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Meeting The Scrutiny Committee
Date and Time Wednesday, 19th August, 2026 at 6.30 pm.
Venue Walton Suite, Guildhall, Winchester and streamed live on

YouTube at www.youtube.com/winchestercc

Note: This meeting is being held in person at the location specified above. Members
of the public should note that a live video feed of the meeting will be available from
the council’s YouTube channel ( youtube.com/WinchesterCC ) during the meeting.

A limited number of seats will be made available at the above named location
however attendance must be notified to the council at least 3 working days before
the meeting (5pm Thursday, 13 August 2026). Please see below for details on how
to register to attend. Please note that priority will be given to those wishing to attend
and address the meeting over those wishing to attend and observe.

AGENDA

1. Apologies and Deputy Members
To note the names of apologies given and deputy members who are
attending the meeting in place of appointed members.

2. Declarations of Interests
To receive any disclosure of interests from Councillors or Officers in matters
to be discussed.

Note: Councillors are reminded of their obligations to declare disclosable
pecuniary interests (DPIs), other registerable interests (ORIs) and non-
registerable interests (NRIs) in accordance with the Council’s Code of
Conduct.

If you require advice, please contact the appropriate Democratic Services
Officer, prior to the meeting.

3. Chairperson's Announcements

4. Minutes of the meeting of the, 26/05/2026 (Pages 5 - 14)
That the minutes of the meeting be signed as a correct record.
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Public Participation
To receive and note questions asked and statements made from members of
the public on matters which fall within the remit of the Committee.

Members of the public and visiting councillors may speak at the committee,
provided they have registered to speak three working days in advance.
Please complete this form (https://forms.office.com/r/Y87tufaV6G ) by 5pm on
13 August 2026 or call (01962) 848 264 to register to speak and for further
details.

St. Peter's Car Park: Proposed Affordable Housing Scheme (Pages 15 -
28)
RECOMMENDATION:

It is recommended that Scrutiny Committee comment on the proposals within
the attached cabinet report, ref CAB3565, which is to be considered by
Cabinet at its meeting on 25 August 2026.

NOTE This report contains an exempt appendix (Appendix 1), if members
wish to discuss any part of this exempt appendix, then the procedure under
agenda item 6a (below) applies.

St. Peter's Car Park: Proposed Affordable Housing Scheme:
Exempt Item (Pages 29 - 30)

To consider whether in all the circumstances of the case the public
interest in maintaining the exemption outweighs the public interest in
disclosing the information.

(@) To pass a resolution that the public be excluded from the meeting
during the consideration of the following items of business
because it is likely that, if members of the public were present,
there would be disclosure to them of ‘exempt information’ as
defined by Section 100 (I) and Schedule 12A to the Local
Government Act 1972.

Central Winchester Regeneration (CWR) - Updated Business Case
(Pages 31 - 126)

RECOMMENDATION:

It is recommended that Scrutiny Committee comment on the proposals within
the attached cabinet report, ref CAB3570 which is to be considered by
Cabinet at its meeting on 25 August 2026.

NOTE. This report contains an exempt appendix (Appendix B), if members
wish to discuss any part of this exempt appendix, then the procedure under
agenda item 7a (below) applies.
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7a Central Winchester Regeneration (CWR) - Updated Business
Case: Exempt Items (Pages 127 - 138)

To consider whether in all the circumstances of the case the public
interest in maintaining the exemption outweighs the public interest in
disclosing the information.

(@) To pass a resolution that the public be excluded from the meeting
during the consideration of the following items of business
because it is likely that, if members of the public were present,
there would be disclosure to them of ‘exempt information’ as
defined by Section 100 (I) and Schedule 12A to the Local
Government Act 1972.

8. To note the committees current Work Programme. (Pages 139 - 140)
The latest version of the committee work programme can be found here:
https://democracy.winchester.gov.uk/mgPlansHome.aspx?bcr=1

9. To note the latest Forward Plan of Key Decisions (Pages 141 - 150)

Laura Taylor
Chief Executive

All of the Council’s publicly available agendas, reports and minutes are
available to view and download from the Council’'s Website and are also open
to inspection at the offices of the council. As part of our drive to minimise our
use of paper we do not provide paper copies of the full agenda pack at
meetings. We do however, provide a number of copies of the agenda front
sheet at the meeting which contains the QR Code opposite. Scanning this
code enables members of the public to easily access all of the meeting papers
on their own electronic device. Please hold your device’'s camera or QR code
App over the QR Code so that it's clearly visible within your screen and you

will be redirected to the agenda pack.

11 August 2026

Agenda Contact: Matthew Watson, Democratic Services Officer
Tel: 01962 848 317 Email: mwatson@winchester.gov.uk

*With the exception of exempt items, agendas, reports and previous minutes are
available on the Council’'s Website https.:.//www.winchester.qov.uk/councillors-
committees
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THE SCRUTINY COMMITTEE - Membership
Chairperson: Councillor: Wallace Vice Chairperson:Councillor Horrill

Committee Members.
Councillors:

Pett

Power

Laming

Murphy

Batho

Clear

Gordon-Smith

Quorum = 3 Members

Relevant Cabinet Members
Having regard to the content of the agenda, the Chairperson requests that The
Leader and all relevant Cabinet Members attend meetings of the committee

Public Participation

A public question and comment session is available at 6.30pm for a 15 minute
period. There are few limitations on the questions you can ask. These relate to
current applications, personal cases and confidential matters. Please contact
Democratic Services on 01962 848 264 at least three days in advance of the
meeting (5pm Thursday, 13 August 2026) for further details. If there are no
members of the public present at 6.30pm who wish to ask questions or make
statements, then the meeting will commence.

Filming And Broadcast Notification

This meeting will be recorded and broadcast live on the Council’s YouTube site.and
may also be recorded and broadcast by the press and members of the public —
please see the Access to Information Procedure Rules within the Council's
Constitution for further information, which is available to view on the Council’s
website. Please note that the video recording is subtitled, but you may have to
enable your device to see them (advice on how to do this is on the meeting page).

Voting

1. Apart from the Chairperson, every member has one vote when a matter
before the meeting requires a decision.

2. In the event of an equality of votes, the Chairperson may exercise a casting
vote and that vote may be exercised in any way seen fit.

3. A member may abstain from voting or vote differently from how they may
have indicated during the debate, without further explanation.

4. The way each member voted will not be recorded in the minutes, unless a
motion to have a recorded vote has been passed.

Terms Of Reference
Included within the Council’s Constitution (Part 3, Section 2) which is available here
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https://democracy.winchester.gov.uk/ieListDocuments.aspx?CId=352&MId=2032&info=1&Ver=4
https://democracy.winchester.gov.uk/ieListDocuments.aspx?CId=352&MId=2032&info=1&Ver=4

Public Document Pack Agenda Item 4

THE SCRUTINY COMMITTEE

Tuesday, 26 May 2026

Attendance:
Councillors
Wallace (Chairperson)
Horrill Batho
Pett Clear
Power Gordon-Smith
Murphy

Apoloqgies for Absence:

Councillor Laming

Deputy Members:

Councillor V Achwal

Other members in attendance:

Councillors Lee, Cramoysan, Cutler and Tod

Video recording of this meeting

APOLOGIES AND DEPUTY MEMBERS
Apologies for the meeting were noted as above.

DECLARATIONS OF INTERESTS

Councillor Batho and Councillor Clear declared a disclosable pecuniary interest
due to their roles as Hampshire County Councillors. However, as there was no
material conflict of interest, they remained in the room and spoke under the
dispensation granted by the Monitoring Officer.

Councillor Pett declared a disclosable pecuniary interest due to his role as a
member of the South Downs National Park Authority. However, as there was no
material conflict of interest, he remained in the room and spoke under the
dispensation granted by the Monitoring Officer.

APPOINTMENT OF VICE-CHAIRPERSON FOR MUNICIPAL YEAR 2026/27.
RESOLVED:

That Councillor Horrill be appointed Vice-Chairperson for the
2026/27 municipal year.
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CHAIRPERSON'S ANNOUNCEMENTS
No announcements were made.

MINUTES OF THE MEETING OF THE 17 MARCH 2026
RESOLVED:

That the minutes of the previous meeting held on the 17 March
2026 be approved and adopted.

Note. Councillor Pett asked if officers could follow up on the actions agreed at
the meeting of the committee on the 4th March 2026 regarding the Community
Safety Update.

PUBLIC PARTICIPATION

Councillor Danny Lee addressed the committee regarding items: Central
Winchester Regeneration (CWR) - Proposed Land Acquisition, Bar End Depot
Disposal and Q4 Finance and Performance Monitoring 25/26. A summary of his
contributions were captured within the agenda items below.

CENTRAL WINCHESTER REGENERATION (CWR) - PROPOSED LAND
ACQUISITION

Councillor Martin Tod, Leader and Cabinet Member for Regeneration introduced
the report, ref CAB3556 which set out proposals for the Central Winchester
Regeneration (CWR) - Proposed Land Acquisition. The introduction included the
following points.

1. The Central Winchester Regeneration remained a significant opportunity
for the city to provide new homes, businesses, and public spaces.

2. The St Clements surgery site was not included in the original development
agreement, and while not essential for current plans, its acquisition would
prevent a dilapidated building from remaining in the centre of the new
development.

3. Acquiring the site would remove barriers to free movement, expand design
and development options for surrounding areas, and resolve protected
rights to light and access.

4. The acquisition would strengthen the value of the council's existing
landholdings through “marriage value.”

5. A put option was outlined in paragraph 2.3 of the report, which committed
Igloo to purchasing the site, thereby providing financial protection for the
council.

Councillor Danny Lee addressed the committee. He raised concerns regarding
whether the acquisition de-risked the wider scheme or shifted financial risk onto
the council. He questioned the robustness of the option agreement with Jigsaw,
the downside risk if the put option was not exercised, and the potential exposure
to long-term debt. He raised several further points regarding the realistic
deliverability of meanwhile uses for the building, and whether Local Government
Reorganisation (LGR) could complicate future governance and liabilities.
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The committee was asked to comment on the proposals within the attached
cabinet report, ref CAB3556, which was to be considered by cabinet at its
meeting on 28 May 2026.

The Chairperson advised that the Committee's role was to test whether the
specific proposal was sound and proportionate, and not to revisit the overall
regeneration strategy. The Chair asked Members to focus scrutiny on three key
areas to provide constructive input to Cabinet: Strategic Case, Financial
Exposure and Delivery Confidence and Timing.

The committee proceeded to ask questions and debate the report. In summary,
the following matters were raised, grouped in line with the key areas identified by
the Chairperson.

Strategic Case

1. Clarification was sought to confirm that this land was not required for the
Central Winchester Regeneration project to succeed.

2. It was asked whether a professional opinion on the condition of the building
had been obtained.

3. Further clarification was sought regarding potential meanwhile uses for the
building.

4. Further clarification was sought on whether demolition at the initial stage
had been considered, rather than leaving the building in its current state.

5. An explanation was requested regarding the two title plans, specifically
regarding the second plan showing a small triangle of land.

Financial Exposure

1. A question was asked to confirm that the purchase could be funded using
internal borrowing rather than external finance.

2. Clarification was sought on what justified the current valuation of the site,
considering the amount paid by the current owner and previous offers
made by the council.

3. Concerns were raised regarding two areas of risk: the financial exposure
and the risk associated with the interim use of the building.

4. Further clarification was sought on what would happen in a worst-case
scenario, specifically whether the building could be let to provide an
income.

5. Reassurance was requested from officers that the site could be let to
mitigate potential losses, noting the significant risk to the council if the put
option detailed in paragraph 2.3 was not exercised.

6. A question was asked regarding the timing gap before planning permission
was granted, and what steps would be taken to ensure an income stream
during that period.

Delivery Confidence and Timing
1. A question was asked as to why Jigsaw had chosen not to proceed with the
purchase directly, resulting in the council having to acquire the building
first.
2. A question was asked regarding what assurances could be provided that
the programme remained on schedule, and how risks of delay were being
mitigated,
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3. A question was asked regarding the confidence in securing meanwhile
uses and whether there was a timescale beyond which other options
should be considered.

The committee agreed to move into an exempt session to consider the exempt
appendix, during which further questions were raised which included the
following: the valuation provided, de-risking the “worst case scenario”, the
linkage to the wider CWR project, any impact to the council’s capital expenditure,
the put option and de-risking any reputational risk.

The points from the open and exempt sessions were responded to by Councillor
Martin Tod, Leader and Cabinet Member for Regeneration, Neil Aitken, Service
Lead: Finance and Deputy Section 151 Officer, Geoff Coe, Corporate Head of
Asset Management, Ken Baike, Director of Regeneration, Simon Hendey,
Strategic Director, Councillor Neil Cutler, Deputy Leader and Cabinet Member
for Finance and Transformation and Laura Taylor, Chief Executive accordingly.

RESOLVED:

That the substance of the committee's discussion and the points as
summarised above be reflected in the comments provided to
cabinet for consideration at its meeting on 28 May 2026.

BAR END DEPOT DISPOSAL

Councillor Martin Tod, Leader and Cabinet Member for Regeneration introduced
the report, ref CAB3552 which set out proposals for the Bar End Depot Disposal.
The introduction included the following points.

1. The council had wanted to progress the Bar End Depot site for some time,
and community engagement highlighted priorities for a convenience store
and affordable housing. Improved access and permeability through the site
were also key objectives.

2. The paper set out two bids which differed in regard to the size of the
convenience store and the provision of 82 affordable homes versus a
higher financial return.

3. Legal advice confirmed the council was able to make the decision to
accept a lower financial return to secure these community benefits.

4. Public meetings had been held to shape the proposal that had been
offered to the market.

Councillor Danny Lee addressed the committee. He noted that the proposal
involved a trade-off between housing benefits and value for money to bring a
brownfield site into productive use. He questioned whether accepting a lower bid
to secure 82 affordable homes was appropriate and whether selling the site,
rather than retaining it, was the right choice. He further highlighted the urgent
need for social housing in the district and questioned whether the planning policy
could be challenged to allow for higher-storey developments. Finally, he sought
clarification on whether the proposal was appropriate given it did not explicitly
guarantee social rent housing units alongside affordable housing.
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The committee was asked to comment on the proposals within the attached
cabinet report, ref CAB3532, which was to be considered by cabinet at its
meeting on 28 May 2026.

The Chair invited members to focus their questions on two primary areas:

1.

The balance of value, specifically the justification for accepting a lower
financial offer in exchange for increased affordable housing and public
benefit.

The deliverability of the project, including the degree of confidence in the
proposed scheme coming forward and its reliance on planning consent.

The committee proceeded to ask questions and debate the report. In summary,
the following matters were raised, grouped in line with the key areas identified by
the Chairperson.

Balance of Value

1) A question was asked regarding how accepting a lower offer was justified

in terms of affordable housing and wider public benefit.

2) A number of questions were asked regarding the housing element of the

proposal including

a) Whether the affordable housing units will be for rent, if there are
restrictions on shared equity, and the percentage splits between social
and shared ownership housing.

b) Regarding the proposed 82 units, including the council's commitment to
this number and what leverage exists to maintain it if the number is
reduced during the planning process.

c) The proposed housing mix, addressing the weighting towards four-
bedroom properties compared to the local need for one and two-
bedroom properties.

3) A question was asked about what safeguards were in place to protect the

council's position if planning consent was not achieved or the scheme was
delayed.

4) Further clarification was sought regarding risk management and what the

capital receipt could be used for other than reducing previously unfinanced
capital expenditure.

Deliverability

1)
2)

3)

Further clarification was sought on the confidence in getting the site
delivered and the anticipated timescales for delivery.

Further clarification was sought on the status of Homes England grant input
and whether there were any conditions attached for the bidder to deliver
the site.

Clarification was requested on whether there were any contamination
issues to be aware of, given the previous uses of the site and whether the
purchaser was covering the costs of any remediation works.

4) A question was asked about the evidence reviewed regarding the bidder's

delivery performance, adherence to timescales, and commitment to the
project.
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Wider Considerations

1) Further clarification was sought on whether the local resident’s group was
content with the proposal, given the extensive previous engagement
regarding a convenience store.

2) A question was asked whether the council was satisfied that access needs
and traffic flow mitigations were adequately controlled ahead of planning
discussions.

These points were responded to by Geoff Coe, Corporate Head of Asset
Management, Councillor Martin Tod, Leader and Cabinet Member for
Regeneration, and Neil Aitken, Service Lead: Finance and Deputy S151 Officer
accordingly.

RESOLVED:

The committee agreed the following comments and recommended to
cabinet:

1) That the committee supported the proposals and welcomed the
provision of affordable housing.

2) That the committee expressed a keen interest in ensuring the
proposed 82 housing units were built.

3) That the committee noted the importance of confidence in the
deliverability of the scheme and supported the project moving
forward.

Q4 FINANCE AND PERFORMANCE MONITORING 25/26

Councillor Neil Cutler, Deputy Leader and Cabinet Member for Finance and
Transformation introduced the report, ref CAB3550 which set out the Q4
performance monitoring for 2025/26. The introduction included the following
points.

1. The report was the final quarterly performance report for the 2025/26
financial year, covering the period from 1 January to 31 March, and
focused on progress in delivering the Council Plan priorities.

2. The full-year financial position for 2025/26 would be reported in a separate
annual outturn report to the scrutiny committee on 7 September 2026.

3. The report format remained streamlined, with one update to include
progress on the next Local Plan (2026-2044) following the adoption of the
Winchester District Local Plan on 24 March 2026.

4. Key highlights included the collection of approximately 13 tons of food
waste daily, the direction of £1 million of Community Infrastructure Levy
funding into community-led projects, the approval of a balanced budget,
and the procurement of four low-carbon and electric fleet vehicles.

Councillor Danny Lee addressed the committee and raised several points
regarding the carbon neutrality programme. He felt that there were emerging
gaps in decarbonising corporate assets, and was concerned that district carbon
monitoring was two years in arrears. He welcomed the progress made on solar
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PV and battery installations on council homes, but was concerned regarding the
planned corrective actions for decarbonisation. He questioned if councillors
would be included in the staff travel survey, and raised the potential impacts of
the acquisition of the council's EV charging network operator.

Councillor Lee requested the timetable for the Local Authority Energy Plan and
queried the omission of the HEP Committee’s nutrient neutrality working group
paper from the report, he asked how LGR risks would be captured in future
performance reports, and suggested the need for a broader resilience strategy in
light of telecom transition issues.

The committee was asked to raise with the Deputy Leader or relevant Cabinet
Member any issues arising from the information in this report, ref CAB3550,
which was being presented to cabinet on 28 May 2026 and to consider whether
there were any items of significance to resolve or to be drawn to the attention of
cabinet.

The Chair advised that the committee should focus its scrutiny on areas
identified as underperforming or at risk. Key criteria for discussion included
distinguishing structural or recurring issues from isolated variances, and
assessing the subsequent impact on future service delivery and financial
sustainability and that the report sections would be taken in turn.

The committee proceeded to ask questions and debate the report. In summary,
the following matters were raised, grouped in line with the areas of focus
identified by the Chairperson.

Climate and Environmental Delivery (Greener Faster)

1. An update was requested on the progress of the wastewater treatment
plants and the recruitment of a project manager (page 150).

2. A question was asked regarding the expected date for the PV installation
at Meadowside (page 147).

3. Further clarification was sought on what the minor works and projects for
sustainable active travel improvements might be under the LCWIP (page
148).

4. A question was asked regarding at what point the corporate and district
carbon reduction delivery, which had been flagged as amber for 12
months, should shift to require a formal recovery plan (pages 147 and
148).

5. Further clarification was sought on the Local Area Energy Plan and the
timescales being considered (page 152).

6. A question was asked regarding the Local Area Energy Plan and the
difference between the information presented on page 148 and page 152.

Housing Delivery and Asset Programmes (Good Homes for All)
1. Concerns were raised that the new homes programme, retrofit

programme, and damp and mould programme had been marked amber
for 12 months and a request was made for an indication of action for the
new homes programme and other related programmes.
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2. Further clarification was sought on what proportion of the amber status
for damp and mould related to the private rented sector, and whether
these should be separated from WCC stock in the report.

Place and Infrastructure (Thriving Places / Movement Strategy)
1. An update was requested on the northern park and ride (Sir John Moore

Barracks) as there was no reference to it in the movement strategy (page
167).

2. A question was asked regarding the merging of the city and county
LCWIP into one document (page 167).

3. Further clarification was sought on what schemes delivering traffic into
the city might be funded.

Communities and Wellbeing (Healthy Communities)
1. Further clarification was sought on potential interventions at Meadowside

to improve the usage numbers reported under healthy communities (page
160) and whether these numbers included the local parkrun (page 160).

Organisational Effectiveness and Digital (Efficient & Effective Council)
1. A question was asked regarding digital projects and the importance of
understanding the resident experience, specifically EE3 (page 185).
2. A question was asked whether actions were being considered to improve
the results of the digital programme.

These points were responded to by Simon Hendey, Strategic Director, Councillor
Neil Cutler, Deputy Leader and Cabinet Member for Finance and Transformation
and Councillor Martin Tod, Leader and Cabinet Member for Regeneration
accordingly.

RESOLVED:

The committee agreed the following actions and comments to be drawn to
the attention of Cabinet:

1. That future reports include greater clarity on whether the proposed
actions in the next quarter would make a tangible difference to shift
activities from amber to green.

2. That further information and actions regarding the pace of the
Carbon Neutrality Action Plan (CNAP) delivery at both a council
and district level be included in the next report.

3. That, building on the councils established resident survey work, the
impact of the local government reorganisation (LGR) on resident
perception could be sought over the coming years.

4. It was noted that responses to questions regarding Meadowside
solar panels and attendance, the local area energy plan timetable,
and the LCWIP minor projects be provided at Cabinet.
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10.

11.

12.

13.

APPOINTMENTS OF EXTERNAL BODIES RELATED TO SCRUTINY
RESOLVED:

That the following appointments be made to the external bodies
listed below:

1. Portsmouth City Council — Health Overview and Scrutiny Panel:
Councillor V Achwal (deputy: Councillor Bennett).

2. Centre for Governance and Scrutiny — Southeast Regional Network:
Councillor Wallace.

3. Partnership for South Hampshire Overview and Scrutiny Committee:
Councillor Power (deputy: Councillor Batho).

ANNUAL SCRUTINY REPORT 2025/26

The Chairperson introduced the report, which set out the Annual Scrutiny
Report. The committee was recommended to consider the report and make any
necessary comments on the content before its submission to the full council.

The Chair noted that the report was a useful summary of the work undertaken
across all three scrutiny committees over the past year. He expressed his thanks
to the previous Chair of the Committee, as well as to the Chairs of the two Policy
Committees and all committee members for their contributions.

RECOMMENDED TO COUNCIL:
That Council note the annual scrutiny report for 2025/26.

ANNUAL REPORT - EXCEPTIONS TO FORWARD PLAN 2025/26

The Chairperson introduced the report which set out the annual report
concerning exceptions to the forward plan. The committee

considered the report and noted that during the 2025/26 municipal year, the
Chairperson of The Scrutiny Committee was informed of one key decision which
was not included in the forward plan.

RESOLVED:
That the report be noted.

TO NOTE THE DATE AND TIME OF FUTURE MEETING OF THE
COMMITTEE

The committee noted the dates of future meetings and the Chairperson agreed
to consider a request for an additional meeting in October 2026.
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14.

15.

TO NOTE THE LATEST FORWARD PLAN OF KEY DECISIONS
RESOLVED

That the latest Forward Plan of Key Decisions be noted.

TO NOTE THE COMMITTEES CURRENT WORK PROGRAMME.

The Chair introduced the item and highlighted Local Government Reorganisation
(LGR) and parishing as two areas which he considered may be suitable for
further scrutiny. He indicated that he wished to discuss these matters further with
Cabinet Members and officers.

The Chair invited members to put forward suggestions for the work programme,
both during the meeting and in the days following. The following items were
identified for the Chair to consider:

a) the new Local Plan;

b) the South Downs National Park Plan; and

c) an update on the previous Task and Finish Group on Planning
Enforcement.

RESOLVED:

That the latest version of the work programme (which can be found
here
https://democracy.winchester.gov.uk/mgPlansHome.aspx?bcr=1 )
be noted.

The meeting commenced at 6.30 pm and concluded at 9.40 pm

Chairperson
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Agenda Iltem 6

SCRUTINY COMMITTEE

REPORT TITLE: ST. PETER'S CAR PARK: PROPOSED AFFORDABLE
HOUSING SCHEME

19 AUGUST 2026

REPORT OF CABINET MEMBER: COUNCILLOR MARK REACH, CABINET
MEMBER FOR GOOD HOMES

CONTACT OFFICER: CAROLINE EGAN

TEL: 07919 565 160 EMAIL: CEGAN@WINCHESTER.GOV.UK

WARD(S): ST BARTHOLOMEW

RECOMMENDATION:

It is recommended that Scrutiny Committee comment on the proposals within
the attached cabinet report, ref CAB3565 which is to be considered by Cabinet
at its meeting on 25 August 2026.

Page 15



This page is intentionally left blank



CAB3565
CABINET

REPORT TITLE: ST. PETER'S CAR PARK: PROPOSED AFFORDABLE HOUSING
SCHEME

25 AUGUST 2026

REPORT OF CABINET MEMBER: Councillor Mark Reach, Cabinet Member for
Good Homes

Contact Officer: CAROLINE EGAN

Tel: 07919 565 160 Email: cegan@winchester.gov.uk

WARD(S): ST BARTHOLOMEW

PURPOSE

This report seeks approval to proceed with pre-planning works towards developing
the St. Peter’'s Car Park site in Winchester for the construction of affordable homes.

The site was originally purchased by the council for the construction of council
housing, however it was initially used as a car park while the Brooks Centre was
under construction, and has remained as a temporary car park ever since.

The site has recently been reallocated for housing in the newly adopted Local Plan.
The construction of affordable homes on the site would make a positive contribution
to the council’s 1,000 new homes target by delivering much needed affordable
housing on a brownfield site in a sustainable city centre location.

Since 2020, the council has built or acquired 364 new afforable homes, with a further
124 currently under construction. The Council’s affordable housing development
porogramme complements that delivered by other registered affordabe housing
providers an example of which is the proposal by Places for People to develop the
Council’s Bar end depot site for circa 80 affordable homes.

The St Peters scheme would make use of central government funding as well as the
council’s affordable housing commuted sum subsidy.
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CAB3565

This report outlines development proposals and seeks approval to proceed with the
submission of a planning application and thereafter, proceed with a procurement
exercise to tender for construction.

A Final Business Case report will be presented to the Cabinet of the shadow
authority (or successor body) after tenders are evaluated and the final tender price is
known, to agree whether to proceed with the scheme. This is likely to be in the
2027/2028 financial year. The costs of submitting a planning application will be
abortive if the scheme does not proceed.

RECOMMENDATIONS:

1. Authorise capital expenditure of up to £480,000 to allow for professional fees,
site investigative work and surveys to allow the submission of a planning
application for the St. Peter’s Car Park site, to be funded from the unallocated
new homes capital budget, and note that this work proceeds at a financial risk
to the council.

2. Authorise the Corporate Head of Asset Management to prepare and submit a
planning application for the redevelopment of the St. Peter’s Car Park site.

3. Authorise the Corporate Head of Asset Management to enter into any
required planning/legal agreements to facilitate the granting of planning
consent.

4. Authorise the Corporate Head of Asset Management to invite tenders to

undertake the design and build of the consented scheme.

5. To note that a Final Business Case report, including details of valuation and
appropriation of the site from the General Fund to the Housing Revenue
Account, will be presented to Cabinet after tenders are evaluated and the final
tender price is known, to agree whether to proceed with the scheme and to
award and enter into a construction design and build contract with the
preferred bidder.
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IMPLICATIONS:

1. COUNCIL PLAN OUTCOME

1.1 The proposals set out in this report respond to the key challenges and
proprities identified in the Council Plan 2025 to 2030, and the Housing
Development Strategy 2025 to 2032.

1.2 Greener Faster

1.3 Carbon neutrality and mitigating for the changing climate will be at the centre
of the proposed design. Proposals for affordable homes will be consistent
with the requirements of the new Local Plan for energy efficiency and
sustainability, in support of the greener faster priority. Likewise, the
redevelopment of this site, with limited parking provision, will support the use
of sustainable modes of travel and reduce cars travelling on the busy North
Walls route. The redevelopment proposals will also support air quality
improvement in the city centre and enhance opportunities for biodiversity.

1.4 Thriving Places

1.5 The Council Plan 2025-2030 sets out the council’s Green Economic
Development Strategy. The redevelopment of St. Peter’s Car Park for
affordable homes will support key elements of this Development Strategy.
Redevelopment to affordable homes will support employment opportunities
during the construction stage and allow younger people to live and work in
the city. It will support the regeneration of a brownfield site and be of social
and community benefit.

1.6 Healthy Communities

1.7 The redevelopement of this site will encourage sustainable modes of travel
with limited car use. The existing long distance footpath (St Swithun’s Way)
which runs through the site, will be retained, and the design proposals aim to
incorporate the aspirational quiet “east - west corridor”, identified in the Local
Cycling and Walking Infrastrucure Plan (LCWIP), thereby enhancing the
site’s permeability.

1.8 Good Homes for All

1.9 Subject to planning approval, the design proposals will create much needed
affordable homes for applicants on the social housing register. Proposals will
aim to exceed the number of units identified in the Local Plan’s site allocation
therefore accommodating more persons from the register. The homes will be
energy efficient and resilient to climate change, consistent with the council’s
net zero goal, and will support the council’s target of delivering 1,000 new
affordable homes by 2032.
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1.10 Efficient and Effective

1.11 Robust project management techniques will be employed to manage the
development. A project risk register will ensure that any significant risk is
escalated to ensure efficient use of council resources and implementation of
effective mitigation stategies.

1.12 Listening and Learning

1.13 Engagment and consultation of local residents has been undertaken as part
of the site allocation in the adopted Local Plan 2020 — 2040. Prior to a
planning application, the local community will be consulted on development
proposals and will also have opportunity to comment as part of the statutory
planning process.

2 FINANCIAL IMPLICATIONS

2.1 A local architect was engaged to provide a capacity study for St. Peter’s Car
Park for redevelopment as affordable flats and houses. The current scheme
suggests 40 flats and 4 houses may be deliverable on the site, although
further surveys and feasibility work will be required to determine final unit
numbers.

2.2 Various tenure options have been considered when assessing the financial
viability of the scheme. The final tenure mix will be considered at Final
Business Case stage, with the aim of achieving a good balance between
financial viability, affordability for tenants, and providing a mix of tenure
options.

2.3 The site is currently operated by the council as a car park and the revenue
generated and operating costs flow through the General Fund. In order for the
site to be redeveloped for affordable homes, the car park would need to be
closed, and the site appropriated to the Housing Revenue Account (HRA).
Specialist advice on the correct valuation for this appropriation is required as it
must represent an arms-length transaction between independent parties to
ensure no detriment to either the General Fund or HRA.

2.4 In order to progress the scheme further, it is estimated that fees of £480,000
would be required for site surveys and professional fees to prepare and
submit a planning application. This can be funded from the unallocated new
homes capital budget. There is a risk that these costs would be abortive if
planning is not consented, or if the scheme is not found to be viable, and
expensed to the Housing Revenue Account. A summary of these fees is
included in exempt appendix 1.

2.5 Once planning consent is granted, a build contractor will be sought for the
scheme via a competitive tender process. Once the final tender price is
evaluated it will be brought to Cabinet as a Final Business Case, at which
point Members can agree whether or not to proceed with the development
proposals.
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2.6 In its current use as a car park, the site produced a gross income of
approximately £395,000 in 2025/26 in parking and enforcement revenue. It is
anticipated that while there is sufficient capacity in other council owned car
parks, much of this revenue will be retained as users will park elsewhere.
There is likely to be some income loss however to the General Fund where
alternatives, such as the Park & Ride, have a lower charging structure.
Ongoing costs such as business rates (£33,000 in 2025/26) will be saved as
well as periodic costs including relining and resurfacing. In addition, the
appropriation of the site from the General Fund to the HRA will result in an
increase in the HRA'’s Capital Financing Requirement (CFR) or “borrowing
need” with an equal decrease to the General Fund’s CFR. The consequence
of this will be to reduce the General Fund’s annual Minimum Revenue
Provision charge (equivalent to loan principal repayment) and interest costs.

2.7 Early indications suggest that the sitewill be eligible for grant subsidy from
central government via the Brownfield Land Release Fund (BLRF) and
Homes England, responding to current government policies promoting the
development of council housing.

2.8 Should grant funding be secured, and subject to final costings and
appropriation valuation, the likely level of council subsidy in the form of S106
affordable housing commuted sum subsidy may be in the region of £8m to
make the scheme viable.

3 LEGAL AND PROCUREMENT IMPLICATIONS

3.1 Under Section 122(1) of the Local Government Act 1972, and Section 19(1)
of the Housing Act 1985, prior to start on site, the council will appropriate the
land from the General Fund to the Housing Revenue Account for
redevelopment as affordable housing.

3.2 The site serves as an access point to the rear gardens of several dwellings
along North Walls which will be retained. Winchester School of Art also has
an access route into the car park. Maintenance access to the culvert running
across the site will also be required.

3.3 St. Peter’s Car Park is not adopted highway land, but all surrounding roads
and access roads (including North Walls, Hyde Abbey Road and Gordon
Road) are adopted by Hampshire County Council Highways.

3.4 There is a long-distance public footpath right of way, the St. Swithun’s Way,
that crosses the site from North Walls to Gordon Road, which will be
retained. Any redevelopment of this site must consider the route of the St.
Swithun’s Way, and the footpath will need to remain open and accessible
during construction. It is considered prudent to obtain specialist Public Right
of Way advice on the potential impact of the St. Swithin’s Way on any
proposed redevelopment of this site.

3.5 The scheme design will also enable the delivery of the aspirational “west —
east corridor” from the station and Marston Gate area to the Winchester
School of Art.
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3.6 Approximately a quarter of the car park falls within the Conservation Area.

3.7 All procurement required for delivery of the project will be in accordance with
the Procurement Act 2023, the council’s Contract Procedure Rules (CPRs)
and adherence to the council’s Procurement and Contract Management
Strategy (2020-2025), all in consultation with the Procurement and Legal
teams.

3.8 Should this report be approved and planning consent granted, the project will
be tendered on a JCT Design and Build contract. Although the transfer of risk
to the contractor results in increased tender costs, it is considered this form of
contract represents the least financial risk and exposure to the council.

4 WORKFORCE IMPLICATIONS

4.1 The project will require support from teams across the council including
Finance, Procurement, Planning, Housing, Estates, and Legal.

5 PROPERTY AND ASSET IMPLICATIONS

5.1 The development of St. Peter’'s Car Park will require appropriation of the land
from the General Fund to the Housing Revenue Account (HRA).

5.2 The Housing team will assume responsibilities for ongoing maintenance once
the homes are completed.

6 CONSULTATION AND COMMUNICATION

6.1 Engagement and consultation has taken place as part of the Local Plan
adoption process, including consultation as part of the site allocation for
residential use.

6.2 Subject to approval of this report, local residents and businesses will be
consulted on the development proposals prior to submission of a planning
application. Residents and businesses will also have opportunity to comment
on proposals during the statutory planning process.

7 ENVIRONMENTAL CONSIDERATIONS

7.1 Design proposals will contribute to the council’s carbon neturaltiy commitment
and consider how to adapt to a changing climate. It is proposed to use low
carbon heating technology to reduce and minimise energy consumption.
Homes will be built to a high standard of fabric efficiency to reduce the
demand for energy in the home. Proposals for limiting parking provision in
this city centre location will support sustainable modes of transport.

7.2 Redevelopment from its current brownfield status to affordable housing will
present signifcant opportunities to enhance biodiversity. The proposals will
achieve biodiversity net gain (BNG) in accordance with national guidance and
planning policy.
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7.3 The site is located adjacent to the Air Quality Management Area (AQMA) and
design proposals will implement mitigation measures to address air quality.

7.4 Noise impact assessments, air quality, and contaminated land surveys will be
undertaken prior to submitting a planning application, and remediation
measures will be implemented if required.

7.5 Design proposals for sustainable urban drainage systems (SuDs) will allow
for the site’s high groundwater levels. As the site is adjacent to a flood risk
area, a flood risk assessment will demonstrate how the development will be

safe from flooding.

7.6 Design proposals will assess any impact on the Conservation Area and,
subject to approval of this report, an archaological asssessment will be
undertaken to determine the site’s constraints to inform mitigation strategies.

8 PUBLIC SECTOR EQUALITY DUTY

8.1 The key related strategies and policies, including the Housing Strategy 2023-
2028 and Housing Development Strategy 2025-2032, have been subject to
an Equality Impact Assessment.

8.2 Equality matters will be considered throughout the design, procurement, and

tender process.

9 DATA PROTECTION IMPACT ASSESSMENT

9.1 Not applicable.
10 RISK MANAGEMENT

Risk

Mitigation

Opportunities

Financial Exposure
Loss of car park income.

Financial risk associated
with brownfield site
development.

Reduced or no Homes
England or BLRF grant
funding available.

Appropriation capital
value will mitigate lost
revenue.

Undertake
comprehensive site
investigation works to
anticipate costs to include
in financial appraisal.

Grant levels assumed are
in line with current grant
rates. Regular meetings
with grant funding
contacts to check grant
levels. Council is part of
Wayfarer Consortium to

Development of
affordable housing will
generate rental income
and provide opportunity to
provide real value for
money for persons
seeking affordable
accommodation in the city
centre.
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Exposure to challenge
Loss of car parking in this
city centre location may
not be supported by all
the community.

The site is allocated for
residential development

in the adopted Local Plan.

Extensive engagement
and consultation with
residents has been
undertaken as part of the
Local Plan adoption
process.

Innovation
Higher build costs due to
new technologies.

Lessons learned from
recent builds used to
minimise cost increases.
High contingency in
financial appraisal.

The repurposing of the
site demonstrates the
council’s commitment to
carbon neutrality by
providing affordable
homes using low carbon
solutions to minimise
energy consumption and
create a sustainable
community in the city
centre.

Reputation

Perception of lack of
community consultation
on removal of public car
park.

Consultation on Local
Plan allocation.
Community consultation
undertaken prior to
planning submission.

Opportunity to repurpose
a brownfield city centre
location to accommodate
persons on the social
housing register, create a
vibrant local community,
and support placemaking.

Achievement of
outcome
Planning refused.

Increase in build costs
and/or interest rates
makes scheme unviable.

Ensure professional,
experienced consultants
are engaged throughout
the development process
and implement strong
governance in early
stages to continue
throughout local
government
reorganisation.

Consider various tender
routes to ensure value for
money obtained.

Opportunity to consult
with wide range of
stakeholders to ensure
delivery success.
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Risk of unlet 2 bed flats
following completion.

Ensure frequent
communication with
Housing allocations
colleagues during
development process.
Ensure unit mix reflects
need.
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Creation of new
affordable homes meeting
the council’s Good
Homes for All priority.

Community Support
Risk of lack of community
support.

Ensure high quality and
inclusive community
consultation is
undertaken prior to

Community consultation
at pre-planning stage will
engage residents and
seek feedback on

planning submission. proposals.
Timescales
Project delay. Robust project
management techniques
will be employed to
minimise project delays.
Project capacity
Limited council resources. | Use external Provides opportunity to

professionals and
resources as required.

widen knowledge base
and provide objectivity.

Local Government
Reorganisation

Full Business Case will
be presented to shadow
authority who may have
different corporate
priorities.

Keep shadow authority
updated on project
progress.

Opportunity to utilise
strong project governance
in early stages to ensure
smooth transition to local
government
reorganisation.

Other

11 SUPPORTING INFORMATION

11.1 Background

11.2 St. Peter’s Car Park is an existing public car park of 0.459ha owned by the
council which is located between various residential dwellings on North Walls
and St. Bede’s Primary School. The site is well served by local amenities and
is in walking distance to several public open spaces, including North Walls
Recreation ground as well as public transport facilities.

11.3 The site is currently a surface car park providing 165 spaces. It is one of the
10 central car parks, currently offering around 1,500 spaces in total, which
offer the most convenient parking at the highest price.
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11.4 The site was originally purchased by the council for the construction of
council housing; however, it was initially used as a car park while the Brooks
Centre was under construction and has remained as a temporary car park
ever since.

11.5 The council recently confirmed that the Cattle Market car park would remain
in use until the northern park and ride had been delivered, ensuring car
parking provision for visitors on the northern side of the city.

11.6 The site is allocated in the Adopted Local Plan 2020-2040 for
redevelopment for 30 dwellings (Policy W3).

11.7 The site provides an opportunity for the council to deliver new, energy
efficient affordable homes in a sustainable city centre location.

11.8 Proposal

11.9 In June 2026, Architecture PLB were commissioned to refresh their previous
capacity studies of the site. They produced a proposed scheme comprising
40 1 and 2 bed flats and 4 3-bed houses. This is consistent with housing
need in the district, as shown in the table below:

Housing Need: Number of Households registered on HHC by Bedroom
Need in Winchester District (April 2026)

1 bed need 1,117

2 bed need 304

3 bed need 196

4 bed need 81

TOTAL 1,698

(Hampshire Home Choice Annual Report 2026)

11.10 Calford Seaden were then commissioned to produce a cost estimate for
the proposed scheme.

11.11 Development proposals for the site aim to exceed the numbers in the site
allocation thus optimising development potential to meet the high demand for
affordable homes in the city centre, whilst still responding to the planning
policy requirements of the Local Plan.

11.12 Design proposals will respond to the Winchester Movement Strategy and
the Local Cycling and Walking Infrastructure Plan (LCWIP) to create a
permeable space to maximise opportunities for sustainable modes of travel.
Proposals aim to restrict parking to two or three car share vehicles, plus
private parking for accommodation designed for persons with restricted
mobility. The limited parking provision will respond to the Local Plan
requirements and reduce car use in this sustainable city centre location.
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11.13 The scheme design will also enable the delivery of the aspirational “west —
east corridor” from the station and Marston Gate area to the Winchester
School of Art.

11.14 A portion of the site falls within the Winchester Conservation Area and
proposals for the whole site will include a high standard of architectural
design and use quality materials consistent with development requirements in
the Conservation Area.

11.15 Site investigation surveys

11.16 Further ground and site investigation work is required prior to a planning
application submission to determine site and development constraints. This
includes ecology, tree, archaeological and contamination surveys.

11.17 The site has high groundwater levels so design proposals will ensure that
groundwater flows towards the river, and a flood risk assessment will be
undertaken as part of the design process.

11.18 Planning submission

11.19 Once planning consent is granted, a build contractor will be sought for the
scheme via a competitive tender process. Once the final tender price is
evaluated it will be brought to Cabinet as a Final Business Case, at which
point Members can agree whether or not to proceed with the development
proposals.

12 OTHER OPTIONS CONSIDERED AND REJECTED

None

13 BACKGROUND DOCUMENTS: -

Adopted Local Plan Local-2020-2040

Previous Committee Reports: -

None

Other Background Documents: -

None

14 APPENDICES:

Exempt Appendix 1:

Professional Fees Breakdown
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Agenda Iltem 6a

By virtue of paragraph(s) 3 of Part 1 of Schedule 12A
of the Local Government Act 1972.

Document is Restricted
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Agenda Item 7

SCRUTINY COMMITTEE

REPORT TITLE: CENTRAL WINCHESTER REGENERATION — UPDATED
BUSINESS CASE

19 AUGUST 2026

REPORT OF CABINET MEMBER: CLLR MARTIN TOD, LEADER AND
CABINET MEMBER FOR REGENERATION

CONTACT OFFICER: KEN BAIKIE & EMMA TAYLOR: EMAIL
ETAYLOR@WINCHESTER.GOV.UK

WARD(S): ALL WARDS

RECOMMENDATION:

It is recommended that Scrutiny Committee comment on the proposals within
the attached cabinet report, ref CAB3570 which is to be considered by Cabinet
at its meeting on 25 August 2026.
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CAB3570
CABINET

REPORT TITLE: CENTRAL WINCHESTER REGENERATION — UPDATED
BUSINESS CASE

25 AUGUST 2026

REPORT OF CABINET MEMBER: Clir Martin Tod, Leader and Cabinet Member for
Regeneration

Contact Officer: Ken Baikie & Emma Taylor Tel No: Email
etaylor@winchester.gov.uk

WARD(S): ALL WARDS

PURPOSE

Central Winchester Regeneration (CWR) is a once in a lifetime opportunity to
transform the centre of our historic city via a comprehensive regeneration scheme.
Bringing homes for local families, providing jobs for local people, making a visit to
this heritage city one which will be remembered.

In March 2023 the Council appointed Partnerships & Places LLP (known locally as
Jigsaw) as their development partner. This included the Development Partner
Business Case (CAB3371) for the appointment of Jigsaw.

Jigsaw has progressed their planning application to the stage that they now wish to
seek approval from the Council as landowner to submit a planning application for the
following:

e 232 homes 17,885 sqm NIA

e 3,619 sgm of commercial floorspace

e 6,600 sgm of new public squares, streets and routes
e 1,275 sgm of children’s play space

e Creation of a new Woolstapler’s Square and opening up of the Abbey Mill
Stream as a significant public realm feature

e Retention and reuse of Kings Walk and the Antiques Market

e 64 new trees, net increase of 700% compared to existing provision
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e Largely car-free development

e 587 cycle parking spaces proposed

e Net-zero operational carbon on site targeted

e Fabric-first design with air source heat pumps and photovoltaic panels
e BREEAM Excellent targeted for new non-residential floorspace

e New public spaces in Middle Brook St and on the western part of the existing
bus station

This paper now brings forward an update on the business case, primarily focusing on
the Financial Case arising from the proposed scheme, since the procurement of
Jigsaw did not seek a scheme to be developed as part of that process. We have also
taken the opportunity to update the other elements of the Business Case and
evaluating the objectives set by Cabinet in late 2021 against the Jigsaw proposals
using the 5 core dimensions of the Treasury framework for developing business
cases: namely.

e The Strategic Case-the case for change

e The Economic Case-value for money

e The Commercial Case-procurement and market
e The Financial Case-affordability

e The Management Case-deliverability

This report outlines the current position, explains the changes since the Outline and
Development Partner Business Case were considered in November 2021, and
March 2023 respectively. It seeks the Council's approval, in its capacity as
landowner, for Jigsaw to submit a planning application.

The paper also recommends that as part of providing the best bus infrastructure
possible, the Council should seek to accept a surrender of the lease to M&S for the
car park in Tanner St, including the use of Compulsory Purchase powers if
negotiation isn’t successful.

RECOMMENDATIONS:

1. That Cabinet notes the updated Business Case as presented in Appendix A
and Exempt Appendix B.

2. That Cabinet approves the submission, by Partnership and Places LLP, of the
planning application as outlined in Appendix D to the Local Planning Authority.

3. That Cabinet approves a capital budget and expenditure of up to £450,000,
funded by prudential borrowing, to agree the surrender of the lease of the
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M&S car park in order to enable the proposed bus infrastructure to be
provided.

That Cabinet authorises the Strategic Director with responsibility for the
Central Winchester Regeneration project to negotiate the surrender of the
lease of the M&S car park in Tanner Street.

That, should negotiations for the surrender of the lease of the M&S car park
on Tanner Street prove unsuccessful, Cabinet resolves to exercise
compulsory purchase powers to facilitate its acquisition and authorises the
Strategic Director with responsibility for the Central Winchester Regeneration
project to undertake all necessary investigations and preparatory work
required for the making of a Compulsory Purchase Order.

That Cabinet authorises the Strategic Director with responsibility for the
Central Winchester Regeneration project, in liaison with the S151 officer, to
continue to negotiate with Jigsaw on the commercial terms within the
Development Agreement to reflect the Council's investment in the project.

Page 35




CAB3570

IMPLICATIONS:

1

1.1

1.2

1.3

1.4

1.5

COUNCIL PLAN OUTCOME

Creating places for people and communities to live, work and thrive is of
paramount importance to the Council. To bring forward the best possible
development that respects the past and brings opportunity for the future, the
Council has appointed Jigsaw, a Development Partner that shares the same
vision and ambition to deliver vibrant new mixed-use development that will be
creative and innovative.

Greener Faster

The Council has declared a Climate Emergency and addressed the climate
crisis and reaching carbon neutrality is the Council’s overarching priority.

Thriving Places

The Council is driving sustainable growth through its Green Economic
Development Strategy, which sets out opportunities to build a nationally
significant cluster in creativity, design, heritage, and nature-based
professional services, while also strengthening a large-scale network of
creative industries.

Healthy Communities

The Council’s ambition is for all residents to live healthy and fulfilling lives, feel
safe and secure in their neighbourhoods, and enjoy the recreational and
cultural opportunities the district has to offer. To achieve this, the Council is
committed to investing in public spaces and working closely with partners to
foster a sense of pride in place among residents.

Good Homes for All

Housing in the Winchester district is expensive and finding suitable
accommodation which is affordable is a challenge for our young people and
families.

Efficient and Effective

The CWR Programme is being managed in line with the Council’s project
management framework. This includes maintaining, reviewing, and updating
the programme risk register and ensuring that appropriate mitigation
measures are implemented.

Quarterly highlight reports are submitted to the Council’s Project and Capital

Programme Board for review. A summary of progress is also included in the

quarterly performance report, which is considered by the Scrutiny Committee
before being presented to Cabinet.
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Listening and Learning

The Council is committed to ensuring that everyone in the district, regardless
of their background, income, or life circumstances, has the opportunity to
make their voice heard, and that these views are carefully considered and
acted upon.

Public views have informed the adoption of the Central Winchester
Regeneration Supplementary Planning Document (SPD), as well as the
subsequent development proposals. Ongoing engagement will continue to
help shape the regeneration of central Winchester as the programme
progresses.

FINANCIAL IMPLICATIONS

The Council entered into the Development Agreement (DA) in April 2024,
having had the financial implications set out in the report approving the
appointment of Jigsaw (CAB3371). In considering whether to agree to the
submission of the planning application to the Local Planning Authority, the
Council must have regard to its fiduciary duty to act in the best interests of the
district's council taxpayers and in its role as custodian of the Council’s assets.

It is important to note that the Council’s primary driver in progressing the CWR
project is not financial return. Rather, it is focused on delivering the wider
social, economic and environmental benefits that the regeneration of the area
will bring to the city and the wider district. These benefits were identified and
set out in the Outline Business Case, which was approved by Cabinet in
December 2021 and by Full Council in January 2022.

However, the regeneration of central Winchester must be affordable and
financially sustainable for the Council. The wider macroeconomic environment
has remained challenging since 2021, and these challenges have intensified
since the appointment of Jigsaw. To inform decision-making, the Council has
commissioned an updated business case to build upon the work undertaken
through the Strategic Business Case, Outline Business Case and the
Developers Business Case that was produced at the time Cabinet decided to
appoint Jigsaw. At that point the Financial Case was limited because there
was no scheme to assess. It is therefore appropriate to consider the Financial
Case now there is a proposed scheme that Jigsaw are intending to submit.
The updated business case is contained in Appendix A and Exempt Appendix
B. It reviews the proposed scheme against the original project objectives and
considers the macroeconomic factors affecting development across the
country. The updated business case also assesses the financial viability and
deliverability of the proposed scheme in the context of current market
conditions and the Council’s strategic objectives.

The Council has been aware from the outset, following the submission of
Jigsaw’s initial financial model (reported in CAB3484), that the regeneration of
central Winchester would be financially challenging. This is due both to the
SPD agreed in 2018 and the objectives established for the scheme in 2021.
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All developments have to contend with wider economic factors, including
sustained increases in construction costs that have significantly outpaced
growth in residential and commercial values. The updated business case sets
out these challenges in detail and considers their impact on the viability and
deliverability of the proposed development.

2.5 The current financial model does not generate a residual land value for the
Council, which differs from the position presented at the time of the Outline
Business Case (OBC) approval. As outlined in the Exempt Appendix B - there
are a number of reasons for this. The DA includes a review mechanism
specifically designed to address changes in the financial viability of the
scheme, and this mechanism has been utilised to explore opportunities to
improve viability. These measures have included, as a last resort, reviewing
the level of profit to which Jigsaw is entitled under the agreement. Exempt
Appendix B provides further detail on this matter.

2.6  The Council currently receives net income of around £650,000 per annum
from the assets located within the red line boundary of the DA. During the
latter stages of the procurement process, shortlisted bidders were asked to
identify options for replacing this income stream as part of the regeneration
proposals. The OBC identified that replacement income could be generated
through the conversion of any residual land value into the acquisition of an
income-producing asset. However, as the current financial model does not
generate a residual land value for the Council, there is no opportunity to
create a replacement income stream through this mechanism. The updated
business case assesses the implications of the loss of this income and the
absence of replacement income on the Council’s overall financial position.
The majority of the lost income has already been factored into the council’s
budgets and the fact there is no opportunity to create a replacement income is
considered affordable to the council in the context of its overall MTFS. The
loss of income is gradual and is influenced by the phasing of works. The
estimated timing of income loss is illustrated in the table below (expressed in
today’s terms).

28/29 29/30 30/31 Ongoing

Loss of Income £000 61 104 610 656 656

2.7 ltis important to note that the viability assessment reflects the position at the
current point in time and is based on the information and assumptions
available when the updated business case was prepared. The actual Land
Value Thresholds, as defined in the DA, cannot be agreed with Jigsaw at
precisely this point. The main reason for this is that negotiations are ongoing
on a number of commercial matters with Jigsaw. Those negotiations will have
an impact on the Land Value Thresholds, but the aim is to conclude those
issues prior to submission of the planning application in October. As a result,
the financial position may change between now and land drawdown in
response to market conditions, development values, construction costs, and
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other economic factors. The assessment presented in the updated business
case should therefore be regarded as a snapshot of viability at this stage of
the project.

This updated business case reflects the latest proposed scheme and does not
include the recently acquired former St Clement's Surgery site or the
proposed acquisition of the M&S Car Park.

Bus infrastructure — purchase of M&S car park

In order to provide the proposed bus infrastructure, it is necessary to
purchase the existing M&S car park within the central Winchester area as
detailed in paragraphs 11.38 to 11.41. The total cost including Stamp Duty
Land Tax and fees is estimated at up to £450,000. The estimated cost of
borrowing to finance this expenditure is £30,000 per annum for 50 years
made up of Minimum Revenue Provision (equivalent to principal repayment)
and interest. M&S have agreed to a joint valuation of the site, which is
currently being finalised.

Overage risk

When the council purchased the former Friarsgate Medical Centre (FGMC) in
2018, it entered into a Deed of Overage with the vendor dated 13 December
2018 with the planning overage period being 15 years from that date
(CAB3045 refers).

The overage is calculated as £50 per square foot, indexed to RPI, of
development on the former FGMC site in excess of 30,741 square feet of net
internal area (NIA). The overage trigger event is defined as the
“implementation of the planning permission” and it is on this date that the
overage is calculated. The payment is considered consideration for purchase
of the property by HMRC and so stamp duty land tax at 5% is also payable.

In the current plans it is proposed that development on this part of the site will
amount to a total of 36,102 square feet NIA. If the overage were triggered
today, this would lead to a charge of around £390,000 plus SDLT. The work
on this element is not expected until the towards the end of the CWR
development and so it is not anticipated that the overage will be triggered for
several years if at all. Whilst it is not possible to know exactly what the liability
will be when, and, if it is triggered, a reasonable estimate (based on historic
RPI) indicates an amount of up to £500,000 plus SDLT of £25,000 may be
required. If the ultimate development on this part of the site is less than
proposed the overage payable would be less, or, if the trigger event occurred
after 13 December 2033, this overage would not be payable at all. The actual
amount payable will also depend on future RPI.

Jigsaw are under a “reasonable endeavours” clause in the Development
Agreement not to trigger the overage clause and the floorspace figure that
Jigsaw have designed to may be seen as a maximum amount of floorspace
but is still subject to consideration of the planning application by the Local
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Planning Authority. Therefore at this point in time there is considerable
uncertainty about whether or not the overage clause will be triggered.

LEGAL AND PROCUREMENT IMPLICATIONS

In June 2021, the Strategic Outline Business Case was approved (CAB3033),
confirming both the strategic direction and the preferred approach of
delivering the scheme through a development partner. This was followed in
December 2021 by the Outline Business Case (CAB3322), which set out the
proposed procurement process and established the key objectives and
commercial principles underpinning the scheme.

The Development Agreement (DA) was signed in April 2024 and the first
milestone set out in the DA was approval of the Development Delivery Plan
(DDP), which took place in March 2025 (CAB3484). Following GKRL’s exit
from the Partnerships & Places Consortium in late 2025, Cabinet approved
the Change in Consortium Composition in January 2026 (CAB3536).

The Council entered into the Development Agreement with Jigsaw on 22nd
April 2024, and this document governs the relationship between the Council
and Jigsaw.

Under the DA, Jigsaw have to submit a planning application by March 2027 at
the latest otherwise they are in default of the DA. It is Jigsaw’s intention to
submit the planning application in the late autumn once the Council, as
landowner, has considered the contents of the planning application via this
report.

The DA also set out a mechanism for how the two parties should govern the
process following the signing of the DA. A Joint Board was to be established
with 8 members — 4 each from Jigsaw and the Council. The Council’s
representatives were the Leader, Deputy Leader, Chief Executive and the
Strategic Director with responsibility for CWR. Given the iterative nature of the
process to reach a planning application, the Board was established to provide
guidance on emerging issues, receive quarterly updates on the Development
Delivery Plan and Financial Model and to make decisions jointly on moving
the project forward.

In considering the proposed planning application and updated business case
the Council must act reasonably and in accordance with the Development
Agreement (DA). Following 18 months of design development and regular
review through the CWR Joint Board, it would be difficult to justify refusing
approval for submission of the planning application. Such a decision could
lead Jigsaw to claim that the Council is in default of the DA, potentially
exposing the Council to liability for costs incurred by Jigsaw since the DA was
signed.

It is important to distinguish between the Council's role as a party to the
Development Agreement and its separate role as Local Planning Authority.
These functions are exercised for different purposes and under separate
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statutory responsibilities. Accordingly, approval of these recommendations by
Cabinet would not prejudice or restrict the Local Planning Authority's ability to
independently assess and determine any planning application submitted by
Jigsaw.

WORKFORCE IMPLICATIONS

There will be an ongoing Council resource requirement through the life of the
Development Agreement. The resource requirement will vary depending on
the stage of development and will be reviewed at regular intervals but remains
the same as reported in CAB3371.

PROPERTY AND ASSET IMPLICATIONS

Under the DA, the Council is required to provide Jigsaw with vacant
possession of the development site. Existing leases within Kings Walk and
Middle Brook Street can be terminated, subject to the required notice periods.
Before requesting a building licence, Jigsaw must satisfy the 17 conditions
precedent set out in the DA.

Phase 1 of the scheme, comprising Kings Walk, properties on Middle Brook
Street and the former Friarsgate car park, is expected to require vacant
possession from late 2027.

Failure to provide vacant possession in accordance with the DA could place
the Council in default of its contractual obligations. Discussions with the
Council’s existing tenants in this location continue with Jigsaw in attendance.

CONSULTATION AND COMMUNICATION

Throughout the design development of the scheme, Jigsaw has undertaken
an extensive programme of engagement with local residents, businesses,
stakeholders and community groups. This has included public consultation
events, stakeholder workshops, meetings with key organisations and targeted
engagement activities both within the city and across the wider district. An
Engagement Report was also prepared as part of the DDP process and was
considered by Scrutiny and Cabinet when approving the DDP in March 2025
(CAB3484). Since approval of the DDP, a further 10 engagement events have
been undertaken. These events took place on:

e 26 January 2026 — Public drop-in event, Winchester

e 27 January 2026 — Public drop-in event, Winchester

e 2 February 2026 — Public drop-in event, Winchester

e 8 June 2026 — Stakeholder invitation event, Winchester

e 9 June 2026 — Public drop-in event, Winchester

e 10 June 2026 — Public drop-in event, Winchester

e 11 June 2026 — Public drop-in event, Winchester
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e 16 June 2026 — District engagement event, Colden Common
e 17 June 2026 — District engagement event, New Alresford

e 18 June 2026 — District engagement event, Kings Worthy

The engagement programme has sought to ensure that stakeholders are
informed of the proposals and have opportunities to provide feedback
throughout the development of the scheme. Engagement has included
discussions with residents, local businesses, community organisations,
statutory bodies and public sector partners.

Feedback received through the process has informed the development of the
updated business case and the refinement of the scheme proposals. Key
themes raised during engagement included public realm, transport impacts,
sustainability, community benefits and these considerations have been
reflected in the final proposals where appropriate.

Ongoing communication and stakeholder consultation will continue throughout
the consideration of the planning application by the Local Planning Authority
and during the delivery phase of the project to ensure that interested parties
remain informed of progress and any potential impacts arising from
implementation.

ENVIRONMENTAL CONSIDERATIONS

A key factor in Jigsaw's appointment as development partner was Igloo
Regeneration's strong track record and commitment to sustainability. Igloo is
a certified B Corporation, recognised for meeting high standards of social and
environmental performance, accountability and transparency. To measure
and manage the impact of its developments, Igloo applies its Footprint®
methodology, which focuses on delivering positive outcomes across three
core objectives:

e People — Promoting community wellbeing and social value.

e Place — Creating exemplary neighbourhoods that are inclusive,
attractive and well connected.

¢ Planet — Ensuring climate-positive development and environmental
sustainability.

This approach aligns closely with the Council's ambitions for the Central
Winchester Regeneration scheme and has informed the design and
development of the proposals brought forward by Jigsaw.

Igloo Regeneration's Footprint® methodology is embedded throughout the
delivery of its projects and is structured around six key themes that guide
design, development and long-term stewardship:

e Wellbeing — Enhancing quality of life and supporting healthy lifestyles.
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e Community — Building social capital, fostering inclusion and
strengthening community connections.

e Place — Creating healthy, attractive and sustainable neighbourhoods
where people want to live, work and visit.

e Nature — Supporting biodiversity and bringing nature back into urban
environments.

e Climate — Delivering planet-positive places through reduced carbon
emissions and climate resilience.

e Circular — Conserving finite resources by promoting reuse, minimising
waste and supporting circular economy principles.

These themes provide a framework for assessing and maximising the social,
environmental and economic benefits of the Central Winchester Regeneration
scheme.

Through the Central Winchester Regeneration proposals, Jigsaw seeks to
create a highly sustainable development that delivers a number of significant
sustainability benefits, including:

e Delivery of new homes designed to achieve an EPC A rating,
supporting reduced energy consumption and lower household energy
costs.

e Targeting BREEAM Excellent rating for new commercial property.

e Opening up the existing culvert beneath the bus station, creating a new
waterway that will contribute to flood mitigation, enhance biodiversity
and deliver wider ecological benefits.

e Alargely car-free development, prioritising walking, cycling and public
transport while reducing vehicle movements and associated carbon
emissions.

e Enhanced public realm and green infrastructure, helping to create a
healthier and more attractive environment for residents and visitors.

¢ Measures to support climate resilience, biodiversity net gain and
sustainable resource use throughout the development.

The proposals seek to deliver positive social, environmental and economic
outcomes in line with both Igloo Regeneration's sustainability principles and
the Council's wider objectives.

PUBLIC SECTOR EQUALITY DUTY

The Council has a statutory duty under section 149 of the Equalities Act 2010
that requires all public bodies to consider the needs of all individuals in their
day-to-day work in shaping policy; delivering services; and in relation to their
own employees. The Public Sector Equality Duty (PSED) is a duty on public
bodies and others carrying out public functions. An updated Equalities Impact
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Assessment has been prepared alongside this paper and is attached at

Appendix C.

9 DATA PROTECTION IMPACT ASSESSMENT

Due regard has been given to the Council’s obligations under the Data

Protection Act 2018 and General Data Protection Regulation (GDPR) 2018, it
is considered that a Data Processing Impact Assessment (DPIA) is not
required for this report.

9.2

Any data collected has been and will be held in accordance with the Data

Protection Act 2018 and General Data Protection Regulations 2018.

9.3

consultations and engagements.

10 RISK MANAGEMENT

This will be applied to any data collected as a result of any future events,

Risk

Mitigation

Opportunities

Property

Failure to secure the M&S
car park could restrict
delivery of the preferred
scheme and bus
infrastructure
improvements.

Negotiate surrender of
the lease and prepare for
compulsory purchase if
required.

Acquisition would enable
enhanced bus facilities
and greater flexibility in
the scheme design.

Legal

Legal challenge could
arise in relation to the
planning application,
amendments to the
Development Agreement
(if required), land
acquisition, or the use of
compulsory purchase
powers.

Obtain advice from
internal and external legal
advisers and ensure
compliance with statutory
requirements and the
Council's governance
procedures.

A legally robust process
will provide greater
certainty for delivery of
the scheme and
confidence for
stakeholders and
investors.

Financial Exposure
Construction inflation,
market conditions,
abnormal development
costs, or changes in
projected revenues could

Detailed financial
modelling has informed
the updated business
case. Commercial terms
within the Development

Successful delivery of the
scheme could generate
long-term economic,
transport, and
regeneration benefits for

Page 44




CAB3570

Risk

Mitigation

Opportunities

affect the viability of the
scheme.

Agreement will be
reviewed to reflect the
Council's additional
acquisitions. Cost and
viability assumptions will
continue to be monitored
through project
governance
arrangements.

Winchester and enhance
the value of Council-
owned assets.

Exposure to challenge
Potential for someone to
challenge the decision.

Take advice from the
Council's external lawyers
and follow a governance
process that is
transparent and
comprehensive.

A transparent and robust
decision-making process
will increase confidence
amongst stakeholders
and reduce uncertainty
during project delivery.

Reputation

Failure to progress the
regeneration scheme,
significant delays, or
additional costs could
adversely affect the
Council's reputation. The
project may also attract
criticism from some
stakeholders.

Maintain clear
communication regarding
the rationale for
decisions, project
benefits, costs, and risks.
Continue engagement
with stakeholders and the
local community.

Successful delivery of the
scheme would
demonstrate the Council's
commitment to delivering
regeneration, improving
public transport
infrastructure, and
supporting the vitality of
Winchester city centre.

Community Support
Whilst there is broad
support for regeneration
of the area, some aspects
of the proposals may
attract objection through
the planning process.

Any proposals for
development would be
expected to be in line with
the SPD and would be
subject to statutory
consultation through the
planning process.

Wide support exists for
the regeneration of the
central Winchester area.
Delivery of the scheme
would help realise the
vision and objectives of
the SPD.

Project capacity

The Regeneration Team
is involved in a significant
number of major
initiatives, creating
potential resource and
capacity pressures.

This risk can be mitigated
by utilising temporary
secondments or interim
staff should this prove
necessary. The Jigsaw
consultant team can also

The project provides an
opportunity to utilise
specialist expertise and
strengthen collaborative
working between the
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Risk

Mitigation

Opportunities

provide expertise and
additional resource.

Council and its
development partners.

Local Government
Reorganisation

Local Government
Reorganisation may
affect future decision-
making arrangements
and the ability to approve
amendments to project
documentation following
implementation of any
Structural Change Order.

Progress key decisions
as quickly as practicable
and take ongoing legal
advice regarding
governance requirements
arising from
reorganisation proposals.

The delivery of a
regeneration scheme on
this site has been a
longstanding priority for
the Council. Progressing
the project now provides
greater certainty before
any future governance
changes are
implemented.

11 SUPPORTING INFORMATION

The Council has been progressing the Central Winchester Regeneration

programme for several years, including the adoption of the SPD in 2018 and
approval of the OBC in 2021 and a Development Partner Business Case for
the appointment of Jigsaw as the Council’s development partner. Since their
appointment in 2023, Jigsaw has undertaken extensive design development
work to refine its proposals for the site. The scheme proposed for submission
to the Local Planning Authority is set out in Appendix D and includes the
overall masterplan, detailed floorplans, elevations and computer-generated
images (CGils) of the proposed development. The proposals also include a
strategy for the delivery of new and improved bus infrastructure, enabling the
existing bus station site to be redeveloped while maintaining bus service
provision throughout the delivery of the scheme and these are set out in

Appendix F.

The Planning Application

11.2

The planning application is set out in Appendix D and summarised in the

Purpose section of the report. Briefly, the proposals are for 17,885 sqm of
residential accommodation, delivering 232 homes of a range of sizes. Kings
Walk is retained and refurbished to provide improved commercial spaces on
the ground and mezzanine floors, with two floors of residential
accommodation above, creating a distinctive offer that complements the new-
build elements of the scheme. Coitbury House is also proposed to be retained
for commercial purposes. Both these buildings were assumed to be
demolished in the OBC.
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Phase 1 comprises the land bordered by Middle Brook Street, Friarsgate,
Tanner Street and Silver Hill. Phase 2 is the remainder of the site comprising
the bus station, Coitbury House and the former Friarsgate Medical Centre
site, which has been demolished. A later phase will include the recently
acquired St Clemence Surgery.

The proposals deliver significant new public realm, including a new public
space off Middle Brook Street in Phase 1 and Woolstaplers Square in Phase
2. The application also demonstrates how new bus infrastructure, including
bus stops and stands, can be accommodated within the city centre highway
network, enabling bus services to continue operating throughout the district.

Updated Business Case

The Council reserved the right as landowner to approve the contents and
submission of the planning application to the Local Planning Authority. To
assist in consideration of this important stage, the Council is using the same
Treasury five Case model that was used in the procurement of Jigsaw to
assess the proposed planning application against its objectives set in
December 2021(CAB3322). There was little financial information or economic
benefit identified at the point when Jigsaw was appointed due to the nature of
that procurement exercise and therefore this updated business case provides
that detail.

The updated business case is contained in the Appendix A and Exempt
Appendix B. The following sections take each of the five cases and
summarises each one and any changes that have occurred since 2021.

a) The purpose of the updated business case is to review progress of the
scheme since the OBC.

b) Assess whether or not the updated business case still meets the
objectives set at OBC stage and if not explain why.

c) Provide the Council with an assurance process that allows it to
determine, whether, as landowner, it is appropriate for the planning
application to be submitted to the Local Planning Authority.

Strategic Case

The Strategic Case of the updated business case considers that the
proposals developed by Jigsaw will deliver a comprehensive regeneration of
this key city centre site, creating a mixed-use, pedestrian-friendly quarter that
is distinctly Winchester in character. The scheme will provide new homes,
commercial space, cultural and heritage opportunities, and high-quality public
realm, alongside the imaginative reuse and refurbishment of existing
buildings. While the proposals align with the majority of the Council's strategic
objectives, there are some areas where the original aspirations set out in the
OBC will not be fully achieved.

Page 47



11.8

11.9

11.10

11.11

11.12

CAB3570

The Council set out six investment objectives:
a) Work
b) Live
c) Play
d) Student experience
e) Overnight tourism
f) Sustainable development

The proposals are considered to meet the majority of these objectives.
However, two elements have changed since the OBC was approved. Firstly,
the scheme does not currently provide any affordable housing, reflecting
viability constraints identified through the development process. This position
will be independently tested as part of the planning application through a
viability assessment submitted to and reviewed by the Local Planning
Authority. The Council and Jigsaw have explored various options to make
some affordable provision within the scheme, including the Council directly
developing affordable housing but there is no subsidy available that could
make that work financially for the Housing Revenue Account. It remains an
aspiration for both the Council and Jigsaw, who will continue to explore how
some affordable housing can be provided, particularly if grant funding can be
brought into the scheme either to directly fund affordable housing or some
other form of external funding.

Secondly, the objective relating to overnight tourism is only partially met.
While the development scenario considered at OBC stage included a hotel,
and Jigsaw explored the potential for a boutique hotel within the scheme, this
was not found to be commercially viable. Nevertheless, the proposals will
support the wider visitor economy through the provision of new commercial,
cultural and public realm spaces, helping to increase the attractiveness of
Winchester as a destination for both day and overnight visitors.

Economic Case

The OBC included a Benefits Cost Ratio (BCR) of the socio-economic
benefits of the proposed CWR programme. This is used to summarise the
overall relationship between the relative costs and benefits of the CWR
programme. The OBC identified a BCR for All Economy of £2.68 as the Base
Case — indicating that for every £1 invested, £2.68 of economic and social
value would be created. The OBC concluded that the regeneration of CWR
will deliver significant economic benefits to the Winchester economy as well
as achieving the investment objectives set by the Council.

The updated business case has followed the same methodology as the OBC,
and the full analysis is set out in Section 4 of the updated business case in
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Appendix A. While changes to the scheme since 2021, particularly the
absence of affordable housing, have reduced the overall level of quantified
benefits, the updated appraisal continues to demonstrate a positive Benefit-
Cost Ratio of £2.12 for every £1 invested. The updated business case
therefore concludes that the scheme continues to provide positive economic
and social value and remains capable of delivering significant regeneration
benefits for Winchester and the wider district.

Commercial Case

The Commercial Case was a key component of the Outline Business Case
(OBC), which considered the procurement and delivery arrangements
required to support the preferred development option. These arrangements
were subsequently tested through a competitive procurement process,
culminating in the appointment of Jigsaw as the Council's development
partner in March 2023 (CAB3371).

It is worth noting that the following obligations were placed on the developer
by the Development Agreement:

e Satisfaction of the pre-conditions for draw down of land from the
Council

e Managing the design and planning process

e Viability

e Ensuring proper financial planning, management and accounting
¢ Identifying and pursuing funding

e Tendering and appointing contractors

e Pre-Let’s

e Regular monitoring and reporting through quarterly updates of the
Development Delivery Plan

Where a phase is not viable the DA provides a mechanism for the parties to
assess how best to achieve viability or to proceed with the development on a
different financial basis by agreement.

The Commercial Case, although having been thoroughly tested at the point at
which Jigsaw were appointed, is still relevant to see how the parameters put
in place have worked to keep a proposal on the table despite some very
challenging economic conditions. As the Financial Case below will
demonstrate, these commercial considerations and the flexibility to allow
different scenarios to happen have been instrumental in reaching this point. If
the DA had not been constructed in the way it was then a very different
outcome may have been in play given the wider economic impacts.
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Financial Case

The financial case explores the overall affordability of the proposals by
Jigsaw. There are two important matters to be clear on from the beginning.
The first is that the Jigsaw proposals are not comparative with the
assumptions that were made by the consultant team for the OBC. These vary
from the actual metrics used for build costs and values (which are never
static), buildings to be demolished, inclusion of a hotel, to phasing, to
archaeological costs and additional costs for sustainability issues. The second
point to note is that for the first time the Council is presented with a scheme,
which is viable for a developer to obtain funding in the market to build out.

The OBC forecast a £3.4m capital receipt to the Council from the
redevelopment of the CWR area. That was based on standard metrics on
costs and values together with some assumptions about development mix,
phasing and other issues highlighted in Para 11.16, all of which have
changed.

The updated business case in Appendix A explains the reason why there has
been such dramatic changes in the wider economy and how they have
impacted on the overall scheme finances, particularly construction costs. The
wider impact across the residential sector in Hampshire and the Southeast is
also apparent and the CWR project is not alone in having to face an economic
environment that has resulted in many developments becoming unviable. For
CWR, it is important to note that Jigsaw are still intent on taking forward the
scheme to planning, incurring significant costs.

It should also be remembered that this is the first time that a developer has
costed the impact of following the SPD across a number of the objectives.
The cost of achieving some of the issues required in the SPD and investment
objectives has been disproportionately impacted by the increases in build
costs, particularly “Winchesterness”, opening up culverts, public realm, which
do not directly contribute to income.

The second part of the affordability issue refers to the income that the Council
receives from the properties in Kings Walk, Middle Brook Street and the Bus
Station. The phasing adopted by Jigsaw would mean that the bulk of the
income would be lost in 2027, whereas the phasing approach in the OBC saw
that part of the site remaining for the longer term. This means that under the
current scenario Jigsaw will draw down land from the Council in late 2027 and
at that point the income currently received from the Middle Brook Street
properties and Kings Walk will cease. The impact of that is set out in the
updated business case Finance Section in Exempt Appendix B.

During the procurement process, bidders were asked to consider how the
Council's existing income streams could be replaced. The principal
mechanism identified was the reinvestment of any land value received by the
Council into alternative income-producing assets. Under the current financial
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model, however, no capital land receipt is projected and, having invested
significant resources into the design and promotion of the scheme, Jigsaw is
not proposing to transfer income-generating assets to the Council. The bus
station income will therefore remain the principal continuing income stream for
a longer period than originally anticipated.

The updated business case sets out the loss of income over time and the
impact on the Council’s finances.

The DA set profit levels for Jigsaw at for private housing and on commercial
assets. The DA also has two overage provisions built into the agreement:

¢ Planning — where an enhanced scheme is pursued and calculated
according to the DA.

e Revenue — based upon actual sales income received and calculated
according to the DA.

Commercial discussions are ongoing with Jigsaw about profit levels to reflect
the investment the Council is making to the overall project finances via CIL,
land acquisitions and also the move away from a significant objective of
providing for affordable housing due to viability reasons. These discussions
do not impact this paper at this time and if successful would be an
improvement on the current reported situation. If the conclusion of those
discussions requires an amendment to the DA, then Officers will consider the
means of achieving variations to the DA, including keeping Members
informed.

Management Case

This section of the updated business case considers the deliverability of the
project and how the Council will continue to fulfil its obligations under the DA.

The OBC considered the following elements under this section.
o Deliverability
o Programme and Project Management/Governance
o Risk Management Arrangements
o Project Funding

Each of these areas has been reviewed and updated to reflect the current
position of the project.

Deliverability

The first consideration under this section relates to the Council's ability to
provide Jigsaw with vacant possession of the relevant Council-owned assets.
Failure to do so would place the Council in default of the DA. Through close
working with the Council's Property Team, which manages the landlord and
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tenant relationships across the site, officers are confident that vacant
possession can be provided when required by Jigsaw. This has involved
extending some existing leases and varying notice periods where appropriate.
Jigsaw and the Council team have worked closely together throughout this
process to ensure tenants remain informed of the anticipated timescales.

The second consideration is planning. Jigsaw has engaged extensively with
the LPA through a Planning Performance Agreement. A number of meetings
have been held with the LPA and key statutory consultees, including the
Environment Agency, Historic England and Hampshire County Council, as
well as local stakeholder groups such as WINACC and the City of Winchester
Trust. The proposals have also been considered through two Design Review
Panels facilitated by Design Southeast, both of which provided positive
feedback. Notwithstanding this engagement, securing planning permission
remains a key risk, particularly in relation to the absence of affordable housing
within the current proposals.

The third consideration is viability, which is addressed in Table 5.1 of the
Financial exempt section of the updated business case. Despite the
challenging economic environment, the Council continues to have a
committed development partner that has invested significant resources in
progressing the scheme to this stage. Although profit margins have reduced
since the Outline Business Case was prepared, Jigsaw have indicated that
the scheme remains capable of attracting both equity and debt funding to
support its delivery.

Programme and Project Management Governance

The Council has continued to use the PRINCE2 methodology, with quarterly
reporting to the PAC Board and, where necessary, reports to Cabinet for
decision. The latter have included approval of Jigsaw's Development Delivery
Plan and the exit of GKRL, both of which were significant milestones
warranting Cabinet consideration.

The Council's core project team has comprised the Cabinet Member for
Regeneration, Strategic Director, Director of Regeneration, Head of
Programme and Project Managers. In addition, the team has been supported
by specialist officers, including the Corporate Head of Asset Management,
Section 151 Officer, Monitoring Officer, Corporate Head of Finance, and
Service Lead: Corporate Support (Procurement).

In addition, the Director of Regeneration established a monthly CWR
Corporate Heads of Service meeting. This forum provided greater visibility of
programme and project matters, enabling Corporate Heads of Service to
better understand progress, identify issues, and provide leadership and
support within their respective service areas where required.

Risk Management Arrangements
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The Council maintains an active risk management plan for the Central
Winchester Regeneration project, which is regularly reviewed and updated as
the project progresses. The updated business case considers the changes in
risks and mitigations since the OBC was approved.

The Council's principal risks arise from its obligations under the DA,
particularly the requirement to provide Jigsaw with vacant possession of the
relevant sites when required. As outlined in the Property Implications section,
this risk has been mitigated through proactive engagement with tenants and
amendments to lease arrangements, helping to ensure that land can be
transferred at the appropriate time and without encumbrance.

The key remaining risks relate to securing planning permission, maintaining
the overall viability of the scheme and managing the ongoing partnership with
Jigsaw through the governance arrangements established under the
Development Agreement. These risks continue to be actively monitored by
both parties through the project's governance and reporting processes.

Project Funding

The OBC identified a funding strategy based on a combination of private and
public sector investment. Under the DA, responsibility for securing private
funding rests with Jigsaw. A key consideration throughout the development
process has been whether the scheme is sufficiently viable to attract
investment. Jigsaw will be required to demonstrate that appropriate funding
arrangements are in place before drawing down land from the Council. Jigsaw
has been engaging with potential funders throughout the design and
development process and remains confident that a suitable funding package
can be secured when required.

Securing public sector funding has proven more challenging, as Winchester is
not eligible for several of the funding programmes that have supported similar
regeneration schemes elsewhere. Nevertheless, officers continue to engage
with Homes England and other public sector bodies to identify potential
funding opportunities that could support the delivery of the scheme and
improve its overall viability.

Updated Business Case Conclusion

The updated business case concludes that the case for regeneration remains
strong and that the proposals developed by Jigsaw largely meet the
objectives established by Cabinet in December 2021 and endorsed by Full
Council in January 2022. The absence of affordable housing reflects wider
economic conditions and the costs associated with delivering the Council's
aspirations through the SPD and procurement process. During the planning
application process, Jigsaw and the Council as landowner, will continue to
explore the means of providing some level of affordable housing. The updated
business case also concludes that the scheme generates a Benefit-Cost Ratio
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(BCR) of more than 2, meaning that for every £1 invested, more than £2 of
value is generated for the wider economy.

Bus Infrastructure

A critical component of the CWR project is the provision of replacement bus
infrastructure to enable the existing bus station to be vacated and
redeveloped. The Council commissioned a number of studies to assess how
this could best be achieved and the proposed on-street solution has been
reported in CAB3821, 3303 and 3322. The joint work with Hampshire County
Council also resulted in publication of a joint statement “Bus Travel in Central
Winchester” endorsing the on-street solution as an interim measure pending
implementation of the Winchester Movement Strategy.

This approach was incorporated into the DA and forms part of the Council's
obligation to provide vacant possession of the bus station site to Jigsaw. The
DA also places an obligation on Jigsaw to develop detailed bus infrastructure
proposals in consultation with bus operators, Hampshire County Council and
other stakeholders, including bus users. This work has now been completed

in terms of engineering solutions and is included within Appendix F and will be
submitted as part of the planning application. Further work remains to be done
on demonstrating the quality of the stops/stands as well as the experience for
the user and ongoing engagement with bus operators and Hampshire County
Council.

The updated business case recognises the challenging economic conditions
and their impact on scheme viability. Although Jigsaw is proposing to invest
more than £1.5m in bus infrastructure, it is clear that the quality of public
realm, the space requirements and the standard of bus stops and stands
originally envisaged by the Council cannot be delivered through Jigsaw's
investment alone. Whilst discussions continue with Hampshire County Council
regarding the potential use of Bus Service Improvement Plan (BSIP) funding,
no commitment has yet been secured.

In order to achieve the bus proposals, it is necessary to include land currently
leased to M&S as a car park. The land in question is shown in Appendix E
and the report seeks approval to negotiate with M&S to surrender their lease
to the Council as freeholder. Initial discussions have been had with M&S, who
have agreed to a joint instruction to value their lease. That indicates the
positive approach M&S have taken to these discussions. The land will not be
required by Jigsaw until approximately 2029 and the car park use will remain
until then. The Recommendation in relation to the use of CPO powers is
simply a procedural one to ensure that the Council cannot be held to ransom.

Commercial Considerations

The updated business case provides a clear justification for progressing the
project as described in this report. However, discussions with Jigsaw on a
number of commercial matters remain ongoing, particularly in relation to the
Review Mechanism contained within the DA and the inclusion of additional
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land; St Clements and the M&S car park if agreed. It would not be appropriate
to set out the details of these discussions in a public report, as the outcome
will depend on the conclusion of negotiations between the parties.

The matters currently under discussion have the potential to improve the
Council's financial position and therefore result in a more positive outcome for
the Council. In addition, the DA contains provisions relating to the introduction
of grant funding or other external funding sources into the project, allowing the
benefits of such funding to be shared appropriately between the parties.

OTHER OPTIONS CONSIDERED AND REJECTED

The only alternative option available to the Council is not to approve the
current proposals. Arguably, there is a case for this, as the viability of the
scheme does not currently allow for the provision of affordable housing, which
was one of the key objectives identified during the procurement process and
remains an important planning policy requirement. However, it is unlikely that
further analysis or amendments would result in a materially different scheme.
Instead, this would further delay the delivery of the regeneration proposals at
a time when many development schemes are being stalled by challenging
market conditions.

In considering the option of not approving the current proposals, Cabinet
should be mindful of the provisions of the DA and the obligations owed by
both the Council and Jigsaw to one another. As noted previously, both parties
are subject to a reasonable endeavour’s obligation, which underpins the
management of the relationship and the operation of the CWR Joint Board.

In addition, the DA contains provisions relating to default by either party. The
prospect of a no-fault scenario, whereby both parties simply withdraw from the
Development Agreement without significant financial consequences, is no
longer realistic. This is because both parties have worked collaboratively to
identify ways of improving the viability of the scheme. It could reasonably be
argued that having worked closely with Jigsaw to reach this stage and given
that Jigsaw has invested several million pounds in developing the proposals, it
would be unreasonable for the Council to withdraw its support.

If the Council were to pursue this course of action, it is likely that Jigsaw
would seek to recover its costs in accordance with the provisions of the DA.
This could result in a significant financial liability for the Council. As such, this
option is not recommended.
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1.Executive Summary

INTRODUCTION

1.1  This Updated Business Case (UBC) has been prepared to determine whether the Central
Winchester Regeneration (CWR) scheme continues to represent a deliverable and viable
proposition for the Council, and to support the report to Cabinet seeking approval to progress

to planning application stage under the existing Development Agreement (DA).

1.2 Since execution of the DA in 2024, the scheme has evolved. Genr8 Kajima Regeneration
Limited has exited the Partnerships and Places LLP joint venture, with PfP-Igloo assuming full
ownership and responsibility for delivery. Additionally, the Developer is no longer able to

commit to the delivery of affordable housing as a result of viability constraints.

1.3  This UBC assesses the implications of these changes across each of the Strategic, Economic,
Commercial, Financial and Management Cases, and concludes that, notwithstanding these
developments, the scheme continues to deliver significant public value and remains deliverable

for the Developer and affordable for the Council.
STRATEGIC CASE

1.4 The Strategic Case re-confirms whether the objectives established in previous business cases

VAN SSS, @ MHHHHEHHHHHE

remain current. It sets out how the scheme and the changes that have evolved since 2023 now
sit against those objectives. The case reviews the Council's vision for CWR as set out in the
SPD 2018 and Council Plan 2020-25, and provides the context to the most significant changes

since the previous business cases.

1.5 In October 2025, Genr8 Kajima Regeneration Limited exited the Partnerships and Places LLP
joint venture, with PfP-Igloo assuming 100% ownership and continuing delivery under the DA,
formalised through a Deed of Variation in early 2026. As a result of deteriorating scheme
viability, the Developer is no longer committing to deliver any affordable housing, a departure
from WCC's original core housing objective. However, the scheme continues to deliver a
significant residential component alongside flexible retail/commercial, community, and public

open space.

1.6  The regeneration of Central Winchester delivers WCC's strategic objectives, aiming to create a
vibrant, pedestrian-friendly mixed-use quarter that reflects "Winchesterness," with an
exceptional public realm and imaginative re-use of existing buildings. The scheme still delivers
a vibrant mixed-use quarter for Winchester, albeit without the affordable homes originally

included.
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ECONOMIC CASE

The Economic Case explores an updated cost-benefit analysis of the CWR scheme, undertaken
in line with HM Treasury Green Book guidance, to test whether the scheme continues to
represent value for money in its current form. Given the affordable housing shortfall is unlikely
to be met by the current scheme, the Economic Case also assesses whether an alternative

delivery option should now be considered instead of progressing under the existing DA.

The updated cost-benefit analysis considers the costs and benefits of the scheme over a 60-
year appraisal period, applying the Green Book social discount rate of 3.5% for the first 30
years and 3.0% thereafter, and adjusting base figures for optimism bias, deadweight,

displacement, leakage and multiplier effects specific to the Winchester economy.

The updated cost-benefit analysis produces a Net Present Social Value (NPSV) of £200.9m and
a Benefit Cost Ratio (BCR) of 2.12, indicating £2.12 of benefit for every £1 of cost. While this
compares unfavourably to the BCR of 2.68 at OBC stage, the reduction reflects viability

pressures affecting the scheme. Despite this, the scheme continues to deliver significant value.

Alternative options to proceeding under the existing DA which include Council self-
development, outright sale of the site, or a "do nothing for now" holding position were
assessed and found less favourable, given the abortive costs, delay, and loss of regeneration
benefit each would entail. The Economic Case concludes that, notwithstanding the loss of
affordable housing, the scheme continues to represent good value for money and justifies

progression.

COMMERCIAL CASE

1.11

1.12

1.13

The Commercial Case reviews whether the commercial positions and contractual terms agreed
at Development Partner Business Case (DPBC) stage, which are now reflected in the executed
DA, remain appropriate, and identifies any material changes since the Council entered into the
Agreement with the Developer in 2024. It does not, however, revisit the original decision to
select the Developer or the core principles of the DA, but instead confirms whether the deal as
struck continues to hold, and reviews how the joint governance arrangements established
under the DA have operated in practice.

The deal signed in 2024 still stands, with two adjustments; income replacement was never

binding, and the parent guarantee became a security deed.

The Commercial Case builds on the procurement and contractual framework established in the
DPBC and confirmed through execution of the DA with the Developer in 2024. It reviews the
commercial positions agreed at DPBC stage to confirm their continued appropriateness, noting
two material developments; WCC's ambition for replacement of lost income was not made a

binding Developer obligation (reflecting the viability challenges within the current market), and
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1.14

the intended Parent Company Guarantee security arrangement was replaced by a security
deed.

Governance of the DA has operated through a joint Project Board in which WCC and Developer
representatives are in equal number and meet monthly, and a working-level Project Team.

Both are expected to continue as the project moves from planning into implementation.

FINANCIAL CASE

MANAGEMENT CASE

1.15

1.16

1.17

The Management Case assesses whether appropriate governance, project management and
assurance arrangements are in place to support successful delivery of CWR as the project
moves from planning towards implementation. It reviews how the existing governance
structures established under the DA (joint Project Board and Project Team) have operated to
date, and sets out the Council's internal project management resource, risk management

arrangements and approach to benefits monitoring as the project progresses.

Governance, project management and assurance arrangements are established and operating,
centred on the joint Project Board, a supporting Project Team, and a dedicated WCC Head of
Regeneration and Project Managers reporting to the Director of Regeneration as Senior
Responsible Officer. A programme risk register is maintained and reviewed regularly, with
significant risks escalated to the Project Board, and change control is exercised in line with the

DA's review procedures.

The immediate focus is progressing design to enable submission of a hybrid planning
application, followed by continued collaborative working to satisfy remaining DA conditions and

achieve agreed long-stop dates for Phase A and Phase B.
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2. Introduction

INTRODUCTION AND PROJECT CONTEXT

2.1

2.2

2.3

2.4

Winchester is a cathedral city in Hampshire, England, and serves as the county town of
Hampshire, sitting on the River Itchen about 60 miles south-west of London and 14 miles from
Southampton. The wider local authority district (the City of Winchester) had a population of
around 127,400 as at the 2021 census. The district carries a notably young/working median

age profile relative to national figures, in part due to the presence of two universities.

Winchester is characterised as one of the more affluent and historically desirable areas in
England, with house prices and average earnings well above the national average. Winchester's
economic and visitor identity is built substantially on its heritage, most prominently Winchester

Cathedral alongside its status as a historic former Anglo-Saxon capital.

The transformation of the Central Winchester Regeneration (CWR) site is of strategic
importance to Winchester City Council (WCC or the Council) and the people of Winchester. It is
an opportunity to transform the centre to suit the needs of the local people whilst maintaining

the unique historic feel of the city.

The vision for the area is for a mixed-use, pedestrian friendly quarter that reflects the
distinctive character of Winchester City Centre, supports a vibrant retail and cultural / heritage
offer which is set within an exceptional public realm and incorporates the imaginative re-use of

existing buildings.

PURPOSE OF THE BUSINESS CASE

2.5

2.6

31tenconsulting.co.uk Page 62

This Updated Business Case (UBC) presents the procured deal for CWR and reflects the work

undertaken since the Council entered into contract with the Developer.

The Council has commissioned external support from 31ten Consulting (31ten) to prepare this
UBC, based on a proportional approach to the HM (His Majesty’s) Treasury Green Book Five
Case Model that will support the Council’s decision-making process. The structure of the

business case will include key information under each of the following sections:

e The Strategic Case - re-confirms that the strategic objectives for CWR remain current
and assesses how the evolved scheme sits against them.

e The Economic Case - updates the cost-benefit analysis and confirms whether
continuing under the existing DA remains the best option for delivering value for money.

¢ The Commercial Case - reviews the updated key commercial positions established in
the DPBC to confirm whether they remain appropriate and explores any material changes

since execution of the DA.



e The Financial Case - explores the affordability of the procured deal based on the
emerging Financial Model and the protections available to the Council.

¢ The Management Case - identifies the governance, project management and risk
arrangements in place to support successful delivery.
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3.Strategic Case

INTRODUCTION

3.1 The purpose of the Strategic Case is to re-confirm WCC's rationale for intervention and

demonstrate how CWR will address existing challenges, while supporting the wider objectives

of the Council.

3.2 The Strategic Case captures the Council’s goals relevant to this project, and it therefore forms

the context for the remainder of the Business Case.

3.3 The UBC is stage 4 of the Council’s business case schedule, the below table shows where this

sits:

Table 3.1: Business Case Development Process for CWR

Stage

Stage
Outcome

Stage
Activities

Five Case
Model
Completeness
Expectations

Gateway
Review

Stage 1 Stage 2 Stage 3 Stage 4
Strategic Outline Business Case | Development Updated
Outline Case Partner Business | Business Case
Case
Scoping the Defining the proposal | Procuring the Approval of the
scheme and delivery solution Scheme (prior to
Making the case | parameters Contracting for the submission
for change Determine potential the deal of the planning
Explore the value for money (VfM) | Ensuring application), in
preferred way Preparing for the successful alignment with
forward potential deal delivery the Development
Ascertaining Brief and under
affordability and the terms of the
funding requirement Agreement.
Planning for
successful
Procurement
Strategic 50% Strategic 80% Strategic 95% Strategic 100%

Economic 40%

Economic 70%

Economic 90%

Economic 100%

Commercial Commercial 60% Commercial 95% | Commercial
20% Financial 60% Financial 70% 100%
Financial 30% Management 50% Management Financial 100%
Management 90% Management
10% 100%

1: Business 2: Delivery Strategy 3: Contract 3: Scheme
Justification Design Approval

3.4 The UBC gateway decision will be to confirm approval of the CWR scheme and its alignment

with the DA, prior to the submission of the planning application. This will require a Cabinet

approval and this UBC will be a supporting document.

31tenconsulting.co.uk
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STRATEGIC CONTEXT

3.5

3.6

3.7

3.8

3.9

3.10

3.11

The regeneration of Central Winchester advances proposals that directly support WCC’s
strategic objectives through the redevelopment of the defined CWR site. The Outline Business
Case (OBC), which formed the basis of Cabinet approval in December 2021 to proceed to
procurement, sets out the updated Strategic Case for the redevelopment and should be
consulted for complete context, particularly in relation to the Council’s wider strategic priorities
at the outset of the project / procurement. The Development Partner Business Case (DPBC),
prepared at the conclusion of the procurement and before entering into the DA, should also be

consulted for contextual reference.

Since production of the OBC, the Council has updated its Council Plan and the current Council
Plan 2025 — 2030 is built on six key priorities:

e Greener and Faster

e Thriving Places

e Healthy Communities
e Good Homes for All

e Listening and Learning

Effective and Efficient

The CWR project supports the priorities of the Council Plan, particularly the “Thriving Places”

heading which references city centre regeneration.

The Winchester District Local Plan was adopted by WCC on 24t March 2026 and this document
supports CWR as it identifies the site as a major strategic regeneration opportunity for the city
centre. It specifically supports a mixed-use redevelopment including new homes, commercial

space, retail, leisure, community uses and high-quality public realm.

The Government has decided to replace the existing two-tier local government structure in
Hampshire and the Isle of Wight with a new five unitary authorities model by 2028. This means
that the current arrangements, including Winchester City Council and Hampshire County
Council, will be replaced by new unitary councils responsible for providing all local government

services in April 2028 with shadow authority operating from April 2027.

In parallel with this local government reorganisation (LGR), the new Hampshire and the Solent
Combined County Authority has been established, with responsibilities for strategic functions

including economic growth, housing, transport and investment.

There is institutional change and therefore some uncertainty regarding future governance

arrangements, however the strategic need for major regeneration is independent of changes to
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3.15

3.16

council structures — Winchester needs regeneration; therefore, it should progress alongside
LGR. The new authority will inherit a well-developed regeneration project that continues to
support long-term objectives for housing delivery, economic growth, sustainable development,
heritage-led placemaking and climate resilience. Deferring the project would not remove
uncertainty associated with LGR and could result in further delay to the delivery of regeneration
benefits. The Council has taken independent advice that since the DA is a live contractual

document and has obligations on both parties then the development should continue.

Governance and delivery arrangements, including decision-making responsibilities, can be
adapted to reflect the future unitary authority structure while maintaining the project’s strategic

objectives considering existing obligations.

DEVELOPER CONTEXT

The Council ran a public procurement compliant with the Public Contract Regulations 2015 and
selected a preferred bidder to progress and deliver CWR, the supporting details of this are set
out in the DPBC section 4.2. This preferred bidder was PfP-Igloo Limited Partnership (Igloo)
and Genr8 Kajima Regeneration Limited (Genr8 Kajima), who formed a Special Purpose Vehicle

called Partnership & Places LLP to enter into the Development Agreement (DA) with WCC.

WCC entered into the DA in April 2024, however as explored further below, this agreement was
changed via Deed of Variation on 25th February 2026 in which Genr8 Kajima Regeneration

Limited withdrew from the agreement.
WCC remains in the DA with Partnership and Places LLP (the Developer) for CWR.

The Development Brief (Appendix A of Cabinet Report 3371 dated 6th March 2023) sets out
the requirements for the redevelopment of CWR and is confirmed as fit for purpose and still
relevant. Readers of this document should also refer to the Central Winchester Regeneration

Supplementary Planning Document (SPD) 2018.

STRATEGIC NEED

3.17

3.18

The strategic need for CWR remains unchanged as the underlying economic, social and
environmental challenges affecting central Winchester continue to exist. The need to develop
this key site, improve the quality of the built environment and unlock long-term benefits for
residents, businesses and visitors remains as compelling as when previous business cases were
developed. Since the OBC and DPBC, further design and technical work have also been

undertaken to test how regeneration of the site could be delivered.

The fundamental case for intervention is based on addressing longstanding market failures

which have not addressed the following:

¢ Regeneration and place-making
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Parts of the site area continue to be characterised by ageing buildings and fragmented
land uses limiting the potential of this prominent city centre location. The current
layout and quality of the built environment limit the site's ability to function as a
cohesive, attractive and accessible destination that is commensurate with Winchester's

role as a historic regional centre.
Economic growth and investment

Opportunities to diversify commercial uses, create employment and strengthen
business confidence remain limited, reflecting a constrained supply of modern, flexible
space and a broader pattern of underinvestment which has reduced the area’s

attractiveness to a wider range of occupiers.
Town centre vitality

Like many town and city centres, Winchester continues to face changing patterns of
retail demand, consumer behaviour and increased competition from online retailing.
Thriving town centres depend upon a diverse mix of residential, commercial, leisure,

cultural and community uses that generate activity throughout the day and evening.
Public realm improvements

There remains a continuing need to improve accessibility, connectivity, safety and

attractiveness of public spaces within the CWR area.
New homes delivery

The need to increase city centre housing supply remains a significant strategic priority
both nationally and locally. Central Winchester currently has limited residential
provision relative to its potential, meaning opportunities to make more effective use of
this sustainable, previously developed city centre site continue to be unrealised. This
represents a missed opportunity to contribute towards meeting housing need in a
location that offers excellent access to employment, services, public transport and

community facilities.

The lack of additional city centre housing also limits the creation of a larger, permanent

residential population that would support the vitality and resilience of the city centre.
Wider social and environmental benefits

This part of the city centre currently presents opportunities to generate wider public
value in regard to health and wellbeing, social inclusion, accessibility and
environmental performance. Existing networks could better encourage walking, cycling
and social interaction. In addition, opportunities to embed stronger environmental

performance within the existing urban fabric remain constrained. The area has had
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3.21

3.22

limited improvements made enhancing biodiversity, climate resilience and reductions in

carbon emissions through sustainable design and active travel improvements.

STRATEGIC OBJECTIVES

The investment objectives set out in Section 4.3 of the Development Brief (Appendix A to
Cabinet Report 3371, dated 6 March 2023) remain unchanged and have been reaffirmed as an
appropriate and robust strategic fit for the project. These objectives are designed to address
the factors contributing to Winchester’s current demographic imbalance, while also delivering
the ambitions of the SPD and fulfilling the previously established regeneration vision. Whilst
these objectives remain relevant and continue to guide the project, current market conditions

affect the extent to which all objectives can be achieved through the current scheme.

The key update to the Investment Objectives, since the publication of the OBC and the
Development Brief is in relation to WCC'’s income replacement requirements (as income from
WCC'’s existing assets within the red line will be lost as each phase of the redevelopment
begins). Given WCC's financial position following recent macro-economic turmoil and levels of
inflation, during the procurement bidders were informed that WCC had a new objective, which
aimed to replace or enhance income from the site. In turn the Development Brief was modified
to include a requirement for the Developer to try to identify a means for securing income
replacement (against the £656,000 currently received) or capital receipt equivalent (or indeed a

mixture of income and capital) within the parameters of the scheme.

The Council however understands the viability position of the project and therefore it has not
been mandated that the Developer must replace the income, rather it was an ambition that
was introduced during the procurement stage. The Council’s primary objective has always been
the regeneration of Central Winchester and acknowledges that current viability constraints may
limit the extent to which income replacement or equivalent value can be achieved through the

scheme.
The objectives are therefore as follows:

Work: Provide creative, flexible workspaces to help grow start-up businesses and allow like-

minded professionals to support each other by sharing skills, ideas and resources.

Play: Create high quality exceptional public places where people want to spend time, to enjoy
outside spaces, to experience new things, to celebrate heritage and culture and to get involved

in something that interests them.

Overnight Tourism: Create an attractive night-time offering to complement the existing City

quarters and encourage residents and tourists to visit the area in the evening.
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Live: Provide housing suitable for a range of people, including young people and families. A
mix of private and affordable housing (40%) is needed with new homes for key workers and

homes for rent.

Student and young person experience: Create a mix of uses which is attractive to
students and young people, which encourages them to visit the centre of Winchester, instead
of going elsewhere, and gives them reason to want to stay in the City beyond their time

at university or in other forms of education.

Sustainable development: Work towards the City carbon neutrality target through choice of
building materials, measures to minimise energy use, re-use of buildings where appropriate

and encouraging suitable modes of transport.
MARKET CONTEXT

3.23 It is important for the Council to continue to drive CWR forward in order to meet its objectives,
although it is recognised that it may not be possible to fully achieve or deliver in depth against
all objectives. This reflects prevailing market conditions, with development schemes across the
UK currently experiencing significant viability challenges. Some of the key market
considerations are:

e Construction costs inflation, which is disproportionate to sales values increase:

» Labour shortages, particularly in trades such as bricklaying, M&E and cladding

VAN SSS, @ MHHHHEHHHHHE

installation.
» Wage inflation due to skills shortages.

» Increased material costs (steel, concrete, timber, insulation and M&E

equipment).
> Higher energy prices affecting manufacturing and transport.
> Supply chain disruption and longer lead times.
» More expensive contractor risk pricing and contingency allowances

e Higher interest rates and finance costs (since the OBC), which have a disproportionate
impact on regeneration schemes that have lengthy planning periods, phased

construction and slower sales absorption:
» Development finance rates have increased materially.
> Senior debt is more expensive.

» Equity investors are demanding higher returns.
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» Debt margins have widened because lenders perceive greater risk.
e Increased planning and regulatory requirements:
> biodiversity net gain requirements;
> building safety requirements and levy
> fire safety regulations;
» more stringent sustainability standards;
> energy efficiency requirements;
» nutrient neutrality mitigation (where applicable);
> increasingly complex planning obligations.
SCHEME CONTEXT

3.24 The Developer has prepared their RIBA Stage 1 report that is supported by a Cost Plan and
intends to progress to planning based on the scheme presented here. The Stage 1 Report is

included at Appendix 1.

3.25 The intention is for the Developer to submit a Hybrid Planning Application for CWR, in which it

will seek full planning permission for the first phase of development and outline for the

remainder. The red line boundary for the site is shown in the plan below:

Castgate Street
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3.26 The site includes the following elements:
e Winchester Bus Station
e Friarsgate Car Park (multi-storey and street level)
e Retail and commercial premises on Kings Walk and Friarsgate

3.27 The scheme will comprise of a mixed-use development that is split into two phases, which are

shown on the below map and further detailed below:

Phasing

| Pnhase 1 (Detailed Application)

I Phase 2 (Outline Application)

VAN SSS, @ MHHHHEHHHHHE

» Al - A new build 6 storey block with 54 residential units and retail space at

ground floor level

» A2 - A new build 6 storey block with 45 residential units and retail / live work

space

» A3 —King’s Walk and Nut Shell — refurbishment into commercial at ground and

first floor levels and into 22 residential units at second and third floor levels
e PlotB

» B1 — Coitbury House — refurbishment into creative space across the three

floors
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> B2 —two new build residential blocks providing 45 residential units in total

> B3, B4 and B5 — three new residential blocks providing 13, 19 and 34

residential units respectively.

3.28 In order to enable the above scheme there are considerable enabling / infrastructure works
required, including demolitions, implementing an interim bus strategy, off-site highways works,

new sub-stations, archaeology works and opening up culverts.
CHANGES SINCE THE PREVIOUS BUSINESS CASE

3.29 The DA was entered into over two years ago and since this point the scheme has evolved in
line with market demand and viability. In addition to this there have been two major recent

changes of note:
A) Partnership Change

e In October 2025 Genr8 Kajima informed the Council of its intentions to exit the
partnership and therefore the DA.

e As a consequence, Igloo agreed to assume 100% ownership of the Partnerships &
Places LLP (which had previously included Genr8 Kajima) and take full responsibility for

the project and continue delivery through the DA.

e A Deed of Variation to the DA was prepared to reflect the changes.

VAN SSS, @ MHHHHEHHHHHE

B) Housing Delivery Change

e As a result of viability constraints, the Developer is still intending to deliver a mixed-use
scheme with a significant residential component, however it is not currently committing
to deliver any affordable housing. This is directly in contrast to WCC’s housing

objective that specifically references affordable homes.

3.30 The Council has worked tirelessly with the Developer to ensure CWR progresses, which has
included exploring ways of delivering affordable housing within the exceptionally challenging
market conditions. The project does not attract grant from Homes England, nor is it viable for
Winchester HRA to fund the affordable housing. In addition to this, the Council has explored
other sites that could deliver affordable housing to offset the existing CWR boundary not

including affordable provision, however no feasible or viable options have been identified.

3.31 The Council is sympathetic to the viability issues and although it is not an ideal position, given
the wider regeneration benefits of CWR, it accepts that the final scheme may not deliver
affordable homes. The Council continues to recognise the importance of affordable housing
delivery however current viability indicates that it cannot be accommodated within the scheme

whilst maintaining overall deliverability.
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3.32

The loss of affordable housing from the scheme presents a material disbenefit and weakens
alignment with local and national policy aspirations for mixed and balanced communities,
however the Council is willing to make strategic trade-offs as retaining affordable housing in
the current market would make the scheme undeliverable, delay regeneration indefinitely and

prevent the wider regeneration benefits from being realised.

STRATEGIC OPTIONS CONSIDERED

3.33

3.34

3.35

WCC's intention has been to progress the DA so the Developer can submit a planning

application for the Stage 1 scheme.

The scheme has materially changed and as set out above one of the original objectives is
unlikely to be fully realised, therefore it's important for WCC to understand if there are any
alternative options that can be considered. The Economic Case will assess these in greater
detail, but it's important to understand here that there are strategic choices to be made and
broadly these are:

Option 1 - Proceed with the amended scheme under the existing DA

Option 2a - Not progress the DA, triggering contractual consequences including exit
payments AND WCC self-develops the site.

Option 2b - Not progress the DA, triggering contractual consequences including exit
payments AND WCC sells the site outright.

Option 2c - Not progress the DA, triggering contractual consequences including exit
payments AND do nothing for now, therefore a decision on how to progress is made
at a point in time in the future.

Option 2 and all its sub-options would require the Council to not progress the DA any further. It
would therefore need legal advice on whether it would be responsible for exit payments to the

Developer. The Economic Case includes further considerations on this point.

CONCLUSION

3.36

Although there have been material changes in market conditions and to the composition of the
development partnership, the fundamental strategic rationale for intervention remains
unchanged. It is important for the project to continue so it can deliver the Council's core
regeneration and economic objectives. The principal change is the loss of affordable housing
provision, which represents a reduction in one aspect of the original benefits package, but this
does not necessarily outweigh the wider strategic benefits of proceeding with regeneration

under the existing DA. This is assessed further in the Economic Case.
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4.1

4.2

4.3
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4.Economic Case

INTRODUCTION

WCC entered into a Development Agreement (DA) with the Developer following a competitive
procurement process, supported by previous business cases which concluded that this
represented the option offering the greatest overall public value. In accordance with the Five
Case Model, that conclusion is reviewed at each subsequent business case stage to ensure it

remains valid in light of changes to the project and wider market conditions.

The purpose of this Economic Case is therefore not to undertake a fresh options appraisal, but
to assess whether the scheme, as it has evolved, continues to represent the best value
approach for delivering the Council's strategic regeneration objectives. This includes updating
the economic appraisal of the current scheme and considering whether any material changes

since execution of the DA warrant reconsideration of alternative delivery approaches.

The following sections first present the updated cost-benefit analysis of the current scheme
before considering the impact of changes since the OBC and whether any reasonable
alternative options would deliver on the Council’s objectives for CWR and offer greater public
value. The Economic Case concludes by confirming whether progression under the existing DA

continues to represent the preferred option.

ECONOMIC APPRAISAL APPROACH

4.4

4.5

4.6

4.7

This section sets out the approach adopted to assess the value for money (VfM) of the
preferred delivery option through a cost-benefit analysis. The assessment has been undertaken
using a financial model developed specifically for the scheme and follows HM Treasury's Green

Book guidance for economic appraisal

The analysis draws on a range of quantitative evidence, including publicly available data from
the Office for National Statistics (ONS), supplementary government guidance and
commissioned research. All costs and benefits have been estimated in current prices and
discounted to present values using the Green Book social discount rate of 3.5% for the first 30
years of the appraisal period and 3.0% thereafter, reflecting the social time preference of

money, costs and benefits.

Costs and benefits are appraised over a 60-year appraisal period from 2026 to 2086. This

aligns with the Green Book recommendation to appraisal new buildings over 60 years.

In line with Green Book guidance, the base figures are adjusted to account for optimism bias,

as well as other economic and place-based effects, namely deadweight loss, displacement,
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leakage and multiplier effects. This is based on the assessment focusing on the impact to the

geographical area of Winchester City Council.

4.8 The application of this methodology has been used to demonstrate value for money (VfM)
through the calculation of a net present social value (NPSV) and benefit cost ratio (BCR) for

each option.

4.9  While typically a VfM assessment of all delivery options would be undertaken, the project is at
a stage where there is an advanced single option, therefore the adopted approach is to only
consider the current option and a ‘Do Nothing’ in the CBA, with the ‘Do Nothing’ option
reflecting any lost benefits that would have been retained under the do nothing as costs to the

appraisal.
BENEFITS APPRAISAL

4.10 For the current option, the benefits arising from the proposed intervention have been identified
and are summarised in the table below. These benefits are assessed relative to the 'Do
Nothing' scenario, which provides the baseline against which the additional benefits of the

preferred option are measured.

4.11 The table below sets out the modelled benefits and supporting assumptions. The values include
adjustments for additionality and place-based effects. Presented in today's values discounting is

applied to arrive at the ‘overall present value’, which is the discounted sum of the cash flows.

4.12 Optimism bias is not reflected at this stage as it is shown, later, on a standalone line within the

appraisal.
Table 4.1 Cost Benefit Summary - Benefits

Overall

Category Benefit Assumptions Present

Value

Based on an Annual Business Survey to
establish the total Winchester
Construction turnover, Bres
construction to calculate jobs to arrive
Wider Benefits | Construction at an estimated £226,000 turnover per
to UK Society | GVA FTE. Inflated to 2026 prices and applied
to the construction contract an
estimated 615 FTE have been

£67,838,668 £60,116,263

calculated.
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Category

Benefit

Assumptions

Using Nomis data to establish the
coefficient between GVA and turnover
at 0.41, this has been applied to

calculate the GVA created.

However, this is likely to have
significant leakage outside of
Winchester due to proximity of Urban
centres from other boroughs to the
City, and a leakage of 50% has been
assumed.

Overall
Present

Value

Wider Benefit of increased footfall using

assumptions identified in Appendix E of

to UK Society

50% leakage. 24 indirect Jobs based on
BIS multiplier. £62,335 GVA per job.

Assumes 40 years.

Wider
the OBC. Assumed increase of footfall
] ) regeneration )
Wider Benefits _ by 5% per year with an average spend
) benefit - _ _ £159,903,240 | £105,329,504
to UK Society _ of £57 (£43 in 2018 uplifted to current
increased
day value). This results in a £9,993,953
footfall
increase per year after a 25%
displacement has been incorporated.
While there have been no commitments
Wider Benefits which can be monetised, the Council
] Social Value ] _ _ £nil £nil
to UK Society will seek this from both Igloo and their
contractor.
Total of 72 Direct Jobs, based on
various jobs per sqm depending on
Wider Benefits usage type, 10% displacement, and
Commercial GVA ge typ g £224,623,593 | £117,164,184

4.13 For the current option, a number of costs have been identified associated with the

development and delivery of the project. The table below summarises the modelled costs and

key assumptions underpinning the appraisal. Cost estimates have been adjusted where
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appropriate to reflect place-based effects and presented in today's prices, discounting is applied

to arrive at the ‘overall present value’, which is the discounted sum of the cash flows.

4.14 Optimism bias is not reflected at this stage as it is shown, later, on a standalone line on the

appraisal.

Table 4.2 Cost Benefit Summary - Costs

Category

Direct Public

Sector Cost

Vacant Possession
of Land -

Assumptions

Possession of land has already
occurred and has been treated as a
sunk cost. As such, no cost
included in the CBA.

£nil

Overall
Present

Value

£nil

Direct Public

Sector Cost

CIL Grant

Community Infrastructure Levy
provided by the Council.

£4,500,000

£3,878,466

Direct Public

Sector Cost

Loss of Current

Income

Loss of revenue income currently
provided by existing businesses,
spread over their expected useful
life. This aligns with the
assumptions set out in the financial

case.

£17,627,825

£9,914,133

Wider Costs to UK
Society

Current Jobs

Lost!

Estimation of 69 Direct Jobs in the
existing site, based on varying jobs
per sgqm depending on usage type,
10% displacement, and 50%
leakage. 22 indirect Jobs based on
BIS multiplier. £62,335 GVA per
job. Assumes these jobs run for 40
years after completion. These jobs
are in relation to those currently
existing on Kings Walk and Middle
Brook Street and comprise

predominantly of retail jobs.

£105,356,994

£73,711,098

1The Jobs lost are calculated on the same basis of new jobs, reflecting that while actual job numbers

may change the economic potential is the same. The calculation is based on the existing buildings

and current uses.
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OPTIMISM BIAS

4.15

Optimism bias (adjustment for risk) is included as a standalone row but is applied across all the
benefits and costs. The Green Book guidance recommends an adjustment for optimism bias
between 2% and 24% for standard building projects and in consideration of project progress

and Developer appointment, a rate of 10% has been applied to this project.

The relatively low optimism bias applied in the appraisal reflects the advanced stage of the
project following execution of the DA in 2024, with key commercial arrangements, project
scope and delivery responsibilities all established. However, as the next stage of the project is
to obtain planning permission, a degree of uncertainty remains. The optimism bias therefore
provides an allowance to reflect the potential for further costs to emerge as the scheme

progresses through planning and detailed design.

The table below summarises the optimism biases applied to both cost and benefits and
highlights the overall impact on the CBA. It identifies the overall impact on net benefits is

£57.8m in today’s values or £35.6m Net Present Value.

Table 4.3 Cost Benefit Summary — Optimism Bias

Optimism Bias Today's Value ‘ Overall Present Value
Benefits £47,236,550 £28,260,995
Costs £10,535,699 £7,371,110
Net Benefits £57,772,250 £35,632,105

COST BENEFIT ANALYSIS RESULTS

4.18

The table below shows a summary of the outputs from the cost benefit analysis of the

preferred option.

Table 4.4 Cost Benefit Summary — NPSV and BCR Summary

Preferred Option

(£13.8m)
Indirect Public Sector Costs £0.0m
Wider Costs to UK Society (£73.7m)
Optimism Bias (£7.4m)
Present Value of Costs (£94.9m)
Direct Public Sector Benefits £0.0m
Indirect Public Sector Benefits £0.0m
Wider Benefits to UK Society £282.6m
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Optimism Bias (OB) (£28.3m)
Present Value of Benefits £254.3m
Present Value of Benefits £254.3m
Less Construction Benefits incl. attributable OB (£53.4m)
Net Present Social Value (NPSV) £200.9m
Benefit Cost Ratio (BCR)* 2.12

Additional Quantifiable Benefits

PV of Temporary Construction GVA £53.4m

Additional Sustained Jobs Created 8

* Construction GVA benefit is excluded from BCR as it is temporary in nature, the figure is net of

optimism bias i.e. £60.1m of construction benefits less £6.7m of attributable optimism bias results in
a total deduction of £53.4m

4.19

4.20

4.21

The table demonstrates that the preferred option delivers a significant benefit to Winchester’s
economy, through job creation and the resulting GVA as well as the anticipated increase in

footfall and resulting expenditure in the City.

The project in its current form generated a BCR of 2.12, indicating that the project is expected
to deliver £2.12 of benefits for every £1 of costs. The primary costs in the appraisal are the lost
income from the existing uses on site and the loss of GVA benefit associated with the jobs
currently supported by those uses. A BCR of 2.12 shows the benefits generated indicate a

robust scheme.

The BCR at OBC stage was calculated to be a higher ratio of 2.68, demonstrating a greater
economic benefit would have been realised, however as set out in the Strategic Case, viability
challenges caused by market conditions are having a considerable impact on CWR and in turn
this impacts the overall economic benefit, however it is shown through the cost-benefit analysis

above that a favourable economic return is still achieved.

ALTERNATIVE OPTIONS

4.22

4.23

Given there have been changes since the OBC and particularly in consideration of the Council’s
affordable housing objective unlikely to be met by the current scheme, it is appropriate to
review whether any alternative delivery options should be considered, ahead of the Council
progressing through this gateway.

At section 3.35 of the Strategic Case, there are alternative options identified and these are

explored in further detail in this section:

Option 1 - Proceed with the amended scheme under the existing DA
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This is the route the Council has been intending to proceed with and by giving the Developer
the green light to proceed to planning stage WCC would continue its duties under the DA. In
this option most of the objectives of the project can all be realised as the scheme still delivers a
significant residential component and the mix of uses includes flexible retail /commercial,
community space and public open space. However, progressing now is likely to result in no
affordable homes being delivered as the Developer is not committing to delivering any as a
result of challenging financial viability for the scheme. The absence of affordable housing is a

reduction in the benefits originally anticipated at OBC stage.
Option 2 — Do not proceed under the DA

This option has a number of sub-options regarding what happens after the decision to not
proceed, but in all options the Council would stop the project proceeding through planning and
confirm it wants to terminate the DA. The DA sets out termination scenarios and provisions,
including consequences of the Council defaulting (the Council confirming its intentions to not

proceed could be considered a default), which include:

- the Developer shall be made whole on a full indemnity basis in respect of abortive sunk
costs (including any Council Project Management Fees instalments and any funding
provided to the Council in relation to securing vacant possession or any third-party
contractual liabilities owed (including any third-party breakage costs)) incurred from the

date of this Agreement to the date of termination.

The DA was signed in 2024, therefore considerable costs are likely to have been incurred since

that point, progressing the project to the current stage.
The main sub-options are considered further here:
e Option 2a — Do not proceed under the DA and WCC self-develops the site

At OBC stage the Council clearly excluded this option as it would require significant
capital expenditure, resources, and expertise, which the Council was unable to provide.
This continues to be the case and the Council does not have appetite to be the master-

developer delivering the project.

One of the Council’s Critical Success Factors (CSFs) agreed at OBC stage was
affordability, focused on assessing the Council’s ability to fund the required level of

expenditure and this option does not satisfy this CSF.

e Option 2b — Do not proceed under the DA and WCC sells the site outright

At OBC stage the Council clearly excluded this option as it would provide insufficient

control over the development, therefore creating a high risk the regeneration benefits
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would not be realised and particularly jeopardising CSFs 1, 2, 3, 4 and 7 from the OBC,
which are focused on City needs, alignment to the SPD and Investment Objectives,
benefits optimisation and political implications of programme delay. This continues to

be the case and the Council’s appetite to sell the site remains very low.

Potentially the Council would receive a capital receipt, although as set out above it
would need to pay any abortive sunk costs to the developer. However, any financial

benefits would be outweighed by the loss of regeneration benefits.

e Option 2c — Do not proceed under the DA and do not progress the project

now

In this sub-option the Council would confirm its intentions to not proceed and bear any
consequences, however it would not, at this point in time, take a decision on how to
proceed, it would instead delay the project and not agree an alternative route to

proceed until a later undetermined date.

The Council does not consider pausing the project to be a viable option. Delaying the
scheme would either defer or jeopardise the delivery of the anticipated economic, social
and environmental benefits, including regeneration of a key strategic site, improved
public realm, new homes and commercial opportunities, and enhanced connectivity

within the city centre.

A pause would also introduce significant programme risks, including increased delivery
costs arising from inflation, reduced market confidence, and the need to revisit
completed design and procurement work. In addition, Local Government Reorganisation
could introduce a further delay whilst a new Unitary establishes its priorities.
Collectively, these factors could jeopardise the successful delivery of the regeneration
objectives and diminish the overall value for money that the programme is expected to

achieve.

This option would significantly impact on achieving CSFs 1, 2, 3, 4 and 7 from the OBC,
which are focused on City needs, alignment to the SPD and Investment Objectives,

benefits optimisation and political implications of programme delay.

THE PREFERRED OPTION

4.24 The Council's selected option is to continue to proceed under the DA with the Developer. At
OBC stage the Council undertook a CBA based on the expected costs and benefits of CWR,

noting the OBC was at pre-procurement stage. A revised cost benefit analysis has been
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undertaken to provide an updated BCR based on the current scheme and expected benefits,

which demonstrates significant economic benefit of continuing with the project.
CONCLUSION

4.25 This Economic Case has re-iterated there are no other suitable options to take forward the
project. The updated cost-benefit analysis demonstrates that, while the scheme’s BCR has
reduced since the OBC (from 2.68 to 2.12) as a result of changes to the project, it continues to
deliver a positive Net Present Value, represents good VfM and demonstrates considerable

benefit can be delivered to the area.

4.26 The Council recognises that the loss of affordable housing reduces the overall benefits of the
scheme when compared with earlier proposals. However, when considered alongside the wider
regeneration, economic, social and environmental benefits that will still be realised, the scheme
still continues to provide sufficient public value to justify progression. It is therefore

recommended that the Council continues to progress the scheme under the existing DA.

VAN SSS, @ MHHHHEHHHHHE
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5.Commercial Case

INTRODUCTION

51

5.2

The Commercial Case presented in the DPBC set out the rationale for the proposed commercial
strategy, including the procurement approach, allocation of risk and responsibilities, and the

principles underpinning the proposed DA. Since the DPBC, the Council has entered into the DA
with the Developer (executed in 2024), establishing the contractual framework for the delivery
of the CWR project. The project has subsequently progressed into the pre-planning phase, with

submission of a planning application anticipated shortly.

Accordingly, this Commercial Case does not revisit the strategic decisions that led to the
selection of the development partner or the execution of the DA or all the agreed principles
that were included in the draft DA. Instead, it reviews the updated key commercial positions
established in the DPBC to confirm whether they remain appropriate in the context of the
project's current stage and to identify any material changes or refinements that have arisen

since entering the DA.

PARTNERSHIP CHANGE

5.3

5.4

5.5

As set out in the Strategic Case, in March 2023 WCC appointed Partnership & Places LLP, a
limited liability joint venture company consisting of two members, PfP-Igloo Limited Partnership
(Igloo) and Genr8 Kajima Regeneration Limited (Genr8 Kajima), as their development partner.
Genr8 Kajima have left the partnership and therefore no longer have any involvement in the
project and Igloo remain as the development partner in the DA with WCC. The LLP does
require two entities within it, and this has been addressed by another suitable entity within the

wider Places for People Group being placed in the LLP.

The DA allowed for a change in consortium composition and reserved the right of approval for
any change to the Council. Minor amendments have therefore been made to the DA to reflect

the changes.

The Council has been satisfied that the project requirements can be delivered and/or managed
by Igloo and the necessary security arrangements are reviewed further in this Commercial

Case.

COMMERCIAL POSITIONS

5.6
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Income generation: The DPBC stated there would be a ‘requirement on the Development
Partner to identify a means for securing income replacement’, which is in relation to the
displaced income of £656,000 from across the site. The DA requires the Developer to explore
this, however it does not require them to have to replace the income, which was an agreed

position by the Council in consideration of the viability challenges of the project.

Governance: Following dialogue with bidders the DA put in place governance arrangements,
including a Project Board, Project Team and Quarterly Review Meeting and although the
project has progressed slower than anticipated upon execution of the DA, these governance
protocols are in place and operating effectively. The Management Case looks at governance

in greater detail.

Long stop dates: The DA sets the principle of having longstop dates against major
milestones and the longstop date for approval of the Development Delivery Plan has been
achieved. The future long stop dates are as follows and these are currently on track to be

met:

Long Stop Date March 2025 + 24 months March 2027
gl:tr;nlng Long Stop March 2025 + 42 months September 2028
Primary Conditions March 2025 + 48 months March 2029

Long Stop Date

Project Long Stop 6 years from Primary Conditions Depends on when the Primary
Date Satisfaction Date Conditions are actually satisfied

d)

€)

Termination consequences: Default arrangements were proposed and agreed, in which a
breach of the agreement by the Developer would entitle WCC to terminate the DA and
consequently retaining payment made and not paying the Developer for sunk costs. Similarly,
a breach of the agreement by WCC would result in the Developer be entitled to recover its

sunk costs. These arrangements are set out and further detailed in the DA.

Security arrangements: The DPBC indicated the Developer would be providing a
performance and financial guarantee from its parent company (this was originally intended to
be provided by Kajima). This position evolved before entering into the DA in 2024, whereby
the Developer would be entering into a security deed rather than a Parent Company
Guarantee (PCG).

A PCG had been the preferred approach for WCC as it strengthens the commercial position
by providing additional financial security and reducing delivery risk, giving the Council
confidence that the parent company will support the project should the delivery vehicle be

unable to fulfil its contractual obligations. However, with this no longer being an option the
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Council was compelled to develop the alternative security deed approach, which provided

WCC with sufficient security to proceed.

A security deed was put in place through which the Developer provides a financial bank
guarantee to provide security to the Council in relation to the Developer’s obligations under
the DA. These provide the Council with financial recourse for any breach of obligation until
grant of each relevant Phase Building Lease. As a result, the amount covered by the bank

guarantees reduces as each phase is commenced.

The security deed option has the advantage of providing easier access to financial recourse
than a PCG because the obligation is backed by an independent bank rather than another
company within the Developer’s corporate group. This is likely to provide immediate access
to funds if the conditions of the guarantee are met and would not be impacted by any
financial difficulties the Developer may experience as the bank remains liable under the

guarantee.

Overall, as the PCG approach was no longer an option, the Council worked with the
Developer to develop a suitable alternative form of guarantee and has been proceeding on

this basis.

f) Impact of Genr8 Kajima Exit: As set out in the Strategic Case Genr8 Kajima have exited
the commercial arrangements and no longer have any involvement in the project. As a
consequence on the security arrangements, the bank guarantee provided at the request of
Genr8 Kajima would be terminated. A Deed of Variation was executed in February 2026,
reflecting this change to the security deed. The updated arrangements provided only for a
bank guarantee from PFP-Igloo, therefore halving the total amounts guaranteed, however the

Council deemed these amounts to be adequate financial compensation.
LAND DRAWDOWN

5.7 The previously agreed model for land drawdown remains the approach that is to be
implemented, whereby the Developer can take a Phase Building Lease and commence
development of that phase once the Primary Conditions concerning that phase, which are set
out in the DA, have been met. The Developer would be granted a Phase Long Lease within 20

days of issuing the Completion Certificate for the phase.
CONCLUSION

5.8 Overall, the commercial strategy established through the DPBC and subsequently formalised in
the DA remains appropriate for the current stage of the project. Whilst a number of commercial

arrangements have evolved since execution of the DA, these changes have been implemented
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in accordance with the contractual provisions and do not materially alter the allocation of risk

or the underlying commercial principles agreed by the Council.

5.9 The most significant change has been the exit of Genr8 Kajima from the development
partnership. The Council has carefully considered the implications of this change (formally
reviewed through Cabinet in January 2026), including the revised security arrangements, and is
satisfied that Igloo has the capability, experience and financial standing to continue delivering
the project. The Deed of Variation and updated security deed provide an appropriate level of

commercial protection for the Council, reflecting the revised partnership structure.

5.10 Governance arrangements are operating as intended, the agreed commercial mechanisms
continue to provide an appropriate framework for project delivery, and the contractual
milestones are achievable. The Council is therefore assured that the commercial arrangements
continue to represent an appropriate and proportionate basis for progressing the CWR project
through the planning, detailed design and pre-development stages, through into

implementation.
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7.4

7.5

7.6

7.Management Case

INTRODUCTION

As the project is currently progressing in line with the DA, the purpose of the Management
Case is to demonstrate that robust governance, project management and assurance

arrangements are in place to support the next phase.

GOVERNANCE & DECISION MAKING

The DA sets out the governance arrangements for the project and the on-going engagement
and authorised approvals between WCC and the Developer. This section looks at these
governance arrangements and how they have been working in practice and how these will

evolve as the project moves from planning towards implementation.

The Project Board

Current arrangements: WCC and the Developer established a Project Board (the Board) which

comprises of an equal number of representatives each from WCC and the Developer (noting
membership was updated following the exit of Genr8 Kajima from the partnership
arrangements). Meetings of the Board have been held monthly, which has been the
appropriate frequency to address key matters to this point. The Board is responsible for the

strategic direction of the project and the Project Team reports into the Board.

Future arrangements: It's key for consistency that the Board continues with equal

representation for both parties and continues to meet frequently. It is anticipated that as the
project moves from planning to implementation stage that monthly Board meetings will
continue to be required so the Board can action decision-making, understand progress and
escalate key matters within their respective organisations. The frequency of meetings will be

under on-going review.

The Project Team

Current arrangements: This forum comprises WCC Officers alongside key day-to-day

representatives from the Developer and their consultancy team. The Project Team has been
meeting regularly and progressing all key joint workstreams and reporting progress and

matters for escalation up to the Project Board as necessary.

Future arrangements: It's intended that the Project Team continues to meet frequently after

planning permission is achieved. Planning permission will be a major milestone, however focus
on detailed design, delivery and continued stakeholder engagement will need this regular

forum for both parties to ensure the project progresses at pace. It is anticipated that the
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7.7

7.8

7.9

Project Team will meet fortnightly, but additional meetings will be scheduled where required to

ensure major milestones are achieved.

Quarterly Review Meetings

Current arrangements: The intention under the DA was for a forum to exist to review overall

progress of the project and agree key actions for successful execution of the project. This level
of review has been merged into the Project Board meetings as typically the attendees would be
the same and given some of the major challenges that have impacted project progress e.g.
viability concerns and Genr8 Kajima exit, updates to the DA, the broader progress review has

needed to sit within the monthly Board meetings.

Future arrangements: Quarterly Review Meetings will continue to form part of the Project

Board meetings to enable regular review and provide this level of governance and scrutiny on

overall project progress.

In addition to the governance arrangements clearly set out under the DA, the project is also
reported through the Council’s internal governance processes. Regular updates are provided to
the Corporate Heads of Service (CHOS) meeting, ensuring that senior officers from across the
Council are kept informed of project progress, key risks, emerging issues and forthcoming
decisions. This forum provides an opportunity to consider cross-service implications, coordinate
corporate input and ensure that the project remains aligned with the Council's wider strategic

objectives and operational priorities.

PROGRAMME

7.10 Since execution of the DA the project programme has been reviewed to reflect changes in

project circumstances, including the need to address viability challenges and the withdrawal of
Genr8 Kajima from the development partnership. An updated programme is currently being
finalised, based on submission of the hybrid planning application in Q4 2026. The revised
programme reflects realistic timeframes for the completion of key activities, planning
determination and subsequent pre-development work, and remains aligned with the
contractual long stop dates set out in the DA. The programme will continue to be monitored
through the project's governance arrangements and updated as necessary to reflect progress

and emerging risks.

PROJECT MANAGEMENT

7.11 CWR is an active project, requiring dedicated Council side resource and day-to-day activity,

which is supplemented by specialist advisory support, where required.

7.12 The Council has established a dedicated project management team to drive and oversee

progress and delivery of CWR and to manage the DA in accordance with the Council's roles and
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responsibilities. As the project progresses from the pre-planning stage through planning
determination and into implementation, the project team will continue to coordinate the
Council's activities, manage interfaces with the Developer and key stakeholders, and ensure

that the project is delivered in accordance with the agreed governance and contractual

arrangements.

7.13 Overall responsibility for day-to-day management of the project sits with the Head of
Regeneration, who is responsible for coordinating project activities, managing the relationship
with the Developer, reporting progress through the project's governance structure and
ensuring that risks, programme and key decisions are appropriately managed.

7.14 The Head of Regeneration is supported by one Senior Project Manager and two Project
Managers, who provide project management support across the various workstreams, including
coordination of technical advisers, management of project actions, programme monitoring and
stakeholder engagement. This resource provides resilience within the project team and ensures
that multiple workstreams can continue to progress in parallel as the project moves towards
planning submission and implementation.

7.15 Financial support is provided from the WCC finance team, who along with Project Managers
provide financial oversight and will continue to support the project through financial
monitoring, budget management and financial reporting, ensuring that expenditure remains
aligned with approved budgets and importantly that financial implications of key decisions are
appropriately considered.

7.16 The project team reports to the Director of Regeneration, who provides senior management
oversight and acts as the Senior Responsible Officer within the Council's governance
arrangements. This reporting structure ensures that strategic issues are escalated appropriately
and that decisions requiring senior management or Member approval are progressed through
the Council's established governance processes.

7.17 The Council will continue to supplement its internal resources with specialist external advisers,
including legal, commercial, planning, technical and property advisers, where specialist
expertise is required. This blended approach ensures that the Council retains sufficient
capability and capacity to manage the project effectively throughout the planning, delivery and
implementation phases.

RISK AND ASSURANCE

7.18 Up to this point and moving forward, effective risk management is fundamental to the

successful delivery of CWR. The Council maintains its own programme risk register, which
identifies the strategic and delivery risks associated with the project and records the

appropriate mitigation measures and risk owners from the Council side.
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The programme risk register is owned by the Head of Regeneration and is maintained by the
Project Managers as part of the ongoing management of the project. Risks are reviewed
regularly through internal meetings and project team meetings to ensure that emerging issues
raised by either the Council or the Developer are identified promptly, mitigation measures

remain appropriate and changes to the project's risk profile are reflected in the register.

The programme risk register also supports the project's governance arrangements by informing
reporting to the Project Board. Significant risks, changes in risk exposure or matters requiring
strategic direction are escalated through the governance structure to enable timely decision-

making and ensure that appropriate actions are taken.

The Council adopts a proportionate assurance approach to support effective project delivery.
Assurance is provided through the established governance arrangements, including regular
review by the Project Board, together with oversight from senior officers and the use of

specialist advisers where appropriate.

As the project moves into the planning and implementation phases, the Council will continue to
review its assurance requirements to ensure that governance, risk management and project

controls remain appropriate to the scale and complexity of the project.

CHANGE CONTROL

Proposed changes to the project scope, programme, cost or commercial arrangements must be
appropriately assessed, governed and approved ahead of being implemented and this must be
in line with the various change and review procedures set out in the DA and be managed and

escalated in accordance with the governance arrangements.

BENEFITS MANAGEMENT

7.24

7.25

A cost benefit analysis was undertaken in the Economic Case, to assess the anticipated
economic impacts of CWR in its current form. The appraisal demonstrates the project is
expected to deliver significant benefits to Winchester’s economy through the creation of
employment opportunities, the generation of Gross Value Added (GVA), and increased footfall

and expenditure within the city centre

Benefits management will focus on ensuring that the outcomes identified in the Economic Case
are monitored throughout delivery and implementation. The Council will track the key
indicators that underpin the CBA, including employment generation, commercial floorspace
delivery, residential delivery, public realm improvements and city centre footfall. Monitoring
arrangements will be integrated into the project’s governance and reporting processes,
enabling progress against the anticipated benefits to be reviewed by the Project Board at

appropriate stages of the programme.
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7.26

7.27

The Council will work with the Developer to collect relevant data as phases of the scheme are
delivered and occupied. This will enable the Council to assess whether the project is performing
in line with the assumptions used in the economic appraisal and to identify any material

variances that may require further consideration.

Given the phased nature of the development, benefits will be realised progressively over the
life of the project rather than at a single point in time. The Council will therefore continue to
review the timing and scale of benefits as the scheme progresses through planning,
implementation and occupation, ensuring that the anticipated economic, social and
regeneration outcomes are captured and reported through the established governance

arrangements.

CONCLUSION & NEXT STEPS

7.28

7.29

7.30

The Management Case demonstrates that appropriate governance, project management and
assurance arrangements are in place to support the successful delivery of the CWR project.

Since execution of the DA, the Council has established the management structures, reporting
arrangements and project controls necessary to oversee the project as it progresses through

the design, planning and delivery phases.

The Council has a dedicated project management team, supported by specialist internal officers
and external advisers, providing the capability and capacity required to drive progress, manage
the DA and oversee delivery. Established arrangements for risk management, assurance,
change control and benefits monitoring provide a robust framework for managing the project

and responding to emerging issues as they arise.

The immediate focus of the project is to progress design to the level a hybrid planning
application can be prepared, submitted and determined, following which the Council and the
Developer will continue to work collaboratively to satisfy the remaining conditions under the
DA, prepare for implementation of the first phase of development and achieve the agreed long
stop dates. Throughout this period, the Council's governance and management arrangements
will continue to be reviewed to ensure they remain proportionate and appropriate to the

project's evolving requirements.
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8.Conclusion

8.1

8.2

8.3

This UBC has been prepared following review of the Developer's RIBA Stage 1 Report and
supporting technical information and additional project and DA updates since the DA was
executed. It demonstrates that the emerging proposals remain aligned with the Council's vision
and objectives for the regeneration of Central Winchester and continue to support the
strategic, economic, commercial, financial and management cases previously established

through earlier business case approvals and the DA.

The Council has reviewed the Developer's Stage 1 outputs and is satisfied that they provide an
appropriate basis for progressing the scheme and moving into the planning phase. The design
will continue to evolve through subsequent RIBA stages and mature to a level of detail to
enable submission of a planning application, therefore the Council and the Developer can

continue development of the project in accordance with the Development Agreement.

The key risks and uncertainties associated with the project remain recognised and those which
are not outside of anyone’s control are considered capable of being managed through the

established project governance arrangements.
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Winchester City Council

Equality Impact Assessment (EqlA)

CAB3570 APPENDIX C

Section 1 - Data Checklist

When undertaking an EqlA for your policy or project, it is important that you take into consideration everything which is associated

with the policy or project that is being assessed.

The checklist below is to help you sense check your policy or project before you move to Section 2.

@ Wincl"ester

City Coundil

implementation of this policy or project?

Yes/No Please provide details

1 Have there been any complaints data related to No There have been no complaints data related to the

the policy or project you are looking to implement? Development Delivery Plan (DDP) for the Central
Winchester Regeneration (CWR) site.

2 | Have all officers who will be responsible for Yes The CWR Project Team are regularly engaged on progress
implementing the policy or project been consulted, — no concerns have been raised.
and given the opportunity to raise concerns about
the way the policy or function has or will be
implemented?

3 | Have previous consultations highlighted any No Extensive consultation has been undertaken for the CWR
concerns about the policy or project from an development to date, and in most recent years, Jigsaw has
equality impact perspective? undertaken comprehensive engagement. No concerns

regarding the production of the Updated Business Case or
its contents have been highlighted from an equality,
diversity and inclusion (EDI) perspective.

4 | Do you have any concerns regarding the No As part of their tender response, Jigsaw articulated their

approach to ensuring best practice in regard to EDI.
Jigsaw have ensured due regard is given to EDI in the
production of the Planning Application and the DDP
highlights how this will be embedded throughout their
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Yes/No Please provide details

(i.e. Have you completed a self-assessment and approach to the delivery of the site. Any potential impacts

action plan for the implementation of your policy identified will be assessed and then addressed

or project?) appropriately by Jigsaw. The Council will ensure where
appropriate and it is able to, support is provided to Jigsaw
to facilitate. This will be closely monitored by the Council’s
officers to ensure due process is followed.

Does any accessible data regarding the area No Not at this stage.

which your work will address identify any areas of

concern or potential problems which may impact

on your policy or project?

Do you have any past experience delivering Yes Jigsaw is experienced in delivering similar redevelopment

similar policies or projects which may inform the projects. Their past experiences regarding EDI and

implementation of your scheme from an equality ensuring a best practice approach will be applied to the

impact point of view? delivery of this development.
Council officers have implemented regeneration projects
before, whereby EDI measures to minimise equality
impacts have been applied. Where appropriate and it is
able to, the Council will ensure support is provided to
Jigsaw to inform / implement mitigation measures.

Are there any other issues that you think will be No

relevant?
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Section 2 - Your EqlA form

CAB3570 APPENDIX C

Directorate:

Your Service Area: Team: Central

Officer responsible Date of assessment:

Ken Baikie / Simon Regeneration Winchester for this assessment: | August 2026
Hendey Regeneration (CWR) Emma Taylor
Question Please provide details
1 What is the name of the policy or project that is being Central Winchester Regeneration (CWR) Updated Business

assessed?

Case

N

Is this a new or existing policy?

New

Briefly describe the aim and purpose of this work.

The transformation of the CWR site is of key strategic
importance to the Council and the people of Winchester. The
vision for the area is for a mixed-use, pedestrian friendly
quarter that reflects the distinctive character of Winchester
City Centre, supports a vibrant retail and cultural / heritage
offer which is set within an exceptional public realm and
incorporates the imaginative re-use of existing buildings.

Extensive work was undertaken to develop a Development
Brief that sets out the Council’s vision and objectives for the
project. In March 2023, the Council appointed Jigsaw as its
Development Partner to bring this vision to life.

The Development Agreement (DA) was subsequently signed
in April 2024, with the first key milestone being the approval
of the Development Delivery Plan (DDP), achieved in March
2025. Following GKRL'’s exit from the Partnerships & Places
Consortium in late 2025, Cabinet approved the change in
consortium composition in January 2026.
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The next major milestone is the submission of the Updated

Business Case. Subject to its approval, Jigsaw will be able to

submit a planning application by Winter 2026.

What are the associated objectives of this work?

The CWR Supplementary Planning Document (SPD) sets
out nine objectives for the site:

Objective 1 Vibrant Mixed-Use Quarter
Objective 2 “Winchesterness”

Objective 3 Exceptional Public Realm
Objective 4 City Experience

Objective 5 Sustainable Transport

Objective 6 Incremental Delivery

Objective 7 Housing for All

Objective 8 Community

Objective 9 Climate Change and Sustainability

The investment objectives below incorporate the themes
identified in the SPD and a Competitive Positioning Study
and are specific to the defined site:

1 Work

Provide creative, flexible workspaces to help grow start-up
businesses and allow like-minded professionals to support
each other by sharing skills, ideas and resources.

2 Live

Provide housing suitable for a range of people, including
young people and families. A mix of private and affordable
housing is needed with new homes for key workers

and homes for rent.
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3 Play

Create high quality exceptional public places where people
want to spend time, to enjoy outside spaces, to experience
new things, to celebrate heritage and culture and to get
involved in something that interests them.

4 Student and young person experience

Create a mix of uses which is attractive to students and
young people, which encourages them to visit the centre of
Winchester, instead of going elsewhere, and gives them
reason to want to stay in the City beyond their time at
university or in other forms of education.

5 Overnight tourism

Create an attractive night-time offering to complement the
existing City quarters and encourage residents and tourists
to visit the area in the evening.

6 Sustainable development

Work towards the City carbon neutrality target through
choice of building materials, measures to minimise energy
use, re-use of buildings where appropriate and encouraging
suitable modes of transport.

The DDP reorganises the original structure provided by the
Council to put Sustainability and Social Value at the forefront
as tangible outcomes aligned to these six Investment
Objectives.

Making Sustainability and Social Value the starting point for
the DDP demonstrates a clear signal about the priorities for
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CWR, which is not simply a commercial proposition but also
how the site will be used to deliver wider benefits back to
Winchester. This is aligned to the Council’s Green Economic
Development Strategy and includes such things as; climate
resilience, active travel, low carbon development, reuse,
opportunities for local start-ups in affordable workspace,
addressing housing affordability.

The policy objectives in the Council’'s Green Economic
Development Strategy are set out below:

. Increased business density and diversity

. Higher skills and productivity

. Reduced socio-economic and spatial inequality

. More affordable, sustainable, and flexible housing stock
. Net CO2 emissions reduced to zero

. Greener transport and less congestions

. More local renewable energy

. Increased biodiversity and green infrastructure

O~NO PR WN =

Who is intended to benefit from this work and in what way?

Winchester is a proven tourist destination, the City is visited
by 5.6 million people each year. By 2028 the population of
Winchester is projected to increase from 95,025 (in 2018) to
101,279.

Whilst those between the ages of 15-24 make up 14% of the
population, which is above the UK average, only ¢.10% of
the population are between the ages of 25-34, which is
below the UK average.

There is a particular focus on the retention of Winchester’'s
younger generation, enabling them to stay — to build a career
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in their home district, to live, work and play. However,
residents across the Winchester district will benefit from the
redevelopment as well as those visiting the City.

The development will transform the centre of our historic
cathedral city, bringing homes for local families, providing
jobs for local people and making a visit to this heritage city
one which will be remembered.

There is an emphasis on provision of housing of all tenures
as well as improved design of buildings and public realm to
increase legibility and accessibility, delivering a positive
benefit to protected groups whether, living in, working or
visiting the City.

What are the outcomes sought from this work?

CWR is of key strategic importance to the Council and the
people of Winchester. The development will contribute to
improved quality of living, employment opportunities,
increased footfall to the area and overnight tourism resulting
in additional spend in the local economy.

The next major milestone is the submission of the Updated
Business Case. Subject to its approval, Jigsaw will be able to
submit a planning application by Winter 2026.

What factors/forces could contribute or detract from the
outcomes?

The approval of the Updated Business Case will provide the
necessary authority and assurance to proceed with the next
phase of the project, including the progression towards a
planning application and delivery. It will also confirm the
project’s financial viability, governance arrangements, and
alignment with the Council’s strategic objectives.
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Without approval of the Updated Business Case, the project
cannot progress to the next stage, and key milestones such
as the submission of a planning application will be delayed or
potentially halted altogether.

8 Who are the key individuals and organisations responsible | Winchester City Council:
for the implementation of this work? e Simon Hendey
o Ken Baikie
e Emma Taylor
o Ellie Driscoll
e Duncan Faires
Jigsaw
9 Who implements the policy or project and who or what is Jigsaw
responsible for it?
Please select your answer in bold. Please provide detail
here.
10a | Could the policy or project have the potential to affect
individuals or communities on the basis of race differently in Y N
a negative way?
10b | What existing evidence (either presumed or otherwise) do The Updated Business Case sets out the justification for

you have for this?

progressing the project into design, planning, procurement,
and construction. Following approval, the project will move
into detailed design and the preparation and submission of a
planning application.

Once planning consent is secured, the focus will shift to
procurement and construction through competitive tendering.
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Stakeholder and community engagement will continue
throughout.

Care must be taken to ensure communication is inclusive, as
assumptions about English language proficiency or digital
access may limit participation for some groups.

11a | Could the policy or project have the potential to affect
individuals or communities on the basis of sex differently in Y N
a negative way?
11b | What existing evidence (either presumed or otherwise) do Perceptions about how gender influences performance at
you have for this? work can result in potential barriers to procurement. Once a
planning application has been submitted, Jigsaw will move to
the procurement and construction phase, where
considerations for gender imbalances will be important. This
is particularly relevant in relation to women, such as the
likelihood of maternity leave, needing to take time off for
childcare, making them less flexible or because of their
married status, following their husband’s career. This can
lead to unlawful discrimination where perception leads to a
procurement decision which amounts to unfair treatment.
12a | Could the policy or project have the potential to affect

individuals or communities on the basis of disability
differently in a negative way?

you may wish to consider:

Physical access

Format of information

Time of interview or consultation event
Personal assistance

Interpreter

Induction loop system
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e Independent living equipment
e Content of interview

12b

What existing evidence (either presumed or otherwise) do
you have for this?

The Updated Business Case confirms Jigsaw’s commitment
to ongoing community and stakeholder engagement
throughout the development process. A range of sensory,
learning, and physical disabilities may affect an individual’s
ability to engage, and it is important that the views of
disabled people are actively sought to ensure activities and
events are inclusive and accessible.

Following Updated Business Case approval, the project will
move into the design and planning phase, including detailed
design and preparation for planning submission. If
accessibility is not adequately considered in the design of
buildings, public realm, and access, there is a risk of
negative impacts on people with disabilities.

As the project progresses into procurement, the methods
used to communicate opportunities must also be carefully
considered, as certain formats may disadvantage individuals
with visual impairments.

13a

Could the policy or project have the potential to affect
individuals or communities on the basis of sexual orientation
differently in a negative way?

Y N

13b

What existing evidence (either presumed or otherwise) do
you have for this?

During the procurement phase, Jigsaw will undertake a
competitive tender process for each contract or phase of
work. Potential assumptions made about a person’s actual or
perceived sexuality can be a barrier to procurement and
have an influence on the decision because of the personal
views of the person making the decision.
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14a | Could the policy or project have the potential to affect
individuals on the basis of age differently in a negative way? | Y N
14b | What existing evidence (either presumed or otherwise) do The Updated Business Case confirms Jigsaw’s commitment
you have for this? to ongoing community and stakeholder engagement
throughout the development process. Barriers linked to age
may affect how people participate in engagement activities
or access information. For example, younger people may be
less inclined to attend formal engagement events or may be
discouraged by complex language, while older people may
be disadvantaged if information is shared primarily through
digital channels due to lower levels of internet access.
15a | Could the policy or project have the potential to affect
individuals or communities on the basis of religious belief Y N
differently in a negative way?
15b | What existing evidence (either presumed or otherwise) do Perceptions and assumptions that are made about how
you have for this? people from different religious beliefs behave and conduct
themselves could be a barrier during the procurement phase
and have an influence on the decision making process.
Jigsaw intends to continue community and stakeholder
engagement throughout the development process. Religious
belief could have an impact on an individual’s motivation and
time available to participate in an engagement activity /
event due to religious practices / days. Depending on
specific beliefs and interpretations, religious belief can also
limit participation in certain activities deemed incompatible
with their faith.
16a | Could this policy or project have the potential to affect

individuals on the basis of gender reassignment differently
in a negative way?

Y N
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16b | What existing evidence (either presumed or otherwise) do A competitive tender process will be undertaken for each

you have for this? contract or phase of work, once a planning application has
been submitted. Assumptions that are made about gender
reassignment can be a barrier to procurement because of
the personal views of the person making the decision.

17a | Could this policy or project have the potential to affect
individuals on the basis of marriage and civil partnership Y N
differently in a negative way?

17b | What existing evidence (either presumed or otherwise) do An individual’'s perception about how marital status
you have for this? influences performance at work could result in a potential

barrier during the procurement process. For example,
following their partner’s career. This can lead to unlawful
discrimination where perception leads to a procurement
decision which amounts to unfair treatment.

18a | Could this policy or project have the potential to affect
individuals on the basis of pregnancy and maternity Y N
differently in a negative way?

18b | What existing evidence (either presumed or otherwise) do The procurement process could be subject to potential
you have for this? barriers where an individual’s perception about how

pregnancy and maternity influences performance at work.
Such as needing to take time off for maternity leave and
childcare can lead to unlawful discrimination where
perception leads to a procurement decision which amounts
to unfair treatment.

19 | Could any negative impacts that you identified in questions Without mitigation or control, the project could
10a to 15b create the potential for the policy to discriminate Y N | discriminate against certain groups on the
against certain groups on the basis of protected bases of protected characteristics.
characteristics?

20 | Can this negative impact be justified on the grounds of Race: Y
promoting equality of opportunity for certain groups on the Sex: Y

basis of protected characteristics? Please provide your

Disability: Y
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answer opposite against the relevant protected
characteristic.

Sexual orientation: Y

Y N |Age:Y

Gender reassignment: Y

Pregnancy and maternity: Y

Marriage and civil partnership: Y

Religious belief. Y

21

How will you mitigate any potential discrimination that may
be brought about by your policy or project that you have
identified above?

The DDP articulates Jigsaw’s approach to ensuring best
practice with regard to how EDI is embedded in their
approach to delivery, with particular attention paid to
stakeholder and community engagement, and procurement.
Jigsaw is aware that any potential impacts identified will need
to be assessed and appropriately addressed. The Council
will ensure where appropriate and it is able to, support is
provided to Jigsaw to facilitate. This will be closely monitored
by the Council’s officers to ensure due process is followed.

22

Do any negative impacts that you have identified above
impact on your service plan?

Y N | Proceed with mitigations
Proposal can proceed with mitigations above to
reduce any adverse impacts.

Signed by completing officer Lidiooll

Signed by Service Lead or r

Corporate Head of Service
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Planning Application Supporting Information

Up to 228 new homes
A1-54

A2 -43
Kingswalk — 22
B2 North - 18
B2 South - 25
B3-13

B4 -19
B5-34

Detailed (Red) and Outline (Blue) Parts of the Probosed Developmeni"

119 new homes
A1-54

A2 - 43
Kingswalk — 22

4 Live-Work Units in A2 and B2
North.

2 Live-Work Units within Building A2. 1B2P Unit and
2B4P Unit.

1b— 49 (21.3%)
2b — 113 (49.2%)
3b — 68 (29.5%)

1B/1P 10 8%

1B/2P 20 17%
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Sitewide Phase 1 — Detail
2B/3P 8 7%
2B/4P 45 38%
3B/5P 36 30%
Grand Total 119
Affordable The project cannot viably | N/A
Housing provide any on-site affordable
housing provision.
Non- The total amount of | PlotA1 365sgm (GIA)
Residential retail/commercial  floorspace
Floorspace that is Use Class E or Sui | PlotA2 412sqm (GIA)
fGelf)’”s Use is 4.077sam | i oswalk Plot A3 1,702 (GIA)
Antiques Market 197sgm (GIA)
Total 2676 sgm (GIA)
Height No buildings taller than 6 | Building A1 — This building ranges from 4 to 6 storeys

storeys proposed (58.45A0D).

Buildings range from 1 to 6
storeys.

The taller buildings positioned
in the northwest, gradually
stepping down towards the St
Johns Almshouses to ensure

in height.

Building A2 — This building ranges from 3 to 6 storeys
in height.

Antiques Market to remain 2 storeys and Kingswalk to
remain 4/5 storeys.

the height and scale is

sympathetic to the existing

townscape. Buildings of

varying height are along

Friarsgate.
Dwelling Size | N/A All dwellings exceed the National Minimum Space

Standards.

Adaptable N/A 4 of the homes have been designed to comply with
homes wheelchair adaptable standards (Building Regulations

M4(3)(2)(a)). All new homes not built as wheelchair
user dwellings designed to meet the requirements of
Building Regulations M4(2).

Urban Design
Principles

The masterplan is underpinned by the following urban design principles:

. Designed as a piece of the City where the building facades form and contain the
public space - positioned to provide useful pedestrian connections between two
otherwise disconnected parts of the City.

. Massing and heights carefully considered to be sensitive to the scale and height of
the neighbouring buildings, especially the listed Alms Houses to the east. Buildings
are lower toward the east, and taller toward the west and north, with moments of
height to celebrate prominent corners.

. Good levels of natural surveillance, with windows carefully positioned to ensure the
public space is well overlooked and ‘self-policed’.

. Various roof terraces, courtyards and balconies provide delightful, generous
outside space - allowing occupants the opportunity to plant them up, further
enlivening the street edge.

. The streets provide a delightful means to access the homes, whilst also providing
a generous, peaceful external space for all to spend time or for children to play.
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Sitewide Phase 1 — Detail

We envisage the public streets and squares becoming vibrant, lively places to
spend time, making a valuable contribution to the local area, encouraging a sense
of community by providing the opportunity for people to meet, chat and enjoy the
tranquil public space.

Conveniently positioned internal refuse storage, and secure cycle storage to be
provided to encourage sustainable forms of transport.

To build upon and expand the SPD guidance with public infrastructure that will
connect buildings and their uses together.

To establish a feeling of place; connected to the Itchen Valley and other surrounding
city landscapes and overlaid across the loose and beautifully misaligned Roman
and Saxon grids of Winchester.

To act as a civic foreground to the new residential led development; providing new
spaces to sit, meet, eat, work and play outside.

To provide a new legible network of pedestrian routes that enhance access to and
from the surrounding historic uses, buildings and spaces; especially north and
south.

To bring the historic waterways into view by deculverting an existing river to become
a new public space and amenity and designing sustainable drained surfaces.

To help mitigate a feeling of severance created by the ring roads, with new
crossings and activity at and around the development edges.

To redistribute spaces available for transport and buses, and prioritise them for the
benefit of pedestrians whilst retaining and enhancing public transport and
accessibility throughout the centre.

New tree planting and civic furniture, to enhance amenity, places to sit, eat, and
rest, and encourage activity outside, even in hot or drizzly weather.

To bolster the setting of Winchester as a world class destination; the High Street

and Broadway becoming better connected to all parts of the new city centre.

. Opening up the historic network of spaces north, south, east and west.
Trees Existing: XX
7 Category A Trees

20 Category B Trees and 1
Group of Category B Trees

12 Category C Trees

2 x Category C and 1 x
Category C Trees identified for
removal at present.

64 new trees proposed.

Public Realm | 6,600sgqm of public squares | TBC
and routes are proposed within
the development.
Playspace 1,275sgm of play space is | xx
proposed within the
development.
Biodiversity XX XX
Net Gain
Car Parking |A car fee development is | 6 off site disabled car parking bays are provided within

proposed apart from disabled
car parking provision.

Blue Badge parking for 5% of
dwelling, equating to 11 spaces
is proposed. 5 of these would
be located by Coitbury House,
with the remainder within The
Brooks Car Park.

the Brooks Car Park.
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587

Fabric first approach, with
exhaust air source heat pumps
and PV panels. Net-zero
operational carbon on site.

BREEAM Excellent — New Non
residential floorspace.

One refuse (1,100L) / recycling
(1,100L) / glass (240L)
proposed per 6 dwellings which
equates to 43 bins per waste
stream.

Sitewide Heights Strategy
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Landscape & Public Realm Masterplan

Artist Impressions

Looking East towards the Brooks Centre
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Looking south towards the Antiques Market
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Looking west from Tanner Street through to the Antiques Market and the Brooks Centre

Looking East onMiddle Brook Street
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Looking East on Middle Brook Street including Kings Walk

Looking North into where the bus station currently is
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Looking South towards the Guildhall

Page 117



CAB3570 Appendix D

Looking North on Middle Brook Street
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Looking North from the Broadway
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1SO FULL BLEED A3 420 X 297 MM

Dropped kerb for cyclist access

NOTES

S

Do not scale from this drawing.

Dimensions are in metres unless stated otherwise.
If there is any ambiguity between the specification
and the drawings, refer to the Project Manager for
clarification.

This drawing is based on Topographical Survey
received from Apex Surveys, drawing reference
M1722/1, received on 05/06/2024.

KEY

Proposed yellow road markings (width
may vary)

Proposed white/black road markings
(width may vary)

Proposed kassel kerb (150mm)
Proposed half battered kerb (150mm)
Proposed back of kerb

Transition kerb

Flush kerb

Existing kerbline removed

Site boundary

Remove existing footway

Proposed bus shelter

Existing car parking spaces
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Phasing

[ Phase 1 (Detailed Application)

I Phase 2 (Outline Application)
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Agenda Iltem 7a

By virtue of paragraph(s) 3 of Part 1 of Schedule 12A
of the Local Government Act 1972.

Document is Restricted
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11 August 2026

WINCHESTER CITY COUNCIL — THE SCRUTINY COMMITTEE WORK PROGRAMME

| ltem | Lead Officer Date for Scrutiny | Date for Cabinet
19 August 2026
1 Central Winchester Regeneration (CWR) business case Emma Taylor 19 Aug 2026 25 Aug 2026
2 St. Peter's Car Park: Proposed affordable housing scheme Caroline Egan 19 Aug 2026 25 Aug 2026
Meeting 7 September 2026
3 Former RPLC Site Disposal Decision Emma Taylor 7 Sep 2026 9 Sep 2026
4 Housing Revenue Account outturn 2025/26 Liz Keys 7 Sep 2026 9 Sep 2026
5 General Fund outturn 2025/26 Liz Keys 7 Sep 2026 9 Sep 2026
6 Q1 Finance & Performance monitoring — see note d below Simon Howson 7 Sep 2026 9 Sep 2026
Meeting 12 November 2026
7 HRA Business Plan & Budget Options Liz Keys 12 Nov 2026 18 Nov 2026
8 General Fund Budget Options & Medium-Term Financial Strategy Liz Keys 12 Nov 2026 18 Nov 2026
913 | Q2 Finance & Performance monitoring — see note e below Simon Howson 12 Nov 2026 18 Nov 2026
g Meeting 9 February 2027
(O]
1 Treasury Management Strategy 27-28 Liz Keys 9 Feb 2027 11 Feb 2027
1%,y | Capital Investment Strategy 27-37 Liz Keys 9 Feb 2027 11 Feb 2027
120 | Housing Revenue Account (HRA) Budget 27/28 Liz Keys 9 Feb 2027 11 Feb 2027
13 General Fund Budget 27/28 Liz Keys 9 Feb 2027 11 Feb 2027
14 Guildhall/Abbey House — see note b below Simon Hendey 9 Feb 2027 11 Feb 2027
Meeting 3 March 2027
15 Community Safety Partnership Performance Review Sandra Tuddenham 3 Mar 2027
16 Q3 Finance & Performance monitoring Simon Howson 3 Mar 2027 11 Mar 2027
Notes:
a) Inrelation to Iltem 14 the Chairperson has requested an earlier discussion and engagement session. Officers and the relevant Cabinet Member are currently considering this request.
b) Officers have suggested that the Committee may wish to review the work delivered over the previous year with Hampshire Cultural Trust and how well the contract is performing.
c) Inrelation to item 6, as part of its consideration of the Q1 Finance and Performance Monitoring report, the Chairperson has requested that “Greener Faster” be the focus area for
review.
d) Inrelation to item 9, as part of its consideration of the Q2 Finance and Performance Monitoring report, the Chairperson has requested that “Good Homes for All” be the focus area for

review.
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Winche_ste_r
W W City Council

Forward Plan of Key Decisions
1 September 2026 — 30 November 2026

This document sets out key decisions to be taken within the next 28 days, together with any key decision by individual Members of
the Cabinet and officers. It also includes potential key decisions beyond that period, though this is not comprehensive and items will
be confirmed in the publication of the key decisions document 28 days before a decision is taken.

Key Decisions are those which are financially significant or which have a significant impact. This has been decided, by the Council,
to be decisions which involve income or expenditure over £250,000 or which will have a significant effect on people or
organisations in two or more wards.

The maijority of decisions are taken by Cabinet, together with the individual Cabinet Members, where appropriate. The membership
of Cabinet and its meeting dates can be found via this link. Other decisions may be taken by Cabinet Committees, Cabinet
Members or Officers in accordance with the Officers’ Scheme of Delegation, as agreed by the Council.

Whilst the majority of the Cabinet’s business at the meetings listed in this document will be open to the public, there will be
occasions when the business to be considered contains confidential, commercially sensitive or personal information. The items of
business where this is likely to apply are indicated on the plan.

This is formal notice under The Local Authorities (Executive Arrangements) (Meetings and Access to Information) (England)
Regulations 2012 that part of the Cabinet meetings listed in this document may be held in private because the agenda and reports
for the meeting will contain exempt information under Part 1 of Schedule 12A to the Local Government Act 1972 (as amended) and
that the public interest in withholding the information outweighs the public interest in disclosing it.

If you have any representations as to why the meeting should be held in private, then please contact the Council via
democracy@winchester.gov.uk . Please follow this link to the Council’s Constitution which includes a definition of the
paragraphs (Access to Information Procedure Rules, Part 4 paragraph 8.4) detailing why a matter may be classed as exempt from
publication under the Local Government Acts, and not available to the public.

6 Wal epuaby


https://democracy.winchester.gov.uk/mgCommitteeDetails.aspx?ID=136
mailto:democracy@winchester.gov.uk
https://democracy.winchester.gov.uk/documents/g2032/Public%20reports%20pack%2001st-Jan-2024%20The%20Councils%20Constitution.pdf?T=10&Info=1

2T obed

Anyone who wishes to make representations about any item included in the Plan please contact the Democratic Services Team
prior to the meeting to make your request. Copies of documents listed in the Plan for submission to a decision taker are available
for inspection on the Council’'s website. Where the document is a committee report, it will usually be available five days before the

meeting. Other documents relevant to the decision may also be submitted to the decision maker and are available on Council’s
website or via email democracy@winchester.gov.uk.

Please note that the decision dates are indicative and occasionally subject to change.

If you have any queries regarding the operation or content of the Forward Plan please contact David Blakemore (Democratic
Services Team Manager) on 01962 848 217.

31 July 2026


mailto:democracy@winchester.gov.uk

Item Cabinet Key Wards Lead Documents Decision Date/period | Committee | Open/private
Member Decision | Affected | Officer submitted to taker decision to | Date (if meeting or
decision taker | (Cabinet, be taken applicable) | document? If
Cabinet private meeting,
Member or include relevant
Officer exempt
paragraph
number
Section A
Decisions made by Cabinet & Cabinet committees
1 General Fund Cabinet Yes All Liz Keys | Cabinet report Cabinet Sep-26 9-Sep-26 Open
outturn 2025/26 | Member for Wards
Finance and
Transformatio
n
Y
3 Housing Cabinet Yes All Liz Keys | Cabinet report Cabinet Sep-26 9-Sep-26 Open
D Revenue Member for Wards
= Account outturn | Finance and
a 2025/26 Transformatio
n
3 Q1 Finance & Cabinet Yes All Simon Cabinet report Cabinet Sep-26 9-Sep-26 Open
Performance Member for Wards Howson
monitoring Finance and
Transformatio
n
4 Land Cabinet Yes All Geoff Cabinet report Cabinet Sep-26 9-Sep-26 Part exempt
transaction (if Member for Wards Coe 3
required) Regeneration
5 Asset Cabinet Yes All Karen Cabinet Cabinet Nov-26 3-Nov-26 Open
Management Member for Wards Thorburn | Committee Committee:
Strategy Good Homes report Housing




Item Cabinet Key Wards Lead Documents Decision Date/period | Committe | Open/private
Member Decision | Affected | Officer | submitted to taker decision to | e Date (if | meeting or
decision taker (Cabinet, be taken applicabl | document? If
Cabinet e) private meeting,
Member or include relevant
Officer exempt paragraph
number
6 Private Sector Cabinet Yes All Charlotte | Cabinet Cabinet Nov-26 3-Nov-26 Open
Housing Member for Wards Quinn Comittee report | Committee:
Disabled Healthy Housing
Facilities Grant | Communities
Policy
Amendment
_6 General Fund Cabinet Yes All Liz Keys | Cabinet report Cabinet Nov-26 18-Nov-26 | Open
) Budget Options | Member for Wards
(@] & Medium Term | Finance and
@ Financial Transformatio
E Strategy n
8 HRA Business Cabinet Yes All Liz Keys | Cabinet report Cabinet Nov-26 18-Nov-26 | Open
Plan & Budget | Member for Wards
Options Good Homes
9 Q2 Finance & Cabinet Yes All Simon Cabinet report Cabinet Nov-26 18-Nov-26 | Open
Performance Member for Wards Howson
monitoring Finance and
Transformatio
n
Section B
Decisions made by individual Cabinet Members
10 Housing Cabinet Yes All Sarah Cabinet Cabinet Sep-26 9-Sep-26 Open
Complaints Member for Wards Hobbs Member Member for
Self- Good Homes decision report | Good
Assessment Homes
Decision




Item Cabinet Key Wards Lead Documents Decision Date/period | Committe | Open/private
Member Decision | Affected | Officer | submitted to taker decision to | e Date (if | meeting or
decision taker (Cabinet, be taken applicabl | document? If
Cabinet e) private meeting,
Member or include relevant
Officer exempt paragraph
number
| | Day
Section C
Decisions made by Officers
11 Treasury Cabinet Yes All Designat | Designated Designated | Sep-26 Sep-26 Open
Management - | Member for Wards ed HCC | working papers | HCC
decisions in Finance and Finance Finance
accordance Transformatio staff, staff, daily
with the n daily
Council's
o approved
Q strategy and
Q policy
\V
Eection D
ol Proposed budget timetable 2027/28
*Not classed as key decisions as final decision taken by full Council
12 General Fund Cabinet No All Liz Keys | Cabinet report | Cabinet Feb-27 11-Feb-27 | Open
Budget 27/28* Member for Wards
Finance and Council 24-Feb-27
Transformatio
n
13 Housing Cabinet No All Liz Keys | Cabinet report Cabinet Feb-27 11-Feb-27 | Open
Revenue Member for Wards
Account (HRA) | Good Homes Council 24-Feb-27
Budget 27/28*
14 Capital Cabinet No All Liz Keys | Cabinet report Cabinet Feb-27 11-Feb-27 | Open
Investment Member for Wards
Strategy 27-37* | Finance and Council 24-Feb-27
Transformatio




Item Cabinet Key Wards Lead Documents Decision Date/period | Committe | Open/private
Member Decision | Affected | Officer | submitted to taker decision to | e Date (if | meeting or
decision taker (Cabinet, be taken applicabl | document? If
Cabinet e) private meeting,
Member or include relevant
Officer exempt paragraph
number
n
15 Treasury Cabinet No All Liz Keys | Cabinet report Cabinet Feb-27 11-Feb-27 | Open
Management Member for Wards
Strategy 27-28* | Finance and Council 24-Feb-27
Transformatio
n
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Winche_ste_r
W W City Council

Notification of additions to the September 2026 Forward Plan

On 4 August 2026, the following additional items were notified for inclusion for the September 2026 Forward Plan

Item Cabinet Key Wards Lead Documents Decision Date/period | Committee | Open/private
Member Decision | Affected | Officer submitted to taker decision to | Date (if meeting or
decision taker | (Cabinet, be taken applicable) | document? If
Cabinet private meeting,
nv) Member or include relevant
Q Officer exempt
'8 paragraph
= number
gection B
Decisions made by individual Cabinet Members
1 Decant Cabinet Yes All Sarah Cabinet Cabinet Sep-26 9-Sep-26 | Open
Management | Member Wards Hobbs Member Member
Policy for Good decision report | for Good
Homes Homes
Decision
Day
2 Major Works & | Cabinet Yes All Sarah Cabinet Cabinet Sep-26 9-Sep-26 | Open
Section 20 Member Wards Hobbs Member Member
Consultations | for Good decision report | for Good
Policy Homes Homes
Decision
Day




3 Managing Cabinet Yes All Sarah Cabinet Cabinet Sep-26 9-Sep-26 | Open
Communal Member Wards Hobbs Member Member
Areas Policy | for Good decision report | for Good
Homes Homes
Decision
Day
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On 11 August 2026, the following additional item was notified for inclusion for the September 2026 Forward Plan (previously included in

ester

City Council

Notification of addition to the September 2026 Forward Plan

the August 2026 Forward Plan)
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ities

Item(s) Cabinet Key Wards Lead Documents Decision Date/ Open/
Member Decision | Affected | Officer submitted to taker period private
decision taker decision to be | meeting or
' taken document
If private
meeting,
include
| relevant
exempt
) paragraph
number
Section A
Decisions made by Cabinet & Cabinet committees
Former Cabinet Yes All Emma Cabinet report | Cabinet - 9 Sep-26 Part
RPLC Site Member Wards Taylor Sep 26 exempt 3
Disposal for Healthy
Decision Commun-
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	Agenda
	Voting
	1.	Apart from the Chairperson, every member has one vote when a matter before the meeting requires a decision.
	2.	In the event of an equality of votes, the Chairperson may exercise a casting vote and that vote may be exercised in any way seen fit.
	3.	A member may abstain from voting or vote differently from how they may have indicated during the debate, without further explanation.
	4.	The way each member voted will not be recorded in the minutes, unless a motion to have a recorded vote has been passed.

	4 Minutes of the meeting of the, 26/05/2026
	Minutes

	6 St. Peter's Car Park: Proposed affordable housing scheme
	CAB3565 St Peters car park proposed affordable housing scheme
	CABINET


	6a St. Peter's Car Park: Proposed affordable housing scheme: Exempt Items
	7 Central Winchester Regeneration (CWR) - Updated Business Case
	CAB3570 CWR final business case
	CABINET

	CAB3570 Appendix A - CWR Updated Business Case
	1. Executive Summary
	Introduction
	1.1 This Updated Business Case (UBC) has been prepared to determine whether the Central Winchester Regeneration (CWR) scheme continues to represent a deliverable and viable proposition for the Council, and to support the report to Cabinet seeking appr...
	1.2 Since execution of the DA in 2024, the scheme has evolved. Genr8 Kajima Regeneration Limited has exited the Partnerships and Places LLP joint venture, with PfP-Igloo assuming full ownership and responsibility for delivery. Additionally, the Develo...
	1.3 This UBC assesses the implications of these changes across each of the Strategic, Economic, Commercial, Financial and Management Cases, and concludes that, notwithstanding these developments, the scheme continues to deliver significant public valu...
	STRATEGIC CASE
	1.4 The Strategic Case re-confirms whether the objectives established in previous business cases remain current. It sets out how the scheme and the changes that have evolved since 2023 now sit against those objectives. The case reviews the Council's v...
	1.5 In October 2025, Genr8 Kajima Regeneration Limited exited the Partnerships and Places LLP joint venture, with PfP-Igloo assuming 100% ownership and continuing delivery under the DA, formalised through a Deed of Variation in early 2026. As a result...
	1.6 The regeneration of Central Winchester delivers WCC's strategic objectives, aiming to create a vibrant, pedestrian-friendly mixed-use quarter that reflects "Winchesterness," with an exceptional public realm and imaginative re-use of existing build...
	ECONOMIC CASE
	1.7 The Economic Case explores an updated cost-benefit analysis of the CWR scheme, undertaken in line with HM Treasury Green Book guidance, to test whether the scheme continues to represent value for money in its current form. Given the affordable hou...
	1.8 The updated cost-benefit analysis considers the costs and benefits of the scheme over a 60-year appraisal period, applying the Green Book social discount rate of 3.5% for the first 30 years and 3.0% thereafter, and adjusting base figures for optim...
	1.9 The updated cost-benefit analysis produces a Net Present Social Value (NPSV) of £200.9m and a Benefit Cost Ratio (BCR) of 2.12, indicating £2.12 of benefit for every £1 of cost. While this compares unfavourably to the BCR of 2.68 at OBC stage, the...
	1.10 Alternative options to proceeding under the existing DA which include Council self-development, outright sale of the site, or a "do nothing for now" holding position were assessed and found less favourable, given the abortive costs, delay, and lo...
	COMMERCIAL CASE
	1.11 The Commercial Case reviews whether the commercial positions and contractual terms agreed at Development Partner Business Case (DPBC) stage, which are now reflected in the executed DA, remain appropriate, and identifies any material changes since...
	1.12 The deal signed in 2024 still stands, with two adjustments; income replacement was never binding, and the parent guarantee became a security deed.
	1.13 The Commercial Case builds on the procurement and contractual framework established in the DPBC and confirmed through execution of the DA with the Developer in 2024. It reviews the commercial positions agreed at DPBC stage to confirm their contin...
	1.14 Governance of the DA has operated through a joint Project Board in which WCC and Developer representatives are in equal number and meet monthly, and a working-level Project Team. Both are expected to continue as the project moves from planning in...
	FINANCIAL CASE
	MANAGEMENT CASE
	1.15 The Management Case assesses whether appropriate governance, project management and assurance arrangements are in place to support successful delivery of CWR as the project moves from planning towards implementation. It reviews how the existing g...
	1.16 Governance, project management and assurance arrangements are established and operating, centred on the joint Project Board, a supporting Project Team, and a dedicated WCC Head of Regeneration and Project Managers reporting to the Director of Reg...
	1.17 The immediate focus is progressing design to enable submission of a hybrid planning application, followed by continued collaborative working to satisfy remaining DA conditions and achieve agreed long-stop dates for Phase A and Phase B.

	2. Introduction
	Introduction and Project Context
	2.1 Winchester is a cathedral city in Hampshire, England, and serves as the county town of Hampshire, sitting on the River Itchen about 60 miles south-west of London and 14 miles from Southampton. The wider local authority district (the City of Winche...
	2.2 Winchester is characterised as one of the more affluent and historically desirable areas in England, with house prices and average earnings well above the national average. Winchester's economic and visitor identity is built substantially on its h...
	2.3 The transformation of the Central Winchester Regeneration (CWR) site is of strategic importance to Winchester City Council (WCC or the Council) and the people of Winchester. It is an opportunity to transform the centre to suit the needs of the loc...
	2.4 The vision for the area is for a mixed-use, pedestrian friendly quarter that reflects the distinctive character of Winchester City Centre, supports a vibrant retail and cultural / heritage offer which is set within an exceptional public realm and ...
	Purpose of the business case
	2.5 This Updated Business Case (UBC) presents the procured deal for CWR and reflects the work undertaken since the Council entered into contract with the Developer.
	2.6 The Council has commissioned external support from 31ten Consulting (31ten) to prepare this UBC, based on a proportional approach to the HM (His Majesty’s) Treasury Green Book Five Case Model that will support the Council’s decision-making process...

	3. Strategic Case
	INTRODUCTION
	3.1 The purpose of the Strategic Case is to re-confirm WCC’s rationale for intervention and demonstrate how CWR will address existing challenges, while supporting the wider objectives of the Council.
	3.2 The Strategic Case captures the Council’s goals relevant to this project, and it therefore forms the context for the remainder of the Business Case.
	3.3 The UBC is stage 4 of the Council’s business case schedule, the below table shows where this sits:
	Table 3.1: Business Case Development Process for CWR

	3.4 The UBC gateway decision will be to confirm approval of the CWR scheme and its alignment with the DA, prior to the submission of the planning application. This will require a Cabinet approval and this UBC will be a supporting document.
	Strategic Context
	3.5 The regeneration of Central Winchester advances proposals that directly support WCC’s strategic objectives through the redevelopment of the defined CWR site. The Outline Business Case (OBC), which formed the basis of Cabinet approval in December 2...
	3.6 Since production of the OBC, the Council has updated its Council Plan and the current Council Plan 2025 – 2030 is built on six key priorities:
	• Greener and Faster
	• Thriving Places
	• Healthy Communities
	• Good Homes for All
	• Listening and Learning
	• Effective and Efficient
	3.7 The CWR project supports the priorities of the Council Plan, particularly the “Thriving Places” heading which references city centre regeneration.
	3.8 The Winchester District Local Plan was adopted by WCC on 24th March 2026 and this document supports CWR as it identifies the site as a major strategic regeneration opportunity for the city centre. It specifically supports a mixed-use redevelopment...
	3.9 The Government has decided to replace the existing two-tier local government structure in Hampshire and the Isle of Wight with a new five unitary authorities model by 2028. This means that the current arrangements, including Winchester City Counci...
	3.10 In parallel with this local government reorganisation (LGR), the new Hampshire and the Solent Combined County Authority has been established, with responsibilities for strategic functions including economic growth, housing, transport and investment.
	3.11 There is institutional change and therefore some uncertainty regarding future governance arrangements, however the strategic need for major regeneration is independent of changes to council structures – Winchester needs regeneration; therefore, i...
	3.12 Governance and delivery arrangements, including decision-making responsibilities, can be adapted to reflect the future unitary authority structure while maintaining the project’s strategic objectives considering existing obligations.
	developer context
	3.13 The Council ran a public procurement compliant with the Public Contract Regulations 2015 and selected a preferred bidder to progress and deliver CWR, the supporting details of this are set out in the DPBC section 4.2. This preferred bidder was Pf...
	3.14 WCC entered into the DA in April 2024, however as explored further below, this agreement was changed via Deed of Variation on 25th February 2026 in which Genr8 Kajima Regeneration Limited withdrew from the agreement.
	3.15 WCC remains in the DA with Partnership and Places LLP (the Developer) for CWR.
	3.16 The Development Brief (Appendix A of Cabinet Report 3371 dated 6th March 2023) sets out the requirements for the redevelopment of CWR and is confirmed as fit for purpose and still relevant. Readers of this document should also refer to the Centra...
	Strategic need
	3.17 The strategic need for CWR remains unchanged as the underlying economic, social and environmental challenges affecting central Winchester continue to exist. The need to develop this key site, improve the quality of the built environment and unloc...
	3.18 The fundamental case for intervention is based on addressing longstanding market failures which have not addressed the following:
	• Regeneration and place-making
	Parts of the site area continue to be characterised by ageing buildings and fragmented land uses limiting the potential of this prominent city centre location. The current layout and quality of the built environment limit the site's ability to functio...
	• Economic growth and investment
	Opportunities to diversify commercial uses, create employment and strengthen business confidence remain limited, reflecting a constrained supply of modern, flexible space and a broader pattern of underinvestment which has reduced the area’s attractive...
	• Town centre vitality
	Like many town and city centres, Winchester continues to face changing patterns of retail demand, consumer behaviour and increased competition from online retailing. Thriving town centres depend upon a diverse mix of residential, commercial, leisure, ...
	• Public realm improvements
	There remains a continuing need to improve accessibility, connectivity, safety and attractiveness of public spaces within the CWR area.
	• New homes delivery
	The need to increase city centre housing supply remains a significant strategic priority both nationally and locally. Central Winchester currently has limited residential provision relative to its potential, meaning opportunities to make more effectiv...
	The lack of additional city centre housing also limits the creation of a larger, permanent residential population that would support the vitality and resilience of the city centre.
	• Wider social and environmental benefits
	This part of the city centre currently presents opportunities to generate wider public value in regard to health and wellbeing, social inclusion, accessibility and environmental performance. Existing networks could better encourage walking, cycling an...
	Strategic objectives
	3.19 The investment objectives set out in Section 4.3 of the Development Brief (Appendix A to Cabinet Report 3371, dated 6 March 2023) remain unchanged and have been reaffirmed as an appropriate and robust strategic fit for the project. These objectiv...
	3.20 The key update to the Investment Objectives, since the publication of the OBC and the Development Brief is in relation to WCC’s income replacement requirements (as income from WCC’s existing assets within the red line will be lost as each phase o...
	3.21 The Council however understands the viability position of the project and therefore it has not been mandated that the Developer must replace the income, rather it was an ambition that was introduced during the procurement stage. The Council’s pri...
	3.22 The objectives are therefore as follows:
	Work: Provide creative, flexible workspaces to help grow start-up businesses and allow like-minded professionals to support each other by sharing skills, ideas and resources.
	Play: Create high quality exceptional public places where people want to spend time, to enjoy outside spaces, to experience new things, to celebrate heritage and culture and to get involved in something that interests them.
	Overnight Tourism: Create an attractive night-time offering to complement the existing City quarters and encourage residents and tourists to visit the area in the evening.
	Live: Provide housing suitable for a range of people, including young people and families. A mix of private and affordable housing (40%) is needed with new homes for key workers and homes for rent.
	Student and young person experience: Create a mix of uses which is attractive to students and young people, which encourages them to visit the centre of Winchester, instead of going elsewhere, and gives them reason to want to stay in the City beyond t...
	Sustainable development: Work towards the City carbon neutrality target through choice of building materials, measures to minimise energy use, re-use of buildings where appropriate and encouraging suitable modes of transport.
	market context
	3.23 It is important for the Council to continue to drive CWR forward in order to meet its objectives, although it is recognised that it may not be possible to fully achieve or deliver in depth against all objectives. This reflects prevailing market c...
	• Construction costs inflation, which is disproportionate to sales values increase:
	➢ Labour shortages, particularly in trades such as bricklaying, M&E and cladding installation.
	➢ Wage inflation due to skills shortages.
	➢ Increased material costs (steel, concrete, timber, insulation and M&E equipment).
	➢ Higher energy prices affecting manufacturing and transport.
	➢ Supply chain disruption and longer lead times.
	➢ More expensive contractor risk pricing and contingency allowances
	➢ Development finance rates have increased materially.
	➢ Senior debt is more expensive.
	➢ Equity investors are demanding higher returns.
	➢ Debt margins have widened because lenders perceive greater risk.
	➢ biodiversity net gain requirements;
	➢ building safety requirements and levy
	➢ fire safety regulations;
	➢ more stringent sustainability standards;
	➢ energy efficiency requirements;
	➢ nutrient neutrality mitigation (where applicable);
	➢ increasingly complex planning obligations.
	Scheme context
	3.24 The Developer has prepared their RIBA Stage 1 report that is supported by a Cost Plan and intends to progress to planning based on the scheme presented here. The Stage 1 Report is included at Appendix 1.
	3.25 The intention is for the Developer to submit a Hybrid Planning Application for CWR, in which it will seek full planning permission for the first phase of development and outline for the remainder.  The red line boundary for the site is shown in t...
	3.26 The site includes the following elements:
	• Winchester Bus Station
	• Friarsgate Car Park (multi-storey and street level)
	• Retail and commercial premises on Kings Walk and Friarsgate
	3.27 The scheme will comprise of a mixed-use development that is split into two phases, which are shown on the below map and further detailed below:
	• Plot A
	➢ A1 - A new build 6 storey block with 54 residential units and retail space at ground floor level
	➢ A2 - A new build 6 storey block with 45 residential units and retail / live work space
	➢ A3 – King’s Walk and Nut Shell – refurbishment into commercial at ground and first floor levels and into 22 residential units at second and third floor levels
	• Plot B
	➢ B1 – Coitbury House – refurbishment into creative space across the three floors
	➢ B2 – two new build residential blocks providing 45 residential units in total
	➢ B3, B4 and B5 – three new residential blocks providing 13, 19 and 34 residential units respectively.
	3.28 In order to enable the above scheme there are considerable enabling / infrastructure works required, including demolitions, implementing an interim bus strategy, off-site highways works, new sub-stations, archaeology works and opening up culverts.
	changes since the previous business case
	3.29 The DA was entered into over two years ago and since this point the scheme has evolved in line with market demand and viability. In addition to this there have been two major recent changes of note:
	A) Partnership Change
	• In October 2025 Genr8 Kajima informed the Council of its intentions to exit the partnership and therefore the DA.
	• As a consequence, Igloo agreed to assume 100% ownership of the Partnerships & Places LLP (which had previously included Genr8 Kajima) and take full responsibility for the project and continue delivery through the DA.
	• A Deed of Variation to the DA was prepared to reflect the changes.
	B) Housing Delivery Change
	• As a result of viability constraints, the Developer is still intending to deliver a mixed-use scheme with a significant residential component, however it is not currently committing to deliver any affordable housing. This is directly in contrast to ...
	3.30 The Council has worked tirelessly with the Developer to ensure CWR progresses, which has included exploring ways of delivering affordable housing within the exceptionally challenging market conditions. The project does not attract grant from Home...
	3.31 The Council is sympathetic to the viability issues and although it is not an ideal position, given the wider regeneration benefits of CWR, it accepts that the final scheme may not deliver affordable homes. The Council continues to recognise the i...
	3.32 The loss of affordable housing from the scheme presents a material disbenefit and weakens alignment with local and national policy aspirations for mixed and balanced communities, however the Council is willing to make strategic trade-offs as reta...
	strategic options considered
	3.33 WCC's intention has been to progress the DA so the Developer can submit a planning application for the Stage 1 scheme.
	3.34 The scheme has materially changed and as set out above one of the original objectives is unlikely to be fully realised, therefore it's important for WCC to understand if there are any alternative options that can be considered. The Economic Case ...
	Option 1 - Proceed with the amended scheme under the existing DA
	Option 2a - Not progress the DA, triggering contractual consequences including exit payments AND WCC self-develops the site.
	Option 2b - Not progress the DA, triggering contractual consequences including exit payments AND WCC sells the site outright.
	Option 2c - Not progress the DA, triggering contractual consequences including exit payments AND do nothing for now, therefore a decision on how to progress is made at a point in time in the future.
	3.35 Option 2 and all its sub-options would require the Council to not progress the DA any further. It would therefore need legal advice on whether it would be responsible for exit payments to the Developer. The Economic Case includes further consider...
	Conclusion
	3.36 Although there have been material changes in market conditions and to the composition of the development partnership, the fundamental strategic rationale for intervention remains unchanged. It is important for the project to continue so it can de...

	4. Economic Case
	introduction
	4.1 WCC entered into a Development Agreement (DA) with the Developer following a competitive procurement process, supported by previous business cases which concluded that this represented the option offering the greatest overall public value. In acco...
	4.2 The purpose of this Economic Case is therefore not to undertake a fresh options appraisal, but to assess whether the scheme, as it has evolved, continues to represent the best value approach for delivering the Council's strategic regeneration obje...
	4.3 The following sections first present the updated cost-benefit analysis of the current scheme before considering the impact of changes since the OBC and whether any reasonable alternative options would deliver on the Council’s objectives for CWR an...
	Economic appraisal approach
	4.4 This section sets out the approach adopted to assess the value for money (VfM) of the preferred delivery option through a cost-benefit analysis. The assessment has been undertaken using a financial model developed specifically for the scheme and f...
	4.5 The analysis draws on a range of quantitative evidence, including publicly available data from the Office for National Statistics (ONS), supplementary government guidance and commissioned research. All costs and benefits have been estimated in cur...
	4.6 Costs and benefits are appraised over a 60-year appraisal period from 2026 to 2086.  This aligns with the Green Book recommendation to appraisal new buildings over 60 years.
	4.7 In line with Green Book guidance, the base figures are adjusted to account for optimism bias, as well as other economic and place-based effects, namely deadweight loss, displacement, leakage and multiplier effects. This is based on the assessment ...
	4.8 The application of this methodology has been used to demonstrate value for money (VfM) through the calculation of a net present social value (NPSV) and benefit cost ratio (BCR) for each option.
	4.9 While typically a VfM assessment of all delivery options would be undertaken, the project is at a stage where there is an advanced single option, therefore the adopted approach is to only consider the current option and a ‘Do Nothing’ in the CBA, ...
	Benefits Appraisal
	4.10 For the current option, the benefits arising from the proposed intervention have been identified and are summarised in the table below. These benefits are assessed relative to the 'Do Nothing' scenario, which provides the baseline against which t...
	4.11 The table below sets out the modelled benefits and supporting assumptions. The values include adjustments for additionality and place-based effects. Presented in today's values discounting is applied to arrive at the ‘overall present value’, whic...
	4.12 Optimism bias is not reflected at this stage as it is shown, later, on a standalone line within the appraisal.
	Table 4.1 Cost Benefit Summary - Benefits
	4.13 For the current option, a number of costs have been identified associated with the development and delivery of the project. The table below summarises the modelled costs and key assumptions underpinning the appraisal. Cost estimates have been adj...
	4.14 Optimism bias is not reflected at this stage as it is shown, later, on a standalone line on the appraisal.
	Table 4.2 Cost Benefit Summary - Costs
	1The Jobs lost are calculated on the same basis of new jobs, reflecting that while actual job numbers may change the economic potential is the same. The calculation is based on the existing buildings and current uses.
	OPTIMISM BIAS
	4.15 Optimism bias (adjustment for risk) is included as a standalone row but is applied across all the benefits and costs. The Green Book guidance recommends an adjustment for optimism bias between 2% and 24% for standard building projects and in cons...
	4.16 The relatively low optimism bias applied in the appraisal reflects the advanced stage of the project following execution of the DA in 2024, with key commercial arrangements, project scope and delivery responsibilities all established. However, as...
	4.17 The table below summarises the optimism biases applied to both cost and benefits and highlights the overall impact on the CBA. It identifies the overall impact on net benefits is £57.8m in today’s values or £35.6m Net Present Value.
	Table 4.3 Cost Benefit Summary – Optimism Bias
	Cost Benefit Analysis Results
	4.18 The table below shows a summary of the outputs from the cost benefit analysis of the preferred option.
	Table 4.4 Cost Benefit Summary – NPSV and BCR Summary
	* Construction GVA benefit is excluded from BCR as it is temporary in nature, the figure is net of optimism bias i.e. £60.1m of construction benefits less £6.7m of attributable optimism bias results in a total deduction of £53.4m
	4.19 The table demonstrates that the preferred option delivers a significant benefit to Winchester’s economy, through job creation and the resulting GVA as well as the anticipated increase in footfall and resulting expenditure in the City.
	4.20 The project in its current form generated a BCR of 2.12, indicating that the project is expected to deliver £2.12 of benefits for every £1 of costs. The primary costs in the appraisal are the lost income from the existing uses on site and the los...
	4.21 The BCR at OBC stage was calculated to be a higher ratio of 2.68, demonstrating a greater economic benefit would have been realised, however as set out in the Strategic Case, viability challenges caused by market conditions are having a considera...
	alternative options
	4.22 Given there have been changes since the OBC and particularly in consideration of the Council’s affordable housing objective unlikely to be met by the current scheme, it is appropriate to review whether any alternative delivery options should be c...
	4.23 At section 3.35 of the Strategic Case, there are alternative options identified and these are explored in further detail in this section:
	Option 1 - Proceed with the amended scheme under the existing DA
	This is the route the Council has been intending to proceed with and by giving the Developer the green light to proceed to planning stage WCC would continue its duties under the DA. In this option most of the objectives of the project can all be reali...
	Option 2 – Do not proceed under the DA
	This option has a number of sub-options regarding what happens after the decision to not proceed, but in all options the Council would stop the project proceeding through planning and confirm it wants to terminate the DA. The DA sets out termination s...
	- the Developer shall be made whole on a full indemnity basis in respect of abortive sunk costs (including any Council Project Management Fees instalments and any funding provided to the Council in relation to securing vacant possession or any third-p...
	The DA was signed in 2024, therefore considerable costs are likely to have been incurred since that point, progressing the project to the current stage.
	The main sub-options are considered further here:
	• Option 2a – Do not proceed under the DA and WCC self-develops the site
	At OBC stage the Council clearly excluded this option as it would require significant capital expenditure, resources, and expertise, which the Council was unable to provide. This continues to be the case and the Council does not have appetite to be th...
	One of the Council’s Critical Success Factors (CSFs) agreed at OBC stage was affordability, focused on assessing the Council’s ability to fund the required level of expenditure and this option does not satisfy this CSF.
	• Option 2b – Do not proceed under the DA and WCC sells the site outright
	At OBC stage the Council clearly excluded this option as it would provide insufficient control over the development, therefore creating a high risk the regeneration benefits would not be realised and particularly jeopardising CSFs 1, 2, 3, 4 and 7 fro...
	Potentially the Council would receive a capital receipt, although as set out above it would need to pay any abortive sunk costs to the developer. However, any financial benefits would be outweighed by the loss of regeneration benefits.
	• Option 2c – Do not proceed under the DA and do not progress the project now
	In this sub-option the Council would confirm its intentions to not proceed and bear any consequences, however it would not, at this point in time, take a decision on how to proceed, it would instead delay the project and not agree an alternative route...
	The Council does not consider pausing the project to be a viable option. Delaying the scheme would either defer or jeopardise the delivery of the anticipated economic, social and environmental benefits, including regeneration of a key strategic site, ...
	A pause would also introduce significant programme risks, including increased delivery costs arising from inflation, reduced market confidence, and the need to revisit completed design and procurement work. In addition, Local Government Reorganisation...
	This option would significantly impact on achieving CSFs 1, 2, 3, 4 and 7 from the OBC, which are focused on City needs, alignment to the SPD and Investment Objectives, benefits optimisation and political implications of programme delay.
	The preferred option
	4.24 The Council's selected option is to continue to proceed under the DA with the Developer. At OBC stage the Council undertook a CBA based on the expected costs and benefits of CWR, noting the OBC was at pre-procurement stage. A revised cost benefit...
	conclusion
	4.25 This Economic Case has re-iterated there are no other suitable options to take forward the project. The updated cost-benefit analysis demonstrates that, while the scheme’s BCR has reduced since the OBC (from 2.68 to 2.12) as a result of changes t...
	4.26 The Council recognises that the loss of affordable housing reduces the overall benefits of the scheme when compared with earlier proposals. However, when considered alongside the wider regeneration, economic, social and environmental benefits tha...

	5. Commercial Case
	Introduction
	5.1 The Commercial Case presented in the DPBC set out the rationale for the proposed commercial strategy, including the procurement approach, allocation of risk and responsibilities, and the principles underpinning the proposed DA. Since the DPBC, the...
	5.2 Accordingly, this Commercial Case does not revisit the strategic decisions that led to the selection of the development partner or the execution of the DA or all the agreed principles that were included in the draft DA. Instead, it reviews the upd...
	Partnership change
	5.3 As set out in the Strategic Case, in March 2023 WCC appointed Partnership & Places LLP, a limited liability joint venture company consisting of two members, PfP-Igloo Limited Partnership (Igloo) and Genr8 Kajima Regeneration Limited (Genr8 Kajima)...
	5.4 The DA allowed for a change in consortium composition and reserved the right of approval for any change to the Council. Minor amendments have therefore been made to the DA to reflect the changes.
	5.5 The Council has been satisfied that the project requirements can be delivered and/or managed by Igloo and the necessary security arrangements are reviewed further in this Commercial Case.
	commercial positions
	5.6 As set out in the DPBC Commercial Case, the draft Agreement was considered through the procurement process and the Council adjusted its positions, through dialogue with bidders, to reach an agreeable position to proceed with the Developer. This se...
	a) Income generation: The DPBC stated there would be a ‘requirement on the Development Partner to identify a means for securing income replacement’, which is in relation to the displaced income of £656,000 from across the site. The DA requires the Dev...
	b) Governance: Following dialogue with bidders the DA put in place governance arrangements, including a Project Board, Project Team and Quarterly Review Meeting and although the project has progressed slower than anticipated upon execution of the DA, ...
	c) Long stop dates: The DA sets the principle of having longstop dates against major milestones and the longstop date for approval of the Development Delivery Plan has been achieved. The future long stop dates are as follows and these are currently on...
	d) Termination consequences: Default arrangements were proposed and agreed, in which a breach of the agreement by the Developer would entitle WCC to terminate the DA and consequently retaining payment made and not paying the Developer for sunk costs. ...
	e) Security arrangements: The DPBC indicated the Developer would be providing a performance and financial guarantee from its parent company (this was originally intended to be provided by Kajima). This position evolved before entering into the DA in 2...
	A PCG had been the preferred approach for WCC as it strengthens the commercial position by providing additional financial security and reducing delivery risk, giving the Council confidence that the parent company will support the project should the de...
	A security deed was put in place through which the Developer provides a financial bank guarantee to provide security to the Council in relation to the Developer’s obligations under the DA. These provide the Council with financial recourse for any brea...
	The security deed option has the advantage of providing easier access to financial recourse than a PCG because the obligation is backed by an independent bank rather than another company within the Developer’s corporate group. This is likely to provid...
	Overall, as the PCG approach was no longer an option, the Council worked with the Developer to develop a suitable alternative form of guarantee and has been proceeding on this basis.
	f) Impact of Genr8 Kajima Exit: As set out in the Strategic Case Genr8 Kajima have exited the commercial arrangements and no longer have any involvement in the project. As a consequence on the security arrangements, the bank guarantee provided at the ...
	Land drawdown
	5.7 The previously agreed model for land drawdown remains the approach that is to be implemented, whereby the Developer can take a Phase Building Lease and commence development of that phase once the Primary Conditions concerning that phase, which are...
	Conclusion
	5.8 Overall, the commercial strategy established through the DPBC and subsequently formalised in the DA remains appropriate for the current stage of the project. Whilst a number of commercial arrangements have evolved since execution of the DA, these ...
	5.9 The most significant change has been the exit of Genr8 Kajima from the development partnership. The Council has carefully considered the implications of this change (formally reviewed through Cabinet in January 2026), including the revised securit...
	5.10 Governance arrangements are operating as intended, the agreed commercial mechanisms continue to provide an appropriate framework for project delivery, and the contractual milestones are achievable. The Council is therefore assured that the commer...

	6. Financial Case
	7. Management Case
	Introduction
	7.1 As the project is currently progressing in line with the DA, the purpose of the Management Case is to demonstrate that robust governance, project management and assurance arrangements are in place to support the next phase.
	governance & decision making
	7.2 The DA sets out the governance arrangements for the project and the on-going engagement and authorised approvals between WCC and the Developer. This section looks at these governance arrangements and how they have been working in practice and how ...
	The Project Board
	7.3 Current arrangements: WCC and the Developer established a Project Board (the Board) which comprises of an equal number of representatives each from WCC and the Developer (noting membership was updated following the exit of Genr8 Kajima from the pa...
	7.4 Future arrangements: It’s key for consistency that the Board continues with equal representation for both parties and continues to meet frequently. It is anticipated that as the project moves from planning to implementation stage that monthly Boar...
	The Project Team
	7.5 Current arrangements: This forum comprises WCC Officers alongside key day-to-day representatives from the Developer and their consultancy team. The Project Team has been meeting regularly and progressing all key joint workstreams and reporting pro...
	7.6 Future arrangements: It’s intended that the Project Team continues to meet frequently after planning permission is achieved. Planning permission will be a major milestone, however focus on detailed design, delivery and continued stakeholder engage...
	Quarterly Review Meetings
	7.7 Current arrangements: The intention under the DA was for a forum to exist to review overall progress of the project and agree key actions for successful execution of the project. This level of review has been merged into the Project Board meetings...
	7.8 Future arrangements: Quarterly Review Meetings will continue to form part of the Project Board meetings to enable regular review and provide this level of governance and scrutiny on overall project progress.
	7.9 In addition to the governance arrangements clearly set out under the DA, the project is also reported through the Council’s internal governance processes. Regular updates are provided to the Corporate Heads of Service (CHOS) meeting, ensuring that...
	programme
	7.10 Since execution of the DA the project programme has been reviewed to reflect changes in project circumstances, including the need to address viability challenges and the withdrawal of Genr8 Kajima from the development partnership. An updated prog...
	project management
	7.11 CWR is an active project, requiring dedicated Council side resource and day-to-day activity, which is supplemented by specialist advisory support, where required.
	7.12 The Council has established a dedicated project management team to drive and oversee progress and delivery of CWR and to manage the DA in accordance with the Council's roles and responsibilities. As the project progresses from the pre-planning st...
	7.13 Overall responsibility for day-to-day management of the project sits with the Head of Regeneration, who is responsible for coordinating project activities, managing the relationship with the Developer, reporting progress through the project's gov...
	7.14 The Head of Regeneration is supported by one Senior Project Manager and two Project Managers, who provide project management support across the various workstreams, including coordination of technical advisers, management of project actions, prog...
	7.15 Financial support is provided from the WCC finance team, who along with Project Managers provide financial oversight and will continue to support the project through financial monitoring, budget management and financial reporting, ensuring that e...
	7.16 The project team reports to the Director of Regeneration, who provides senior management oversight and acts as the Senior Responsible Officer within the Council's governance arrangements. This reporting structure ensures that strategic issues are...
	7.17 The Council will continue to supplement its internal resources with specialist external advisers, including legal, commercial, planning, technical and property advisers, where specialist expertise is required. This blended approach ensures that t...
	risk and assurance
	7.18 Up to this point and moving forward, effective risk management is fundamental to the successful delivery of CWR. The Council maintains its own programme risk register, which identifies the strategic and delivery risks associated with the project ...
	7.19 The programme risk register is owned by the Head of Regeneration and is maintained by the Project Managers as part of the ongoing management of the project. Risks are reviewed regularly through internal meetings and project team meetings to ensur...
	7.20 The programme risk register also supports the project's governance arrangements by informing reporting to the Project Board. Significant risks, changes in risk exposure or matters requiring strategic direction are escalated through the governance...
	7.21 The Council adopts a proportionate assurance approach to support effective project delivery. Assurance is provided through the established governance arrangements, including regular review by the Project Board, together with oversight from senior...
	7.22 As the project moves into the planning and implementation phases, the Council will continue to review its assurance requirements to ensure that governance, risk management and project controls remain appropriate to the scale and complexity of the...
	Change control
	7.23 Proposed changes to the project scope, programme, cost or commercial arrangements must be appropriately assessed, governed and approved ahead of being implemented and this must be in line with the various change and review procedures set out in t...
	benefits management
	7.24 A cost benefit analysis was undertaken in the Economic Case, to assess the anticipated economic impacts of CWR in its current form. The appraisal demonstrates the project is expected to deliver significant benefits to Winchester’s economy through...
	7.25 Benefits management will focus on ensuring that the outcomes identified in the Economic Case are monitored throughout delivery and implementation. The Council will track the key indicators that underpin the CBA, including employment generation, c...
	7.26 The Council will work with the Developer to collect relevant data as phases of the scheme are delivered and occupied. This will enable the Council to assess whether the project is performing in line with the assumptions used in the economic appra...
	7.27 Given the phased nature of the development, benefits will be realised progressively over the life of the project rather than at a single point in time. The Council will therefore continue to review the timing and scale of benefits as the scheme p...
	conclusion & Next steps
	7.28 The Management Case demonstrates that appropriate governance, project management and assurance arrangements are in place to support the successful delivery of the CWR project. Since execution of the DA, the Council has established the management ...
	7.29 The Council has a dedicated project management team, supported by specialist internal officers and external advisers, providing the capability and capacity required to drive progress, manage the DA and oversee delivery. Established arrangements f...
	7.30 The immediate focus of the project is to progress design to the level a hybrid planning application can be prepared, submitted and determined, following which the Council and the Developer will continue to work collaboratively to satisfy the rema...

	8. Conclusion
	8.1 This UBC has been prepared following review of the Developer's RIBA Stage 1 Report and supporting technical information and additional project and DA updates since the DA was executed. It demonstrates that the emerging proposals remain aligned wit...
	8.2 The Council has reviewed the Developer's Stage 1 outputs and is satisfied that they provide an appropriate basis for progressing the scheme and moving into the planning phase. The design will continue to evolve through subsequent RIBA stages and m...
	8.3 The key risks and uncertainties associated with the project remain recognised and those which are not outside of anyone’s control are considered capable of being managed through the established project governance arrangements.
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