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PURPOSE 

There has been a commitment by Winchester City Council to explore the options 
around carrying out some early archaeological investigation in the central 
Winchester regeneration site. This report recommends the initiation of investigation 
works and the appropriate authorities and budget to enable the works to progress.  

 

 
RECOMMENDATIONS: 

That Cabinet: 

1. Approves the commission of archaeological investigation in the Central 
Winchester Regeneration area, through a two stage model, based on the 
principles of the specialist report received. 

2. Authorises the Strategic Director: Place to determine the specification of 
archaeological investigation works to be undertaken in consultation with the 
Cabinet Member: Housing and Assets.   

3. Approves a revenue budget of £250,000 to be funded from the Major 
Investment Reserve to undertake the archaeological investigation work.  
 

4. Authorises the Strategic Director: Place to establish the appropriate 
procurement process in accordance with the council’s contract procedure 
rules for the archaeological investigation works. 
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5. Authorises the Strategic Director: Place to award and enter into the contract 
for archaeological investigation works, including all necessary legal 
agreements.    

6. Approves an increase to the Central Winchester Regeneration project budget 
of £18,000 funded by the Major Investment Reserve.  
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IMPLICATIONS: 
 
1 COUNCIL STRATEGY OUTCOME  

1.1 The Central Winchester Regeneration (CWR) area will contribute to the 
Council Strategy objectives through enhancement of the environment of the 
area, improving the local economy and providing community benefits. 
 

1.2 The carrying out of the archaeology recommendations contained in this report 
will result in work to collect and monitor data which will inform scheme 
proposals, de-risk the site and preserve land value. 

 
2 FINANCIAL IMPLICATIONS  

2.1 As outlined in paragraphs 11.1 to 11.16 a one-off budget of £250,000 is 
requested to carry out the archaeology work to be phased over 6 - 8 years. It 
is proposed that the £250,000 be funded from the Major Investment Reserve 
which has been earmarked to fund one-off capital and revenue expenditure in 
relation primarily to major projects and for which other reserves have not been 
earmarked. 

2.2 Of the current central Winchester regeneration revenue budget of £395,000, 
£388,000 has been spent or committed and up to a further £18,000 is 
requested for additional works which includes consultation, engagement 
events, and printing as detailed in paragraphs 12.1 & 12.2. It is proposed that 
the sum of £18,000 be funded from the Major Investment Reserve.  

2.3 In respect of the Central Winchester and St Maurice’s Covert (see report 
CAB3182 elsewhere on this agenda), should the requested recommendations 
be approved, then additional funding from the Major Investment Reserve 
totalling £327,000 will not be available for other projects. There is no short 
term payback on these projects so the funding will not be replaced through 
reduced costs or increased income.  

 

3 LEGAL AND PROCUREMENT IMPLICATIONS  

3.1 The transfer of funds and the procurement of specialists to undertake 
archaeology investigative work located at the Central Winchester regeneration 
project site is requested. The decision is the procurement and award of 
contracts as part of Central Winchester Regeneration for a 6 - 8 year period 
with a total value of £250,000. 

3.2 The exact scope of the contract is to be determined so if the recommendation 
Is agreed, further discussions with SLR on this matter will take place to 
establish how the contract is split between consultancy services and works. 
This will dictate which procurement route is to be followed and SLR will assist 
in the procurement process as needed. If a consultancy contract is required, it 
is anticipated that the EU tender threshold (OJEU) will be exceeded and 
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therefore a competitive procurement will take place unless there is a suitable 
framework in existence.  

3.3 If a works contract is required, it is anticipated that the OJEU threshold will not 
be met and therefore a competitive procurement will take place conducted in 
accordance with WCC’s Contract Procurement Rules. 

3.4 The procurement process used will be compliant with the Public Contract 
Regulations 2015 (if applicable), the Council’s Contract Procedure Rules and 
Financial Procedure Rules for contracts of the relevant size. 

3.5 The Council has power to enter a contract with a third party by virtue of 
section 111 of the Local Government Act 1972, providing the power to do 
anything is calculated to facilitate, or is conducive or incidental to the 
discharge of any of its functions. Under section 1 of the Localism Act 2011, 
the Council has the power to undertake any activity a normal person could 
undertake, for the benefit of the authority, its area or persons resident or 
present in its area. The Council may be satisfied it has the enabling power(s) 
to award and enter into the relevant agreements.    

3.6 The Council has an obligation as a best value authority under section 3 of the 
Local Government Act 1999 to “make arrangements to secure continuous 
improvement in the way in which its functions are exercised, having regard to 
a combination of economy, efficiency and effectiveness.” By following due 
process the Council’s Contract Procedure Rules and Financial Procedure 
Rules, the Council will have observed its other statutory duties, including in 
regard to the duty to obtain best consideration.  

3.7 Whilst a Judicial Review challenge is always a possibility where the Council 
has fully complied with the correct procedures, the risk of a successful 
challenge is considered minimal. 
 

4 WORKFORCE IMPLICATIONS  

4.1 Specialist consultant support is required to assist officers to carry out the 
archaeology work, the costs of which are included in the £250,000 budget 
requirement.  

5 PROPERTY AND ASSET IMPLICATIONS  

5.1 Archaeological investigations will be carried out across the central Winchester 
regeneration site on council owned land. The data collected will help to de-risk 
the site and preserve land value. The data collected on water levels may 
benefit other areas in relation to potential flood risks.  

6 CONSULTATION AND COMMUNICATION  

6.1 The option to progress archaeology investigations has been extensively 
discussed through engagement around and at adoption of the Central 
Winchester Regeneration Supplementary Planning Document, at Cabinet 
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(Central Winchester Regeneration) Committee meetings and at the 
archaeology information day in December 2018. 

6.2 Communication around the discussions has been published via the Central 
Winchester Regeneration website and email database as well as through the 
dedicated broadsheet, published spring 2019. 

7 ENVIRONMENTAL CONSIDERATIONS 

7.1 None at this stage but data collected from the early investigations across the 
Central Winchester Regeneration site will go on to inform future proposals, 
further evaluation strategies, construction methods and mitigation 
requirements, helping inform future planning decisions.  

8 EQUALITY IMPACT ASSESSEMENT  

8.1 The project has identified that archaeology investigation works are required 
prior to any scheme implementation. An Equalities Impact Assessment (EqIA) 
assessment is a consideration for the Council and officers will review the 
process to ensure that any disadvantaged or vulnerable people are not 
discriminated against. 

8.2 If any potential impacts are identified as part of the archaeological 
investigations they will be assessed and addressed appropriately.   

9 DATA PROTECTION IMPACT ASSESSMENT  

9.1 Officers have considered any data protection requirements and none are 
considered to be applicable at this stage around archaeology work. 

10 RISK MANAGEMENT  

10.1 Risks associated with the archaeology works are attached at appendix D. 

11 SUPPORTING INFORMATION: 

11.1 Background 

11.2 Throughout the development and adoption of the Central Winchester 
Regeneration Supplementary Planning Document (CWR SPD), the subject of 
archaeology has been of great interest and discussion with members and the 
wider local community. 

11.3 Current National Planning Policy Framework guidance is to preserve 
archaeological remains in situ where possible i.e. to carry out minimal 
intrusive works across a site of interest to maintain maximum preservation of 
deposits.  

11.4 Following the report by the independent archaeology panel (see appendix A), 
commissioned to inform the guidance contained in the CWR SPD, an 
archaeology information day was held in December 2018.  



  CAB3186 
 

 

 

11.5 The panel’s recommendations were in accordance with guidance contained in 
the NPPF. The information day, held in public, allowed the panel to explain, 
discuss and answer questions around the recommendations that were made 
and included as guidance in the CWR SPD. 

11.6 The conclusion from the information day was that Winchester City Council 
could carry out some early investigations on the site to inform decisions later 
on down the line and these conclusions were outlined to Cabinet (CWR) 
Committee in report CAB3142 (CWR), 19 March 2019 

11.7 The works discussed at the information day were outlined in report CAB3142 
(CWR), but needed further detailing and costs by specialist consultants to 
ensure that robust but relevant investigations were commissioned if 
progressed. 

11.8 Specialist consultants SLR were subsequently appointed to carry out a 
scoping exercise to; 

a) identify suitable investigation work to be carried out 

b) provide a cost estimate for those works 

c) provide estimated time scales to carry out the works 

11.9 SLR have now provided their report and this can be seen at appendix B, and 
a summary of the report can be seen at appendix C. 

11.10 Details of proposal 

11.11 SLR were asked to provide a report outlining a suggested course of action 
with regard to early archaeological investigations across the CWR site. 

11.12 The report contains a detailed analysis of why the council should be carrying 
out work at this stage, what work should be carried out and how and finally an 
estimate of costs and timescales. 

11.13 A summary of the key information contained in that report follows; 

a) Why we need to carry out early investigation work; 

(i) Sufficient, relevant data is required to ensure robust decisions 
are made during the planning process 

(ii) Developers investing in the CWR area require reliable data to 
inform scheme design, construction and financial modelling 

(iii) Data might indicate that conditions are unsuitable for 
preservation or that remains have already been damaged by 
earlier development and this might lead to an alternative 
approach 
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(iv) Data collected at this stage will de-risk the site and therefore 
help to maintain the site value going forward.  

b) What approach WCC should take; 

(i) It is known from existing data that the CWR site is waterlogged 
and the SLR recommendations therefore make 
recommendations for such areas. 

(ii) The report recommendations centre around guidance issued by 
Historic England on how to approach archaeology in 
waterlogged areas. This is illustrated in the SLR report 
(appendix B) and in the figure below: 

 

(iii) In summary, the guidance recommends a tiered approach to 
investigations starting with desk based analysis, followed by 
collection of deposits and analysis to establish baseline data.  

(iv) The guidance goes on to recommend ongoing monitoring of 
conditions to collect sufficient data over a period of time allowing 
for seasonal and annual variations. This will provide sound 
information to base development and planning decisions on 
going forward.  

(v) The SLR report references what is considered to be an 
exemplar project for waterlogged conditions which was carried 
out in Nantwich. Details can be seen in full in the SLR report.  

(vi) The project in Nantwich comprised two phases; 

- phase 1; collection of deposits and analysis of the data to 
establish the baseline conditions. In Nantwich, this took 3 
years. 



  CAB3186 
 

 

 

- phase 2; a sustained period of water monitoring to identify 
hydrological patterns such as groundwater or rainfall 
recharge, seasonal or annual change to water levels and 
chemical quality, so that these data could be compared to 
the baseline to detect trends in the conditions for 
preservation of archaeological remains. In Nantwich, this 
was a 5 year period.  

(vii) SLR have considered both the Historic England guidance and 
the experience of Nantwich to recommend how WCC should 
proceed 

c) SLR Recommendations 

(i) WCC should adopt a programme of investigation works similar 
in nature to that of Nantwich, which follows Historic England 
guidance. 

(ii) WCC should procure and appoint contractors to carry out the 
investigative work on a phased approach. 

(iii) Phase 1 – establish baseline conditions. Based on the Nantwich 
model and experience, this is likely to take 12 months. With 
monitoring against that baseline happening during succeeding 
years as Phase 2. 

(iv) Phase 2 – ongoing monitoring for an extended period. Based on 
Nantwich and best practice, this should be for a period of 5 
years to balance out exceptional events but valuable data would 
be gathered over the first year, and subsequent years could 
coincide with the beginnings of regeneration activities. The costs 
of this monitoring have been included in the overall budget 
request of £250,000. 

(v) SLR acknowledge that phase timescales may have to be 
adapted to accommodate development across the site but 
recommend that data is collected where possible for as long as 
possible. 

(vi) Using the Nantwich example an indicative estimate of cost is: 

Phase 1 = £93,330 + VAT 

Phase 2 =  £120,625 + VAT 

Total  = c.£214,000 + VAT 

(vii) With an allowance of 15% for annual increments to apply costs 
at today’s level and a small degree of contingency, it is advised 
that a budget of £250,000 excluding VAT should be allowed for, 
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with a total project duration period, potentially, of up to 6-8 
years.  

(viii) SLR recommends that WCC implements the investigation work 
as soon as possible to maximise the amount and quality of data 
required.  

11.14 WCC has made a commitment in January 2019 (CAB3124 refers) to explore 
options to progress work as outlined above with a view to beginning 
investigation work on site and the SLR report outlines the real benefits of 
doing this at an early stage.  

11.15 The existing Central Winchester regeneration project revenue budget does 
not have sufficient funds to proceed with this work. 

11.16 Approval and funding of £250,000 is therefore sought to enable procurement, 
appointment and implementation of the investigation work set out in 
paragraphs 11.11 to 11.16 in this report.  

12 Central Winchester Regeneration – general 

12.1 The current revenue budget for the project is either spent or almost fully 
committed. 

12.2 Over the coming months, there will be a requirement to carry out further public 
engagement  as set out in the table below. To that end approval is sought for 
an additional £18,000 budget as detailed in the table below: 

 

 13 OTHER OPTIONS CONSIDERED AND REJECTED  

13.1 The Council could decide not to proceed with the archaeology investigation 
work at this stage.  
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13.2 If this approach is taken, there will be significant time delay when 
development plans come forward as this data will be required as part of the 
planning process. 

13.3 Lack of archaeology data will also potentially affect the land value as there will 
be more risk involved to future developers. By knowing the conditions of the 
deposits across the site, developers will be able to make informed decisions 
when negotiating, designing and preparing viability appraisals. 

13.4 The option not to proceed is therefore not recommended.   

BACKGROUND DOCUMENTS:- 

Previous Committee Reports:- 

CAB3034 (CWR) – 20 June 2018 Adoption of Supplementary Planning Document 

CAB3061 (CWR) – 10 July 2018 Central Winchester Regeneration Update 

CAB3077 (CWR) – 25 September 2018 Central Winchester Regeneration Update 

and Establishment of Advisory Panels 

CAB3106 (CWR) – 27 November 2018 Central Winchester Regeneration update 

CAB3124 (CWR) – 22 January 2019 Central Winchester Regeneration Progress 

CAB3142(CWR) – 19 March 2019 Central Winchester Regeneration Update on 
Progress 

APPENDICES: 

Appendix A: Archaeology Panel Report 

The Archaeology Panel Report can be accessed from the CWR page on the WCC 
website: https://www.winchester.gov.uk/projects/central-winchester-regeneration-
technical-reports 

Appendix B: SLR Archaeology Report 

https://www.winchester.gov.uk/projects/central-winchester-regeneration-technical-reports
https://www.winchester.gov.uk/projects/central-winchester-regeneration-technical-reports
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Appendix C: SLR Archaeology Report Summary 
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Appendix D: Archaeology Risks: 

Risk Number:  5 Risk Owner:  Project Executive  

Risk Title:  Failure to carry out recommended archaeology investigations ahead of development  

Causes Consequences Current Controls 

Current Risk Score 

Risk 

Proxim

ity 

Financ

ial 

impact 

 

 

 

 

 

Likeliho

od 
Impact 

 

Cabinet do not approve 

the recommendations 

and the investigations 

are not implemented  

 

Reputational damage 
Insufficient data to enable 
informed decisions during the 
planning process 
Decreases in land value 
Potential issues with attracting 
developers  
Costs incurred if issues arise 
during the construction phase 
 
 

Mitigate: 
1) Take report to 
Cabinet outlining 
rationale, estimates 
costs and timescales 

Highly 

Unlikely 

Moderat

e 

1 ££££ 

Immediate actions? 
 

Target Date 
 

Residual Risk Score 

Likelihood Impact 

Take a report to Cabinet to outline rationale, estimate 
costs and timescales for approval 

August 2019 Highly Unlikely Moderate 
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Risk Number:  6 Risk Owner:  Project Executive 

Risk Title:  Data collected is insufficient  / unreliable and therefore of little value to potential developers 

Causes Consequences Current Controls 

Current Risk Score 

Risk 

Proxim

ity 

Financ

ial 

impact 

 

 

 

 

 

Likeliho

od 
Impact 

Unexpected 

environmental 

influences or failure of 

equipment 

 

Potential financial loss 
to WCC and delay to 
the programme 

Mitigate: 

1) Seek specialist expertise to 

help form appropriate 
recommendations for 
investigations 
2) Continue to JLL as SPC, with 
regards to land value 

Unlikely Low 4 £££ 

Immediate actions? 
 

Target Date 
 

Residual Risk Score 

Likelihood Impact 

Ensure expertise is in place throughout the set up 
and monitoring so any issues can be identified 
quickly and dealt with appropriately 

Autumn/Winter 2019 Highly Unlikely Low 

 

 

 
 

 

 


