HDC 7 (i-ii)

Winchester District Local Plan Part 1 – Joint Core Strategy

Examination - October/November 2012

Winchester City Council 
Issue 7 Questions i) & ii)
Library Reference: HDC 7 (i- ii)
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Issue 7: Barton Farm. Response to Questions i) & ii): 

i) Are the policies and proposals for growth and change in this area appropriate and justified, including in relation to the NPPF, and in terms of environmental, economic and social impacts

ii) Are they clear and deliverable, including in respect of the associated infrastructure requirements
Relevant Background Papers: 

OD26: Letter from the Secretary of State dated 2nd.October 2012 allowing the appeal for 2,000 houses on Barton Farm
BP1: Housing Provision, Distribution and Delivery- 

BP1a : Housing Provision, Distribution and Delivery Supplement A 
BP5: North Winchester Strategic Allocation (Barton Farm) Background Paper
POL2: Winchester District Local Plan Review; saved policy MDA2
EB410: Report of the First Secretary of State 2006 
OD16: Planning Development Control Committee report June 2010
OD17: Barton Farm S106 Agreement HCC (March 2011)
OD18: Barton Farm S106 Agreement WCC (March 2011)
Justification for policy WT2
1. The Secretary of State for Communities and Local Government issued a decision letter on the 2nd October 2012 in respect of the appeal by Cala homes against the non-determination of their outline planning application for 2,000 dwellings, a local centre, a new primary school, retail food store community facilities, and a nursing home, together with other supporting physical and social infrastructure. The decision was to allow the appeal, and the site therefore now has outline consent for the development of 2,000 houses. 
2. Therefore, the Council suggests that neither the need for this level of development, nor the suitability of Barton Farm as a strategic site for the delivery of 2,000 houses should be an issue for this examination into the Winchester Local Plan Part 1.   While every indication is that Cala Homes wish to start on site in the shortest possible timescale, it is nonetheless important that the policy basis which might guide future decisions on the site is complete and sound. 
3. In developing their proposals Cala Homes were mindful of the principles set out in policy MDA2 in the adopted Local Plan (2006), and the emerging development principles set out in the earlier drafts of the Core Strategy. The outline consent granted as a consequence of the Secretary of State’s decision is in accordance with principles of development set out in policy WT2. 
4. In reaching his decision the Secretary of State wrote on the 28th March 2012 to ask all parties to consider whether the proposed development was consistent with the then newly published NPPF. The Secretary of State’s conclusion was that  there are no material conflicts with the NPPF, and that the presumption in favour of sustainable development lends further support to the scheme (para 41 of the SOS decision letter – OD26).
5. Policy WT2 is therefore compliant with the National Planning Policy Framework (NPPF) published in March 2012. In particular the NPPF puts sustainable development at the heart of plan-making, and contains a presumption in favour of sustainable development (NPPF para 14). In particular Policy WT2:
· Makes a substantial contribution to meeting locally identified development needs;
· Provides for a range of house types and tenures to meet the needs of the whole community and help support the local economy by contributing towards meeting the housing needs of the town and helping to address commuting issues;
· It will provide for a range of sustainable transport choices which aims at achieving a modal shift away from dependence on the private motor car;
· It will provide for extensive areas of Green Infrastructure to help create healthy life-styles, and improve bio-diversity. The substantial areas of green space both on the site and on the land to the east of the railway, together with  the strong landscape framework, will provide an exceptionally high quality of environment for the new community 

6. The policy is also in accordance with NPPF paragraph 52 which makes the point that the supply of new homes can sometimes be best achieved through planning for larger scale settlements or extensions to existing towns, and that follow the principles of Garden Cites. There is a strong policy requirement to protect and enhance the existing landscape and mature trees, and to provide major new structural planting. 
7. The policy expects the development to meet the highest standards of contemporary urban design and the effective use of the site through the application of appropriate densities layout and form, which is entirely consistent with section 7 of the NPPF.
8. The policy also sets out the infrastructure requirements which have been identified after extensive dialogue with the relevant bodies including the Education Authority, and is therefore consistent with paragraph 162 of the NPPF. 
9. The Inspector and Secretary of State both voiced concerns about the diversion of the Andover Road, and the visual impact of the potential Combined Heat and Power unit, but nonetheless the decision was to grant consent. As neither of these two areas of concern are specific requirements of policy WT2, it is not considered necessary to propose any amendments to the policy in respect of these matters.

10. The justification for policy WT 2 is set out in the Barton Farm Background Paper (BP5) and can be briefly summarised as follows. 

11. In 2011 the Council undertook an assessment of the housing requirements for the District over the next 20 years, which concluded that 4,000 new dwellings would be required in the Winchester Town Spatial Area. This number of houses could not have been met without the allocation of Barton Farm or substantial areas green field land in alternative locations. 

12. However, the option of splitting up the requirement and spreading it around the spatial area had already been considered and rejected as being less sustainable, because it would have created significant problems in delivering the social and physical infrastructure needed to support this level of development elsewhere in the town.  
13. Barton Farm is currently allocated in the adopted Winchester District Local Plan Review (saved policy MDA2) as a strategic ‘reserve site’. The principle of residential development on this reserve site was made conditional on a ‘compelling justification’ being demonstrated that would trigger the release of the site for development. 
14. The principle of Major Development Areas (MDAs) was established in the Structure Plan Review. This identified a number of MDAs across the County; together with a further reserve MDA at Winchester City (north). The mechanism for triggering the release of the reserve sites was the monitoring process created by policy H4 of the Structure Plan. 
15. The site area totals about 93 hectares of which 87 hectares is solely owned by Cala Homes the promoters of the site, with the remainder being highways land necessary for providing access to the site. The site is currently arable farmland and as such is predominantly open countryside. 
16. The selection process which originally identified Barton Farm as the preferred location for a strategic reserve site for 2,000 dwellings was comprehensive and examined a number of alternative locations. The robustness of the process undertaken by the Council to evaluate the options for providing a site to accommodate this level of housing was thoroughly tested at the Local Plan Inquiry in 2005.  
17. The Local Plan Inspector concluded that;

 “Overall, in the event that the reserve MDA is implemented, I consider that the development will be in a highly sustainable location with excellent opportunities to increase non-car modes of travel. A development of 2,000 dwellings will undoubtedly create challenges in terms of movement and access, but subject to an appropriately high standard of detailed planning, I see no reason why those challenges should not be met successfully. In reaching this conclusion I have also taken account of evidence of the development interests for other sites, but this does not persuade me that a site in such close proximity to the city centre and key employment areas is anything other than sustainable in transport terms”.
18. Notwithstanding the previous evaluation process and the site’s ‘reserve’ status in the adopted Local Plan, in the course of preparing the Local Plan Part 1 a number of alternative spatial options were examined and tested before it was once again concluded that Barton Farm offered the most sustainable option.
19. The Public Inquiry held in 2011 to consider the Cala appeal for non-determination considered both the suitability and sustainability of Barton Farm as a site to provide 2,000 dwellings and associated infrastructure.  In making her recommendation the Inspector found that the site offered the potential to provide a sustainable extension to the City of Winchester, while meeting the housing needs of a wide section of the local community, and boosting economic growth and employment. This recommendation was accepted by Secretary of State, and again reiterated in the Secretary of State’s letter dated 2 Oct 2012 (OD26).
20. There are two Section 106 Agreements which were put before the Inquiry, one signed by the developers and Winchester City Council and the other with the County Council, which together set out what infrastructure is required, when it is required and how it will be delivered.

21. In this respect there are believed to be no impediments to delay the prompt implementation of the scheme now that consent has been granted. This has been confirmed by Cala Homes in a letter which sets out their view that since the last Public Inquiry in 2011 when viability was not perceived to be an issue by any of the parties, neither the local housing market or build costs have changed significantly, or are likely to do so in the near future so as to jeopardise viability. 
Response to further written submissions

22. HDR-0247; Cala Homes. As might be expected this respondent broadly supports the policy, but raises two issues of detail. Firstly in respect of the phasing aspects of the policy, and secondly on the green infrastructure requirements.
23. The respondents object to the policy requirement that the proposal should follow an organic sequence of development, radiating out from the southern edges of the site. They point out that this would conflict with the approved phasing plan and conditions in the outline consent granted by the Secretary of State. The Council agrees and, to more closely align the policy with the recent consent, further modifications are proposed to reflect the current situation.

24. The respondents also point out that the area of green infrastructure shown on Map 4 in the LPP1 is not consistent with the area set out in the approved scheme. While this is true, and the map includes a small area of land to the south of the S106 area of green infrastructure, this land is currently countryside and will remain as open space and therefore form part of the open setting of the development.  
25. While the Council did not argue that this land was essential to provide green infrastructure for the Barton Farm planning application, and hence did not insist on its inclusion in the S106 agreement, it will contribute towards meeting Winchester’s wider green infrastructure needs.  The Council’s Green Infrastructure Study highlighted the shortfall of GI in Winchester and the potential for this to be addressed alongside the Barton Farm allocation (EB202).  Also, as this land is probably too small to continue in agricultural use, it is important to secure its long term use and management. 
26. Therefore the Council considers that this land should continue to be shown as green infrastructure in the Local Plan Part 1, so that it is properly managed for the benefit of the development and to meet Winchester’s wider needs.  

27. HDR- 02121c; Bovis Homes and Heron Land. These respondents broadly support policy WT2, but consider that the site is not large enough to meet Winchester’s needs. They therefore propose that the site is extended northwards to provide for a further 500 dwellings, a 20 ha knowledge park, and a park and ride site for between 750-1,000 vehicles. The need for additional housing and employment land are dealt with in the Council’s Further Submissions on Issues 2 and 3.  There are no proposals at the present time to provide a park and ride facility on this radial route into the town, beyond the park and ride ‘lite’ proposed as part of the Barton Farm development. Therefore, the Council does not consider that the need for this allocation has been demonstrated.
28. Furthermore this proposal is not accompanied by any assessment of the likely level of traffic generated by these uses and its potential impact on the strategic and local highways network.  There are also a number of environmental constraints either on or immediately adjoining the site including areas liable to flood, and area affected by the odour plume from the waste water treatment plant. 
29. The allocated Barton Farm site was subject to an EIA which considered the impacts on protected European sites (River Itchen SSSI/SAC) arising from water abstraction and impact on habitat of the SAC, concluding in each case that the impacts on habitat and species present would not be significant.  Following mitigation proposals, comprising the provision of land to the east of the railway as a recreational resource to offset additional pressure, Natural England concluded that their initial concerns were satisfied and no significant impacts were recorded on the SAC.  No Appropriate Assessment was therefore deemed to be needed.   However, this process has not been undertaken for the land north of Barton Farm, so  it is not possible to say that it could be brought forward without a harmful effect on protected European sites.
30. While it might be possible to mitigate any potential traffic and environmental impacts for this participant’s proposal, there is at present no indication of the scale or costs of any necessary measures. Therefore, there is no evidence that the proposal would be deliverable, contrary to the requirement in the NPPF (para 173).
31. The site would also be located in the open countryside well away from the built up edge of the town, until at least 2027 when Barton Farm is likely to be completed.
32. This proposal is therefore incompatible with the NPPF in that it would be allocating a site primarily for employment purposes without there being any evidence of a need for this scale of development, or any certainty that there is a reasonable prospect of the site being used for that purpose (NPPF para 22). Furthermore the allocation of 20 ha of employment land in the countryside outside of the town boundaries, would potentially jeopardise the prospect of bringing forward sites within the town centre and built-up area and therefore be contrary to NPPF para 23 and the sequential approach being applied to commercial development.
33. HDR20148c; J Hayter 
HDR01964; J Beveridge 
HDR03202;  M Charrett
HDR20200c;  Caesar Slattery
HDR30016; Save Barton Farm Group
34. HDR20148c identifies that the reference to “failure to deliver” in paragraph 3.36 is duplicated in section 8 of the Plan.  The inclusion of this paragraph in the Barton Farm section has been made in response to the guidance provided by the Planning Inspectorate’s advisory visit to the Council in April 2012 (SD15) when the advice was to include reference to the monitoring of development for each strategic allocation. 
35. The Council has no additional comments to make on the matters raised in these participants’ statements.  These matters are all covered in the Housing Technical Paper, Background Paper 1 (and Supplements), Background Paper 5, HDC Issue 3 (i), this Further Submission and the two Barton Farm s106 agreements.
Proposed Modification/Change to the Plan: 
36. Page 41 policy WT2 - 2nd bullet point delete ‘radiating from the southern urban edges of the site’ and replace with ’in accordance with an approved phasing plan’.
37. Amend paragraph 3.35 to delete the first paragraph which refers to ‘planning permission has been sought and a decision is awaited’ so is now out of date.
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