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Executive Summarry 

1. Thee overall aimm of this Phasse 2 work is to provide gguidance to the client onn how to enssure that 

thee approved MMasterplan iss grounded iin a measuree of commerrcial realism,, so that it iss capable 

of bbeing delivered, potentially in phasees, over a reealistic long term timesccale. It incoorporates 

outtline advice on the likelyy viability annd deliverability of the MMasterplan aas a whole, together 

with other related advice oon specific isssues and arreas within tthe City Cenntre. It also contains 

guiddance on thee likely phassing and the parties whoo will deliver the main deevelopment projects, 

inclluding the roole of the Citty Council annd other ageencies involvved in procurement, funding and 

delivery. 

2. Thee Stage 2 advice conccludes that Southamptton will beecome a mmore successful and 

ecoonomically thhriving City CCentre if it:‐

1. Attracts siggnificant andd diverse employment baack into the CCity Centre. 

2. Consistenttly renews its ‘custommer services offer’ in terms of shopping, culture, 

entertainmment and leissure uses. 

3. Enables a regeneratedd residential population to grow, toggether with other elemeents of a 

balanced ccommunity. 

4. Is easy to gget to and alsso to move aaround. 

5. Creates and maintains a lasting herritage and ann outstanding environmeent. 

3. Many key challeenges remain in deliverinng the Masteerplan includding:‐

1. The possibble impact off the econommic downturn – and hence the reducced scale of occupier 

demand inn the short annd medium tterm. 

2. The absennce of a reccognisable ccompelling pproperty maarket ‘produuct’ which mmight be 

termed Southampton’ss regional offfice quarter or CBD. 

3. The need for an inwaard investmeent strategy which is cleear and connsistently foccused on 

securing annd sustainingg growth. 

4. Souuthampton CCity Council is likely to bee the leadingg agency whiich is at the fforefront of securing 

neww investmennt in the Citty Centre, pprompted in part by this new City Centre Masterplan. 

Souuthampton nneeds to consider and aggree what opptions it shouuld explore foor future parrtnership 

working with otther private and public sector stakehholders, in orrder to securre maximum benefits 

fromm this strateegy and the initiatives outlines in the Masterplan. 

5. Souuthampton aalso needs tto set out too exploit the commercial opportunnities across the City 

Cenntre and to take approprriate steps toowards achieeving its officce goals; stepps towards aachieving 

furtther new rettail schemess; and to seccuring otherr key elemennts of changge in the Cityy Centre, 

inclluding – a) nnew hotels aand visitor faacilities and b) improvedd City Centrre housing and other 

usees. 
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6. Thee Stage 2 repport identifies 13 urban qquarters and five Areas of Major Channge:‐

 Stattion Quarter 

 Wesstern Gatewaay Quarter 

 Heart of the Cityy Quarter 

 Itchen Riverside Quarter (inccluding Townn Depot) 

 Royal Pier Waterfront Quartter 

7. Thee Stage 2 repport sets out advice on the likely mix of development and tthe delivery strategy 

for each of theese Areas of Major Channge and highhlights the aggencies whicch are most likely to 

work with the CCity Council in order to seecure successsful developpment in eacch case. 

8. Thee City Counccil actions required to seecure deliverry are described fully, wwith indicatioons as to 

pottential new ssources of funding whichh may be releevant in the nnext five yeaars and beyond. 

9. An emerging pphasing plann, with threee principal phases is described, sshowing thee mix of 

devvelopments and activities which arre likely to be implemeented in eaach of the ffollowing 

perriods:‐

a) Within thhe next 5 yeaars (immediaate) 

b) Within thhe next 10 yeears (early pprojects) – a) and b) are sshown as Phase 1 on thee phasing 

plans 

c) Within thhe next 15 yeears (mid‐terrm projects) – shown as Phase 2 

d) Within thhe next 20 yeears (longer tterm projectts) – shown aas Phase 3 

10. Thee possible sccale of development andd the proposed buildingg blocks (witth an indicattive floor 

spaace schedulee) are includded, along wwith the Quuarters Plan and the Phhasing Planss, in the 

apppendices to tthis Stage 2 rreport. 
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Sectionn 1 – The Puurpose of thhe Stage Twwo Report 

Introducction 

1.1.Struutt & Parker were appointed by Southampton City Council in Februaryy 2010 to advise on 

commmercial property matteers, as part oof a team leed by David Lock Associaates, responnsible for 

prodducing a neww Masterplaan for Southhampton Cityy Centre. TThis complexx study has required 

exteensive collabboration andd joint workking from the various teeams of co‐cconsultants, working 

withh a wide rangge of City Coouncil officerrs. This has bbeen particuularly the casse during thee process 

of mmoving towaards the coonclusion of Stage Two – i.e. focusing on thee emerging ‘delivery 

strattegy’. The overall aim during this phase of the work is too provide guuidance to the client 

grouup on how too ensure thaat the approvved Masterpplan is grounnded in a meeasure of commmercial 

realism – i.e. it is capable oof being dellivered, poteentially in phhases, over a realistic loong‐term 

timeescale. 

1.2.Our agreed rolee was originaally set out in bullet pooint form, wiith our taskss directed toowards a 

nummber of suggested inputss and deliverrables whichh, when we ffirst defined and agreed our role 

in eaarly 2010, we had expected would be of greatestt value to the City Counccil. This was based in 

partt on our expeerience in cooncluding preevious instruuctions of this type. The main elements were 

summmarised at tthat time as ffollows:‐

Masterpplanning 

 To work as ppart of a masterplan team, liaising wwith the Counncil’s strateggic projects tteam and 

other consuultants appointed by thee Council to identify an agreed list of ‘big ideas’ during 

Stage 1. 

 To advise onn the location, arrangement and scale of the principal office, retail and reesidential 

elements whhich are likely to be commmercially deeliverable in mixed use ddevelopments across 

the 54 ha MMDQ area, while havinng regard too the floor sspace figurees noted in the ‘key 

developmennt targets’. 

 To consider the suitabillity and appropriate locaation of other ancillary uses such aas hotels, 

health facilitties, and leisure. 

 To provide aadvice to thee Highways Consultant oon market reequirementss, options annd future 

trends relating to car paarking, and tto liaise with other memmbers of thee consultant team as 

necessary. 

 To advise oon current ooccupier andd investor rrequirementts for sustaiinable buildings and 

business loccations. 
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 To advise onn outline devvelopment vviability and deliverabilityy for the Maasterplan as a whole; 

and specificaally to assesss the differennt scenarios which require to be asseessed in Stagge 2. 

 To provide vvalue inputs generally throughout the instructionn relating to rent and invvestment 

advice. 

 To contribute to the ovverall strateegy and written output from the Daavid Lock Asssociates 

team. 

Market Overview 

Provide supply, takee‐up and demmand analysis in support of the masteerplanning eexercise as foollows:‐

 Identify the key competing opportunnities on a loocal and regioonal basis. 

 Analyse exissting supply in terms of Grade (A Neew, A and B)), quoting reents, lease teerms and 

incentive paackages available. 

 Analyse development pipeline and ddeliverability in terms of attracting prre‐let opporttunities. 

 Identify supply by size raange in each of these loccations. 

 Consider takke‐up trends by:‐

 Grade (A new, A & B) 

 Size Range 

 Tenure 

 Speculative//land sale/prre‐let 

 Provide maatrix of rents for bothh prime andd secondaryy accommoddation in iddentified 

competing loocations, to include rentts for pre‐let opportunitiees. 

[Source – Strutt & Paarker Propossal Documennt – January 2010) 

1.3 Wee subsequenttly agreed thhat in additioon it would be appropriatte for us to pprovide advicce during 

Stagge Two of thhe Masterplaan study – aand that in pparticular it wwould be reaalistic to incorporate 

outtline advice on the likelyy viability annd deliverability of the MMasterplan aas a whole, together 

with other relatted advice onn specific isssues and areaas within thee proposed MMasterplan aarea. 

1.4 Durring Octoberr 2010, following on fromm the final cconclusion oof the Stage One report, the City 

Couuncil, David Lock Associaates and Strrutt & Parkeer establisheed an agreedd foundationn for the 

Stagge Two viability and delivery work. TThis confirmed that the mmain emphasis of our woork going 

forwward would be on both ddefining the main strands of the deveelopment strrategy and ppotential 

6 



 

 

 

   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

   

 

   

   

     

      

 

   

     

   

   

 

 

 

   

 

     

     

     

 

   

   

     

   

     

 

   

 

 

   

   

 

   

   

   

  

   

   

   

   

       

   

   

 

   

     

   

   

     

   

 

   

   

   

   

     

     

     

 

     

   

   

   

 

 

     

   

     

   

   

   

   

 

   

     

   

 

   

 

   

   

     

 

 

     

   

   

     

   

     

   

   

 

     

   

 

 

   

   

     

   

   

   

   

   

     

   

 

   

   

 

     

     

 

 

 

   

 

 

   

   

   

 

   

   

 

 

 

   

   

 

    

 

 

     

   

   

 

 

 

  

 

 

 

   

   

   

   

   

 

 

   

 

   

   

   

   

     

   

       

   

   

     

   

   

 

 

   

 

   

   

   

     

     

   

   

 

 

     

   

 

   

 

 

   

   

   

 

     

   

 

   

 

   

   

   

   

   

 

   

  

   

   

     

     

     

   

viabbility for thee principal projects such as the Station Quarter and City Inddustrial Parkk; and on 

clarrifying the options and tthe preferredd strategy foor implemenntation in eaach case, ratther than 

on conducting tthe series off 12 viability appraisals wwhich were suggested in the original (January 

20110) client brieef. 

1.5 It wwas agreed tthat, if possible, we wouuld undertakke some brooad assessmments of viabbility, but 

only to the exteent that detaails on costs and other relevant information could be made available 

to uus. Later in this Stage TTwo report wwe will thereefore presentt advice whiich will help to move 

thee Masterplann forward, bby reviewing the area deevelopment options, deefined in thee original 

Stagge One repoort. In any eevent, we aggreed that Strutt & Parkker’s input wwould help reefine the 

opttions for a nuumber of thee City Centree’s strategic ssites. 

1.6 Wee agreed thhat this report wouldd therefore comprise (or take innto accountt where 

apppropriate):‐

 A “business plan” approach for eachh area. 

 The identificcation of the main costs aand key valuue drivers. 

 An assessmeent of what else is needed to help shape financial viability aand determinne which 

projects cann move forwaard. 

 A review off whether phasing or timing of individual projeects is criticcal to their potential 

viability (e.gg. what are thhe reasonabble prerequisites for the ddelivery of a longer termm project) 

as well as addvising on hoow viability ccan be maximmised by careeful timing. 

 A review of the possible scale and mmix of development in eacch of the 7 ddefined areass, 

 As well as advice on whhat we think the optimum developmment mix migght be, givenn current 

market knowwledge etc. 

 Advice on thhe possible ssequence annd the most effective proogramme of developmennt across 

the MDQ areea. 

1.7 Once we have bbuilt up the kkey components of the delivery straategy, in the final sectionns of this 

Stagge Two report we will also give our commercial conclusions, with furtheer clarificatioon of the 

options and the recommendded strategy for implemeentation. The outputs froom this whicch will be 

of particular valuue to the City Council will be:‐

 Advice on pootential ‘early wins’ and on related mmarketing and promotionn strategies. 

 Definition off the most likkely initial mmain projects. 

 An outline oof the mediumm to long term developmments. 

 Advice on next steps to be taken with exissting site owwners, partlly having reegard to 

discussions wwith some of these partiies during the Stage Two process. 

7 



 

 

 

 

 

 

 

 

 

 

 

   

   

   

     

   

   

   

   

   

     

 

   

   

   

     

   

   

   

   

 

 

   

   

 

 

   

   

 

   

     

   

 

     

   

  

   

   

   

     

   

 

   

    

     

   

   

   

   

   

   

 

   

 

 

     

   

 

   

     

   

 

 

     

 

   

     

 

 

 

   

   

   

     

 

 

   

   

   

     

   

       

   

   

 

 

   

 

   

   

 

 

   

     

     

   

   

   

 

     

 

 

   

   

     

   

   

   

   

  

     

     

   

   

     

   

 

   

   

   

     

   

 

   

   

 

 

   

   

   

   

   

 

   

   

 

 

   

   

 

   

   

   

   

 Commentary on overall programmee and the proospective future roles off the City Coouncil (as 

land owner,, as scheme promoter aand as plannning authority) – plus thhe role of oother key 

advisors, owwners and staakeholders. 

1.8 Thrroughout this Stage Twwo report wwe have haad due regaard to the commerciall market 

circcumstances pprevailing in 2010 as well as those expected to bbe relevant tto the timesccale over 

which this Masterplan willl be implemmented. Inn other words, our empphasis has been on 

enssuring that tthis ‘deliveryy’ advice is bbased firmlyy on what is most likelyy to be commercially 

realistic and acchievable – rrather than oon ‘standardd solutions’ or approachhes which haave been 

useed in other ccircumstancees elsewheree in the pastt. In our view, it is partiicularly impoortant to 

tailor the propposals for ‘ddelivery’ to the ‘markeet realities’, thus ensurring that theoretical 

appproaches or pprocesses are avoided. 

1.9 Thiss report thherefore setts out our input and advice in moving towwards an eemerging 

impplementationn strategy aand delivery plan. It coontains guidance on likeely phasing and the 

parrties who will deliver thee main deveelopment proojects, includding the rolee of the Cityy Council 

andd other agenncies involveed in procureement, fundding and deliivery. It conncludes the principal 

parrt of our inpput to creating this ‘devvelopment aand investment plan’ foor Southamppton City 

Cenntre; throughh the next sttages of conssultation of the DLA Masterplan, it sshould be poossible to 

take forward thhis strategy aand then impplement a wwide range off delivery iniitiatives and secure a 

series of signifficant step‐cchanges which will trannsform mucch of Southampton Cityy Centre 

throough a varied mix of projects over thhe next two ddecades and beyond. 
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Sectionn 2 ‐ Key Fouundations ffor a Successsful Deliveery Strategyy 

2.1 Thee underlying purpose of this report is to help sett the strateggy for deliverring new groowth and 

exppansion in Soouthamptonn City Centree. The ‘visioon’ and conccept underppinning this new City 

Cenntre Masterpplan is set out in DLA’s Stage 2 Repport (Section 3) but is noot repeated here. Its 

focus is the MDQ and on securing traansformationnal change aacross the MMasterplan aarea as a 

whoole, rather than on individual sitees. The aim is to esttablish somee principles for the 

subbsequent implementatioon of a broaad series of new develoopments acrross the Cityy Centre. 

Souuthampton hhas already sseen good prrogress with a range of nnew developpments and eemerging 

prooposals, not least in the Cultural Quaarter with thhe QE2 mile and proposals at Royal Pier and 

Towwn Depot heelping to set aan ‘agenda ffor change’. 

2.2 Theere will be ann extensive sset of infrasttructure needs which willl require to be funded iff the City 

Cenntre is to wittness ‘transfformational change’. This means there needs too be a clear strategy 

andd programme put in placce for infrastructure proovision, whicch will be neeeded so as to foster 

botth a high quaality and an eenhanced sccale of new ddevelopmentt. This in turrn will be esssential in 

ordder to alter tthe image and external perceptionss of Southammpton City CCentre. This outline 

delivery strateegy thereforre needs too address, at least inn broad terrms, how tthe new 

infrrastructure nneeded to support the City Centre’s rrealistic growwth targets mmight be fundded. 

2.3 It iss important tto point out that, at the ttime of draftting this repoort (late 20110), we are entering a 

perriod of uncerrtainty followwing the annnouncementts contained in the Compprehensive SSpending 

Revview, and thhe publicatioon of the Loccal Growth WWhite Paperr. The full implications of these 

chaanges will taake time to resolve and it is currently uncertainn as to howw several of the new 

funding and graant regimes, which may bbe of relevannce to Southampton, willl operate. 

2.4 Othhers are no ddoubt well pplaced to advvise the Cityy Council of tthe key impllications arissing from 

theese importannt economic and policy changes, buut we considder that thee following mmessages 

mayy be particullarly relevant:‐

 Although thhere are subbstantial redductions in CCentral Goveernment graant support for both 

revenue andd capital speending, theree are also a limited nummber of areas where theere might 

be potentiall increased sspending (e.gg. the New HHomes Bonus) and/or bidddable grantt funding 

– e.g. Regionnal Growth FFund. 

 Support forr expenditure on infrasstructure is likely to ccontinue (att the reducced level 

previously aannounced) aand there maay well be a continued eemphasis on ‘hard infrastructure’ 

rather than social infrasttructure spending. 

 The City Council may haave greater flexibility in relation to the (reduceed) spendingg levels – 

and this alsoo means flexxibility to usse its own asssets and to bid imaginaatively for neew grant 

funding sources. This mmay mean that joint ventures and local partneerships will ttherefore 

become incrreasingly impportant. Thiss may also emphasise the importancce of putting in place 
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appropriate delivery arrangements tthat can formm such partnnerships andd work with oothers to 

successfully bid for funds. 

 It will take time for thhe details foor the Government’s ‘loocal growth’’ agenda to be fully 

clarified. In the longer tterm there mmay be greater support for those auuthorities whhich wish 

to promote an economic growth ageenda – and tthis could bee highly relevvant to Southhampton 

City Centre. 

2.5 Oveerall, we connsider that tthe short term public seector contexxt is more unncertain thaan at any 

time in the lastt decade. Inddeed, this coontext may oonly becomee clearer oveer the next 22‐3 years. 

Nevvertheless, tthe Masterpllan is being devised so aas to provide the foundaation for Citty Centre 

exppansion overr a 15–20 year period, soo the principples need to be sound, eeven though much of 

thee planned reddevelopmentt may not bee feasible or viable until tthe latter part of this perriod. 

Businesss Drivers 

2.6 In hhelping the CCity Council to determinne via this Masterplan hoow it should drive its Citty Centre 

forwward, David Lock Associaates and Struutt & Parker have confirmmed that theere are 5 key features 

which characteerise city centres. Thesse now need to be reggarded as ellements which must 

undderpin the development strategy forr Southamptton’s future.. It will be rrecalled thatt these 5 

prinnciples suggeest that Soutthampton wiill become coonsistently successful if iit:‐

1. Attracts signnificant and ddiverse employment bacck into the City Centre. 

2. Consistentlyy renews its ‘consummer servicess offer’, in terms of shopping, culture, 

entertainmeent and leisure uses. 

3. Enables a reegenerated residential ppopulation tto grow, toggether with other elemeents of a 

balanced community. 

4. Is easy to geet to and alsoo to move arround. 

5. Creates and maintains a lasting herittage and an outstanding environmennt. 

2.7 All these featurres are impoortant as theey underpin our Stage 22 advice. Alsoo, we have assumed 

that the City Coouncil will ‘ssign up to’ the strategy which deliveers these, ass well as commmits its 

own financial and other resources; aand also seeeks to secuure the neccessary fundding and 

commmitment frrom others sso as to ‘kicck‐start’ the required levvel of ‘transfformational’’ change. 

Thiss all plays a vital part in creating an attractive Ciity Centre which will help to build a new and 

groowing busineess communiity over the long term. However, oonly if these principles are put in 

placce and maintained will Southamptton be seenn as more aattractive thaan other coompeting 

locaations. 

2.8 Theere are howeever a numbber of key chhallenges annd other issuues which neeed to be fully taken 

intoo account iin ongoing work – booth during Stage Two of the Maasterplan study and 

subbsequently. TThose whichh appear to bbe particularly significantt to us includde:‐
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 The possiblee impact of the econommic downturnn (and hence the reducced scale of occupier 

demand in tthe short/meedium term).. 

 The absencee (currently) of a recogniisable compeelling properrty market ‘pproduct’ which might 

be termed SSouthamptonn’s Regional Office Quartter; and 

 An inward investment strategy whhich is clear and consistently focussed on securing and 

sustaining growth. 

2.9 In oour view, theere is also little doubt thhat the undeerlying property market trends (e.g. for new 

offiices and othher City Centre development) will initially seee only limitted and incrremental 

chaange. Some may feel it ccould be easiier to pursuee establishedd policies andd preferred locations 

andd developmeent rather thhan seeking a more activve role for tthe City Council in directing new 

devvelopment aand ‘place shhaping’. Suuch a responnse would nnot, in our vview, provide a new 

stimmulus to bussiness. Withhout such acction, key market characcteristics andd indicators (such as 

take up and deelivery rates) could be exxpected to remain muchh as they weere before thhe recent 

ecoonomic downnturn. 

2.10 A much more positive climmate for busiiness growthh can, in contrast, be fosttered by connsistently 

wworking towards the 5 keyy opportunitties or themees which were listed in pparagraph 5.220 of the 

Sttage One Repport:‐

1. The developpment of a neew CBD (i.e. the Regionaal Office Quarter). 

2. Upgrading the City’s secondary stockk and creatinng small busiiness developments. 

3. Expanding tthe City Centtre as one ppreferred loccation for thhe Universityy, especially for R&D 

and innovation centres. 

4. Creating thee environmennt for inwardd investmentt. 

5. Developing aa range of suupporting annd related buusiness infrasstructures. 

2.11 A kkey element for the Cityy Council in ddelivering suustainable city centre grrowth and exxpansion 

will be its plan ffor the implementation of essential new infrasttructure. Otthers are advvising on 

the possible cosst and progrramming impplications of this but wee consider thhat there aree several 

impoortant elemeents which wwill need to bbe explored ssoon in moree detail, incluuding:‐

 Transport – Highways CCosts – e.g. aalterations to the road nnetwork, particularly in the area 

south of Cenntral station.. 

 Transport – Public Transsport improvvements (varrious) 

 Utilities infrrastructure – possible ccosts of mooving each of the sub‐stations; annd hence 

likelihood off any such works ever beeing financiallly viable; 

 Estimated coosts of alteraations to (or relocation oof) Geothermmal Power staation. 

 Flood mitigaation works. 

 Education – e.g. new schhools. 

 Health facilitties – other improved faccilities for neew City Centre populatioon. 
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 Community facilities. 

 Other infrastructure neeeded in City CCentre – e.g.. ‘green’ infrastructure. 

The Deliivery Environment 

2.12 Ann appropriatte delivery environment for the Mastterplan has tto be put in pplace, takingg account 

off what can reealistically bee achieved inn the short, medium andd longer termm. This also needs to 

coonsider whetther firm tarrgets for speccific outputss need to be put in placee, as well as eexploring 

thhe options aas to those ddelivery arraangements ee.g. workingg collaborativvely with thhe Solent 

Loocal Enterprise Partnership and otheers which arre most likely to be succcessful in faacilitating 

thhe implemenntation phasee. Finally an outline of hhow funding for the varioous projects might be 

acchieved also needs to be made clear.. 

2.13 Inn assessing wwhat can reaalistically be achieved in Southamptoon City Centtre, it is impoortant to 

reecognise that expansion at the rate iidentified in the ‘PUSH’ targets will only be achiievable if 

thhere is a susstained period of enhannced markett demand, for a scale oof new deveelopment 

coonsistently faar greater thhan that whicch has been achieved in Southamptoon City Centre at any 

timme in the laast 30 years. There is aan expectation that nationally it maay take 3‐5 yyears for 

prroperty market activity tto return too pre‐recession levels. Thhe ‘PUSH’ taargets (for office and 

reetail floorspaace growth iin South Hampshire) maay help to shift developpment more towards 

city centre locations, and away from out of centtre business parks, but iinitially this will be a 

grradual proceess. The poteential benefitts to Southammpton City CCentre will bee huge and oour Stage 

One report thherefore reccognised thaat a process of ‘scenarioo testing’ annd option evvaluation 

(bboth for the MDQ as a whole and forr other indiviidual sites) wwill need to ccontinue welll beyond 

thhe production timetable for this DLA‐‐led City Cenntre Masterplan. 

2.14 WWhat is also eessential howwever is for tthe City Counncil to take aa whole seriees of positivee steps to 

seecure new hiigh quality City Centre deevelopment in the conteext of an agreeed masterpplan. We 

exxpect this too lead to thee City Centree Action Plaan being devvised so as tto continue to foster 

booth a range of new smaaller scale deevelopmentss and improvvements in eestablished areas, as 

wwell as prommoting new initiatives ssuch as the Regional OOffice Quarteer. Together these 

ellements will be key commponents of meeting thee potential ‘PUSH’ targeets, while reccognising 

thhat initially tthere will bee more limiteed outputs aand that moore of a ‘market driven’ strategy 

mmay have to be acceptedd as being reealistic for say the first 3‐5 years, pprincipally duue to the 

efffects of the economic doownturn on investor, devveloper and (especially) occupier demmand. 

Deliveryy Agencies 

2.15 Soouthampton City Counciil is likely to be (or play an instrumeental part inn) the leading agency 

wwhich is at thhe forefront of securing new investmment in the CCity Centre, prompted inn part by 

thhis City Centre Masterplaan. As it takkes forward tthe Masterplan, Southammpton City CCouncil is 

seeen as beingg potentiallyy comparablee in some reespects to (say) Mancheester City Coouncil or 

Biirmingham CCity Council –– both of which have larggely directedd the growth of their citiees in 
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2.16 

2.17 

2.18 

reecent times, with high pprofile politiical and exeecutive leadeership, as wwell as by addopting a 

heeavily publiccised City Ceentre strateggy or masteerplan. In thhese (and otother) regionnal cities, 

esspecially in tthe north of England, theere has also been a significant level of involvement from 

thhe RDAs, ofteen bringing ttogether othher agencies (from both public and pprivate sectoors) so as 

too maximise the profile annd outputs wwhich can bee achieved. TThis will alsoo ultimately bbe to the 

beenefit of the particular ciity’s econommic growth annd future proosperity. 

Soouthampton now potenttially needs tto consider aand agree wwhat options it should explore for 

fuuture ‘partneership’ working, with othher private annd public secctor stakeholders, so as tto secure 

mmaximum bennefits from tthe strategy and initiativves outlined in this Masteerplan. In reelation to 

mmany of the individual City Centre sites within tthe Masterpplan area theere will be both the 

oppportunity (aand the need) to proceeed with indivvidual discussions with thhe main landdowners, 

mmuch as the City Counccil has donee in the paast. Ongoingg discussionns with the likes of 

Hammerson, Network Raail, ABP andd Aviva – all of whom we have aalso met during this 

mmasterplan prrocess in ordder to discusss the emerging outputs –– will remainn a vital ingreedient of 

thhe successfuul delivery sstrategy, as it should eensure their respective participation on an 

apppropriate bbasis. Howeever, the scaale of changge envisagedd for some oof these City Centre 

arreas ‐ in partticular the Sttation Quartter and the WWestern Gateway Quarteer – means tthat new 

foorms of deliivery and partnership aarrangementts may be rrequired. TThis in part may be 

neecessary in order to heelp secure aadequate inffrastructure funding (inncluding elemments of 

puublic sector ffunding whicch will in somme cases be required to kick start or underpin substantial 

prrivate sectorr investment). The precise mechanissms and formm of deliveryy agency neeeded may 

wwell only become clearer once some of the implications of tthe Coalitionn Governmennt’s local 

grrowth agendda are better understoodd. 

Att this stage wwe anticipatte that the ooptions whicch will need to be explorred further mmay well 

innclude TIFs (tax incremment financing schemees) – or deerivatives off the TIF pprinciple. 

Coonsultation bby the goverrnment on ppossible apprroaches to suuch funding regimes is only likely 

inn early 2011 and therefoore it is too eearly to asseess the potential arising from such innitiatives 

foor Southamppton City Cenntre. We anticipate thatt there will bbe a numberr of differentt funding 

mmodels whichh might be applicable annd which couuld be agreeed and adoptted in Southhampton. 

WWhat we can say is that there may bbe other opttions (yet to be fully tessted) which could be 

hiighly applicaable to the planned groowth in Souuthampton City Centre.. For exammple, if a 

‘BBusiness Increase Bonus’ (similar iin concept to the Neww Homes Boonus but bbased on 

addditional business rates), were to bbe put in plaace, then thhere may bee mechanismms which 

wwould enablee Southampton to fundd future infrastructure, based in ppart on a boorrowing 

arrrangement related to addditional bussiness rates. 

Over the nexxt few yearss, these andd other funding and deelivery mechhanisms neeed to be 

evvaluated carrefully by the City Council and the public and pprivate sectoor stakeholdders who 

beecome the main partneers in impleementing thee City Centrre Masterplaan. Together these 

paarties will haave the oppoortunity to buuild on the successful fouundation esttablished by this DLA 
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MMasterplan, aand also to ttest and expploit commercial opportunities for aa wide rangee of uses 

accross the Cityy Centre as aa whole. In tthe remainder of this Staage Two report we now move on 

too test the waays in which the deliveryy strategy wwill be applied for the maain uses andd sectors, 

beefore examinning the likelly viability annd deliverability of the mmain areas off change. 
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Sectionn 3 – Exploitting the Commmercial OOpportunitiees in the Citty Centre: NNext Steps 

3.1 Thhe Stage One Masterplaan report draaws out a number of immportant theemes and isssues, not 

leeast those relating to howw potential nnew office and retail devvelopment ccan be secureed in the 

Ciity Centre. FFor a city of Southamptoon’s size andd importancee, our earlier analysis haas shown 

thhat, whilst it undoubtedly ‘punches aabove its weeight’ in termms of its draww and relativve status 

inn the regional retail hieerarchy, it reemains a reelatively weaak centre inn office empployment 

teerms. As exxplained in tthe Stage One Report, aand as then summariseed in paragraaph 2.10 

abbove, Southampton Cityy Centre cann achieve siggnificant revvitalisation aand growth over the 

neext 20 yearss, particularly so as to mmeet its asppirations for commerciall office expaansion, if 

ceertain key stteps are takeen. We noww describe a number of the key stepps which need to be 

taaken during that period, in order to achieve thee goal of transforming each of the mmain City 

Ceentre properrty sectors. 

The Stepps toward Soouthamptonn achieving itts Office Goaals 

3.2 Soouthampton competes ffor new officce growth wwith other Reegional Citiess such as Brristol and 

Exxeter and with some out of centre buusiness locattions across tthe wider Soouth Hampshhire area. 

Ass a result, if it is to attraact a high prooportion of occupiers, but especiallyy those seekking large 

flooor plate, heeadquarters type space, it will need to place a vvery strong eemphasis on creating 

hiigh quality aand highly acccessible oppportunities ffor expansion. These wiill be initiallyy around 

thhe Station QQuarter (desccribed beloww), at Royal PPier and, in the longer tterm, in the Western 

Gateway Quarter. 

3.3 Ciity centres inn the UK whhich have acchieved a draamatic upliftt in their atttractiveness to office 

emmployment in recent yeears are limiited in number. Only those few thhat have succcessfully 

coombined thee best of ‘old and new’’, in terms oof their attractions and urban fabriic, whilst 

crreating large sites that caan be exploitted by occuppiers, developers and invvestors alike, can look 

baack with soome pride aat what hass been (or is currentlyy being) achhieved. In the UK, 

MManchester ((around Spinnningfields and also thhe improvedd Piccadilly Station) andd Cardiff 

(pparticularly inn Cardiff Bayy) are two oof the most striking exammples. Poteentially Southhampton 

caan gain much from exammining in deetail the strategies pursuued in these two cases, and also 

from assessinng carefully how lessoons can be applied froom other ssmaller citiees (more 

coomparable inn some resppects to Soutthampton) ssuch as Bristtol – e.g. aroound Temple Meads 

annd elsewhere in Bristol CCity Centre, aand from cenntres such as Reading, BBelfast, Plymoouth and 

Newcastle/Gaateshead. 

3.4 Thhere are alsoo other exammples, both iin the UK annd Europe, wwhich will bee useful in reelation to 

thhe specific oopportunitiess which are coming forwward in Southampton. These oppoortunities 

mmust be viewwed and treated collectively and inndividually as part of a city‐wide mmarketing 

sttrategy. Withhin this, the Station Quaarter in Soutthampton offfers the oppportunity to create a 

firrst and distinnctive ‘point of differencce’. This approach needs to be testedd thoroughlyy by 
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3.5 

3.6 

3.7 

inntroducing thhe Station QQuarter site ((and the Cityy Council’s aspirations foor it) to a nuumber of 

pootential development paartners, so tthat ‘in principle’ discussions can taake place beefore any 

foormal site mmarketing campaigns aree initiated. In relation to the area around thee station, 

diiscussions are already uunderway wwith Networkk Rail (and to some extxtent with other key 

laandowners), but we conssider that Neetwork Rail and the Couuncil now neeed to work together 

onn promotingg an ‘indicaative develoopment opportunity’ at the Stationn Quarter, to build 

toowards an innformal jointt marketing process targgeted at seleected compaanies during mid‐late 

20011. 

Fuurther evaluaation of the Station Quarter and the developmennt options thhere also neeeds to be 

puursued in soome detail sso as to takke into accoount examples of ‘best practice’ in creating 

quuality large sscale office environments close to aa national orr regional raail or hub. EExamples 

from abroad include Berlin, whereas in the UK Bristol Temple Meads, MManchester PPiccadilly, 

Loondon Paddington and Kings Crosss might all provide elements of immportant annd useful 

pootential guiddance. Elsewwhere, otheer importantt regional ceentres will ppotentially seee major 

offfice expansiion on sites cclose to a raiil hub; and inn most casess these are pplanned to bee directly 

linnked to an improved ((or redevelooped) rail sttation – e.g. in Readingg, Nottinghaam, East 

Crroydon and BBirmingham. 

Alll of these ppotential devvelopments ideally needd to be analysed fully, sso as to understand 

beetter in eachh case:‐

a)) The likelyy scale of neew developmment planneed near to thhe station (ooffice content, other 

uses etc.)) 

b)) The anticcipated proggramme/timeetable and eexpected lead  ‐ in periodd, prior to a start on 

site. 

c)) The poteential infrasttructure costts (e.g. alterrations to Highway Netwworks or raiil related 

improvemments). 

d)) The sourcces of fundinng identified and securedd – especiallyy for c) abovee. 

e)) The role of the privaate sector annd of other delivery ageencies (and tthe nature/eextent of 

funding wwhich is beinng provided bby the privatte sector andd by other paarties). 

Foor major cityy centre officce developments to be suuccessful on a ‘transformmational’ scale, it also 

reequires theree to be activve participattion of one or more maasterplan devvelopers – aand for a 

loong term straategy to havve been put in place by the relevant local authoority. This hhas been 

seeen to be ssuccessful inn the past wwith the likkes of Alliedd London and Spinninggfields in 

MManchester; and with Arrgent at Lonndon Kings CCross, for exxample. Noot all of the projects 

reeferred to inn this sectioon have however beenn successful in financiall terms, eveen those 

deeveloped during a much more favourrable econommic climate. Birminghamm City 
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Coouncil/Netwwork Rail’s proposal for New Streett Station reddevelopmennt has recenntly been 

sccaled back; wwhile in Bristtol the Castleemore Securrities schemee was successsfully develooped but 

thhe company went into aadministratioon in 2009. Several other major offfice projects, both in 

Loondon and oother cities, are currentlly ‘on hold’ either whilee new fundinng arrangemments are 

puut in place oor whilst schheme redesiign in underrtaken, so ass to improvee the prospeects of a 

finnancially viable scheme bbeing secureed. 

3.8 Puut simply, mmany major ooffice led schemes in reegional citiess are on holdd – and are likely to 

reemain that wway for somee months, if not well intoo 2012‐20133. Southamppton’s planned office 

scchemes are no exceptioon; it curreently has four or five individual offfice redeveelopment 

prrojects whichh are on ice and awaitingg an upturn in the econoomy, with deevelopers also hoping 

foor increased levels of occcupier demaand (and theerefore poteentially increeases in renttal levels 

paayable). Later in this repport we highhlight where we consider that office led redevelopments 

arre more – aand also lesss  ‐ likely to be achievabble in Southaampton Cityy Centre, particularly 

wwithin the ffirst 5‐10 yyears of thee Masterplaan period. Among thhe more ppromising 

oppportunities for some eearly office developmennt would apppear to thee be The Rooyal Pier 

oppportunity, which we consider could form an important first phase oof new deveelopment 

acctivity, alongg with new offices in the proposed ‘CCBD’ in part oof the Stationn Quarter. WWe return 

too these issuees later. 

The Stepps towards SSouthampton achieving further neww retail schemmes 

3.9 Inn identifying new opporttunities for retail led regeneration wwhich need to be explooited, the 

Sttage One repport focused on four themmes:‐

 Redevelopinng the Core; 

 Extending thhe Retail Circcuit; 

 Developing sspecialist rettail opportunnities; and 

 (Improving) conveniencee retail. 

3.10 Seection 6 (esspecially 6.12) of the SStage One reeport explaiins more abbout these and also 

prrovides a commentary oon the key reetail issues wwhich we annd DLA have identified. Some of 

thhe above theemes could eventually lead to furthher financially viable proojects being brought 

foorward in thee medium teerm. But in oour view it iss much moree realistic to see several of these 

ass possible fuuture projeccts, which wwill take placce perhaps aafter Watermmark WestQQuay has 

beeen implemented. Thiss scheme, wwhich Hammmerson havee recently inndicated willl be the 

suubject of a ffresh planninng applicatioon in late 20011, is likelyy to be impllemented froom 2012 

onnwards, onlyy once pre‐leettings and oother requirements havee been fulfilled. In otheer words, 

evven for Southampton’s mmost immineent retail prooject, it will pprobably be 2‐4 years beefore it is 

coompleted and fully tradinng. 
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3.11 

3.12 

3.13 

Foor the four tthemes listedd above the timescale foor implemenntation is likeely to be primarily at 

leeast 5‐10 yeaars hence. TTaking each oof these in tturn – firstly,, although reedevelopment of the 

‘core’ of Abovve Bar Streett may be dessirable, theree will be relatively few oppportunities where it 

is realistic too assemble viable sites,, suitable foor redeveloppment, in thhis area. It is often 

paarticularly cchallenging tto achieve comprehensive retail led redevelopment of sites in 

‘secondary’ aareas with limited deptth (constrained as theyy are here by the parrks). The 

feeasibility andd viability of alternative options willl therefore nneed to be ttested furtheer in this 

arrea, once sitte‐specific deemand and other factorrs can be properly assesssed. Further studies 

wwill need to reeview the coost of land asssembly in putting together sufficiennt frontage and other 

prroperties onn Above Bar. For it to bbe successfuul it will be necessary too create a ssite large 

ennough to draaw retailers tto a new ‘commpeting’ loccation – i.e. oone which woould offer a measure 

off competition to West Quuay and otheer establisheed retail locations. 

WWe believe tthat there may therefoore be somme scope too adopt othher solutions first – 

paarticularly too refurbish/eextend the MMarlands (foormerly knowwn as The MMall). In the medium 

teerm it may also be desiraable to look for an alternnative location for the AAsda Superstoore, thus 

pootentially creeating anothher ‘step’ towwards the sitte assembly which may bbe required tto create 

a new link froom Above BBar towards the railwayy station. Liikewise, thee City Council should 

exxplore a fuurther rangee of opportrtunities, joiintly with tthe other ssite ownerss of the 

MMountbatten Retail Park aand Toys R UUs to see if thhere could be a viable reetail/office mmixed use 

prroject createed in this areea over the nnext 5‐10 yeears. Potentially this couuld be a mucch higher 

deensity develoopment thann the existinng range andd mix of usess. For a nummber of reassons, not 

leeast of whichh is the valuue of the exxisting retail interests in the Asda and Toys R UUs stores 

(aamong otherrs) we do noot consider hhowever thatt there is currently or likkely to be wwithin the 

neext 5 years, a redeveloppment of all of this area. Even more distant (inn terms of timescale) 

wwould be anyy redevelopmment of thee main Westt Quay Retail Park. Wee explain furrther the 

raationale behiind these comments in SSection 4 of tthis report. 

Inn order to mmaintain andd enhance tthe City Cenntre’s status as a stronggly performiing retail 

ceentre, and one which responds posittively to retaailer and shoopping needds, it would bbe highly 

deesirable to secure otheer more ‘deeliverable’ cchanges in the short tto medium term to 

Soouthampton’s retail offer. This is especially important from an inward innvestment viewpoint 

inn terms of ddemonstratinng that proaactive steps are being taken. Thesee could, in oour view, 

innclude not oonly those projects whicch are focused on developing ‘speciialist retail’, close to 

neew attractions – possiblyy as part of tthe scheme ffor Royal Pier or elsewheere in the Waaterfront 

arrea and as ppart of later phases for thhe Cultural QQuarter – buut also a rannge of enhanncements 

too the City Centre’s convenience retailing offer. 

Thhe developmment of neww food storres in Southhampton Citty Centre iss a key oppportunity, 

esspecially as tthis remains one of the mmost buoyannt sub‐sectorrs in the retaail property market – 

annd should coontinue to seee further groowth for yeaars to come. We therefoore believe thhat there 

is every chancce that over tthe next 5 yeears and beyyond, new suupermarkets (both large and 
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smmall) will be attracted too and will bee developed in Southampton City Ceentre. The ooperators 

wwill in part bbe promptedd by the impprovements to the City Centre envvironment wwhich are 

already underrway (and alsso planned); they will alsso be keen too be located in close proximity to 

thhe improvingg housing areas; and, for some, there will be a more substaantial opporrtunity to 

exxploit – i.e. to create a new city ceentre supersstore more ffully matchinng their current and 

fuuture tradingg needs; and also serving customers who are residents, aas well as thhe office 

emmployees/otther city centtre workers. 

3.15 Reetailing in Southamptonn City Centree will go through severral phases oof change duuring the 

peeriod of Cityy Centre Action Plan. New foodstores and addditional speecialist shopping can 

pootentially bee secured firrst, but in thhe medium tto long termm an even grreater impacct on the 

Ciity Centre’s rretail draw ccould be achieved by upggrading and modernisingg the main reetail park 

prrovision (i.ee. the Westt Quay Retaail Park). This main element wiill probably not be 

reedeveloped oor extended for at leastt 10  ‐ 15 yeaars due to thhe pattern oof existing leases and 

thhe current inherent invesstment valuee, but other more periphheral areas (ssuch as Mountbatten 

Reetail Park annd the Asda SStore) may bbecome viable for redeveelopment at a much earlier date, 

prrovided that suitable reloocation sitess can be founnd for the maain stores. Itt is thereforee in these 

arreas that the main initial focus is rrequired, in terms of neew retail‐ledd projects wwhich can 

trransform Souuthampton’ss draw. 

3.16 Inn the longer tterm (perhapps some 15––20 years hennce) the trennd could poteentially be toowards a 

mmuch higher density reedevelopmennt of more areas of tthe City Ceentre, includding the 

esstablished WWest Quay reetail park. Indeed it is only with aa higher dennsity redevelopment, 

coombining a mmix of much higher value retail usess being returrned to the ssite along with other 

usses at upper levels, that it might it bee possible too create a viaable solutionn for the replacement 

off the existingg West Quay Retail Park. This is a maatter which wwe return to in Section 4 below. 

Securingg Other Key Elements off Change – aa) Hotels andd Visitor Faciilities 

3.17 Thhe Stage One report also highlighted that the leeisure, culture and visitoor industriess provide 

fuurther opporrtunities for change and growth in thhe City Centre. In our viiew the City Centre’s 

asssets in these sectors aree particularlyy important – not least in that they aare a very siignificant 

ellement whicch helps shaape the imagge and influuence the reelative attracctiveness of the City 

Ceentre, compared with otther major ciities. Whilst the City hass made signifficant progreess in the 

cuultural sector (and also hhas seen thee addition off around 1,0000 extra hottel rooms inn the City 

Ceentre in the last 5 years) the new hootel space haas been mosstly in the buudget and mmid‐range 

mmarket. 

3.18 Overall, Southhampton’s hhotel sectorr has seen rreasonably bbuoyant andd positive trrading in 

reecent years –– and further hotels are planned. Inn many respeects though,, Southampton is still 

too satisfy its ffull potential, in that theere are few if any ‘boutique and higgh end’ hoteels in the 

Ciity, of the typpe more ofteen associatedd with majorr regional citties and withh principal buusiness 
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deestinations. The opportuunities for immprovementt in the City CCentre do incclude severaal further 

deevelopmentss in the commmercial leisure sector (Watermark WestQuay pplus possiblyy Bargate 

annd in parts oof Above Bar), but with the continuing strong growth in thee cruise marrket (and 

thhe growth inn passenger numbers ussing Southammpton as a pport for embbarkation), there is a 

mmuch wider ppotential to bbe exploitedd in the decaades ahead. Leisure is aalso seen as essential 

foor the attracttiveness of thhe retail offeer. 

3.19 MMore significaant perhaps is the opportunity for the City to seecure a highher proportioon of the 

buusiness touriism market in the UK. It currently lags behind otther locationns – and in paart this is 

caaused by thee absence of a major exhibition/confeerence centrre and/or areena. There wwould be 

coonsiderable ppositive spinn off for the CCity as a whoole if major nnew facilitiess of this typee were to 

bee developed, particularlyy in a Waterffront location. This oppoortunity neeeds to be expploited to 

thhe full, as it is one of thhe developmments which could geneerate a ‘stepp change’ in external 

peerceptions about the Cityy in general –– and Southampton City Centre in paarticular. 

3.20 Thhese conclussions serve too reinforce tthe significannce of the Citty Centre Waaterfront as probably 

beeing the keyy location wwhich will shhape and innfluence Souuthampton’ss future. Rooyal Pier 

WWaterfront is particularlyy important –– and the decisions madde by the Coouncil and the other 

addjoining landd owners for this projecct will thereefore assumee even greatter significance than 

noormal, as thiis decision wwill potentiallly set the tonne for furtheer projects annd also influence the 

mmix of uses which can potentially be aattracted to aadjacent sitees elsewheree nearby, eithher along 

thhe Waterfronnt or in the mmedium termm elsewhere.. 

b) Houssing and Othher Uses 

3.21 Ass with many of the UK’s regional citiees, Southampton has alreeady seen siggnificant increases in 

Ciity Centre reesident population over tthe last 10 years and sevveral key schhemes have aadded to 

itss potential future attracttion as a ‘plaace to live’. The Stage OOne report iddentified (annd we do 

noot repeat heere) a numbber of majorr opportunitiies, both forr improving the existingg housing 

sttock (e.g. thee Holyrood Estate) as wwell as in othher several prominent locations whhere new 

hoomes can bee created – especially on the Itchen WWaterfront. Whilst it hass been clear ffor many 

yeears (followiing lengthy ddiscussions wwith ABP) thhat residential developmment needs to avoid 

coonflict with pport operatioons, there shhould be eveery incentivee for all key llandowners to put in 

pllace strategies which wiill maintain and enhance the full reegeneration potential of the City 

Ceentre, as well as the loong term grrowth of the port. This should thhen ensure that the 

mmaximum land value whicch can be deerived from tthe more atttractive wateerfront locattions will 

bee exploited bby both the CCity Council aand other keey parties. 
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Sectionn 4 – The Arreas of Majoor Change 

4.1 Inn this sectionn we consideer in some ddetail the Arreas of Majoor Change wwithin the Citty Centre 

MMasterplan arrea. In Sectioon 5 of the SStage Two Reeport produced by Davidd Lock Assocciates, 13 

Urban quarters or city‐disstricts are deefined and the proposals for each arrea are desccribed. In 

mmost of thesee little changge is envisagged, so our aadvice is focussed insteaad on the 5 ‘Areas of 

MMajor Changee’. In Appenddix 2, howevver, we summmarise in notte form the changes prooposed in 

eaach of the 113 areas, aloong with coomments as to the relevvant deliveryy agencies ffrom the 

puublic and/orr private secctors which are likely too be involveed. The Cityy Centre Maasterplan 

Booundary andd the Quarters Plan are ccontained in Appendix 3. It may alsoo be useful too refer to 

thhe Phasing PPlans in Appeendix 4 and the Buildingg Blocks andd Indicative FFloorspace SSchedule, 

coontained in AAppendix 5, wwhen readinng the remainning sectionss of the repoort. 

4.2 Thhe 5 Areas oof Major Chaange which are identifieed by DLA and describedd more fullyy in their 

Sttage Two Report are as follows:‐

 Station Quarter 

 Western Gatteway Quartter 

 Heart of thee City Quarter 

 Itchen Riverside Quarterr (including TTown Depot)) 

 (Royal Pier) Waterfront Quarter 

Station Quarter 

4.3 DLA’s analysiss of the potential for thhe Station QQuarter provides a clear illustration that this 

arrea could ultimately acccommodate up to 120,0000 sq m off new officees, plus mucch higher 

deensity (e.g. 2 storey) reetail and a ssubstantial aarea of public car parkinng in a neww Central 

Buusiness Distrrict. The main issues asssociated wiith its development are considered in more 

deetail below bbut, at the ooutset, the rroad networkk (and the costs of creatting the devvelopable 

arrea by divertting the existting road) haave to be assessed carefuully. 

4.4 Thhe suggestedd scale of developmentt in the Station Quarter offers an exxciting prospect and 

mmay be realisstic and feassible in the mmedium to long term. WWhile the project is refined and 

esspecially in tthe first 5‐10 years it iss important to establish more ‘delivverable’ pacckages or 

‘eearly wins’ inn this area. This will help to secure fuurther realisttic options wwhich can be pursued 

inn a logical seequence, in conjunctionn with Netwwork Rail and other ownners. Basedd on the 

annalysis so far it would apppear that thhe blocks immmediately to the south of the statioon might 

bee developed as a first phhase, provideed that it is rrealistic to divert Mountbbatten Way//Western 

Essplanade in order to creeate these neew enlargedd office sites. This couldd create a firrst phase 

foor the CBD of around 35,,000 sq m offfices in 4 bloocks, to the nnorth of the proposed new road. 

Thhe other key factor to weigh in thhe balance iss the land vvalue which is capable of being 

geenerated by an office‐led project. OOur commerccial judgement is that, uunder current market 

circumstancess an office pproject of 92290 sq m (1000,000 sq ft)) could geneerate a notioonal land 

vaalue of pprovided thaat the City Coouncil and otther owners are able to mmeet the 
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4.5 

4.6 

4.7 

4.8 

innfrastructuree costs to puut in place aa serviced site, assembled and readdy for devellopment. 

Thhere is howeever a risk thhat the realiggnment of WWestern Esplaanade will noot be viable, so it will 

bee necessary tto consider aa fall back poosition as part of the detailed feasibillity assessmeent. 

Thhe cost and feasibility off service diversions in thhis area also needs to bee establishedd so that 

thhere is a bettter basis for testing moore detailed options joinntly with Nettwork Rail and other 

landowners. Further connsideration aalso needs too be given tto whether tthe two Novvotel/Ibis 

hootels (ownedd by Land Seecurities in a hotels portffolio) should be includedd in an early phase of 

reedevelopmennt or whetheer it would bbe better to ddefer this part of the Stattion Quarterr area for 

coonsideration at a later daate. 

Thhe later phaases of development in the Station Quarter to the South oof the realignned road 

coould includee the westerrn end of thhe West Quuay Retail Park. For thee foreseeablle future 

hoowever, there are very limited prosspects of seccuring a financially viablee redevelopment for 

all of this areaa, not least ddue to the laand assemblyy costs assocciated with tthe West Quuay Retail 

Paark itself. It is significaant that Aviiva currentlyy receive a net rental iincome of wwell over 

froom the mainn West Quaay Retail Park, and in aaddition thee Council 

reeceives a groound rent of . The total land asssembly costt, combined with the 

reeasonable esstimate of innfrastructuree costs whicch would be associated with redeveelopment 

coould therefoore potentially be not ffar short of . Thiis exceptionally high 

buurden (whicch would have to be caarried as a cost by anyy viability apppraisal) meeans that 

coomprehensivve redeveloppment is not going to be feasible, even for a major mixed use or high 

deensity schemme. 

WWe have alreeady highligghted in Secction 3 (esppecially 3.4//3.5) how thhe City Couuncil can 

pootentially woork with Nettwork Rail too secure potential deveelopment partners, at least for a 

firrst phase of the new CBDD in the Statiion Quarter. It will also be importannt to involve Aviva (as 

owwners of thee Mountbattten Retail Paark), plus thee owners of the Toys R Us store in aa second 

sttage of discuussions, once some basic ‘delivery’ principles hhave been agreed with Network 

Raail. It will aalso be neceessary to haave clarity aat a very eaarly stage ass to the likkely cost, 

prrogramme and responsibbility for diveerting Mounttbatten Wayy/Western Essplanade. 

Thhe delivery aand procuremment strateggy for the Staation Quarter will therefoore be refineed by the 

Ciity Council taking a leaad and worrking in conjunction witth Network Rail and other key 

landowners oover the next 12 monthss, with a vieew to startinng to securee (over this pperiod) a 

mmaster‐develooper who wiill be responnsible both foor a detailedd commerciaal masterplan for the 

Sttation Quartter area and for bringingg forward thhe initial critical phase oof the projecct, to the 

soouth of the SStation. Thee procurement process to sector a development partner willl need to 

bee refined annd agreed wwith Network Rail in particular. WWe also antiicipate that the City 

Coouncil and NNetwork Raiil will both want to understand the cost and overall feassibility of 

diiverting the road (and reelevant services) before commencingg this procurrement process. The 

paarties may also then decide that theyy want to put in place a ddevelopmentt agreementt with a 
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mmaster develooper before a major finnancial commmitment is mmade to diveerting the rooad. This 

prrocess may in total take 2‐3 years. 

Westernn Gateway QQuarter (including City Inndustrial Parrk) 

4.9 Thhe DLA development cappacity analyssis for the Western Gatewway Quarterr (which we ggenerally 

suupport) indiccates that thhere is hugee potential iin this part of the City Centre to mmeet the 

‘PPUSH’ targets, by creatinng a new destination of choice, mosstly for businness with substantial 

neew offices, aa retail foodd superstore (possibly reelocated fromm elsewheree in the Cityy Centre) 

annd leisure. OOffices are veery much thee dominant use, with weell over 100,0000 sq m new offices 

prroposed, acrross the areaa as a whole, mostly in blocks of up too 5 storeys. 

4.10 Thhe City Indusstrial Park foorms the moost northerlyy third of thee Western Gaateway Quarter. The 

wwhole area prrovides one of the main opportunitiees to achieve ‘transformmational channge’ with 

a series of major new office led projjects within the City Centre. The Ciity Council oowns the 

freehold of much of the wwider area, wwith LaSalle aas headlessees of most oof the industtrial units 

att City Industrrial Park. Ammong the main issues to bbe addressedd will includee the aspirattions and 

reequirements of the dozeens of existinng industriall businesses in the wideer area, incluuding the 

mmany motor ttrade and othher businessses along Weest Quay Roaad. Each phasse here will require a 

caarefully formmulated relocation strateegy to be put in place, once an oveerall programme for 

acction is agreeed. The commplexity of existing leassehold owneerships and other intereests may 

reequire the Coouncil to usee its Compulssory Purchasse powers too assemble thhe site for thhis major 

deevelopment opportunityy. 

4.11 It is highly likkely that a phased development wwill occur, with a delivery strategy that will 

ulltimately be based on a mmore detaileed masterplaan comprising two or moore phases. TThese will 

neeed to be planned to taake account of the pacee of the development (eespecially for offices) 

wwhich is procceeding moree rapidly onn other, morre ‘readily‐avvailable’ sitees such as Royal Pier 

WWaterfront annd in the Staation Quarteer. It is posssible that thee City Industtrial Park (i.ee. land to 

thhe north of the JLP warehhouse) may be brought fforward for ddevelopment as an earlieer phase, 

esspecially if a food superstore and Cityy Centre car park are inccluded so as tto help fundd some of 

thhe infrastructure costs, bbut in our vieew this partt of the projeect could still be built arround 10 

yeears from noow, with otheer elements to follow subbsequently. 

4.12 WWe have unddertaken somme indicativve appraisalss to illustrate the potenntial of an ooffice led 

sccheme in an area such aas this and aa summary oof our resultts is contained in Appenndix 1. In 

suummary, theese show thhat at the present timme for a serrviced plot (with all rooads and 

innfrastructuree in place) thhere would potentially be a notional residual lland value oof 

, , 

). However, this land vaalue is unlikeely to be 

suufficiently larrge to createe a viable prooject for the Western Gateway Quartter under preesent 
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4.13 

4.14 

4.15 

4.16 

mmarket condittions, due too the land asssembly and infrastructure costs whiich would bee needed 

inn each part of the site. 

Inn our view, the developmment optionss and possible phasing foor the Westeern Gatewayy Quarter 

thherefore neeed to be testeed further. Itt is particularly important to achieve a significantt positive 

immpact (in terrms of new ooffices and oother investmment secured). There wiill be a betteer overall 

prrospect of delivering a pproject oncee ‘notional laand value generated’ is ggreater thann existing 

land assemblyy costs. Further work alsso needs to be done in rregard to whhen and howw existing 

usses will potentially be relocated, including the Joohn Lewis waarehouse, poossibly Leisurre World, 

annd the otherr uses along WWest Quay RRoad. 

Our initial view is that somme office deevelopment mmay in time become achhievable to the south 

off this area, inn the vicinityy of Royal Pieer, along withh a mix of relocated leisuure, new or rrelocated 

hootels and cattering/retail uses. Theree is also posssibly scope foor a large neew large fooddstore at 

thhe northern edge of the Western Gateway area. However, aa dominant ffoodstore (on a scale 

suufficiently larrge to attracct one of the ‘big four’ coompanies and/or to secuure a store reelocation 

from elsewheere in the Citty Centre) wwill potentially require ann extensive laand take, beecause of 

thhe substantiaal surface annd other levvels of car paarking needeed so as to ssuccessfully secure a 

neew ‘conformming’ city centre superstoore. 

Att a total of oover 100,0000 sq m, the sscale of officce developmment allocateed to the sitees within 

thhe Western GGateway Quaarter means that this areea alone could account foor much of tthe office 

exxpansion reqquired in Soouthampton in the longeer term. Indeed, on thhe basis of tthe more 

reecent take uup rates for offices (aroound 5,000 sq m per aannum) thatt would equate to a 

caapacity equivvalent to ovver 20 years supply in thhis area alonne. However, it should be more 

reealistic to asssume that, although soome demannd might moore naturallyy be focuseed in the 

Sttation Quarter or aroundd Bedford Plaace and in oother establisshed City Ceentre office loocations, 

thhere could evventually be a more rapid pace of neew office devvelopment heere, in the coontext of 

sttriving to meeet the ‘PUSHH’ targets. (Iff the take upp was say 20,,000 sq m peer annum, thhis would 

eqquate to aroound 5 yearss supply, if nnew offices were then bbeing develooped within this area 

alone). Overall, perhaps the most realistic apprroach is to aassume thatt the comprehensive 

reedevelopmennt of the WWestern Gateeway Quarteer will take place mostlyy from arouund 2020 

onnwards, perhhaps over a 115 year periood, with a strategy designed to bringg forward new offices 

brroadly at thee faster take‐‐up rate of 220,000 sq m pper annum from that datte (or possibbly a little 

eaarlier). This mmay be achieevable and vviable provided that infraastructure haas been completed in 

addvance so thhat serviced ssites are thenn readily avaailable for deevelopment hhere. 

Thhe delivery strategy forr the Westeern Gatewayy will require consideraable input ffrom the 

Coouncil, via thhe City Deveelopment Unnit and otherrs. Working with ABP annd other owners, the 

Ciity Council should be weell placed to take the leaad and prommote discussiions initially over the 

neext 5 years wwith many off the key occcupiers in thee area, to woork towards a position wwhere the 

mmain landownners can prommote the Weestern Gatewway opportunity, perhapps towards thhe end of 
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thhis period, ass a major reddevelopmentt project. Byy that time it should alsoo be clear whhat flood 

prrevention measures and other infrasstructure woorks will be nneeded (and at what cost etc), so 

thhat the proceess of attractting potentiaal joint ventuure partners can be handdled carefullly, with a 

‘fuully‐informed’ marketingg process in pplace. 

Heart off the City Quuarter 

4.17 DLA have illusstrated in the Masterplan how the ‘Heart of the City Quarteer’ might seee a series 

off substantial mixed use retail‐led reddevelopmentt schemes. PPotentially thhese can be eexpected 

too include WWatermark WestQuay (which wiill possibly be built in 2 phases), the 

reedevelopmennt/refurbishmment of thee Bargate annd East Streeet Shopping Centres and, in the 

loonger term, perhaps somme further new mixed use projects along Aboove Bar. Moostly, the 

Abbove Bar inittiatives wouuld be retail led mixed usse projects, but in each case there wwould be 

otther importaant issues of practicalityy and phasing to be resolved beforre delivery could be 

asssumed to bbe a realistic propositioon. There aare a significant numbeer of major retailers 

loocated in thee areas showwn, particularrly along thee eastern side of Above BBar. Redeveelopment 

wwill thereforee not be easyy to achieve,, not least ggiven the varrious relocattion issues wwhich will 

neeed to be adddressed. 

4.18 Thhe DLA block plans showw the Heartt of the Cityy coming forward for miixed use, buut largely 

reetail‐led, reddevelopmentt. The floorsspace schedule, also contained in AAppendix 4 indicates 

thhat a total off over 400,0000 sq m of flloorspace coould be accommmodated inn the long teerm. This 

arrea is shownn as part of PPhase 3 (15‐‐20 years heence) and any redevelopment projeccts which 

doo occur will iin part replace existing bbuildings, so net additionnal floorspacee for retail aand other 

usses will be mmuch less thaan the ‘headlline’ figure. AAll of the proojects will neeed to be coonsidered 

caarefully in terms of the pphases or eleements which individually, or when ttaken together, could 

bee deliverablee. Clearly the Above Bar projects wwill not be implementeed over a short term 

timmescale. Noor in our view will theree be a short lead‐in timee prior to thhe first phasse of the 

Abbove Bar proojects getting underwayy, partly becaause the Watermark WeestQuay, Bargate and 

Eaast Street centre projectss are likely too come forwward (and be viable) first. 

4.19 Thhe City Counncil already hhas on‐going redevelopmment discussions for partss of East Streeet (with 

Ceentros) and//or Bargate (with Parkriddge). Parts oof The Marlands and the adjoining arrea could 

also be redeveloped or improved aat a relativeely early daate (and thee owners thhere are 

beeginning to cconsider thiss currently). Much of thhis area howwever would in our view be more 

likkely to be viable on tthe basis oof part refurbishment/ppart extension rather tthan full 

reedevelopmennt. 

4.20 WWe consider that, potenttially say post 2021, theere could bee scope for aa greater nuumber of 

finnancially viaable projectss within the Above Bar area. Beforre these cann be implemmented, a 

nuumber of immportant steps will be nnecessary. It will be neceessary to annalyse the keey issues 

afffecting eachh site in the AAbove Bar arrea in more ddetail, includding an assesssment of pootentially 
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realistic mixes oof developmment in eachh case. Amoong the other issues whhich will neeed to be 

adddressed aree:‐

 A detailed analysis of ground leasse terms plus estimatees of existinng capital vaalue and 

marriage value potentiaal, along the length of Abbove Bar, so as to judge land assembly costs 

more fully. 

 The impact oof any schemmes on the pparks (and the careful connsideration oof whether aany areas 

of open spacce can be inccluded, built over and replaced nearbby). 

 Calculationss of net addittional floor sspace which might be achhieved in eacch of the main. 

 Evaluation oof the most aappropriate ttiming for seeeking to attract new devvelopment aactivity in 

the City Cenntre residenntial market – especiallyy for flats ovverlooking PPalmerston PPark and 

Houndwell Park. (Our current vieww is that moost of the reesidential deevelopment here will 

only come forward post 2021 or post 2026, again due tto the weakk market coonditions 

expected for the next fivve years andd the poor prospect of seecuring a financially viabble mixed 

use scheme on each individual area in the interimm). 

4.21 Overall, followwing on froom the impplementationn of Watermmark WestQQuay and thhe other 

‘shorter term’’ retail‐led projects in the Heart of thhe City Centre, we thinkk that it is moore likely 

too be a modeerate level oof interventioon in the Abbove Bar areea, with a seeries of indivvidual or 

linnked redeveelopment projects, carried out on aa block‐by‐bblock basis. AA compreheensive or 

single – phasee scheme is nnot going to be justifiable or deliveraable, not leasst due to thee viability 

coonstraints including the lland assembbly costs and complexity, potentially with a wide range of 

diifferent investors and occupiers holdding significant property iinterests aloong Above Baar. 

4.22 Thhere are othher major reetail‐led projjects which may be broought forwarrd over the medium 

teerm, including The Marlands, whicch could bee part‐redevvelopment/ppart‐refurbished and 

exxtended, posssibly so as to include linnks to other ssites nearby,, including AAsda. For thee reasons 

deescribed in 44.6 we considder that the West Quay Retail Park iis unlikely too be broughtt forward 

foor compreheensive changge or a highher density scheme in tthe short too medium teerm, but 

diiscussions wwith Aviva (oor other owwners) will nneed to be ccontinued so as to testt further 

opptions, which can perhaps be progreessed in 10‐15 years timme, when leaase renewalss may be 

immminent andd the existingg building fabbric has becoome outdateed and in neeed of replaceement by 

a higher densiity retail scheme. 

4.23 Inn terms of the delivery strategy for thhis area, the City Council is again goinng to be the principal 

paarty which wwill be required to take the lead. AAs with those other areaas in the Maasterplan 

arrea where thhere are alreeady major oowners or heeadlessees inn place as thhe Council’s ppartners, 

thhere will be sscheme‐speccific JVs or otther wider innitiatives putt in place. In many cases,, project‐

sppecific development agrreements combined withh lease exteensions/restrructuring (off existing 

grround leasess) will be the key mechannism. Possibly in the longger term therre will be some retail 

– led projects offered by wway of a commpetitive proocess, but in most cases in the ‘Heart of the 

26 



 

 

 

 

 

 

   

 

 

   

 

 

 

     

       

 

     

     

   

 

 

     

 

   

     

   

   

 

     

 

     

 

     

   

   

 

 

   

   

 

 

       

   

     

 

 

   

 

   

     

   

 

     

   

     

 

     

  

   

 

   

   

   

   

 

   

   

 

     

 

   

   

 

     

     

 

     

     

 

     

 

 

   

     

   

 

   

     

 

   

   

     

   

 

     

   

   

 

   

 

   

   

   

   

 

   

   

     

   

 

   

   

     

   

 

 

   

  

 

 

     

   

     

   

   

   

   

 

 

   

   

   

     

 

   

     

 

   

 

 

     

   

   

 

   

   

     

   

 

   

     

 

   

   

   

   

   

     

   

     

   

   

   

   

   

   

     

   

   

   

   

     

   

   

 

 

     

     

 

   

     

   

 

     

   

 

   

 

     

   

   

   

   

   

     

     

 

   

     

 

 

 

 

   

 

   

     

 

   

     

 

   

   

 

 

   

  

   

     

 

   

 

 

     

   

   

 

   

 

     

     

   

 

     

     

   

     

     

   

   

   

   

   

   

 

   

   

   

   

 

   

   

   

   

   

   

 

   

 

     

   

 

 

   

   

   

   

  

     

   

   

   

   

   

   

 

   

   

     

   

     

   

   

Ciity’ the delivvery of the Masterplan will be brouught forward by the Citty Council and other 

esstablished owwners, working togetherr. 

Itchen RRiverside Quarter (Includding Town Depot) 

4.24 Thhe work which DLA havee done (and wwe endorse) suggests that northern part of this aarea (the 

Itcchen Waterffront) wouldd be primarily a series oof five storeyy residentiall developmeents. This 

pootentially generates a substantial number of neww residential units, over tthe next 15‐20 years, 

accross variouss sites. Somme leisure use is also suuggested as potentially feasible, possibly on 

land close to the Town DDepot site. TThe main isssues here relate to the rrelocation off existing 

usses so as to provide deveelopable sitees for housinng. This will oonly be feasiible if the relocations 

arre undertakken on a comprehenssive basis ddue to thee nature off the curreent uses 

(inndustrial/graavel/cement transfer etcc). The Council is well pplaced to coontinue the dialogue 

wwhich it has sstarted with Cemex and other owneers/operators nearby (including ABP, as they 

arre also likely to be involvved in any reelocation straategy). The timing of reddevelopmentt projects 

foor the Itcheen Waterfroont will alsoo be influennced by thee cost and timing of potential 

reelocations, aas well as being dependent on tthe return oof a more buoyant reesidential 

deevelopment market. 

4.25 Inn our view tthe broad mmix of uses planned is reasonable and realisttic, but the scale of 

reesidential development sshown will neeed to be deelivered in phhases. In thiss area there may also 

bee some scoppe for limitedd ‘local’ convvenience retail floor space (for the liikes of Tescoo Express 

orr a small Saainsbury or Co‐Op Storre) plus somme fast foodd/catering uuses, possibly taking 

addvantage of the views accross the rivver. The prooximity of St Mary’s Staddium is also relevant. 

Loooking at thee proposed rresidential content howeever, and taking accountt of the scale of new 

deevelopment identified elsewhere in the City, wee consider that justification may initially exist 

foor say 25% of the total number off residential units, during the firstt few years after all 

reelocations haave taken plaace. The proogramme forr the residential development as a wwhole will 

neeed to be coonsidered fuurther and inn our view it is more reealistic to exxpect that thhe Itchen 

WWaterfront arrea will be developed ouut for residential use moostly in the pperiod post 22021 and 

inn part post 20026. 

4.26 Thhe Town Deppot site (including a wasste transfer ddepot and inndustrial unitts) has recenntly been 

mmarketed by the City Coouncil and tthe redeveloopment propposed by thhe chosen developer 

inncludes leisure/retail usees and new hhousing. Thhe relocationn of the existting depot iss already 

unnderway andd will be commplete by eend of 2011. DLA have aassumed thaat the schemme would 

eiither be leisuure‐led or a residential ddevelopment would be ccreated on TTown Depot. As with 

thhe Itchen Waaterfront, thhe principal iissues to be factored intto an evaluaation model here are 

thhose relatingg to the reloocation of thhe existing ddepot and tthe potentiaal timing andd cost of 

deeveloping thhis site, for the range of uses proposed – or for any alternaative range oof leisure 

usses. It is paarticularly immportant to have due reegard to prooven levels of demand, and the 

opptions for this site will thherefore need to be reguularly revieweed. 
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4.27 Inn our view, itt seems probbable that thhe majority oof the Town Depot development will happen 

beefore 2020, partly as a developer is already in place andd the Counccil is progresssing the 

prroject. Howeever, there mmay be otheer residentiaal sites which are in a mmore central location 

annd potentiallly more attraactive to resiidential deveelopers. 

4.28 DLA have asseessed that, taking the Itcchen Waterfrront and Towwn Depot sittes together,, the two 

arreas combineed create the potential ffor over 1,4000 new residential units in the Quartter in the 

mmedium – lonng term. Oveerall this shoould provide a major upllift for the ciity’s residenttial stock 

buut a cautiouus approachh has to be adopted innitially. It mmust be unccertain whether site 

reelocation issues can be resolved rappidly and forr there then to be demaand from reesidential 

deevelopers (as well as tennants/purchasers) to enable construuction to staart on more than say 

200 – 25% of thhis number oof new flats oover the nexxt 5‐7 years. It also has tto be recognised that 

booth the Cityy Council annd others haave prioritiseed other residential sitees; and a pragmatic 

viewpoint theerefore has tto be taken in devising the deliveryy strategy heere, having rregard to 

neew apartmeents plannedd and underr constructioon across thhe City Centtre as a whoole. We 

coonsider that Town Depot and (particcularly) the IItchen Waterfront may ttherefore bee seen by 

thhe property mmarket as beeing ‘further down the pecking orderr’ and more likely to be ddelivered 

inn phases, with most deveelopments in the pipelinee from say 20016 or 2021 onwards. 

4.29 Thhe City Counncil will initially be the principal delivery agency in this Quuarter, particcularly in 

seecuring an apppropriate foorm and proogramme forr development on its Towwn Depot sitte, which 

haas recently been markeeted. Successs with thiss disposal (dduly compleeted) and thhen new 

deevelopment underway aat Town Deppot will provee an importaant stimulus to generatee spin off 

beenefits for the rest of thhe Itchen Rivverside Quarter. This wwill be imporrtant in bringging into 

pllay other owwners whosee aggregate wharves aree likely to coome forwardd for later pphases of 

deevelopment.. 

(Royal PPier) Waterfrront Quarterr 

4.30 Att the presennt time theree are 3 commpeting schemes shortlissted by the City Council and the 

deevelopers prroposals are currently beeing evaluated by Counccil officers annd their connsultants, 

Drivers Jonas Deloitte. S&&P have disccussed with SCC officerss the commoon uses and themes, 

asssociated witth all three ccompeting pprojects, andd we are awaare that therre are 3 good quality 

scchemes withh varying levels of retaail/catering, hotels and other leisuure uses, aloong with 

reesidential, mmarina and reelated facilities. Offices are proposeed, to differeent levels, and there 

arre various other ‘commmon themees’, includinng much ggreater use of the waaterfront 

ennvironment, improvements to the park and the proposed reelocation of tthe Red Funnnel ferry 

teerminal. 

4.31 Inn this uniquee Waterfrontt location, it is vital that no single usee should domminate, althoough the 

emmphasis shoould be on ensuring the delivery of tthose uses (such as leisuure) which aattract all 

grroups and ennable them to enjoy the WWaterside environment.. It is importtant that thee 
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WWaterfront QQuarter is not focussed laargely on offices or private residenttial units andd instead 

shhould accommmodate restaurants, leiisure, an areena etc. DLA’s illustratiive material shows a 

mmix of develoopment for the Royal PPier Waterfrront area including an iinitial phasee of over 

255,000 sq m offices, pluss a substantiial amount oof new residdential on thhe waterfront, some 

sppeciality retaailing together with subsstantial leisuure uses, hotel/exhibitioon/conferencce space, 

mmarina etc. TThe precise mmix and phassing of development herre will need tto emerge, ffollowing 

mmore detailedd discussionss with the chhosen develoopers. Overaall, it is acknowledged thhat there 

neeeds to be a critical masss of development at the waterfront tto create a ddestination aand try to 

mmake the scheeme viable. 

4.32 Thhere are somme importannt decisions to be takenn shortly, byy the City Coouncil and the other 

owwners (ABP and the Crown Estate) iin relation too this area. IIt is perhapss crucial to sstrike the 

rigght balance between capturing the city’s imaginnation with tthe chosen sscheme – and setting 

ouut a dramatic image forr the future strategy on the one hand; while onn the other ensuring 

thhat the seleccted proposaals do not seeek to divertt all forms of positive investment too a single 

loocation. The City Centre will need too benefit from a range of high qualitty projects, inn several 

loocations, as a result of this Masterplan, and thhe strategy (on which wwe also commment in 

Seection 5) must facilitate tthis. 

4.33 Thhe delivery sstrategy initiiated alreadyy by the City Council, wworking with ABP and thhe Crown 

Esstate, needs to be takenn through to a successful conclusion with care. TThe City Couuncil and 

itss developmeent partner ffor Royal Pieer (once choosen) will need to put thhe right empphasis on 

thhe scale and mix of usess expected too be construucted in the first 5‐10 yeears and in pparticular 

onn what is likkely to be realistic and ddeliverable (vviable) at Rooyal Pier in tthe short term. This 

prroject has thhe prominence to be seeen as part of the Council’’s ‘place‐makking’ agendaa and the 

pootential to bbe a cornerstone of the City’s futuree marketing initiatives –– demonstrating that 

Soouthampton City Centre is changing in many impportant respeects by attracting new usses and a 

seeries of realisstic and viable projects. 

Conclusion on Areass of Major Change 

4.34 The City Coouncil will bee the main agency to ttake forwardd all the keyy projects iddentified 

through thiss City Centre Masterplan. The Counccil will also need to set cllear prioritiees so that 

proposed neew investmeents are not competing aagainst one aanother, at aa time when levels of 

occupier demmand (e.g. foor major neww offices) aree continuing at a relativeely low ebb. 

4.35 In Section 5 we provide further advicce on these issues. Withh Council finaancial and otther new 

resources att a more limmited level inn the futuree, it is vital tthat decisionns (e.g. on wwhere to 

invest public funds in nnew infrastrructure to aid or bring forward parrticular projeects) are 

made in thee light of sound knowledge about sscheme viability, from ddevelopers wwho have 

fully tested site specificc projects. OOnce a ‘delivverable’ mixx has been aagreed for each area 

where an ‘eaarly win’ cann be secured,, these initial projects can also be useed as part off a ‘City 
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Centre markketing initiattive’, designeed to attractt a further ‘wwave’ of invvestment. It is vitally 

important in the current developmment climate to celebraate (and coontinue to uuse) new 

developmennt commitments to the full, so thaat Southamppton perhapss becomes regularly 

associated wwith a ‘chain of success’ oor (say) a ‘goolden triangle of new proojects’, whicch is seen 

as effective right acrosss the Areas oof Major Chaange. To ann extent, thiss has alreadyy started 

with the Culltural Quarteer and should continue ssoon, when WWatermark WWestQuay and other 

short term pprojects get underway. TThe crucial faactor is thenn to build onn – and explooit fully – 

this foundattion for futurre success. 
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Sectionn 5 – Phasinng and Prioorities – Thee Overall PProgramme for Action and the Emmerging 

Delivery Strategy 

5.1 TThe successfful delivery oof the compoonent parts of the DLA MMasterplan fofor Southamppton City 

Centre will be highly deependent onn the prevailling financial climate in both the puublic and 

private sectoors. There is little doubbt that the pace of changge in the Citty Centre willl initially 

be slow, buut the new ccoalition govvernment wwill be keen to support ‘local’ solutions and 

delivery actions. 

City Couuncil Actionss 

5.2 TThe City Couuncil is well placed to take responsibbility for a raange of actioons in both tthe short 

and mediumm term and these are ddescribed beelow. The conclusions which havee already 

emerged froom this Stage 2 reportt show that the Counciil will have several disttinct but 

important rooles to play iin securing aaction. In the broadest ssense, this wwill include a range of 

marketing, ppromotion annd political aaction, but it will also pottentially see an effectivee strategy 

put in place by the City Council, actiing as landowwner and local planning authority, aas well as 

simply as ‘prromoter’ of nnew developpment in the wider sensee. 

5.3 More speciffically, there will be key roles for thhe City Counncil to play in delivering the City 

Centre strategy through refining its asset managgement and developmennt strategy ‐ which is 

given added strength viaa the extensiive range of its City Centre ownershipps. Secondlyy, its role 

as promoter of developpment activiity will be inncreasingly ssignificant. TThe City Couuncil will 

need to be rresponsible ffor a range oof actions including:‐

a) Updating the day to day recommmendations oof this City Centre Masteerplan. 

b) Monitorring and updating all aspects of the ddelivery programme, including a 

communnication strategy designeed so that intternal and exxternal beneefits are maxximised. 

c) Coordinating the acttions of partner agenciess and regularrly pursuing aall other keyy 

relationships with paarties involveed. 

d) Marketing and prommotion of Souuthampton aat both a locaal and sub‐reegional level. 

e) Preparinng submissioon of bids forr biddable funds (regionaal growth funnd etc) and oon going 

reviews of all emergging funding opportunitiees. 

5.4 One of the ttasks of the City Council will be in reelation to the promotionn of the City Centre’s 

potential to become a ‘ttransformed’ regional offfice destinattion. The annalysis of thee 5 Areas 

of Major Chhange, contaained earlieer in this report, shows that propoosals for thee Station 

Quarter shoould be expplored further, with a view to devising, and then promoting, in 

conjunction with Network Rail, a series of ddevelopmentt opportunitties which hhave the 

potential to become deliverable and viable pacckages. This will relate tto areas botth to the 

north and south of the station, butt initially the focus will be on the ssouth, provided that 

clarity can be put in placce in relationn to changes and improveements to thhe road netwwork. 
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5.5 

5.6 

5.7 

5.8 

Thhe City Counncil will also bbe keen to put in place a series of assset managemment and invvestment 

sttrategies – iin its positioon as a keyy city centree landowner. The Cityy Council is a major 

landowner in all 5 of the identified mmain developpment areas, but it has ddirect ownerrship and 

coomplete control of relatively few prooperties in each area. Innstead, mostt of the City Council’s 

innterests are in the form of ground leases, whicch considerably limits thhe potential for it to 

prromote (alonne) new oppportunities –– and insteadd it will needd to pursue these in connjunction 

wwith other key owners (annd headlesseees). As desscribed in section 4 abovve, most of tthe areas 

wwill also require several yyears’ prepaaratory workk by the main landowners working ttogether, 

beefore viable developmennt can be seccured. 

One of the aggreed tasks ffor Strutt & Parker in Sttage 2 has bbeen to give an indicatioon of the 

likkely outline residual land values forr developmeent. This annalysis is connfidential to the City 

Coouncil as lanndowner 

( 

‘ 

‐

/ 

‘‘ t 

Inn deciding onn other steps it should ttake, the Cityy Council shoould also exxplore whethher it can 

uttilise its ‘Prudential Borroowing’ poweers possibly tto fund the aacquisition oof additional property 

innterests – e.gg. within the City Industrrial Park (or oother parts oof the Westeern Gatewayy Quarter 

along West Quay Road) or along Abovve Bar. The benefit of thhis is that it wwill maximisee income 

paayable to the Council in the short too medium teerm and enhhance the leevel of contrrol which 

thhe Council has over the most likely redevelopmment areas, and potentiaally help to create a 

mmore viable and deliverabble project inn these areass in the medium term. 

Annother step which the CCity Council as land owwner should consider, foollowing on ffrom the 

coompletion oof the Stage 2 report, is to put in place a forrmal ‘office promotion strategy’ 

coomprising eleements suchh as:‐

 The targeting oof specific pparties whoo might be most likelyy to take siignificant 

additional spacee over the neext 20 years – i.e. existinng occupierss in South Haampshire 

as wwell as initial review of poossible goverrnment reloccations. 

 Detaailed investigation of goovernment rrelocations liikely during the next 5‐‐10 years 

(exppansion of Goovernetz woork). 

 Asseessment of tthe market positioning of Southamppton’s City CCentre officee market 

withhin South Haampshire (“iin town verssus out of town” and aactions whichh can be 

takeen in the light of latest SWWOT analysiss etc). 
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 Additional detaiiled analysis of the existting office sttock in Southhampton Citty Centre 

to establish wheere this can bbe exploited as part of thhe potential sstrategy. 

5.9 Thhe City Counncil will also wish to ensuure that its DDelivery Straategy for thee Masterplann reflects 

annd is regularrly updated in the light of the curreent position on the Couuncil’s LDF. IIt will be 

immportant to demonstratee a clear relaationship with the Core Strategy, whhich was adoopted on 

thhe 20th Januaary 2010; in particular tthe next stepps, relating tto the conneections betwween the 

Coore Strategyy, the DLA Masterplan annd the City CCentre Action Plan, mustt be incorporated, to 

asssist public aand private seector stakehholders alike.. 

Securingg Delivery – Other Key Steps 

5.10 Thhe City Counncil will also need to connsider what other steps it needs to take both tto secure 

deelivery of the main projeects and thee overall straategy identified in this MMasterplan. The City 

Coouncil will undoubtedly be the mainn player – with a lead role – for all thhe reasons iddentified 

eaarlier in this report. Howwever, working with the Local Enterpprise Partnerrship and maany other 

paartners it will achieve far more thann it can be wworking alonee. It will be especially immportant 

foor the City Council to ensure thaat the LEP ‘buys into’ the princippal conclusions and 

reecommendattions arising from the Maasterplan, paarticularly where there iss a need for tthe LEP’s 

suupport in seeking city ceentre funding from the Regional Groowth Fund oor other souurces, for 

innfrastructuree etc. 

5.11 New sources of funding wwill undoubttedly emergge over the next 5 yearss (and possibly even 

ovver the next 12 months) and the Cityy Council annd its partners will need to be ready to move 

swwiftly to put itself (or particular projeects, which meet relevant criteria) innto a strongg position 

too take advantage of emerging new innitiatives. Elssewhere, via other channnels of work, the City 

Coouncil will wwant to exploore in more detail what it can do (aand what it ccannot) using a wide 

raange of possiible initiativees and fundinng routes, geenerated from mechanisms such as: 

 Acceleratted Developmment Zones (ADZ) 

 Tax Increement Financcing (TIF) 

 Communnity Infrastructure Levy (CCIL) 

 Business Improvement Districts (BID) 

 Other priivate sector ffunding streaams e.g. fromm port userss 

 New ‘public sector’ funding opptions such as Regional Growth Fuund, Local TTransport 

Sustainabbility Fund, NNew Homes BBonus and EU Funding 

5.12 It is important (not least for its own ffinancial planning reasons) for the CCity Council to retain 

annd exercise ccontrol over its principal property asssets in the City Centre wwhile takingg forward 

thhe Masterplaan. In somee places, theere has beenn interest in considering the merits of ‘Asset 

Baacked Vehiclles’ but in ouur view thesee can be undduly problemmatic mechannisms, wheree there is 

also a need too maintain orr enhance levvels of (and control overr) property inncome, fromm a varied 

raange of assetts in a counccil investmennt portfolio, as is the case in Southammpton. Asseet backed 

veehicles are aalso of limiteed use wheree a council iss seeking to secure deveelopment froom many 

diifferent typees of developper and invesstor partner across differrent market ssectors – andd against 
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loong term timescales. Asset backed vehicles can be more useful where (as recently 

prrogressed inn Bournemoouth) the coouncil has bbeen seekingg a series oof developmments on 

(pprincipally) suurface car paarks, and whhere implemeentation can be steadily phased overr time. 

5.13 Inn taking forwward this delivery strategyy it will also be importannt for the Cityy Council to consider 

wwhat else it ccan do (or sset up) in oorder to proomote and secure the sstrategy and the key 

prrojects identtified in thiss Masterplann. These maay include new mechanisms or ideaas which 

emmerge fromm the recennt Localism Bill, takingg due accouunt of the ‘general power of 

coompetence’ which enablles local authhorities to taake such action as they cconsider apppropriate 

(pprovided of ccourse these actions are legal). 

5.14 It is particularrly crucial that the City CCouncil retainns maximumm control oveer its properrty assets 

inn implementing this Masterplan. Thee Council heere is better placed in thhis respect thhan most 

loocal authorities, due to its extensivee and diverse ownershipps across thee whole Cityy Centre. 

Thhese are suppplemented ffurther by (wwe understand) a whole series of othher controls (such as 

thhe restrictivee covenants) which limit what can bee done in devvelopment tterms – e.g. wwithin or 

addjacent to thhe City Parks. All of this should buildd towards a nnew Asset MManagement Strategy 

foor the Counccil, which takkes on boardd and utilisess the initiativves set out inn the Masterrplan, for 

thhe long term benefit of the City Counncil as a propperty owner and investorr. There are certainly 

coonsiderable advantages for the City Council in linking thesee Masterplann proposals with this 

Assset Manageement Strateegy – as welll as from reeviewing the linkages on a regular basis over 

thhe coming yeears. 

The Emeerging Phasing Plans 

5.15 Inn the DLA Staage 2 reportt three phasiing plans aree included, sshowing grapphically in a series of 

ovverlapping tiime‐lines thee range and mix of devellopments and activities wwhich are likkely to be 

immplemented in each of thhe following periods: 

a) Within the nnext 5 years (immediate)) – Phase 1 on DLA plans 

b) Within the nnext 10 yearss (early projeects) – Phasee 1 on DLA pllans 

c) Within the nnext 15 yearss (mid‐term projects) – PPhase 2 on DLA plans 

d) Within the nnext 20 yearss (longer termm projects) –– Phase 3 on DLA plans 

5.16 Thhese phasingg plans are also attachedd as Appendixx 4 to this reeport, to enable this docuument to 

bee read separrately. 

Immediaate Results 22011 – 2015 

5.17 During 2011‐22012 and onwards in thee period conntinuing up uuntil around 2015, it is immportant 

too recognise tthat the results ‘on the ground’, arising both frrom this Cityy Centre Maasterplan 

annd from initiiatives whichh were alreaady underwaay maybe fairly limited –– i.e. those wwhich are 

visible will be few its both scale and nuumber. 
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5.18 However, there is a good prospect thaat there will be significannt progress, even during this first 

5 years, on deevelopmentss such as Waatermark WeestQuay and Tyrrell and GGreen (SNACC), which 

wwe refer to thhe following pparagraph, aas well as in aa number of other imporrtant respectts:‐

1) Selection of preferred developmment partner for Royal PPier Waterfrront and proogression 

of schemme proposalss. 

2) Review of options wwith ABP andd Crown Estaate (and others?) for posssible wider range of 

developpment initiatiives to the east of Royal Pier Waterfrront 

3) Establishh realistic/deeliverable hiighway optioons for the SStation Quarrter, which ccan form 

the basiis for agreemment in principle with NNetwork Rail over the pootential land take for 

the deveelopment of Station Square South; foollowed by the selectionn of a feasibillity study 

team to test optionss for an officce led mixed use schemee at Station SSquare Southh; as well 

as subseequent phasees of developpment. 

4) Full review of City CCouncil ‐ led assessment of options ffor City Industrial Park and other 

Council ownerships in Western Gateway Quuarter – including acquissition strategy, using 

Prudenttial Borrowinng arrangemeents and/or other mechaanisms. 

5) Full revview of options by Cityy Council foor potentiall redevelopmment of Abbove Bar 

propertiies, again ttaking accouunt of Pruddential Borrrowing and lease restrructuring 

options.. 

6) Other short term aactions, suchh as preparaation of bidss to Regionaal Growth FFund etc; 

Assessmment of ‘TIF’ ooptions (potential for utiilising Tax Increment Finaancing Schemmes etc). 

5.19 In terms off those neww developments which could commmence consstruction during this 

immediate ((0‐5 year) period, the pprojects whicch are mostt likely to mmove forwardd on site 

include thosse at:‐

 Sea Ciity 

 East SStreet Centree (subject to supermarket decision) 

 Tyrrell and Green (SNAC) 

 Waterrmark WestQQuay 

 The Frruit and Vegeetable Market 

 Oceann Village 

 West Quay Site B phase 2 (offiices) 

 Bargate (subject to supermarkket decision) 

 Royal Pier Waterfront 

5.20 Many of thhe sites listeed in 5.19 could potenntially see ffurther phasses of deveelopment 

underway laater in Phasee 1, in the peeriod from 22016‐2021. SSome additioonal projectss in parts 

of the ‘Heartt of the City’’ Quarter, the Old Town and the Stattion Quarter may also coommence 

in this periodd. 
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Subsequuent Phases of Developmment in Key Property Maarket Sectors from 20166 

5.21 From 2016 onwards, it is highly likkely that the initial phaases of seveeral new City Centre 

developmennt schemes wwill be on sitte. Looking at this from the viewpooint of each sector in 

turn, we coonsider thatt there could be residential devellopment under construuction or 

imminent inn the followiing locationss within the City Centree Masterplann area, Town Depot, 

Royal Pier WWaterfront, Fruit and vegeetable market; and possible also at Ittchen Waterrfront. 

5.22 In the retaill sector therre is a relatiively positivee immediatee outlook, buut it is slightly more 

challenging (especially inn the currennt market coonditions) to look beyondd the projeccts which 

will be proggressing furtther in the period priorr to 2016 – such as Waatermark WestQuay. 

Watermark WestQuay will certainlly play its ppart in helping to estabblish a new positive 

identity for Southamptoon City Centrre’s shopping. Likewise,, in the periood running uup to (or 

soon after) 2016, there will be a ggood prospecct of some additional sppeciality (or festival) 

retailing being implemented at Royaal Pier and ppossibly in oother locations. It remains to be 

seen what fuurther retail content will be viable inn the short to medium teerm elsewheere – e.g. 

at East Streeet and Bargate but in ourr view there is a good prrospect that one or both of these 

projects will also be undderway (if noot complete) by 2016. It is also quitee possible that at The 

Marlands the refurbishmment/redeveelopment maay be progressing or immminent and this could 

also mean that the relocation strateegy for the CCity Centre’ss main food superstore will then 

be underwayy. In this eveent, one neww foodstore ccould be immminent at thee northern ennd of the 

City Industrial Park and other new supermarketss could well be in hand eelsewhere inn the City 

Centre (e.g. at East Streeet). 

5.23 Finally, in thhe office secttor, by 2016 there is a fair prospect tthat some deevelopment could be 

underway both in Statioon Quarter SSouth and alsso at Royal PPier or nearbby. Beyond this, in 5 

years’ time mmost of the new office ddevelopmentt proposed foor the Westeern Gatewayy Quarter 

may still be in the earlyy planning pphases, but there will bbe a real moomentum pootentially 

beginning too build for a major new city centre ooffice propossition – whicch in the longer term 

Western Gatteway Statioon Quarter aand Royal Pieer are all cappable of satissfying, proviided that 

the land asssembly and developmennt strategy ffor each onee can be mooved forwarrd in the 

interim, on aa step by step basis. 

5.24 In the mid‐teerm and longer term (upp to 15 – 20 years hence as defined iin 5.15) the eextent of 

the new Cityy Centre proojects then uunderway will be dependent on a vaast range of national 

and local factors (includding econommic, social annd property market conssiderations). For the 

purposes off this outlinee delivery sttrategy we hhave assumeed that it wwill be reasoonable to 

expect to seee the balancce of most oof the other developmennt areas (Areeas of Major Change) 

moving forwward during these laterr phases. Thhe precise timescales, mmix and sequuence of 

projects cannnot be preddicted now, with a highh degree of accuracy. NNeverthelesss we are 

confident thhat this DLA MMasterplan wwill have proovided a sound initial fouundation forr projects 

in the remaining areas to be testedd further, annd then impplemented, aas and whenn market 

conditions allow. 
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5.25 We would bbe happy to cclarify or exppand upon any aspect of the advice ccontained within this 

report or too assist the CCity Council wwith any related aspect of its deliveery strategy over the 

coming monnths. 
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