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1.0 INTRODUCTION 
 

1.1 These representations comprise a response to the issues identified by the Inspector 

for the Examination in Public (EIP) into the soundness of the Winchester Local Plan 

Part 2 (“LPP2”). The submission is on behalf of Croudace Strategic (“Croudace”), 

with particular regard to land where the company is intending to carry out 

residential development at The Glebe, west of School Road, Wickham; as allocated 

under Policy WK3 of the LLP. 

 

1.2 At Wickham, the Examination Inspector has identified the following matters: 

 
i) Are the policies and proposals for growth and change in this area 

appropriate and justified, including in relation to the NPPF / PPG, and in 

terms of economic and social impacts? 

ii) Are they clear and deliverable, including in respect of the associated 

infrastructure requirements? 

 

2.0 BACKGROUND SUMMARY 

 

2.1 In November 2015, Croudace submitted an outline planning application for the 

development of 82 dwellings on the site of The Glebe, west of School Road. The 

application site boundaries are generally consistent with those identified in Policy 

Area WK3, including the open space, as shown on Map 23 of LPP2. There is a small 

variation at the southern end of the site, where the application also includes land 

to the south of the new settlement boundary. This is required to provide access, as 

well as an area of play and open space. 

 

2.2 The outline application is under consideration. The determination date has been 

extended in agreement with Winchester City Council (“the Council”), allowing all 

material planning issues to be satisfactorily resolved in advance of determination. 

The main outstanding matter relates to the drainage infrastructure. It is this issue 

that forms the main consideration in these representations; directly relevant to the 

second issue identified by the Inspector. 

 
2.3 A copy of the most recent application layout plan is included as Appendix 1. 
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2.4 The outline application was supported by a Flood Risk Assessment (FRA), prepared 

by Opus. The FRA dealt with impacts, including off-site, from surface water run-

off, and foul water discharge.  

 

2.5 Southern Water responded to the submission of the planning application by way of 

its consultation response letter dated 14th December 2015. They recommend that 

should the Council be minded to grant consent, the following conditions should be 

attached to any permission: 

 

“Development shall not commence until a drainage strategy detailing the 

proposed means of foul and surface water disposal and an implementation 

timetable, has been submitted to and approved in writing by, the local planning 

authority in consultation with the sewerage undertaker. The development shall be 

carried out in accordance with the approved scheme and timetable.” 

 

“Construction of the development shall not commence until details of the 

proposed means of foul and surface water disposal have been submitted to, and 

approved in writing by, the Local Planning Authority, in consultation with 

Southern Water.” 

 

2.6 Southern Water’s consultation response is produced as Appendix 2. 

 

2.7 Croudace therefore consider that the land at The Glebe is capable of coming 

forward for development at an early date, in accordance with the proposed 

drainage infrastructure improvements that have been agreed with Southern Water. 

The site is eminently deliverable. This is however subject to the planning policy 

considerations, which are now dealt with in the next section of these 

representations. 

 

3.0 PLANNING POLICIES; WK1 & WK3 

 

3.1 Dealing firstly with Policy WK3, this is the site specific policy for the land at The 

Glebe; allocating about 80 dwellings for development, with the provision of public 

open space on the northern part of the site. The outline application is in 
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accordance with this policy. It is a sustainable location, and has been selected 

following a thorough evaluation of potential sites in and around the settlement. 

 

3.2 As required by Policy WK3, the planning application is based on a master plan that 

establishes the principles for the location of housing and open space. Vehicular 

access is proposed via an improved roundabout junction on to School Road. Safe 

pedestrian and cycle access is also proposed further to the north; providing a good 

linkage to Wickham town centre. 

 
3.3 The proposed development is supported by environmental improvements, including 

substantial landscaping, the provision of informal open space and parkland, and the 

development of a Local Equipped Area of Play. Provision towards the improvement 

of Wickham Recreation Ground can also be secured. The policy, and the 

application that supports it, is considered sound. 

  

3.4 However, in response to the Inspector’s question, Policy WK1 – as submitted – 

actually acts as a constraint to development that would otherwise be acceptable. 

The pre-amble to the policy gives a disjointed and confusing approach to what may 

be deliverable in the early years of the plan period. 

 

3.5 Commencing with Paragraph 4.8.16, it is noted that there have been localised, but 

serious flooding problems in Wickham. The Wickham Flood Investigation Report 

concludes that the causes of flooding are complex, affect various parts of the 

village; comprising a combination of factors. Thereafter, Paragraph 4.8.17 asserts 

that there are a number of areas in which land use planning can help to alleviate 

flood threats, or prevent changes that would increase flood risk. None of this is 

disputed.  

 
3.6 However, Paragraph 4.8.17 then contains contradictory statements that result in 

Policy WK1 lacking soundness: 

 
“There may be opportunities for the new development needed to reduce the 

causes and impacts of flooding …” This assertion is incorrect. It is not the 

responsibility for new development to resolve drainage problems that already 

exist.  
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“ …but it should only go ahead when it is clear that it will not increase the risk of 

flooding to the development or elsewhere.” At The Glebe, it is clear from 

Southern Water’s response to the planning application, and the FRA that supports 

it, that there will be no increase in flooding; and that the development can 

proceed. 

 

“This cannot happen until the causes of flooding in Wickham are fully understood 

and a strategy has been developed and put in place to address these.” This is also 

incorrect. It is wrong to artificially constrain development at The Glebe when it 

does not add to the causes of flooding in the settlement. 

 

“The relevant agencies are looking to develop a strategy and the key measures are 

expected to be incorporated into the Wickham Drainage Area Plan (DAP), currently 

being prepared by Southern Water.” Developing a strategy through a DAP will deal 

with causes of flooding, but again should not constrain development where it has 

been proven that it does not add to those causes. 

 

“In the meantime, the nature of the drainage system in Wickham, and 

uncertainties over the exact causes of flooding, mean that significant new 

development would increase the risk of flooding to existing properties.” This 

statement is not correct. Development at The Glebe will not increase the risk of 

flooding to existing properties, as set out in the application FRA - and Southern 

Water’s response to it.  

 
3.7 This preamble to Policy WK1 is taken forward in Paragraph 4.8.18. This again 

contains inappropriate assertions that then set out a false position: 

 

“Policy WK1 therefore resists further significant development, particularly of the 

sites allocated in Policies WK2 and WK3, until a multi-agency drainage strategy is 

in place and it is possible to be confident that development will not exacerbate 

drainage problems and will help provide solutions where possible and justified.” In 

their consultation response to the planning application, Southern Water is clearly 

confident that development will not execrate drainage problems. The outcome of 

the FRA can be used positively to inform the future drainage strategy. 
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“Currently, it is expected that the DAP will provide such a strategy and its 

completion is planned during 2016.” This timescale is now considered to be 

optimistic. Section 4 of this representation provides more details. 

 

“The strategy should clarify the causes of flooding, the measures that are needed 

to address them, and the implications for releasing further significant housing 

development.” The implications for releasing further housing development at The 

Glebe have been clearly set out in the planning application, and will not cause 

harm. There is no adverse implication. 

 

“It is not expected that this will prevent the allocated sites from being developed 

during the Local Plan period, but it may result in development being held back 

until later in the Plan period.” This assumption is incorrect. Development at The 

Glebe can proceed early in the plan period, subject to the conditions of planning 

permission suggested by Southern Water. Development early in the plan period is 

commended, assisting the Council in its delivery of a five year housing land supply.  

 

3.8 Paragraph 4.8.20 immediately precedes Policy WK1. It refers to infrastructure 

improvements or financial contributions being required to accommodate 

development – secured through planning conditions or obligations. The appropriate 

criteria for these is set out in Paragraphs 203-206 of the National Planning Policy 

Framework (NPPF). The correct application of conditions and obligations can apply 

to the proposed development at The Glebe; allowing for the early delivery of the 

site for the much needed residential development identified in Chapter 2 of LPP2. 

 
3.9 To assist the Inspector in dealing with the infrastructure issue, an alternative form 

of wording is proposed for Policy WK1. Beforehand, we set out an up to date 

position statement regarding drainage infrastructure in Wickham, including 

responses to the representations of Southern Water. 

 
4.0 CURRENT POSITION: DRAINAGE INFRASTRUCTURE IN WICKHAM  

 

4.1 Southern Water were commissioned to undertake a Stage 1 S98 Water Industry Act 

(S98) report. This is included within Appendix B of the Opus FRA, produced here as 

Appendix 3. The S98 report identifies the physical infrastructure required to 

connect the development. 
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4.2 Southern Water were also a main contributor to the Wickham Flood Investigation 

Report (WFIR). Appendix D of the Opus FRA contains a review of WFIR – Appendix 4 

(WFIR not supplied). The review found that WFIR supported the applicant’s own 

earlier findings. In particular the responsibility and mechanism for funding 

maintenance/repair to the existing sewer system is set out in limb 2 of the 

summary; “What strategy the statutory undertaker will follow with his works is 

still to be determined by Southern Water but it is apparent the funding will be 

from wastewater utility charges from the properties serviced by the undertaker.” 

 
4.3 Southern Water set out their comments to LPP2 Policy WK1 in Response 355108250-

Winchester City Council-Citizen Space – Appendix 5. In the first paragraph of 

comment, they welcome the policy in principle and then continue to qualify this 

[in the context of what the Water Industry Act allows]; “The sewerage network 

experiences infiltration but as indicated in previous correspondence, from 

Southern Water’s perspective, new development can progress in this catchment, 

provided it does not make the existing situation worse i.e. there is no increase in 

the risk of flooding due to additional flows.” 

 
(Our Underlining) 

 
4.4 Bryan Jezeph Consultancy (BJC) made deputation, in respect of Policy WK1, to the 

Local Plan committee on 29th February 2016; objecting to the moratorium. The 

Council’s Strategic Planning Officer claimed that Southern Water supported the 

moratorium and, therefore, there was no need to modify the policy. As a product 

of discussion between Bryan Jezeph and Samuel Underwood, Stakeholder 

Engagement Manager for Southern Water, BJC wrote to Southern Water on 3rd 

March 2016 in respect of the misconception by the Council that Southern Water 

endorse a moratorium – Appendix 6. Tim Peacock-Bjurstrom of Southern Water 

replied by email to the letter on 17th March 2016 – Appendix 7. The reply 

reinforces Southern Water’s formal response to LPP2 Policy WK1 and clearly 

distinguishes between existing issues on the network (which Southern Water have 

the responsibility for) and new development (the responsibility of the developer); 

“We welcome a policy that seeks to address flooding and drainage issues in the 

area but from our perspective new development can proceed in this catchment, 

provided the development does not make the existing situation worse, i.e. no 

detriment. (Our Underlining) 
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4.5 Following Southern Water’s reply of 17th March 2016, BJC contacted the Council by 

e-mail on 21st March 2016 setting out the reinforcement of the Southern Water 

position that new development can proceed provided it is non-detrimental, which 

it would be, as this is inherent within any S98 proposal. The Council replied to this 

on 13th April 2016 – Appendix 8. In their reply it is apparent that the Council do not 

understand the distinction made by Southern Water between ‘maintenance’ works 

by the undertaker with respect to existing issues, and works undertaken by a 

developer required to connect new development. 

 
4.6 Policy WK1 is contested by the developers of both main allocations within Wickham 

- Croudace and Bewley. A joint meeting was therefore held with Southern Water on 

19th May 2016. The Minutes are produced as Appendix 9. At the meeting Southern 

Water confirmed: 

 
i. With respect to sites WK2 and WK3 that the S98 sewerage works identified 

would provide the physical infrastructure required to connect the new 

developments without detrimental impact on the existing network. 

ii. An updated DAP was due for issue later in 2016. This would inform Southern 

Water’s own maintenance works tasks. The timing of such works would be 

dictated by their current Asset Management Plan (AMP6 2015-2020) and may 

occur in AMP7 (2020-2025) as AMP6 has already been endorsed by the 

regulator OFWAT. These works are not the responsibility of the developers. 

iii. There was no reason for the S98 works to have changed in the interim, as 

Wickham is a small closed catchment. 

iv. The developers should seek confirmation on sewer requisitions from the 

independent regulator OFWAT. 

 
4.7 An independent opinion from OFWAT was sought and their reply of 6th June 2016 – 

both letters reproduced in Appendix 10 - verifies the position of the two 

developers and Southern Water in the penultimate paragraph on page 2;  “This 

approach ensures that the requisition charges recovered from developers are only 

based on those costs attributable to providing the physical infrastructure required 

to connect the new  development (hence ensuring the new development does not 

have a detrimental impact on the existing network and its customers).” 

(Our Underlining) 
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5.0 SUGGESTED POLICY CHANGE 

 

5.1 Croudace propose that Policy WK1 is changed, allowing development to proceed 

where it has been demonstrated that there is no adverse effect on the surface 

water and foul water disposal regime. The wording of Policy WK1, as it appeared in 

the Consultation Draft LLP2, with the exception of the last sentence, is considered 

appropriate. This would therefore read as follows: 

 

“Further development at Wickham will only be permitted provided that, 

(i) flooding incidents in the locality, foul and surface water drainage capacity, 

and potential mitigation measures have been properly assessed and taken 

into account in testing the impact of the proposed development; 

(ii) the development connects to the sewerage network at the nearest point of 

adequate capacity; and 

(iii) surface water drainage is separated from the sewerage system and 

managed so that the risk of flooding is not increased within the vicinity of 

the site or downstream of it. 

 

These requirements are necessary to ensure that development is acceptable in 

planning terms. Planning conditions will be applied, or planning obligations 

secured, to ensure that the development does not proceed until any required 

infrastructure is delivered to avoid increasing the risk of flooding. 

 

This approach ensures that the requisition charges recovered from developers are 

only based on those costs attributable to providing the physical infrastructure 

required to connect new development; hence ensuring that new development does 

not have a detrimental impact on the existing network and its customers.”  

 

5.2 The last paragraph reflects the advice provided by Ofwat. 

 

6.0 AMENDMENT TO SETTLEMENT BOUNDARY 

 

6.1 In addition to the issues raised by the Inspector, Croudace consider that the WK3 

policy area boundary, as shown on Map 23 of LLP2, should be amended so as to be 

consistent with the boundary of the planning application. This would only be a 
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minor amendment, but logical in that the site allocation would include the access 

road and open space / play area associated with the residential development.  

 

6.2 It is understood from the Council that the allocations within LPP2 are based on the 

maps that accompany the Strategic Housing Land Availability Assessment. However, 

utilising the information contained in the planning application is considered to be a 

more accurate means by which the allocation, and settlement boundary, is 

defined. In particular, the improvement to the roundabout on School Road is a 

direct requirement of Policy WK3; and Croudace has the land under its control to 

deliver the improved access.  

 

6.3 The plan produced in Appendix 11 shows the suggested change.  

 
7.0 CONCLUSION 

 

7.1 It is concluded that: 

 

• There is no technical objection to the development. 

• WK3 has a S98 which, under the act, requires development to conform to 

infrastructure pre-requisites. 

• WK1 does not accord with the position of Southern Water (see their LLP2 

representations). 

• WK1 is therefore unsound.  
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APPENDIX 1 

Current Planning Application – Site Layout 
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APPENDIX 2 

Southern Water Application Consultation Response, 14th December 2015 
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APPENDIX 3 

FRA Appendix B, Section 98 Report 
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APPENDIX 4  

FRA Appendix D, Review of WFIR 
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APPENDIX 5 

Southern Water LPP2 Response; Wickham 
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APPENDIX 6 

BJC Letter 3rd March 2016 
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APPENDIX 7 

Southern Water E-Mail 17th March 2016 

 

 

 

Dear Mr Jezeph, 
  
Thank you for your letter dated 3rd March 2016, regarding foul drainage issues in Wickham village. 
  
You outlined that Southern Water supported a moratorium on development as set out in Policy WK1. 
Southern Water has responded consistently to Local Plan consultations. We welcome a policy that 
seeks to address flooding and drainage issues in the area but from our perspective new development 
can proceed in this catchment, provided the development does not make the existing situation worse, 
i.e. no detriment. This can be achieved if the development connects to the sewer system at the 
nearest point of adequate capacity in the sewerage network and is constructed to minimise surface 
and groundwater inundation. Our response is available on Winchester District Council’s web site 
using the following link: https://winchester.citizenspace.com/policy-and-
planning/publicationlpp2/consultation/view_respondent?uuId=355108250. 
  
We responded to this effect, to both the planning applications you refer to (Land off Winchester Road, 
Wickham). Likewise our responses are available on Winchester District Council’s planning web site. 
  
I trust the above is satisfactory. However, if you have any questions or need to clarify, the Developer 
Services helpdesk number is 0330 303 0119 and is available Monday to Friday from 9am to 4:30pm. 
  
Yours sincerely, 
  
Tim 
  
  
Tim Peacock-Bjurström 
Performance & Process Improvement Manager 
Developer Services 
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APPENDIX 8 

Council Letter 13th April 2016 
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APPENDIX 9 

Minutes of Meeting with Southern Water, 19th May 2016 
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APPENDIX 10 

Correspondence to and from Ofwat 
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APPENDIX 11 

Proposed Change to Policy Area WK3 Allocation, and Settlement Boundary 

 

 

 

Proposed Change to WK3 Site Allocation & Settlement Boundary 




