed Modifications (SD14a) 

has proposed a change to the wording of criterion xv in Policy W7 in relation to 

the provision of infrastructure. PM91 in the Schedule of Proposed Modifications 

(SD14a) has made a minor wording change to criterion xvi in relation to a site 

specific flood risk assessment.   

 

5. Should the policy criteria address healthcare provision? Would policy W7 xvii 

provide appropriate flexibility to accommodate other solutions? Would 

criteria xvi be clear? 

WCC response: 

1.63 In terms of healthcare provision, the St Clements surgery is a brand new fully 

accessible health care facility that has opened up a 2-minute walk away from 

CWR. In order to address representations that were submitted by the Integrated 

Care Board Proposed Modification PM91 in the Schedule of Proposed 

Modifications (SD14a) amended the wording of criterion xv in Policy W7 to make 

it clear about the need for the development to address health care provision.  

1.64 The wording of the criterion xvii (flood risk and flood zone 3) has been discussed 

and agreed with the Environment Agency as part of the work on the Stage 2 

Strategic Flood Risk Assessment (BNE21).  In view of this, the city council 

believes that the wording of the criterion xvii provides the appropriate level of 

flexibility.   

1.65 In response to a representation from the Environment Agency the wording of 

criterion xvi (the need for a Strategic Flood Risk Assessment) has been amended 

in PM 92 in the Schedule of Proposed Modifications (SD14a) to make it clear that 

there is the need for a Site Specific Flood Risk Assessment rather than a 

Strategic Flood Risk Assessment.     

Policy W8 Station Approach Regeneration Area 
 

1. Given the length of the supporting text and policy requirements and repetition 

within both policy (criteria vii and viii) and supporting text (paragraphs 12.28 

12.76 and 12.80, would the policy be clearly written and unambiguous, so it is 

evident how a decision maker should react to development proposals?  

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/1070/BNE21-WCC-Level-2-SFRA-Report_Final-July-2024-1-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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WCC response:  

1.66 The city council decided to progress the sites at Station Approach by way of 

capacity studies, working with the landowners (WCC and Network Rail), 

including extensive consultation on those studies.  In accordance with the 

Council’s adopted policy on concept masterplans, the city council as a 

landowner, followed the concept masterplanning route.   

1.67 The successful redevelopment of Station Approach will need to address a number 

of issues.  Public consultation has already taken place on a draft Concept 

Masterplan for Station Approach and the results of this public consultation have 

been analysed and informed the final version of the Concept Masterplan which 

is due to be submitted to Cabinet in June 2025.   

1.68 The Station Approach site allocation includes a number of different parcels of 

land which are in multiple ownerships.  The city council believes that it is 

important that the entire site is planned in a comprehensive manner in order to 

ensure that no individual stage prejudices further phases. 

1.69 The Inspector appears to have referred to the incorrect paragraph as paragraph 

12.28 is for a different site allocation (the SJM Barracks).  Station Approach is 

one of the key gateways to Winchester, and in view of this it is considered to be 

important to clearly set out the opportunity that this site has in terms of 

pedestrian, vehicular and public realm improvements (paragraph 12.76).  

Paragraph 12.80 is also considered to be important as it identifies that part of the 

site abuts a Conservation Area.  

1.70 PM93 in the Schedule of Proposed Modifications (SD14a) has clarified the 

wording in paragraph 12.78 in relation to Hampshire Archives which is a Grade 

II Listed Building.  PM94 in the Schedule of Proposed Modifications (SD14a) 

deletes vi as the wording of this criterion is repeated in criterion vii.  Criterion vii 

and criterion viii identify some of the key issues that a planning application would 

need to fully address and are also considered to be necessary. PM95 in the 

Schedule of Proposed Modifications (SD14a) has clarified the wording of 

criterion x in Policy W8 in response to comments from the Integrated Care Board.  

Whilst it is accepted that the supporting text and Policy W8 are lengthy, the city 

council considers that in this particular instance, the paragraphs and the criteria 

have been clearly written, and it will be clear how a decision maker should react 

to a proposal.   

 

2. Given its complexity, land ownership and site constraints, including built 

heritage and archaeology, flood risk and securing nutrient neutrality, what is 

the robust evidence that it will be delivered in the Plan period?  

WCC response: 

1.71 The Station Approach area consists of sites in Winchester City Council (WCC), 

Network Rail and Defence Infrastructure Organisation (DIO) ownership. It is 

understood that the city council as a landowner, has worked closely with these 

https://www.winchester.gov.uk/regeneration/39936/station-approach-2022
https://www.winchester.gov.uk/regeneration/39936/station-approach-2022
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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landowners to understand their ambitions and timescales to bring forward 

development. This has formed the basis of the phasing strategy that will see the 

WCC sites brought forward first. 

1.72 The city council is aware of the rich heritage and archaeology interest across the 

area and commissioned a consultant team including Heritage experts Stephen 

Levrant Heritage Ltd as part of the capacity work. This work has helped inform 

the Concept masterplan.  

1.73 There are listed buildings as well as buildings with heritage value on and 

surrounding the site. Part of the site is adjacent to the Conservation Area and 

therefore development must be undertaken sensitively and enhance the setting 

for these assets. The Concept masterplan provides guidance to developers on 

this which includes an analysis of heights and impact on important views. Whilst 

there are constraints and it is recognised that there is a still more work to do, the 

city council as a major landowner has taken a conservative estimate on the 

number of homes that can be delivered on this site.   

1.74 Working in collaboration with the Environment Agency (EA) a Stage 2 Strategic 

Flood Risk Assessment (BNE21) has been agreed.  Policy W2 includes criterion 

x - xiii that deals with the need for a site-specific flood risk assessment, an 

assessment of impacts from all sources of pollution and exploring the potential 

for de-culverting.  In view of this the city council believes that in relation to flood 

risk, the policy has been clearly written and is unambiguous and it is evident how 

a decision maker should react to development proposals working closely with the 

EA.  The viability studies undertaken have allowed funding within financial 

modelling to make financial contributions to achieve nutrient neutrality.   

 

3. Paragraph 12.75 states that the site has been defined in a broad way? On that 

basis what is the evidence to justify the indicative housing capacity?  

WCC response: 

1.75 In 2022 the city council commissioned Haworth Tomkins to lead a multi-

disciplinary team to undertake a capacity study for the Station Approach Area. 

The purpose of this study was to understand the housing and other use capacity 

that could be delivered across the area given the number of constraints and 

challenges. This work was undertaken in partnership with Network Rail and was 

subject to extensive resident and stakeholder consultation. The outcome of the 

study led to the background evidence that informed the Concept Masterplan for 

the site which in turn built upon the work within the capacity study.  This work has 

led us to conclude that the housing numbers are deliverable.   

1.76 The Concept Masterplan is due to be submitted to Cabinet in June 2025 for 

approval. 

 

https://www.localplan.winchester.gov.uk/assets/inline/1070/BNE21-WCC-Level-2-SFRA-Report_Final-July-2024-1-.pdf
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4. Would the policy ensure appropriate co-ordination to manage movement, 

particularly trains, buses, pedestrians and cyclists to connect key locations 

in the town centre, in accordance with the Winchester Movement Strategy, 

given its potential role in reduction of transport emissions in the District 

helping to reach the target of net zero emissions by 2030?  

WCC response: 

1.77 As any redevelopment of this site needs to ensure appropriate co-ordination to 

manage movement, particularly trains, buses, pedestrians and cyclists and to 

connect the important site to key locations in the town centre, this is one of the 

key reasons why the site is currently being taken forward through the Concept 

Masterplanning process and through an outline planning application.   

1.78 A number of studies have been undertaken to understand demand for carparking 

(City Science) in order to release carparking for redevelopment and how 

sustainable transport options can be improved to/from and through the site 

including (Winchester Mobility Hub – Steer & Improved public realm - Publica) 

together with work from Systra and Urban Movement. 

1.79 It is understood that the city council as a landowner has had joint meetings with 

transport consultants for Station Approach, Central Winchester Regeneration, 

the County Council and bus operators to discuss a total Winchester Approach. 

These discussions are on-going. The city council believes that the 

redevelopment of this key town centre brownfield site for mixed use development 

and the other policies in the Local Plan will help to reduce transport emissions 

as part of the site will be residential development which will help the city council 

to reach its target of net zero emissions in 2030.  There are also a number of 

specific criteria in Policy W7 (vi, vii, viii, ix, x and xi) that will also assist with this 

key objective.  In view of this, it is considered that the policy provides the 

appropriate co-ordination to manage movement, particularly trains, buses, 

pedestrians and cyclists to connect key locations in the town centre, in 

accordance with the Winchester Movement Strategy and it would assist with the 

District helping to reach the target of net zero emissions by 2030.  

 

5. Paragraph 12.90 sets out requirements for a masterplan. Are those adequately 

reflected in policy and if not would the policy be effective?  

WCC response: 

1.80 Yes.  As indicated in response to question 1, public consultation has already taken 

place on a draft Concept Masterplan for the Station Approach area.  Given that 

this is a complicated site, the city council believes that this is the best approach.  

The policy is considered to be effective in terms of requiring a masterplan for the 

site and the requirements for how the masterplan should be developed have 

been clearly set out in Policy W8.  This approach has been demonstrated in the 

recent public consultation on the draft Concept Masterplan.    
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6. Would the policy appropriately secure provision for healthcare and education 

to ensure the development is acceptable in planning terms? 

WCC response: 

1.81 In order to address representations that were submitted by the Integrated Care 

Board Proposed Modification PM95 in the Schedule of Proposed Modifications 

(SD14a) has slightly amended the wording of criterion x in Policy W8 to make it 

clear about health care provision. In terms of education, criterion xv deals with 

the need for this development to address the needs of education provision 

(Primary and Secondary) and will ensure that the development in acceptable in 

planning terms.    

Policy W9 Bar End Depot  
 

1. Given the length of the supporting text and policy requirements and repetition 

within both policy (criteria vii and viii) and supporting text (paragraphs 12.103 

and 12.106), would the policy be clearly written and unambiguous, so it is 

evident how a decision maker should react to development proposals?  

WCC response: 

1.82 The future of the Bar End depot site has already undergone an extensive 

engagement process.  The Bar End depot is considered to be a key regeneration 

site as it is located on one of the key gateways to Winchester which is one of the 

reasons why the supporting text and the Policy are fairly lengthy.   

1.83 The Inspector appears to have referred to the incorrect paragraph numbers as 

paragraph 12.103 and paragraphs 12.106 are in relation to a different site 

allocation (Former River Park Leisure Centre).  Criterion vi in Policy W9 requires 

a safe vehicular and pedestrian access which is considered to be important as 

the site is located adjacent to one of the main gateways into the Winchester.  

Given the former use of the site as a depot, criterion viii is equally considered to 

be important as it refers to the need for a contamination land assessment. PM97 

in the Schedule of Proposed Modifications (SD14a) has proposed a modification 

to the insert map to show the boundary of the South Downs National Park.  The 

city council considers that the supporting text and the policy have been clearly 

written and are unambiguous and the policy wording would be effective in terms 

of how a decision maker should react.   

 

2. Would Policy W9 secure active travel routes for cycling and walking as part 

of the development in accordance with the Winchester Movement Strategy? 

Would it provide an appropriate framework for this area in accordance with 

the Winchester Movement Strategy?  

WCC response: 

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
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1.84 The city council considers that it is important to read the Local Plan as a whole, 

as the Sustainable Transport and Active Travel Topic includes a number of 

policies on how any future development needs to meet the needs of cycling, 

walking and wheeling, the Winchester Movement Strategy and the HCC’s LPT4 

which are in addition to criterion iii and criterion vii in Policy W9.  PM96 in the 

Schedule of Proposed Modifications (SD14a) has proposed a new criterion about 

a footway/cycle link across the western boundary of the site.  In view of this, the 

city council believes that Policy W9 would provide the appropriate framework for 

the redevelopment of this important regeneration site.    

 

3. Given the range of uses proposed, how has the indicative number of homes 

been defined? 

WCC response: 

1.85 On the 15th October 2024, Cabinet agreed to the freehold disposal of the former 

Bar End depot site to McCarthy and Stone subject to the purchaser obtaining 

planning consent.  As part of the preferred developer selection process, the bids 

that were put forward by the different site promoters were assessed.  Whilst this 

work is confidential, as it was part of the initial tendering process, it is understood 

to have demonstrated that at least 30 dwellings are deliverable on this site.   Pre-

application discussions for taking the development of this site forward are due to 

take place in the next couple of months.    

https://www.localplan.winchester.gov.uk/assets/inline/2212/SD14a-Schedule-of-Proposed-Modifications-.pdf
https://democracy.winchester.gov.uk/documents/s29729/CAB3447%20Bar%20End%20Depot%20Disposal.pdf
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Appendix 1 – Barton Farm Legal Agreement   
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