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1. Introduction 

 

This section has two themes: 
 

A. the provision of employment in the village from the point of view of the residents  
B. the numbers and types of employer, their  links toTwyford and their likely needs for the 

plan period. 
 

The existing Policy context will be established first and then the facts set out. We shall look firstly at the 
current information on the working population of the parish, on the numbers and types of employer, their 
links to Twyford. We shall look forward to see what predictions can be made for the plan period.  On the 
twin bases of policy and facts, the situation for both employment and employers will be analysed in 
order to generate alternative policy options, ensuring that the policies can be justified and effective in 
land use terms.  
The options will then be tested against the objectives of the Neighbourhood Plan and the preferred 
policies drafted for consultation.  
 
 

2. Policy base:     

 
a. National Planning Policy Framework: 2012 

 

 Para 28 :Supporting a prosperous rural economy  
 
Planning policies should support economic growth in rural areas in order to create jobs and prosperity 
by taking a positive approach to sustainable new development. To promote a strong rural economy, 
local and neighbourhood plans should: 

 ● support the sustainable growth and expansion of all types of business and enterprise in rural 
areas, both through conversion of existing buildings and well designed new buildings;  

● promote the development and diversification of agricultural and other land-based rural 
businesses;  

● support sustainable rural tourism and leisure developments that benefit businesses in rural 
areas, communities and visitors, and which respect the character of the countryside. This should include 
supporting the provision and expansion of tourist and visitor facilities in appropriate locations where 
identified needs are not met by existing facilities in rural service centres; and  

● promote the retention and development of local services and community facilities in villages, 
such as local shops, meeting places, sports venues, cultural buildings, public houses and places of 
worship.  
 

b. The Development Plan - Winchester Joint Core Strategy 

 
The JCS is the statutory development plan, jointly prepared by Winchester City council in partnership 
with the South Downs national Park authority. 
The policies for the rural areas in which Twyford lies are in a separate section MTRA 1 to 5, the relevant 
parts of which are in appendix 1 in full.  
In summary they are as follows,  
development to be based on local needs of each settlement, 
retention and redevelopment of existing employment land and premises,  
new sites and buildings to provide and improve local employment opportunities  
and this similarly applies for rural shops. 
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“Development which does not meet local needs is unlikely to be supported.” 
 
Within [Twyford] the purpose of development should be to meet local needs through development 
commensurate with their size and character and function: …development and redevelopment 
opportunities will be supported within the defined boundary of the settlement. 
Other development proposals may be supported to reinforce a settlement’s function or to realise local 
community aspirations as long as it is put forward in a Neighbourhood Plan. 
 
MTRA 4  Development in the Countryside:  
the following  only permitted,  

 Operational need for countryside 

 Reuse of rural buildings for employment etc or affordable housing 

 Expansion for redevelopment of existing buildings for expansion of established business or 
operational need. 

 Small scale key tourist accommodation. 
 All the above are subject to normal planning polices and to National Park priorities. 

 
Also full recognition of National Park designation and acceptance that MTRA 3 (but NOT MTRA4) may 
be overridden by landscape etc. see para 6.27 and CP19.  
 

c. Retained Policies in Winchester Local Plan 2006. 
 

CE17 : Change of Non residential buildings to employment  
CE24:  Change from business to residential. 
CE25:  Change of large buildings not suitable for employment to hotels, recreation? or institution. 
RT11: Equestrian. 
RT 12: Golf. 
T 9:  Freight interchanges: retain and permit new. 
 
There are no allocations of land for businesses in Twyford. 
 

d. Emerging South Downs National Park Local Plan. 

 
The draft plan is for the whole of the NP which covers many planning authority areas of which the 
Winchester part of the SDNP is one; each LPA has its  own policies; the SDNP will provide a unified 
approach and must therefore amend existing policies such as Winchester’s JCS. 
SDNPLP sets out its objectives for the sustainable economic development in SD 27 to 29 in ch. 7.104 to 
7.178, pp 145 to160.  It explains the policy context and the fact base in general term.  It then sets out 
options for the economy as a whole. Retail and local centres are dealt with separately.  It assesses 
these against the NP objectives to explain the choice of the preferred one. 
It uses two forecasting methods to establish “objectively assessed need” in line with the Governments 
Planning Practice Guidance namely: 

1. labour demand based projections,  
2. historic trends in employment floor space delivery. 

 
The policy for employment land has four elements: 

1. Permission for rural businesses which fit into one of six categories: 
a. SDNP’s key sectors (visitors; farming; forestry; food and drink ) 
b. Green business for ecosystem 
c. Supporting rural supply chains 
d. Small start up units 
e. Assisting home working 
f. Smart growth; technology advances. 

2. Allocation of a small amount of new land focussed on Petersfield, Lewes Midhurst and 
Petworth. 

3. Flexible approach to the change of use of redundant B2 premises and of land allocated for 
these purposes. 

4. Safeguarding of all employment sites which are fit for purpose.  
 
There are also policies for supporting town and village centres. 
 

e. Objections and representations by Twyford Parish Council on the Emerging Plan. 

 
Twyford Parish Council made a number of comments on the draft policies. While generally in support of 
the NP focussed approach, TPC notes that some wording is insufficiently clear and some important 
issues are not adequately addressed (eg redevelopment and expansion of existing premises). There is 
little in the evidence base to help identify local needs.  



Paper subject to review and updating 

 
It is not known how the SDNPA proposes to amend the Local Plan to take account of this and other 
representations. 
 

f. Summary of Policy Position 
 

1. Neither the JCS nor the SDNPLP identifies Twyford as having specific needs  for additional 
employment. 

2. Neither plan allocates additional land for business to Twyford. 
3. Any business needs are to be justified on the basis of local need. 
4. There is no evidence base to help define Twyford’s “local needs”. 
5. Firms may redevelop and extend their buildings (JCS). 
6. Change of use of employment buildings and sites to other uses is subject to detailed limitations 

in the JCS which are not identical to those in the SDNPLP. 
7. Ditto for farm and other buildings in the countryside. 
8. Twyford is not identified as having a village centre but both JCS and SDNPLP support local 

facilities and allow for NP’s to enable expansion. 
 

All commercial development in the SDNP is subsidiary to the National Park role and function in 
particular to avoid any harm to the environment or landscape. 
 

3. The Evidence Base  for Local Plans 
 

a. JCS  

 
There is an extensive evidence base which supports the Winchester/SDNP joint core strategy. These 
studies prepared between 2007 and 2012 are listed in the supporting documents submitted with the 
JCS. Reviewing these documents, they are generally at the District or Winchester City level. There is a 
limited amount on the market towns.  None examines the role of Twyford, nor indeed that of any of the 
parishes or villages. 
The single mention of Twyford in the evidence base is in the listing of Northfields Farm as an 
employment site in the 2007 study of land; it identifies it as being fit for purpose and gives the area at 
that time.  This information is out of date. 
   
 The overall picture of the Winchester District is that of  a prosperous area with high levels of  
employment  and little need for the allocation of additional land for business.  Winchester city is largest 
business and employment centre in the district; there is an excess of jobs over economically active; 
significant commuting out of and very high commuting into Winchester. 
 

b. SDLP 

 
The additional evidence base for the SDLP are the  Employment Land Review 2015 and the Update 
2017.  This SDNP study is park wide and not specific to any single area. The  2017 includes detailsof 
Northfields which it describes a large existing employment site with permitted for B uses. see Table 2.1; 
2.3 para 2.15 app 2 and 3 Ref W1. .  In para 2.15 it notes that: 

“there is an area of the existing Northfields estate near Twyford with planning permission for 
3,831m2 of B1- 8 uses.” 
There is no other mention of Twyford employment other than the Northfields site.  
 
 

4. TNP Evidence base for the Neighbourhood Plan 

 
For the TNP, evidence has been gathered from the  following sources : 

1. 2011 census 
2. Jobs in Twyford: employers, firms, homeworkers and service jobs  
3. Overview of  village employment and businesses. 
4. Discussions with principle employers. 
5. Survey of main sites and premises. 

 
This evidence is specific to Twyford and does not duplicate any of the other sources. 
In addition this evidence base has made use of  Studies by Planning Authorities for Local Plans to 
review the wider picture of economic activity  

 
 

1. 2011 census 
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The 2011 census gives a total of 758 Twyford residents between the ages of 16 and 74 who are in work; 
about 20 were unemployed, giving an economically active number of about 580. This is 72% of those 
between 16 and 74. 
 The largest element economically inactive, approximately 300 in number, are the retired, followed by 
those looking after the family and students. Only 170 of the working population of Twyford work in the 
parish, approximately 25%, meaning that 75% or 588 people travel out of the parish for work. This 
corresponds with the perception of  
 
 

2. Jobs in Twyford: Employers, firms, homeworkers and service workers in Twyford. 
 

A list of all known  Twyford employers, businesses and  homeworkers was compiled using a variety of 
sources, in particular local knowledge and network sites. This does not include the myriad of service 
jobs (carers, cleaners, gardeners working for individuals in the parish) . 
Questionnaires were sent out to all those on the list. The results are summarised in the attached 
appendix.  
 

3. Overview of  village employment and businesses. 
 
 The range of jobs in the village is very wide; it does not reflect the pattern in Winchester City  which is 
dominated by the public sector. There are over 100 businesses, providing a mixture of full and part-time 
employment, ranging in size from large, with one hundred employees, to individuals working from home. 
largest employers are the two schools, Twyford Preparatory School and Twyford  St Mary’s Primary 
school who between them employ about 130 people, including teachers and ancillary staff. There is also 
a small a play group. Located in the centre of the village is the village store, with post office, and 
delicatessen staffed by over twenty mostly part-time employees. Also in the centre is the doctors’ 
surgery and pharmacy employing approximately forty people and a dental surgery. Close by are two 
public houses, a social club and several small businesses. Within walking distance is a residential home 
(Abbeyfields). Each of these provides a mixture of full and part-time employment for between ten and 
twenty people.  
 
Northfields Farm has been developed by its owners Humphrey Holdings into a business park, Hazeley 
Enterprise Park, including a wide range of manufacture, distribution, high tech consultancy, training and 
an agricultural feed mill.  There were 28 firms in 2015 but this reduced to 17 by 2017. The  survey  
returns from 9 of the 17 firms gives an aggregate of 199 employees, so the total number employed in 
the complex is likely to be about 260. 
 Elsewhere in the parish, there are racing and livery stables, a transport yard, farms, golf course and 
woodturning workshop. 
The service workers  are those employed by householders in the parish cleaning, gardening caring and 
so on.  The numbers are unknown.   
. 
We have not established the exact number of jobs in the parish but it appears to be in the range of 
about 600 to 700.  How this is broken down between full and part time and male and female employed 
or self- employed, is  unclear.  As the 2011 Census gives a total of 758  Twyford residents being in 
work, it can be seen that there is a numerical balance between employed Twyfordians and the numbers 
of employees in Twyford 
 
The Census figure of 170 residents who also work in Twyford indicates that 75% of Twyfordians work 
outside the parish. This means that the great majority of jobs in Twyford are filled by people travelling 
into the village to work. This is fully confirmed by the employers themselves; they were asked to indicate 
where their employees lived and how many were in the parish. For instance the returns for  Northfields 
workers show that only 7% live in the parish.  Twyford School appears to be about 10%.    
 

4. What do the employers and businesses do? 
 

  The survey of employers and businesses looked at the links with the parish and whether they were  
serving a local function.  The Firms and employers can be categorised in the following terms. 
 

a. Serving the needs of villagers. This includes the primary school, the doctors’ surgery and 
pharmacy, the store and post office, the two public houses and the social club, the 
hairdressers, the physiotherapist and dentist and estate agent. Twyford Prep School has 
about 10 %  of local pupils, and perhaps 5% of the schools pupils.  

    
b.  Long association/integral to character of village: Twyford School, the Waterworks and the 

public houses have existed in the village for over two hundred years.  
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c. Dependent on land in the Parish: Farms, the golf course at Hockley and the racing and livery 
stables. 

 
d. Other firms not falling into any of the above. The  focus of the majority of the  businesses at 

Northfields appears to be county wide sub-regional, regional or national. Some are used by  
the village such Stone Vine, Mint Signs and Judes Ice Cream. 

 

e. Firms fulfilling the SDLP criteria.  A number of the firms fall into the categories named by 
SDLP as meeting its preferred criteria eg land based; food production etc 

 
5. Employment land supply in Twyford.  

 
There are no allocations of employment land in Twyford. 
 
There are two outstanding consents for commercial floorspace both at Northfields/ Hazeley Enterprise 
Park: these are  
 

1. 08/02924/OUT    sq m  
 
B1a Office                              1924 sq m  
B8 Storage                            1066 
 

2,  SDNPA/17/02639/FUL 
 
B1a      617 
B1 b&c      2159 
B8      2345 
  Total   8201 
 
Sources Stuart Michael:  Transports Assessments submitted as part of  each application 
 
TPC understand that the earlier consent has been started  and remains valid and implementable. 
 
The consent for the 131 bed care home approved under 08/02924/OUT and subsequent consents is in 
addition to this approved floorspace and remains valid.  
 
 

6. The Wider Picture :  Twyford in relation to its economic area: 
 

 Twyford is two miles from Winchester which has a well-developed employment base in which public 
services have dominated. These include Hampshire County Council, Winchester City Council, 
Hampshire Constabulary, Royal Hampshire County Hospital and the Law Courts. Educational 
establishments are; Winchester University, The Art College, Peter Symons College, Winchester College, 
St Swithun’s School, three secondary schools as well as all the primary schools. The city centre is the 
base for shopping and tourism. Winchester is the home of the Army Pay Corps and the Hampshire 
Regiment. The labour requirements of Winchester City far outstrip the local labour force, much of which 
commutes on a daily basis into the city from South Hampshire and the surrounding towns and villages. 
The high level of commuting is due to housing being cheaper and more plentiful in the towns and cities 
to the south and housing costs in the city and surrounding area. Winchester residents for their part 
commute out of the city daily in significant numbers, many by train to London. 
  
To the south of Twyford is South Hampshire which is a major economic region in national terms, with a 
much larger and broader base to its economic activity than Winchester. Eastleigh, Southampton and the 
Test Valley all have major commercial areas which are within easy commuting distance from Twyford. 
Finally, easy access to M3 motorway and the fast, regular mainline train from Shawford to Waterloo 
provides a range of further employment options to Twyford residents. In return, this makes the village an 
attractive, rural place to live for the higher paid employees willing to commute, especially towards 
London. 
  
Ease of access to the motorways, rail and Southampton Airport make Twyford attractive to firms with a 
national and international range of markets and customers. 
Within Winchester District as a whole, the, view of the Planning Authority is that despite the addition of 
substantial housing throughout the district including Winchester, that little or no additional land is 
required for economic development for the period of their Local Plan ( 2015 to 2029) except in two 
locations; firstly in Waterlooville as part of a major mixed growth area and in Winchester at Bushfield 
camp to offset the decline in public sector jobs and provide a higher numbers of better paid jobs to 
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reduce out commuting. The allocation at Bushfield camp is 20 ha ; this is on Twyford’s doorstep and 
accessible by cycle and foot as well as by car and bus. 
 Eastleigh, Test Valley and Southampton are all within the South Hampshire economic Zone and have 
clearly defined growth objectives which include the allocation of further land for economic development 
and employment.  
 
 

5. Options for future employment policies for TNP:  
 

1. Accept JCS plus WDLP without modification 
2. Accept SDNPLP without modification.   
3. Modify both by applying to local situation, considering  

a. employment 
b. For classes 1-4 
c. Special policies for : 

i. Twyford School 
ii. Northfields Enterprise Park 

…considering in each case the options of permitting : 

 redevelopment 

 expansion of buildings 

 expansion of site 

 allocation of additional land 
 
 
The policies for employment and business in the JCS are expressed in different terms   from that of the 
emerging SDNPLP; the JCS considers the District of Winchester as whole, making special mention of 
the national park requirements, as limitations on what development might be permitted.  
The SDNPLP on the other hand starts from the national park status and vision for the South Downs, 
with a more positive focus and direction. However, the plan is in an early draft, and there have been 
objections. For one, Twyford Parish Council has objected to the detailed wording of SDNPLP policies to 
be neither sufficiently clear in recognizing its impact on Twyford nor achieving the SDNP vision. 
Neither the JCS nor the SDNPLP have an adequate evidence base for more detailed village based 
policies or for the definition of local need. 
 
The TNP contains one major employer (Twyford School) and a substantial commercial area (Northfields 
Farm and Hazeley Enterprise Park). Each has its own characteristics and both are outside the 
settlement boundary and in the countryside and both require special site specific policies.  
 
As to evidence, the TNP has more detailed information for its area than any other available which it is 
hoped that this is judged sufficient to inform a critique of policy options and to justify selection. The TNP 
will develop its own wording, keeping as close to the spirit of both the JCS and SDNPLP and using its 
wording where appropriate 
 
 
Options for the Neighbourhood plan 

 
In deciding realistic options, the TNP has made two preliminary decisions. These are matters which 
would normally be at the forefront of any local plan and are: 
 

A. No increase in employment: 
 

The evidence base shows that  

 there is full employment, 

  many  jobs within the parish 

 many jobs outside of the parish 

 low take up of local jobs by local people 

 no means of ensuring that new jobs are filled by local people 

 an increase in employment in the village is likely to additional in-commuting, with no local 
benefit.  

 there is land zoned for commercial use close to Twyford (Bushfield Camp) 

 the existing permission at Northfields with an increase of 300 jobs.  
 
 

B. Safeguard land and premises.: 

 In line with both the JCS and the draft SDNPLP  
. 
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Note: The government has recently removed certain changes of use of commercial to housing 
from planning control, which limits the scope of this policy, but makes it more important, both 
for the supply of business premises and for the NP’s control over the numbers of new houses 
in the village.  

 
Main options remaining. 
 

Option 1: Expansion: 
a. Allow existing businesses to expand  
b. Allow business within the settlement boundary to change  use 
c. Intensification Twyford School and Northfields 
d. Permit business use of rural buildings 

 
Option 2: Greater control 

a. Safeguard all existing land and premises  
b. Allow expansion of businesses/employers serving local needs. 
c. Allow businesses listed by SDNPLP to expand. 
d. Use of rural buildings only for business 

 
  Option 3: Local needs with greater control 

a. Safeguarding all existing land and premises 
b. Allow only expansion of  businesses serving local needs 
c. Prevent other expansion. 
d. Special policies for Northfields Farm/Hazeley Enterprise Park and Twyford 

School  based on  a, b and c 
e. Allow rural buildings use only for locally based business 

 
 
Judged against TNPs objectives and the Public response Option 3 is preferred.  
It may sound perverse to opt for 3a when so many local firms do not serve local needs, however  the 
default position here would be the use of the land and premises for housing, both at Northfields and in 
the many other business in other parts of the parish. 
 
 
 

 
  
 
 
 
APPENDICES 
 

 
APPENDIX 2 Objections of Twyford Parish Council to draft SDNPLP. 
 

 Twyford Parish Council has written as follows: 
 
“SD 27   The rural economy; Object  
  
Comment : This policy is firstly  directed at rural and green businesses and rural supply chains and 
home working, which maintain and support the SDNP key sectors . However: 

1. The SDNPLP focus is on category a) not  b) to f).   
2. a) is supported subject to clarification about how subsequent occupiers are to be 

controlled, if at all.  
 
The policy 1.f) supports “smart economic growth and promote advances in  information and 
communications technologies..”   This would include much of what is now California’s Silicon Valley. 
This should be tightened up and narrowed down to refer to the provision of essential infrastructure such 
as broadband; not new buildings and installations. The test for all the employment should be to promote 
and protect the National Parks key sectors as stat out in SD27.1 a). 
 
There is no policy dealing with existing sites and businesses or a proper definition of what a “rural” 
business is. Is it a business in a rural area or is it limited to one that has a clear relationship, (functional, 
Historical etc) with the SDNP?  There are many businesses in the SDNP which do not need to be there. 
See also comments under SD28 below. 
 
TPC’s suggested improvements to draft wording: 
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1.Apply a) to all categories of business development  especially d) and f) 
 
2. For a)  set out …perhaps in sec10… what happens to subsequent occupiers 

 
3. Clarify and narrow f) so as to avoid confusion on support for example a mobile phone HQ 

 
4. Add policy for redevelopment and expansion of existing businesses, as a new policy see 
comments on SD 28  

 
Both Test Valley and Eastleigh have drafted policies for existing businesses in rural areas which permit 
redevelopment (subject to criteria) and site expansion (with stricter criteria),  in both cases looking for 
landscape  improvement and mitigation.” 
   
 
Chapter 7 SD28 Employment land:  Object/ Support with changes: 
 
As well as allocating a small amount of extra land for B1a and b  (offices)  and B1c/B8 (workshops and 
storage), none of which is in Twyford, this policy  firstly accepts the change of use from manufacturing to 
offices and warehousing and secondly the safeguarding of all existing employment sites. Their loss to 
other uses is only to follow extensive marketing.  
 
Twyford has a large number of businesses as well as the large employment area at Northfields 
Farm/Hazeley Enterprise Park which contains, the feed mill, warehousing vehicle parking, office and 
manufacture and retail and for which there is an extant planning permission for additional business 
space, and no demonstrated need for further expansion.   
 
In Twyford, this policy would affect a significant number of business premises.  
It is supported but should be clearer if it were to refer to “commercial and employment sites”, since the 
focus of NPPF is on economic development, not merely the generation of employment. 
 
There is however no policy which deals with the redevelopment of established firms and the expansion 
of buildings and/or sites for established firms. Winchester Core Strategy MTRA 4 permits the expansion 
of buildings but not sites but is not focussed on the National Park. A better approach would be to allow 
expansion only for those firms which both need to be in the SDNP and meet the criteria of supporting 
the objectives of the SDNP. Both expansion and redevelopment need to offer multiple benefits to the 
SDNP, of which landscape and design improvements would certainly be two. 
 
Expansion and redevelopment also need to take account of alternative opportunities outside the 
National Park which in Twyford’s case these are plentiful in Winchester and the adjoining PUSH area. 
 
It should also be clear that  Neighbourhood plans should be able to draft policies to meet their own 
circumstances, without being overridden by the Local Plan Policy. 
 
Improvements: 

 Include “Commercial and…” in title of policy 

 Add further policy dealing with redevelopment and expansion of existing sites subject to criteria 
as suggested in TPC comments on SD 27  

 Add  a further  criterion along the lines of  SD27 1 a) to all redevelopment and expansion,  
 
Chapter 7 SD 29 village centres:  Object 
This policy sets out the presumption in favour of development which retains and supports facilities but 
only in defined centres of which Twyford is NOT one. 
 
TPC is quite clear that this village has a centre and one that needs to benefit from permissive policies in 
the interest of the community. TPC has seen it as one of the main benefits of the neighbourhood plan as 
allowing the community to include policies for Twyford Village centre and is currently drafting them.  This 
policy should add wording to make clear that neighbourhood plans are can define village centres and 
make policies for them in addition to those identified here and to confirm that the omission of Twyford 
will not prevent the TNP from including a locally based policy. 
 
The smaller village centres should also benefit from SD29. 2 c) that permits other uses, not just retail. 
 
Improvements: 

a. Add  as 4
th
 bullet point to SD29 1): 

 as defined in Neighbourhood plans 
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b   Include  SD 29. 2.c) in SD 29.3. as SD29 3.c), preferably with a further reference to 
Neighbourhood plans. 

 
------------------------------------------------------------------------------------------------------------------------------ 

Consent was granted in 2012 for the replacement of the mill and its ancillary buildings with a 131 bed 
care home, offices and additional warehouses. The final outcome of this consent is likely to differ from 
that which was granted outline approval and is scheduled to occur in 2020 - 21 when the mill is able to 
relocate to Somerset. This will lead to an estimate of 200 more jobs which are likely to be filled by non-
village residents thereby increasing further the high level of vehicular movement through the village  
---------------------------------------------------------------------------------------------------------------------------- 
No other major changes are envisaged in any of the other categories to alter the current structure of 
employment or economic activity. The aim is to supply answers to the following questions: 

A. Is more employment likely to be required for local people in the plan period and should 
land be allocated for the purpose? 

B. Are employers likely to wish to expand their operations during the plan period and what 
provision should be made for this? 

C. Should there be different policies for businesses within the settlement boundary and those 
outside? 

D. Should existing commercial and employment premises be kept for those purposes? 
E. Should redundant premises in the countryside be permitted for change of use for business 

use rather than housing? 
 
 
 


