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1. Introduction  

The Partnership for Urban South Hampshire (hereafter PUSH) was formed in 2003 and 

includes eleven local authorities and a number of other key delivery partners such as 

Hampshire Economic Partnership, SEEDA, GOSE, HCA, the Skills Funding Agency, Business 

Link and Job Centre Plus.  PUSH also seeks to actively involve a range of wider stakeholders 

from the business community, third sector and other statutory bodies. 

 

In January 2007 PUSH published a summary document
1
 which set out the results of a 

substantial economic research and scenario development exercise undertaken over the 

period 2004-2006.  This formed part of the evidence base submitted to the Examination in 

Public of the South East Plan and was central to the development of the South Hampshire 

sub-regional strategy within the SE Plan.   

 

As the end of the first five year period approaches, and following what is generally recognised 

as one of the most severe post WW2 recessions, it was deemed appropriate to update the 

economic development evidence base, refresh the growth targets and update the Economic 

Development Strategy (hereafter EDS) to ensure a robust basis for further activity and 

appropriate action to respond to the challenges brought about by the recession. 

 

DTZ and Oxford Economics were commissioned in autumn 2009 to update and refresh the 

PUSH economic development evidence base and strategy, including an assessment of the 

impact of the recession on the sub-region.  A further element of this commission was to 

consider the requirement for employment floorspace to facilitate the delivery of the EDS and 

assess the potential for identified key employment sites across the sub-region to meet this 

requirement.  The aim for this work was to:  

 

 “Test whether the emerging EDS is deliverable in terms of the likely availability/supply of sites 

and premises and also to test whether the likely portfolio of employment development sites 

will have the capacity to deliver the employment floorspace requirements of the emerging 

EDS”. 

 

This report sets out the results of this research.   In undertaking this analysis DTZ has worked 

closely with the Steering Group overseeing the whole commission, with Jeff Channing (PUSH) 

and Alan Cole (Hampshire County Council), tasked with overseeing the details of this strand 

of research, and the PUSH Planning Officers Group (POG).  There has also been substantial 

consultation with the members of POG individually in respect of sites within each Local 

Planning Authority Area. 

 

This document sits within a suite of documents covering the entire commission. Other 

documents include: 

 

– PUSH Economic Development Evidence Base; 

– PUSH Preferred Growth Scenario; 

– PUSH Economic Development Strategy; and 
– Headline Sustainability Assessment for the Economic Development Strategy.  

                                                      
1
 South Hampshire Economic Drivers and Growth: Combined Report, DTZ on behalf of Partnership for Urban South 

Hampshire, January 2007. 
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2. Future Employment Floorspace Requirements 

This section of the report sets out a summary of the method and results of an assessment of 

future employment floorspace requirements to facilitate the ambitions for the South 

Hampshire sub-region as set out in the PUSH Economic Development Strategy and PUSH 

Preferred Scenario.  Further details on technical aspects of the methodology are provided at 

Appendix 1 to this report. 

 

2.1 Assessment Methodology 

The method employed to assess future requirements has been developed to align with the 

guidance published in Employment Land Reviews: Guidance Note, ODPM, December 2004 

and to reflect the realities of the commercial property market and patterns of land use.  The 

method has been developed by DTZ in partnership with PUSH to ensure it is appropriate for 

local application.   

 

2.1.1 Health Warning 

As with all forward looking assessments, it involves uncertainty.  Uncertainty arises from the 

underlying economic projections as well as key assumptions within the methodology.  

However, as far as is possible all inputs and assumptions are based on good evidence, sound 

logic and are clearly and openly stated.   

 

This assessment is not intended to be used as a prediction of exactly how much employment 

floorspace will be required in the PUSH area in the future, but as a guide to the likely scale 

and breakdown of requirements to aid decision making.  This guide can then be used as a 

piece of evidence in formulating policy and targeting investment.  In order to maintain the 

integrity of policy and decision making, there will be a need for regular ongoing monitoring of 

activity on the ground to ensure the assessment remains robust and relevant.   

 

2.1.2 Method Outline 

The diagram below outlines the process adopted to calculate future requirements.  This 

includes three critical elements: 

 

1. An allowance for net projected changes in employment to ensure a larger workforce and 

economy can be accommodated; 

2. An allowance for replacement, recognising the need to update property to meet modern 

occupier requirements; and 

3. An allowance for choice to ensure the market is able to work effectively and occupiers and 

developers can find suitable opportunities. 

 

 
 

Further comment on the method and assumptions at each stage are contained within the 

remainder of this section and Appendix 1 to this report. 
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2.2 Accommodating Projected Employment Change 

The PUSH Preferred Scenario has been developed based upon forecasts from Oxford 

Economics (OE). This sets out a target economic trajectory projecting an increase of around 

52,000 jobs over the period 2006 to 2026.
2
 Beneath this headline figure are employment 

forecasts by sector creating a picture of how the economic structure of the economy may 

change over time. The majority of employment growth over the 20 year period is forecast to 

come from the business services sector, representing an increase of 41,300 jobs.  Retail & 

distribution, health, hotels & restaurants and transport & communications sectors are all 

expected to see employment growth of more than 5,000 workers. The manufacturing sector is 

expected to see a continued decline in overall employment with a decrease of 18,600 workers 

by 2026 compared to 2006. Employment in the construction and public administration & 

defence sector are also expected to decline, although by much smaller amounts.  

 

Table 2.1 Employment Projections by Sector: PUSH Preferred Scenario 

Sector 
Projected Change in Number 

of Jobs 2006 to 2026 

Agriculture 50 

Extraction -150 

Manufacturing -18,600 

Utilities -500 

Construction -3,050 

Retail & Distribution 10,100 

Hotels & Restaurants 5,300 

Transport & Communication 5,000 

Financial Services 2,550 

Business Services
3
 41,300 

Public Administration & Defence -1,750 

Education 1,300 

Health  9,000 

Other Personal Services 2,250 

Total 52,800 

Source: Oxford Economics 

 

The SIC to Use Class matrix (presented in Appendix 1) estimates the proportion of 

employment in each sector related to each category of commercial space. This is based on an 

assessment of employment data from the Annual Business Inquiry (ABI) to separate out 

varying activities by sector.  For example, it assumes 20% of the jobs in the retail and 

distribution sector require warehousing space (B8 - distribution) with 70% in A (retail) and 

10% sui generis (motor trades).  

 

Applying the SIC to Use Class matrix to the employment projections in Table 2.1 provides 

employment changes by Use Class which are shown in Table 2.2. The B1a office sector has 

the highest level of employment growth with an increase of over 36,000 jobs. This will be 

driven by the large increase in businesses services as identified in Table 2.1. Employment in 

                                                      
2
 PUSH Preferred Scenario, DTZ and Oxford Economics, July 2010 

3
 This covers a broad range of services including real estate, law, accountancy, advertising, IT, R&D, cleaning, 

security and the work of employment agencies.   
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the B2 industrial sector is expected to decline by approximately 16,400 workers, mostly as a 

result of the declines in the manufacturing sector. It is interesting to note that of the total 

increase in workers of 52,800, a large proportion of growth in employment will come from the 

Non B Use Classes (32,300 jobs, 60%) and therefore will fall outside of the scope of this 

employment floorspace assessment.  

 

Table 2.2 Employment Forecasts by Use Class 

Use Class 2006-2026 

B1a 36,100 

B2 (inc B1b/c) -16,400 

B8 800 

Total B Use Class Jobs 20,500 

Total Non B Use Class Jobs 32,300 

Total 52,800 

 

In order to calculate floorspace requirements by Use Class an employment density per worker 

is applied to the forecasts by Use Class as shown in Table 2.2.  Details of the analysis behind 

the densities adopted are presented at Appendix 1 and summarised in Table 2.3. 

 

Table 2.3: Floorspace per Worker Assumptions (m
2
) 

B1a 
B2 

(inc B1b/c) 
B8 

15 42.5 65 

 

Multiplying the employment forecasts presented in Table 2.2 by the densities in Table 2.3 

creates a floorspace requirement for each of the Use Classes over the period 2006 to 2026.  

The results of this are shown in Table 2.4.  

 

Table 2.4: Floorspace Required to Accommodate Forecast Employment Changes by 

Use Class (Preferred Scenario, sq m)  

Use Class 2006-2026 

B1a 540,000 

B2 (inc B1b/c) *** 

B8 50,000 

*** Please see section 3.4 Windfall Supply 

 

Focusing on the B Use Classes the B1a (office) sector is projected to require an additional 

540,000 sq m of floorspace to accommodate employment changes. The B8 warehousing 

sector is also projected to require additional floorspace, albeit at a lower level of 50,000 sq m.  

 

On the same basis, the projected employment decline in the B2 (inc B1b/c) sector would lead 

to a negative floorspace requirement.  However, in recent years ongoing development of 

industrial premises has been observed.  In order to focus the assessment of future 

requirements on the ability to facilitate new completions the potential decline in manufacturing 

stocks is excluded from this analysis but is considered in the assessment of supply at section 

3.4 of this report.  This retains consistency, as any release of industrial land will become 

windfall supply over the plan period.  
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2.3 Allowance for Replacement  

In addition to the requirements outlined in the preceding section, to accommodate the 

expanding economy, there will also be a further requirement to accommodate the ongoing 

change within sectors and to ensure an up to date, modern property stock appropriate for 

modern occupiers.   For the purposes of this analysis this allowance is termed „replacement 

demand‟. 

 

Our methodology for understanding the level of replacement demand is to assume that a 

proportion of the total existing stock of offices, industrial units and warehouses are replaced 

each year. This is particularly important for the manufacturing sector where ongoing 

development of industrial premises has been observed, despite a decline in employment in 

the sector.  Based on what can be observed in the data, and what is known of the property 

market it is assumed that a total of 1% -1.5% of commercial stock is replaced each year. This 

is equivalent to the entire stock of employment property being replaced over a 66 to 100 year 

period. Further details relating to this assumption is contained in Appendix 1 to this report. 

 

The stock based assumption set out above indicates a total level of replacement activity one 

might expect to observe in the property market.  However, it does not consider whether this 

replacement activity takes place on existing employment sites (replacing one building with 

another on the same plot of land) or whether currently unoccupied land needs to be made 

available.  The evidence and market observation would lead us to assume there will be 

elements of both.  Some existing sites will clearly be available for re-use within the analysis 

period, however, others will have constraints (e.g. remediation, infrastructure, ownership) and 

others will not be attractive to the market for redevelopment or reoccupation as they are no 

longer fit for employment use.  The evidence on which to develop a detailed assumption is 

limited, however, based on our understanding of the market, for the purposes of this analysis 

it is assumed that 50% of replacement demand will occur on existing sites and 50% will occur 

on new sites.   

 

Table 2.5 sets out the total level of replacement completions anticipated based on this 

analysis, along with the portion of this total which will take place on currently unoccupied sites. 

 

Table 2.5: Replacement Demand (B Use Classes Only, sq m), 2006-26 

Use Class Total Replacement Demand 
Replacement Demand Requiring 

Identified Supply 

B1a 300,000 – 440,000 150,000 -220,000 

B2 (inc B1b/c) 560,000 – 840,000 280,000 - 420,000 

B8 420,000 – 640,000 210,000 - 320,000 

Total B Use 1,300,000 – 1,940,000 650,000 -970,000 

 

2.4 Allowance for Choice 

Adding replacement demand to the floorspace required to accommodate forecast employment 

changes gives an overall picture of the scale of floorspace required to deliver PUSH‟s 

preferred scenario. We have also made a 10% uplift to the sub-total (net additional + 

replacement requiring supply) to account for the need to allow occupiers a choice within the 

marketplace (location and site/property typology etc) and to ensure the market has the 

capacity to move and churn.  
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2.5 Total Requirements 

Table 2.6 brings together the three strands of this analysis to summarise total requirements 

across the PUSH area for the period 2006-2026. 

 

Column E provides an estimate of total completions required to facilitate the PUSH Economic 

Development Strategy, including those where buildings are replaced on existing occupied 

sites.  Column F provides an estimate of the scale of completions anticipated for which supply 

will need to be identified. 

 

In total, based upon the preferred scenario, we estimate that there will be a requirement for 

between 1.36 million sq m and 1.72 million sq m of employment floorspace over the period 

2006 to 2026 for which sites will need to be identified.  This excludes employment outside the 

B Use Classes. 

 

No provision in this analysis is made for requirements beyond 2026.  In shaping policy, it may 

be deemed prudent to ensure a supply of sites and premises to ensure sufficient flexibility at 

the end of any plan period and beyond. 
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Table 2.6: Total Estimated Development Commercial Employment Floorspace 2006 to 2026 for South Hampshire (sq m) 

Use Class 

Accommodating 

Forecasted 

Employment 

Change
1
 

(A) 

Total 

Replacement 

Activity
2
  

(B) 

Replacement 

(Requiring 

Supply)
3
 

(C) 

Sub – Total 

(Requiring 

Supply)
4
 

Choice & 

Flexibility
5
 

(D) 

Total 

Completions
6
 

(E = A + B + D) 

Development 

Requiring 

Supply
7
 

(F = A + C + D) 

B1a 540,000 
300,000 – 

440,000 

150,000 -

220,000 

690,000 - 

770,000 

70,000 - 

80,000 

910,000 -

1,070,000 

760,000 - 

840,000 

B2 (inc B1b/c) n/a
8
 

560,000 – 

840,000 

280,000 - 

420,000 

280,000 - 

420,000 

30,000 - 

40,000 

590,000 – 

890,000 

310,000 -

470,000 

B8 50,000 
420,000 – 

640,000 

210,000 - 

320,000 

260,000 - 

370,000 

30,000 - 

40,000 

500,000 – 

730,000 

290,000 - 

410,000 

Total B Use 590,000 
1,300,000 – 

1,940,000 

650,000 -

970,000 

1,240,000 - 

1,560,000 

120,000 - 

160,000 

2,010,000 – 

2,680,000 

1,360,000 - 

1,720,000 

Figures may not sum due to rounding.  Figures rounded to the nearest 10,000. 

Source: DTZ 

Notes: 

1 This is an estimate of the amount of floorspace required to accommodate expansion in the economy 

2 This is an estimate of the total amount of replacement of existing commercial employment stocks to align with modern occupier requirements 

3 This is an estimate of the amount of replacement activity that will not take place on existing occupied sites, and will therefore require supply to be identified 

4 This is a sub-total of the requirements which will require supply to be identified 

5 This is an allowance to ensure occupier and developer choice as well as sufficient headroom in the market for frictional movement 

6 This is an estimate of total completions over the analysis period 

7 This is an estimate of completions for which supply will need to be identified 

8 See section 3.4 of this report for a discussion of potential windfall supply 
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2.6 Comparison to Historic Activity 

As a reality check on the assessment, the results as presented in Table 2.6 have been tested 

against observed development activity across South Hampshire.  Hampshire County Council 

has maintained detailed records of development activity for more than 20 years.  However, 

due to the fact that many permissions cover the entire B1-B8 Use Class category it is not 

possible to disaggregate to detailed Use Class. 

 

Over the 21 year period 1988 – 2009 average employment floorspace completions in South 

Hampshire stand at 119,000 sq m per annum.  Whilst there has been some volatility in the 

total level of completions over time, for 14 of the 21 years completions fell within the 90,000 – 

122,000 sq m range.  

 

Column E in Table 2.6 provides the most directly comparable estimate of total completions.  

This suggests an average annual requirement over the 20 year analysis period of 101,000 – 

134,000 sq m per annum.  The observed average (119,000 sq m) sits comfortably in this 

range and suggests that the total scale of requirements aligns with both historic trends and 

deliverable levels of market activity in the sub-region. 

 

2.7 Phasing of Requirements 

Tables 2.7 and 2.8 set out the total requirements in columns E and F from Table 2.6 across 

five year periods 2006-26.      

 

The negative requirement for B8 over the period 2006-11 has been treated differently to 

manufacturing floorspace declines as in general B8 requirements are increasing and the 

decline as a result of recession will be reflected through short-term changes in vacancy levels 

or employment densities.  There is also anecdotal evidence of continued demand for B8 

development in some locations, particularly in proximity to Southampton Port, despite the 

downturn.  This highlights the need for ongoing monitoring and awareness of local market 

factors throughout the analysis period.   

 

Table 2.7: Phased Requirement for Commercial Employment Floorspace 2006-2026 for 

South Hampshire (Total Completions [Table 2.6 Column E]) 

Use Class 2006-11 2011-16 2016-21 2021-26 

B1a 180,000 – 210,000  300,000- 340,000  220,000 – 260,000  210,000 – 250,000  

B2 (inc B1b/c) 150,000 – 220,000 150,000 – 220,000 150,000 – 220,000 150,000 – 220,000 

B8 (20,000) – 40,000 210,000 – 260,000 170,000 – 220,000 150,000 – 200,000 

Total B Use 310,000 – 470,000 660,000 – 830,000 530,000 – 700,000 510,000 – 680,000 

Figures may not sum due to rounding. Figures rounded to the nearest 10,000.  

Figures in parenthesis indicate a negative requirement in a given period, driven by employment declines. 

 

 

 

 

 

Table 2.8: Phased Requirement for Commercial Employment Floorspace 2006-2026 for 

South Hampshire (Completions Requiring Identified Supply [Table 2.6 Column F]) 
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Use Class 2006-11 2011-16 2016-21 2021-26 

B1a 140,000 – 160,000  260,000 – 290,000  180,000 – 200,000  180,000 – 200,000  

B2 (inc B1b/c) 80,000 – 120,000 80,000 – 120,000 80,000 – 120,000 80,000 – 120,000 

B8 (80,000) –(40,000) 160,000 – 180,000 110,000 – 140,000 90,000 – 120,000 

Total B Use 140,000 – 230,000 500,000 – 590,000 370,000 – 460,000 350,000 – 440,000 

Figures may not sum due to rounding. Figures rounded to the nearest 10,000.  

Figures in parenthesis indicate a negative requirement in a given period, driven by employment declines. 

 

The phasing shown in the table relates to the economic projections and an even spread of 

replacement activity across the period. It should be noted that delivery of this floorspace will 

be reliant on the effective working of the commercial property market and appropriate supply 

of deliverable development sites.  As a result of these additional factors, the delivery of this 

floorspace may not be as even and as consistent as the data in Tables 2.7 and 2.8 set out.  In 

particular, the credit crunch and ensuing recession in the UK has had a substantial impact on 

commercial property markets and suppressed development activity.  Historically, recovery in 

the property market has lagged the real economy and as such the projections for 2011-16 

may be beyond what the market can deliver, and at best will rely on substantial development 

activity in the latter part of the period.  

 

2.8 Summary 

This section of the report has considered the requirements for commercial employment 

floorspace to deliver the PUSH Preferred Scenario.  The methodology adopted is based on 

best practice guidance and an appreciation of the workings of the commercial property 

market.  The assessment, in looking into the future, by its very nature contains substantial 

uncertainty and therefore the results should be used as a guide, rather than a detailed 

prediction of the future.  However, the assessment is based on the best available data, clear 

and evidenced assumptions and has been tested against observed historical patterns of 

development activity.  For these reasons this assessment can be considered robust. 

 

Total completions of commercial employment floorspace for the period 2006-26 across South 

Hampshire are estimated 2.0 – 2.7 million sq m.  The total requirement for which supply 

needs to be identified is estimated at 1.4 – 1.7 million sq m. These figures allow for expansion 

in the economy, the need to upgrade commercial stocks to meet modern occupier 

requirements and to ensure choice and flexibility in the market.   
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3. Supply Assessment  

This section of the report describes the method employed to assess the supply of employment 

sites across South Hampshire. This has been undertaken to understand the future land and 

floorspace supply that is likely to be available over the period 2006-2026 to meet the 

requirements set out in the preceding section. In the context of the Economic Development 

Strategy, this understanding is essential for three reasons: 

 

– To enable a comparison of the available supply of strategic sites against forecasted 

requirements in order that enough supply can be provided of the right type and quality at 

the right time; 

– To enable, and provide evidence for, the allocation of new sites in planning policy 

wherever necessary; and  

– To establish a portfolio of strategic sites available for economic development and to 

identify priority sites where intervention by PUSH can help bring them forward for 

development and meet the strategic objectives of the strategy. 

 

3.1 Definition of Strategic Sites 

The focus of the Economic Development Strategy is to facilitate a step-change in the 

economy of South Hampshire. To do this, there will need to be a supply of sites that are 

capable of delivering sufficient floorspace at an appropriate quality to meet future net 

additional floorspace need. This supply assessment therefore focuses on identifying and 

assessing the key or „strategic‟ sites that can best enable this, rather than all potential 

employment sites across the districts. Strategic Sites are also those most appropriate for 

PUSH (as a sub-regional body) to focus attention on.  Such sites are those that are 

considered important in implementing the strategy and have the potential to make a direct 

contribution to its quantitative or qualitative targets. In addition to strategic sites, there will be a 

pool of non-strategic supply and the potential contribution to supply from windfall sites, 

particularly as a result of land release in some parts of the manufacturing sector. 

 

3.2 Method of Assessment 

In identifying a portfolio of strategic sites, the assessment has focused on evaluating and 

assessing the suitability and capacity of sites across South Hampshire over the period 2006-

2026. An initial long list of sites was compiled from previous county level studies, individual 

employment land reviews and in consultation with PUSH. Sites with little prospect of being 

developed over the analysis period
4
 have been excluded.  Sites already built out or currently 

under construction are included within the period 2006-11 and detailed assessment of these 

has not been undertaken. The assessment therefore concentrates on sites with substantial 

vacant land or redevelopment potential. 

 

Planning Officers from each local authority within PUSH have been consulted at each stage of 

the assessment process, with each authority providing comments on the initial long list of sites 

and on the draft assessment results. Comments from each authority have been fully 

                                                      
4
 Sites which are anticipated to come forward in the period 2026-31 are analysed on the basis that they could be 

delivered ahead of schedule or provide ongoing supply at the end of the policy period. 
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incorporated into the final assessment. Headline results of this assessment have also been 

presented to PUSH Planning Officer Group meetings.  

The assessment of sites is divided into the following two components:  

 

– Site Condition and Suitability – involving an assessment of the qualitative aspects of the 

sites, including market potential and interest, physical characteristics, fit with planning 

policy, and deliverability. 

– Site Capacity and Phasing – comprising an examination of the floorspace capacity of each 

site by use class and how this is likely to be phased across five year periods to 2026. 

 

The following paragraphs discuss these assessment components in more detail.  

 

3.2.1 Site Condition and Suitability 

The assessment of Site Condition and Suitability is centred on three main categories of issues 

likely to influence the suitability of the sites to contribute to the PUSH economic development 

strategy. These key categories of issues are: 

 

– Market Issues 

– Physical Issues 

– Policy Issues   

 

Each key issue contains a set of related factors, and each site has been assessed against 

these to build up a picture of its condition and suitability. This has been achieved by assigning 

a score of between 1 and 3 for each factor, with higher scores reflecting better performance. 

While this scoring has enabled a more objective and structured assessment of suitability, it is 

important to note that sites have not been assessed or ranked against a cumulative score. 

Instead, broad scores have been used to aid a judgement on suitability and site potential, with 

sites being categorised into the categories of „good‟, „medium‟ and „poor‟.  

 

It should be noted that these categories provide a broad relative overview between the sites 

assessed, with the intention of identifying those likely to be suited in contributing to the 

economic development strategy. The scoring is not intended as a definitive guide to determine 

exact suitability of any site for development or intervention without more detailed work. 

Consequently, „good‟ sites indicate those likely to have the strongest suitability to delivering 

the strategy and minimal major issues (e.g. fewer barriers to their delivery, an established 

market interest and fit with policy). „Medium‟ sites are those with either a major issue related 

to one of the category (e.g. real issues with their deliverability or market interest) or that score 

average across all categories. „Poor‟ sites are those with multiple major issues. 

 

An important element of this exercise has involved identifying the specific issues that are 

constraining development on certain sites, as this is likely to be where PUSH intervention can 

yield the greatest strategic benefit. Figure 3.1 below sets out each of the issues and factors 

forming the assessment, together with the scoring criteria used. 
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Figure 3.1: PUSH Strategic Site Scoring Criteria 

Issue Scoring Criteria 

Market Issues  

A) Has the market shown firm interest in 

the site? 

1 = No evidence of firm market interest 

2 = Promoter held initial discussions with LPA 

3 = Promoter taking forward site through planning process (allocation 

or permission) 

B) How do existing prevailing property 

rental values in the area surrounding the 

site compare to those in other locations 

across the sub-region?  

1 = Low rents for office, industrial and distribution accommodation 

(below average compared to the rest of the sub-region)   

2 = Medium rents for office, industrial and distribution accommodation 

(average compared to the rest of the sub-region) 

3 = High rents for office, industrial and distribution accommodation 

(above average compared to the rest of the sub-region) 

 

Physical Issues and Constraints  

C) What level of physical constraints 

affects the site?
  

(including contamination, site assembly 

(complexity of land ownerships), flood 

risk, transport accessibility, servicing, 

ecology, historic buildings etc) 

1 = Multiple and significant identified constraints (flood risk, 

contamination, etc) 

3  = No identified constraints  

D) What is the area available for 

employment generating uses?  

(net figures to be provided if available, 

even if estimates) 

1 1 = Net developable area of less than 5ha (taking into account current 

net area available for (re)development and expansion opportunities 

over the next 3 years) 

2 2 = Net developable area of 5ha+ (taking into account current net area 

available for (re)development and expansion opportunities over the 

next 3 years) 

3 3 = Net developable area of more than 10ha+ (taking into account 

current net area available for (re)development and expansion 

opportunities over the next 3 years) 

E) How accessible is the location? 1 1 = No direct access to strategic road or railway network or water or 

airport access , and no future direct access in pipeline 

2 2 = No direct access to strategic road or railway network or water and 

airport access, but future improvements in pipeline 

3 = Direct access to strategic road and railway network, and proximity 

to water and airport access 

F) How does the site rate in terms of 

servicing provision (including both 

utilities and broadband infrastructure)?  

1 = Area of known servicing constraints and no investment currently 

planned over next 3 years 

3 2 = Area where utilities capacity is known to be good (at present or in 

terms of planned provision over next 3 years) 

4 3 = Already serviced site 

Policy Issues  

G) Is the location of the site suited to the 

needs of at least one identified growth 

sector? 

1 = Poorly suited to any growth sector 

2 = Well suited to one particular growth sector 

5 3 = Well suited to a range of growth sectors 

H) How sustainable is the location in 

sequential terms? 

1 = Out of town 

2 = Edge of town 

3 = Town Centre 
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Issue Scoring Criteria 

I) Is there any synergy to local socio-

economic regeneration policy and 

priorities? 

1 = Development of site unlikely to directly benefit socially deprived 

areas 

3 = Close proximity and likely high synergy with socially deprived areas 

J) Is the site greenfield or brownfield? 1 = Greenfield site 

3 = Brownfield site 

K) What relationship does the site have 

with future planned residential 

developments? 

1 = No direct relationship with future planned residential development 

3 = High potential synergies with future planned residential 

development  

L) What relationship does the site have 

with existing or future planned 

employment sites / areas? 

1 = No relationship 

2 = Indirect relationship e.g. providing space for businesses related to 

those already in the vicinity 

3 = Direct relationship e.g. extension to existing employment area 

 
 

3.2.2 Site Capacity and Phasing 

The Site Capacity and Phasing examination encompasses a number of stages that together 

have enabled predicted floorspace supply figures to be produced by use class, location type 

and phasing period. 

 

The first of these involved researching the future capacity of sites in terms of indicative net 

developable floorspace. This has been achieved through a review of local development plans 

and planning documents where available, and from an indicative site capacity analysis where 

not. The indicative capacity analysis encompassed urban design specialists examining these 

sites for likely future capacity based on site characteristics, location, and neighbouring uses 

and densities. The second stage broke these capacity figures down into the likely B1, B2 and 

B8 use class mix by site in order to provide a picture of the type of supply coming forward in 

different locations across the different time periods.  

 

The third stage involved an analysis of the location typology of each site (categorised as; 

urban, urban extension, out of town or SDA) to add further detail to this picture. Finally, an 

assessment of phasing was undertaken to predict when floorspace on each site was likely to 

come forward (based on five year phasing periods from 2006 to 2026). 

 

3.2.3 Portfolio of Sites 

The results from both of the major components of the supply assessment (as discussed 

above) have been synthesised and a final set of strategic sites compiled that represents a 

portfolio that can best enable the delivery of the PUSH Economic Development Strategy 

objectives. This portfolio is detailed in Appendix 2 and headline findings from this analysis are 

presented in the following section of the report. 

 

3.3 Non Strategic Supply 

A review of Employment Land Reviews across the sub-region has identified a further 570,000 

sq m of non-strategic supply in addition to those sites considered as „strategic‟.  The phasing 

and quality of this supply has not been investigated in detail. 
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3.4 Windfall Supply 

Declining employment in the industrial sector could create a release of sites and premises to 

the market that can make a contribution to the future supply of employment sites across South 

Hampshire. However, there is uncertainty as to when and where this space may become 

available, and whether it will be suitable or deliverable for reuse or redevelopment within the 

analysis period.  As such, it needs to be considered a windfall supply.  This also ensures the 

need for modern industrial development is not masked by any release of poor quality sites 

and premises that are not suitable for modern industrial occupiers.  Particularly with advanced 

manufacturing a key sector for the PUSH area. 

 

Based on a simple multiplication of the fall in employment, assuming a static employment 

density one might expect a release of 525,000 - 700,000 sq m of industrial floorspace.  

However, whilst there is evidence to suggest some net decline in industrial stocks, the 

evidence suggests a much lower level of decline than this approach generates. 

 

Over the period 1998-2008 there is evidence (ABI [employment] and VOA [commercial 

employment floorspace] data) that a reduction in industrial employment of 16,000 jobs 

(broadly aligned with the projected reduction in the PUSH Preferred Scenario 2006-26) 

coincided with a net reduction in industrial stocks of around 200,000 sq m.  This is far less 

than would be expected on the basis of pure employment decline.  What can be observed is a 

30% reduction in employment densities as labour is replaced with capital or other constraints 

hamper the release of space.  This aligns with expected patterns of activity in the market.  For 

example, whilst a firm may reduce its workforce by 10%, it may not release 10% of its 

occupied floorspace.  In fact, due to the nature of industrial property, this may not be possible 

even where desired, due to lease structures, inability to partition off any unwanted space to be 

sub-let, freehold ownership, and/or the expense of relocating to smaller premises which may 

require substantial fit out and the relocation of complex equipment.    

 

Future patterns in industrial employment densities are uncertain, particularly within existing 

premises.  This analysis therefore picks up on the observed data.  A range is adopted to 

reflect that: 

 

– Over the ten year period 1998-2008 a 16,000 reduction in industrial employment led to a 

200,000 sq m reduction in industrial floorspace.  One may expect a similar pattern in the 

future given the similar scale of projected industrial employment decline; or 

– Over a 20 year period one may expect a 400,000 sq m reduction in industrial floorspace 

based on historic rates of floorspace reduction only.   

  

The higher end of this range provides some allowance for the fact that the trend in densities 

may not continue at the same rate.   For the purposes of this analysis we assume a potential 

release of 200,000 – 400,000 sq m of industrial floorspace over the period 2006-26. 

 

Of this potential release, only part is likely to come forward for redevelopment within the 

analysis period.  That is not to say sites will be lost from employment use (although in some 

instances this may be the case), but rather, that market and physical constraints will prevent 

the redevelopment or reoccupation of sites in the required time frames.  For example, high 

remediation costs coupled with insufficient development returns.  For the purposes of this 

analysis we have assumed that 50% of this release will not come forward or will not be 
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suitable for re-occupation or redevelopment within the plan period.  This aligns with the 

assumption used in the analysis of replacement demand.  This leads to an estimated windfall 

supply of 100,000 – 200,000 sq m over the period 2006-26. 

 

3.5 Key Sites with Replacement Potential 

There are a number of sites initially identified as likely to provide new employment floorspace 

through their redevelopment. However, the capacity analysis has indicated that they are likely 

to provide only minimal or no net additional employment floorspace to that on site at present. 

These sites are therefore prime examples of replacement activity on existing sites (as 

disussed at section 2.3 of this report). These sites are therefore likely to play an important role 

in providing future employment floorspace across South Hampshire, but cannot be included in 

the net additional supply figures that form the following analysis. The main sites falling into 

this category are: 

– Barton Park, Tower Lane, Eastleigh 

– Drivers Wharf, Southampton 

– BAT Site, Southampton 

– Boldrewood, Southampton 

 

Further details of these sites are provided in Appendix 2.  
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4. Key Findings 

This section sets out the main findings of the supply analysis in terms of the overall strategic 

supply and how this compares to the forecasted requirements as discussed in Section 3. This 

allows an analysis of what types of sites could be available to meet these requirements, as 

well as enabling mismatches to be identified and where intervention may be needed to 

address this. For the remainder of this section the focus is on the period 2011-26, rather than 

commenting on past activity. 

 

4.1 Total Supply 

The total strategic supply identified over the period 2006-2026 is set out in Table 4.1 below 

and totals 1,650,000 sq m. The period 2006-2011 incorporates strategic sites that have extant 

permissions under construction and completions from 2006-2010.  

 

In addition to strategic supply, there is a further 570,000 sq m of non-strategic supply 

identified in individual Employment Land Reviews. As this supply is typically formed of less 

complex sites, these have the potential to come forward in the earlier phasing periods. There 

is also likely to be an element of windfall supply, which is discussed in Section 3.4 above. 

 

Table 4.1: Total Supply (all B Use Classes) 

 2006-2026 

Requirements (sq m) 1,360,000 – 1,720,000 

Strategic Supply (sq m) 1,650,000 

Non-strategic Supply (sq m) 570,000 

Windfall Supply (sq m) 100,000 – 200,000 

Total Supply 2,320,000 – 2,420,000 

Figures rounded to nearest 10,000 sq m 

 

Overall, purely strategic supply for the period 2006-2026 is within the range of forecasted 

requirements. With non-strategic sites or windfall supply included in the figures, the overall 

supply exceeds forecasted requirements.  In addition to the figures presented in Table 4.1 

there is 262,000 sq m of strategic supply projected for the period 2026-2031, which could 

come forward earlier with intervention or other changes in circumstances, or provide supply 

for the immediate post-plan period.   

 

4.2 Total Supply by Phasing Period 

An examination of the total supply by phasing period is displayed in Table 4.2 below. The 

Strategic Supply figure for 2006-11 includes sites currently under construction and 

completions data for the period from Hampshire County Council. At the start of our analysis 

i.e. 2006, vacancy rates across the sub-region vary but are overall within the normal range 

that is needed for market churn and choice. This indicates that there is no significant surplus 

vacant stock at the start of the period. Since 2006, the figure reveals there is an over-supply 

compared to forecasted requirements within the initial 2006-11 period.  This is likely to reflect 

some of the unusual dynamics in the market as a result of the recession and credit crunch. 
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Windfall and non-strategic supply is likely to boost the strategic supply figures across all 

phasing periods. However, even with this non-strategic and windfall floorspace, there is still 

likely to be a shortage of overall supply in the 2011-16 period. The surplus of supply in the 

period 2006-11 is likely to be able to help reduce this shortfall. Also, another important factor 

here is whether the development market will recover sufficiently to deliver the scale of 

forecasted requirements.  As discussed at section 2.7 of this report, due to lags in the 

property market relative to the real economy, some of the requirements in the 2011-16 period 

may slip (particularly replacement activity), with delivery towards the later years of the period, 

or the next period.  Even so, that may just delay issues of supply availability to the next 

period, but provides additional time for action to bring forward supply. Overall, post 2016 

supply is slightly in excess of requirements, and provides some room for manoeuvre. 

 

Table 4.2: Total Supply by Phasing Period 

 2006-11 2011-16 2016-21 2021-26 2006-26 

Requirements (sq m) 
140,000 – 

230,000 

500,000 – 

590,000 

370,000 – 

460,000 

350,000 – 

440,000 

1,360,000– 

1,720,000 

Strategic Supply (sq m) 410,000 299,000 487,000 459,000 1,650,000 

Windfall Supply (sq m) 
25,000 -

50,000 

25,000 -

50,000 

25,000 -

50,000 

25,000 -

50,000 

100,000 -

200,000 

Non-strategic Supply (sq m) - - - - 570,000 

Figures may not sum due to rounding 

 

Figures 4.3 to 4.5 display the geographical spread of strategic sites by each phasing period. 

These highlight a number of key locations important for delivery across all periods. 

 

Figure 4.3: Map showing Capacity of Strategic Sites in 2011-16 
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Figure 4.4: Map showing Capacity of Strategic Sites in 2016-21 

 
Figure 4.5: Map showing Capacity of Strategic Sites in 2021-26 
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4.3 Strategic Supply by Condition and Suitability 

While the paragraphs above have set out the main findings in relation to the total supply for 

the period 2006-26, the following paragraphs consider in more detail the characteristics of the 

strategic supply. Due to the supply for 2006-11 (which has been compiled from extant 

permissions data and HCC data on completions) not having sufficient detail regarding 

suitability, use class or location type, the analysis for these elements is based on the period 

2011-26.  Indicative figures for sites that could come forward in the period 2026-31 are also 

shown. 

 

In terms of the condition and suitability of strategic supply, Table 4.6 sets out the results of the 

analysis as described at section 3.2.1 by phasing period. This shows that, overall, the majority 

of strategic floorspace 2006-26 is rated „good‟ (58%), 30% is of rated „medium‟, and 12% is 

rated „poor‟. Examining  these categorisations are split between the phasing periods reveals 

that „good‟ floorspace is spread across all phasing periods to 2026. Floorspace and sites rated 

„medium‟ are concentrated over the period 2011-21, peaking in the period 2016-21 and then 

reducing. Conversely, floorspace rated „poor‟ is concentrated in the later period of 2021-26. 

Which provides more time for some of the issues leading to this rating to be overcome. 

 

Table 4.6: Strategic Supply by Condition and Suitability Category (sq m) 

 2011-16 2016-21 2021-26 2026-31 2011-26 

Requirements 

 (sq m) 

500,000 – 

590,000 

370,000 – 

460,000 

350,000 – 

440,000 
 

1,220,000 – 

1,480,000 

Good 167,000 284,000 268,000 140,000 719,000 

Medium 123,000 166,000 82,000 55,000 371,000 

Poor 9,000 37,000 109,000 67,000 155,000 

Total 299,000 487,000 459,000 262,000 1,245,000 

Figures may not sum due to rounding 

 

Table 4.7 provides a percentage summary of the condition and suitability breakdown across 

each phasing period. This clearly highlights that, of the supply available in each period, all 

periods are dominated by „good‟ supply, with a growing reliance of „poor‟ rated supply from 

2021 onwards. Supply categorised as „medium‟ is important in all phasing periods, and these 

sites (along with good sites with a specific issue) are likely to be where direct intervention 

could make a difference in bringing forward development earlier and maximising investment. 

 

Table 4.7: Strategic Supply by Condition and Suitability Category (%) 

 2011-16 2016-21 2021-26 2026-31 

Good 56% 58% 58% 53% 

Medium 41% 34% 18% 21% 

Poor 3% 8% 24% 26% 

Total 100% 100% 100% 100% 

 

An examination of the geographical spread of strategic sites by condition and suitability and 

floorspace capacity is displayed in Figure 4.8. This indicates that good and medium sites are 

spread throughout the PUSH area (in both urban and non-urban locations), whereas poor 
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sites are much less spread and instead restricted to a few specific locations outside of the 

major cities. 

 

Figure 4.8: Map showing Condition and Suitability of Strategic Sites (by no of sites and 

floorspace) 

 
 

4.4 Strategic Supply by Use Class 

An examination of the strategic supply by use class is displayed in Table 4.9 below. Of the 

total strategic supply, 57% is categorised as B1a with the remaining 43% as B2 and B8. B2 

and B8 supply has been split into the categories of „B2‟, „B8‟ and „B2 or B8‟, as the exact use 

class is unknown for a number of sites (especially those likely to come forward in later 

periods). Overall the strategic supply of B2 and B8 floorspace totals 531,000 sq m (2011-26), 

with pure B2 strategic supply totalling 108,000 sq m and pure B8 standing at 72,000 sq m. 

Comparing this to requirements shows a surplus of strategic supply for B1a and a deficit for 

B2 and B8 combined. This represents a potential risk in terms of providing suitable industrial 

and warehousing supply to enable the success of the strategy. 
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Table 4.9: Strategic Supply by Use Class 2011-26 (sq m) 

 
B1a 

B2 (inc 

B1b/c) 
B8 B2 or B8 B2 & B8 

Total  

(2011-26) 

Requirements (sq m) 
620,000- 

680,000 

230,000- 

350,000 

360,000- 

450,000 
- 

590,000-

800,000 

1,220,000 – 

1,480,000 

Strategic Supply (sq m) 713,000 108,000 72,000 351,000 531,000 1,244,000 

Strategic Supply  (%) 57% 9% 6% 28% 43% 100% 

Figures may not sum due to rounding 

 

Figure 4.10 below sets out how the supply is distributed by use class across the PUSH area. 

This shows the dominance of sites focused on pure B1a floorspace and the clustering of 

these in both city centres and along the M27 corridor. Sites with a split between B1 and B2/B8 

or just B2/B8 are more widely dispersed across the sub-region. 

 

Figure 4.10: Map showing Use Classes of Strategic Sites (by no of sites) 

 
 

4.5 Strategic Supply by Location Type 

Tables 4.11 and 4.12 below set out the breakdown of strategic supply by location type. 

Overall, in line with the „city centres first‟ policy, a majority of available supply is urban – with 

this category totalling 63% of strategic supply. The amount of urban floorspace increases 

across the phasing periods, with urban supply standing at 154,000 sq m in the period 2011-

16, and increasing to 362,000 sq m in 2021-26. Urban Extensions are also an important 

source of supply, totalling 21% of strategic supply. Urban sites are often those most in need of 

intervention (as opposed to greenfield urban extensions or SDA). This is therefore likely to be 
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where resources would be most beneficially directed, especially given the overall importance 

of urban sites to the available supply over the whole period. 

 

Table 4.11: Strategic Supply by Location Type (sq m) 

 2011-16 2016-21 2021-26 2026-31 2011-26 

Requirements  

 

500,000 – 

590,000 

370,000 – 

460,000 

350,000 – 

440,000 
 

1,220,000 – 

1,480,000 

Urban 154,000 271,000 362,000 214,000 787,000 

Urban Extension 102,000 146,000 14,000 - 262,000 

Out of Town 43,000 52,000 40,000 10,000 135,000 

SDA - 17,000 43,000 38,000 60,000 

Total  299,000 486,000 459,000 262,000 1,245,000 

Figures may not sum due to rounding 

 

Table 4.12 below displays the location type breakdown for each phasing period. This further 

highlights the importance of urban sites in all periods, particularly during the latter periods. 

Urban extension sites are important in the early periods up to 2021 but have little presence in 

the strategic supply for each period after that. Conversely the SDA site plays a very minor role 

until 2021 when this adopts an increasing importance in terms of the percentage of the 

period‟s total supply. Out of Town sites meanwhile make up a modest but steady supply 

throughout the phasing periods. 

 

Table 4.12: Strategic Supply by Location Type (%) 

 2011-16 2016-21 2021-26 2026-31 

Urban 52% 56% 79% 82% 

Urban Extension 34% 30% 3% 0% 

Out of Town 14% 11% 9% 4% 

SDA 0% 3% 9% 15% 

Total 100% 100% 100% 100% 

 

The spread across the PUSH area of each location type is shown in Figure 4.13 below, and 

highlights the dominance in both number and floorspace supply of urban sites. Out of town 

and urban extension sites are by contrast restricted to a handful of key locations. 

 
  



 

 

 

 Page 23 

Figure 4.13: Map showing Location Type of Strategic Sites (by no. of sites and 

floorspace) 
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4.6 Summary 

The following bullet points set out a summary of the headline findings of the supply analysis, 

which are discussed in more detail in Section 5: 

– Strategic supply identified for the period 2006-26 totals 1,650,000 sq m. This is within the 

range of forecasted requirements. With non-strategic sites or windfall supply included in 

the figures, the overall supply exceeds forecasted requirements.  In addition, there is 

262,000 sq m of strategic supply projected for the period 2026-2031.  Some of this 

strategic supply could come forward earlier with intervention or other changes in 

circumstances, or provide supply for the immediate post-plan period 

 

– There is enough strategic supply compared to forecasted requirements within the period 

2006-11.  In the period 2011-16 there is a shortage of strategic supply compared to 

requirements.  A shortage of supply has been identified in the periods 2011-16 and 2021-

26.  This risk is likely to be partly mitigated by both the levels of existing vacant stock within 

South Hampshire – which will add to the available supply in the early periods – and by the 

anticipated slow recovery of the economy over the immediate years 

 

– Strategic sites considered to be of good (58%) or medium (30%) suitability comprise the 

vast majority of strategic floorspace from 2011-26  with earlier periods dominated by this 

supply and poorer supply concentrated from 2021 onwards. Medium supply is important 

across all periods and likely to be where direct intervention could make a difference in 

bringing forward development 

 

– 57% of strategic supply is B1a floorspace with the remaining 43% as B2 and B8. In 

comparison to use class requirements there is a surplus of supply for B1a use and a deficit 

for B2 and B8 combined. This represents a risk in terms of providing suitable industrial and 

warehousing supply to enable the success of the strategy 

 

– Overall, there is a large reliance on urban sites (totalling 63% of total supply) across all 

periods. Urban Extensions are an important source of supply to 2021, with the SDA playing 

a more important role from 2021 onwards. Urban sites are often those most in need of 

intervention and this is likely to be where resources would be most beneficially directed. 
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5. Conclusions and Recommendations 

The objective that the recommendations in this report are designed to address is to ensure 

that sufficient sites of the right quality are capable of being developed in the optimal locations 

to meet the scale of requirements and the “cities first” policy agenda whilst also providing 

sufficient range and choice of sites for the market.  

 

Set out below are recommendations for action in relation to each of the key conclusions that 

the analysis of employment land requirements against supply has highlighted. Our 

recommendations cover: 

 

– Managing supply 

– Identifying interventions 

– Designing and implementing a delivery strategy 

 

5.1 Managing supply 

We recommend that a proactive approach to managing overall supply over the plan period is 

taken. This should include: 

 

– Monitoring of progress on all sites (strategic, non-strategic and windfalls) to identify the 

levels of contributions each type of site is making to meeting requirements, the need to 

make revisions to the strategic sites portfolio and to provide an early warning system to 

highlight risks in sites not coming forward as planned. 

 

– Detailed analysis of the stock of vacant property to provide a definitive view on its scale 

and suitability for future requirements.  

 

– Maintaining a reservoir of additional strategic sites for the period beyond 2026 so that 

these can potentially be brought forward if required based on the results of the monitoring 

process. In particular these should be seen as potential sites to replace “poor” sites that – 

if their delivery starts to slip or if there are insufficient resources with which to intervene to 

improve their deliverability – should be removed from the portfolio. 

 

– Prioritise early intervention on those sites that are of “medium” suitability and are critical to 

delivering key components of the strategy. In particular these should be “medium” sites 

that are due to come forward between 2016-21 and sites in urban locations. Prioritising 

intervention on “medium” rather than “poor” sites is likely to be a more pragmatic response 

to limited public sector resources that can be targeted at improving sites at least over the 

early years of the plan period. Prioritisation on sites in urban locations will provide the best 

chance of the “cities first” policy being met. 

 

– Analyse those sites allocated for B2 or B8 to determine the respective apportionment 

between these Use Classes so that a clear view of the extent to which these sites are 

capable of meeting future requirements in these sectors can be made. 
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5.2 Identifying interventions 

This study has not addressed detailed intervention requirements in relation to individual sites. 

However, given the recommendation above that early intervention should be focused on 

ensuring “medium” sites in urban areas can be brought forward at the appropriate times, we 

consider that each of these sites should be studied in detail by PUSH to identify the type of 

interventions that are required and associated costs. 

 

Potential interventions could include the following: 

 

 

Type of Intervention 

 

Output or Outcome 

 

Funding programme of 

environmental/public realm  improvements 

in a specific area 

 

Improve attractiveness of the location to 

prospective occupiers therefore improving 

prospects for the wider area 

 

Commission Master Plan for specific area 

or planning brief 

 

Preparation of masterplan for specific area 

which identifies and targets potential 

improvements, redevelopment opportunities 

including type and scale of uses. May be in 

conjunction with land owner or development 

partner.  

 

 

Infrastructure Investment  

 

 

Investment specifically in infrastructure or 

services to improve attractiveness or 

functionality of an area e.g. new road access 

to unlock development potential, enhanced 

electricity supply capacity, improved 

drainage  

 

 

Land Acquisition or Land Assembly  

 

To enable redevelopment and improvement 

of areas that may be in piecemeal or 

fragmented ownership and poorly 

performing. This may be in conjunction with a 

policy document such as a master plan or a 

planning brief. This could potentially include 

CPO, if necessary.  
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Type of Intervention 

 

Output or Outcome 

 

Other Development Works 

 

Funding or undertaking other development 

works to improve the quality/supply of 

modern industrial premises – eg, working 

with a developer, owner or occupier to divide 

a large building into smaller units; 

refurbishment and repair works; relocating or 

buying-out an existing occupier to unlock a 

larger benefit. 

 

 

5.3 Designing and implementing a delivery strategy 

Once the intervention requirements have been identified and costed, it will be possible to 

identify the strategy that PUSH and its partners (local authorities, HCA, SEEDA, health, 

education, MOD and emergency service bodies as well as the private sector) should take to 

intervene. We recommend that PUSH starts work to test these ideas and identify and 

implement preferred delivery routes. Given that the focus of delivery should be on strategic 

sites, a coordinated approach and programme for delivery across the sub-region will be 

required in order to ensure the right amount of land in the right locations are brought forward 

at the appropriate times. 

 

Potential delivery routes that could be considered are highlighted below: 

 

Site Sales – where any of the sites (or parts of sites) in question are under public sector 

ownership, the public sector could dispose of its assets on a site by site basis to the market.  

This would achieve capital receipts from sales and can secure community benefits, 

infrastructure and public realm improvements through negotiated section 106 and section 278 

agreements.  

 

Development Agreement – in this case the public sector would secure the development of 

sites by entering into a contractual arrangement with private sector partner(s). This can either 

be done on a site-by-site basis or across a portfolio of sites.  In relation to each site the 

developer would finance the development from its own resources or by using debt finance, 

potentially supplemented with gap funding from the public sector should it be required.  

 

Joint venture - whilst the above approaches are contractual in nature, the JV approach is a 

structural one whereby the public sector sets up and enters into a corporate joint venture with 

a private sector partner.  Particularly in vogue at present is a local asset backed vehicle type 

arrangement whereby the public sector makes its assets (land and property or funding) 

available to the vehicle as a mechanism to leverage in matched private sector finance, 

expertise and capacity.  The local asset backed vehicle type of arrangement can provide 

benefits in terms of holistic regeneration and commitment through a corporate partnership 

arrangement.  This route would involve the creation of a public private partnership vehicle 

(PPP) between the public sector and its procured private sector partner who may be a co-

investor or development partner (or a hybrid). 
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Forward Funding – whereby public sector partners agree to forward fund development and 

recoup costs from revenues generated by the project once constructed.  This could also 

involve the public sector committing to lease completed properties or to purchase them as an 

investment 

 

Direct Development - here the public sector intervenes by taking a principal position in the 

delivery of regeneration using powers to acquire sites, contracting out development 

management and construction to private sector partners and end funding schemes 

 

Growth Fund - a solution where the public sector establishes a Fund that can be used to 

unblock stalled schemes, acquire sites for development, etc. Possible sources of money to 

establish this Fund are set out below: 

 

Tax Increment Financing (TIF) – the TIF concept is designed to tackle the funding gap for 

enabling infrastructure and has been used widely in the US to help fund major regeneration 

projects. It relies on the principle that public projects such as roads, schools or environmental 

improvements increase the value of the surrounding land and buildings and hence their 

taxable capacity. The Government confirmed in September 2010 that it wishes to take forward 

the concept in the UK. The future revenue from the resulting „tax increment‟ is used to secure 

debt in order to fund the initial infrastructure required to unlock development – debt is likely to 

be secured through the local authority issuing a bond. The debt is subsequently serviced by 

the council from the tax increment accrued at the local level.  

 

Accelerated Development Zone (ADZ) – Councils do not currently benefit directly from local 

growth - the business rates they collect are passed to central government and redistributed as 

part of the annual finance settlement. However, a local authority establishing a TIF to be 

delivered through an Accelerated Development Zone (ADZ) would be allowed to keep the 

extra business rates revenue generated from new and improved premises within the zone for 

up to 30 years, and to use that revenue to fund large infrastructure projects.  Alternatively, 

they could prudentially borrow against future business rate increases to forward-fund 

infrastructure.  

 

Business Rate Supplement - this financial tool will enable (at present) cities (and other 

upper-tier authorities) to levy an additional 2p supplement on the national business rate within 

their area. Funds generated by BRS would be retained locally, and could be used to underpin 

prudential borrowing and other forms of capital financing to generate additional infrastructure 

investment. The enabling legislation has received Royal Assent and authorities can now 

proceed with introducing the supplement, however, they are duty bound to consult with liable 

businesses before finalising any policy.  

 

Community Infrastructure Levy – CIL will be a series of standard charges decided by 

designated charging authorities, and levied on new development to ensure that developers 

contribute to the infrastructure improvements that are required to develop and deliver 

genuinely sustainable communities. The CIL is likely to be established on the basis of a per 

dwelling basis for residential development and a per sq m basis for commercial development 

although full details are still to be finalised.  
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5.4 Next Steps 

In conclusion, therefore, we would suggest PUSH considers the following as it decides its next 

steps: 

 

1. Agree priority focus for intervention.  In the context of limited public resources in the 

short/medium term this report suggests a focus on „medium‟ rated and/or urban sites as a 

starting point.   Following initial agreement on areas of focus, further hard decisions will 

need to be made on priorities for investment and support as the process set out below is 

followed. 

2. Test the appetite for potential delivery vehicles with partners.  This will enable a 

shortlisting of the options presented above and set the context for detailed site level 

considerations.  Developments on the Solent LEP bid and decisions on how SEEDA 

ownerships will be handled will be an important element of this work. 

3. Clarify the scale and mix of development on identified priority sites for intervention. This 

will enable much more detailed consideration on a site by site basis than this study has 

been able to.   

4. Carry out financial appraisals and market testing to identify funding gaps, where 

information is not yet available. 

5. Seek appropriate funding sources to address identified gaps. 
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Appendix 1: Assessing Future Employment Floorspace 

Requirements – Further Details 

This appendix sets out further details of the approach to assessing future employment floorspace 

requirements in South Hampshire as set out in section 2 of this report. 

 

The methodology has been evidenced from a variety of sources including national statistics, 

employment land guidance and previous experience/market knowledge. Where assumptions have 

been adopted an explanation of the reasoning and evidence lying beneath is presented. Note that as 

this is an employment floorspace assessment the majority of the focus is on the B Use Classes.  

 

Employment Projections  

The employment projections used within the assessment were developed by Oxford Economics as 

part of work to refresh the PUSH Economic Development Strategy.  Further details on the projections 

and their implications for the PUSH area can be found in the document PUSH Preferred Scenario, 

DTZ and Oxford Economics for PUSH, July 2010.    

 

Employment by Use Class 

Table A1.1 sets out the SIC (Sector) to Use Class matrix employed in this analysis. This Use Class 

matrix has been designed to take into account not only the B Use Classes but also the A, C and D 

Use Classes. This is in line with recommendations made in PPS4
5
. However, it should be noted that 

the traditional approach to forecasting retail floorspace (for example) relate to expenditure patterns, 

rather than employment projections.  

 

The proportion of employment in each category in this matrix is based upon the share of reported 

employment as recorded by the Annual Business Inquiry (ABI) in different activities. For example, the 

split between retail, motor trades and distribution activities within the „Retail and Distribution‟ sector. 

This approach was applied to each of the sub-sectors in turn and with analysis going down to 4 digit 

SIC codes where required.  

 

The result of this interrogation of the ABI dataset in many cases has reconfirmed assumptions that 

have been developed elsewhere and used during the previous PUSH work. One sector where a 

notable change has occurred from the previous PUSH assessment is the „Public Admin & Defence‟ 

sector.  Based on detailed assessment of current data the current analysis assumes a slightly larger 

proportion of employment within B1 Use Class than previously.  

 

We have included B1b/c activities (i.e. light industry) with B2 uses as this better relates to the 

Valuation Office data on commercial floorspace categories which are used elsewhere in this analysis.  

 

 

 
 
 
 
 

                                                      
5
 Planning Policy Statement 4, Communities and Local Government, Dec 2009. 
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Table A1.1: Sector to Use Class Conversion Matrix 

Sector  B1a 

B2 

(inc 

B1b/c) 

B8 A2 
Rest 

of A 
C D 

Sui 

Generis 

Not Fixed 

to a 

Property 

Agriculture  0% 10% 10% 0% 0% 0% 0% 0% 80% 

Extraction 0% 0% 0% 0% 0% 0% 0% 0% 100% 

Manufacturing  0% 90% 10% 0% 0% 0% 0% 0% 0% 

Utilities 5% 5% 15% 0% 0% 0% 0% 0% 75% 

Construction 5% 5% 10% 0% 0% 0% 0% 0% 80% 

Retail & Distribution 0% 0% 20% 0% 70% 0% 0% 10% 0% 

Hotels & Restaurants 0% 0% 0% 0% 40% 60% 0% 0% 0% 

Transport & Comms 5% 10% 10% 0% 10% 0% 0% 10% 55% 

Financial Services 60% 0% 0% 40% 0% 0% 0% 0% 0% 

Business Ser 80% 0% 0% 20% 0% 0% 0% 0% 0% 

Public Admin & 

Defence 
50% 0% 0% 0% 0% 0% 0% 0% 50% 

Education 10% 0% 0% 0% 0% 40% 50% 0% 0% 

Health 20% 0% 0% 0% 0% 50% 30% 0% 0% 

Other Personal 

Services 
20% 0% 0% 0% 0% 0% 10% 10% 60% 

Source: DTZ 

 

Employment Densities 

Employment densities by Use Class are required in order to develop floorspace estimates. The 

adopted employment densities per worker were based on a number of sources and cross checks. In 

summary they were:  

 

– Employment density studies such as RTP, Arup and English Partnerships other guidance: The 

starting point for assumptions was published evidence based on surveys. In particular those 

quoted in guidance produced by English Partnerships and ODPM
6
. The employment densities 

suggested by these documents are shown in Table A1.2.  However, much of this data is now 

dated. 

– Employment densities based upon past experience: These densities were checked against 

employment densities used in employment land studies conducted by DTZ elsewhere across the 

UK. Where there were differences between responses we assessed the reasons for adopting the 

specified densities (e.g. local data) and compared these factors with the conditions in PUSH to test 

whether they are applicable.  

– Implied employment densities based upon observed data: DTZ calculated estimated employment 

densities based upon floorspace data gathered from VOA data at a GB, SE and PUSH level and 

sectoral employment data (ABI) which had been converted to employment by Use Class using the 

matrix at Table A1.1. This information was used as a sense check of our earlier assumptions 

against real data.  

 

 

 

 

                                                      
6
 Employment Land Reviews: Guidance Note, ODPM, 2004. 
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Table A1.2: Standard Job Density Benchmarks  

 RTP/SERPLAN
7
 DTZ / SEERA 2004

8
 

English Partnership guidance 

2001  

Office General: 17.9 sq m 

General: 18.3 sq m 

HQ‟s: 20.7 sq m  

High Tech, R&D: 27.2 sq m  

General: 19 sq m 

HQ‟s: 22 sq m 

Business park: 16 sq m 

Industrial 31.8 sq m 30-38 sq m 29-34 sq m  

Warehousing General: 40.1 sq m (with loading bays) 78 sq m 
General: 50 sq m  

Large scale,high bay: 80 sq  m 

 

After completing the cross analysis of the available evidence as detailed above a range of 

employment densities for each of the Use Classes were considered to take into account the variation 

and uncertainty (Table A1.3). The triangulation process suggests that densities in the B2 Use Classes 

have more substantial differences to the guidance than for other Use Classes. Therefore on this basis 

we have adopted higher floorspace per worker assumptions for B2 premises in line with our findings 

from the VOA and ABI datasets.  This would align with anecdotal evidence of companies downsizing 

in terms of staff but not shedding space, leading to a lowering of densities (increasing quantum of 

space per worker). 

 

Employment densities in C, D and Sui Generis sectors are indicative as there is such a wide range of 

possible densities within those Use Classes.  As noted above, there are often other approaches used 

to develop future floorspace requirements for these activities which are beyond the scope of this 

report.  

 

Table A1.3: Floorspace per Worker Assumptions  

Assumption B1a 

B2 

(inc 

B1b/c) 

B8 A2 

Rest 

of A 

C D Sui 

Generis 

Not Fixed 

to a 

Property 

High Density 12 35 50 12 15 25 25 25 N/A 

Medium Density 15 42.5 65 15 20 30 30 30 N/A 

Low Density 18 50 80 18 25 35 35 35 N/A 

 

For the purposes of the analysis the „medium‟ densities were adopted. These were considered to be 

the most appropriate for the analysis: 

 

– For offices this represented a higher level of density than „general‟ office densities within the 

guidance and aligned with modern office occupation as reported by DTZ building consultants.  

Since the various research reports were published there was considered to have been further 

moves toward more efficient occupancy of office stocks. 

– For B2 this figure aligned with the results of analysis of current employment and floorspace
9
 as 

well as evidence to suggest lowering of densities since the research based guidance was 

published. 

– For B8 this represents a hybrid of high bay warehousing and more local storage type activity. 

 

                                                      
7
 The use of business space: employment densities and working practices in SE England, RTP / SERPLAN, 1997 

8
 Employment densities: report for English Partnership and the Regional Development Agencies, 2001 

9
 Analysis by DTZ of ABI and VOA data over the period 1998-2008 indicated a 30% reduction in employment densities in the 

PUSH area.   
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Previous research by DTZ and others has proved inconclusive in terms of changing employment 

densities over time, even though there is anecdotal evidence that in the office sector the space 

required per worker is falling and in the manufacturing sector the space may be rising due to 

increasing levels of automation. 

Research by DTZ for the South East of England Regional Assembly (SEERA) and South East of 

England Development Agency (SEEDA) „Use of Business Space and Changing Working Practices in 

the South East‟ (May 2004), considered the potential impact of more flexible working patterns and 

increased use of technology upon employment densities.  With such strong forces potentially exerting 

influence on the property/floorspace needs of occupiers in the future it is important to consider such 

issues when setting policy.  The study made some of the following findings: 

 

“Change in floorspace ratios are taking place at a slow pace, especially in the light of various forces 

(some operating in opposite directions) shaping it”. 

 

 “…changing working practices appear to have had little impact on the use of business space”. 

 

 “Over three quarters of respondents (to the business survey) suggested that no change to floorspace 

to worker ratio is likely due to new/changing working practices”. 

 

 “In terms of new working practices and employment densities, the evidence presented in this report 

shows limited overall impact of changing working practices on employment density, except for some 

office based employment activities with increasing ICT use”. 

 

This research would suggest that there is no strong evidence, on the basis of changing working 

practices, to justify a significant departure from established guidance on floorspace per worker 

assumptions.   However, it may be prudent to monitor future research in this area to identify whether 

changing working practices generate more significant floorspace impacts in the future. 

 

Allowing for Replacement  

An allowance for replacement has been included within the methodology to encapsulate the wider 

changes in the economy not picked up in the employment projections. Within sectors there is constant 

churn of businesses and employees.  Working practices change, new technologies are adopted and 

the sites and premises used by firms need to adapt to these new ways of working.  As a result, there 

will be a need for some existing employment stocks to be replaced. There will also be instances 

where existing buildings are so dilapidated that they require complete reconstruction.   

 

Developing a methodology to estimate the scale of replacement activity is not straightforward.  As a 

result, DTZ has worked closely with Hampshire County Council and PUSH to develop a methodology 

which is robust in terms of its underpinning logic and the evidence used to derive assumptions.   

 

Typically within the property sector, development appraisals on new buildings consider a 25-30 year 

time horizon.  As a result, one may expect that after this period, a building would be ripe for 

replacement. However, data on the age of commercial employment buildings indicates a very different 

picture. Data for the six local authority areas wholly within PUSH indicates that a large proportion of 

the current stock was built between 1940 and 1970, with approximately 15% of stock being built pre 

1940 (Table A1.4). This implies that the useful lifespan of some stocks is considerable.   
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A previous study on the warehousing sector for PUSH
10

 suggested that for warehousing activities the 

replacement cycle would be every 30 years.  Whilst this may be true for new buildings, the evidence 

on existing stocks points to a longer life cycle for buildings.  Within the analysis period considered for 

this study the main focus is on existing property, not newly built stocks (which will have a useful life 

throughout the period).     

 

If buildings were replaced every 30 years, one would expect around 3% of all commercial employment 

property stocks to be replaced each year.  Due to the existence of a substantial stock of property aged 

pre 1970 DTZ believes this to be an assumption that is too strong.  As a result, for this analysis an 

assumption that 1% - 1.5% of existing stock is replaced each year.  This effectively equates to a 

replacement of the entire commercial employment stock every 66-100 years (clearly there will be 

some property which is not replaced and other buildings which could be replaced more than once). 

 

Table A1.4: Commercial Stocks by Age, PUSH Core Authorities 

 % built Pre 1940 % built 1940 - 1970 Total Pre 1970 

Office 17% 27% 44% 

Industrial  11% 44% 55% 

Warehousing 15% 26% 41% 

Source: VOA and DCLG 

 

Applying this percentage to the total stock gives an indication of the average annual replacement 

requirement.  However, not all of this replacement will require the provision of available sites at the 

beginning of the period.  One would expect some replacement activity to take place on the site of the 

building being replaced.   However, one would also expect this not to happen in all circumstances.  

For example, some sites are not in locations favourable for new employment development, others will 

be constrained as a result of infrastructure issues, unwilling landowners or unviable development 

costs/values.  That is not to say these sites will not come forward for employment use in the future, it 

may be that the constraints take time to resolve before the site can be development ready, or it may 

be that a mix of uses is adopted for the site which reduces the total employment component.  As such, 

there needs to be provision for part of the replacement allowance on sites which are currently 

unoccupied.  

 

The exact balance between occupied and unoccupied sites is unknown, with no local or regional 

evidence to provide any firm guidance.  In order to progress the analysis an assumption that 50% of 

replacement demand will occur on currently unoccupied sites and 50% will occur on currently 

occupied sites is adopted.   These assumptions have been tested by Hampshire County Council 

officers and accepted as reasonable and justified.  This same method has also been adopted in other 

studies by DTZ and found sound by Planning Inspectors. 

 

Choice 

An allowance of 10% to the sub-total (net additional + replacement) is included to account for the 

need to provide occupiers with choice in the marketplace, as different businesses will have different 

needs and requirements.   This choice and flexibility may include choice of location or typology.  It 

also ensures some flexibility to accommodate the frictional movement in the property market (allowing 

the market to move as one occupier vacates a property and another moves in behind with some delay 

for fit out etc).  

                                                      
10

 Property Requirements for Distribution and Logistics, Roger Tym & Partners, Lambert Smith Hampton and MDS Transmodal, 
September 2008 
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Appendix 2: PUSH Strategic Sites – Shortlist and 

Assessment Details  
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Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Estimated Net Additional Phasing (sq m) Estimated Net Capacity (sq m) 

2011-16 2016-21 2021-26 2026-31 2011-2031 B1 B2/B8 B2 B8 

Railway Land / St Modwen Eastleigh 19.5 Urban Medium - - 5,000 5,000 10,000 - 10,000 - - 

Northern Business Park Eastleigh 32.9 Urban Poor - - 65,000 66,600 131,600 - 131,600 - - 

Centris, Leigh Road (former 

Pirelli), Leigh Road, Eastleigh 
Eastleigh 4.8 Urban Medium 5,777 - - - 5,777 5,777 - - - 

Land at Prysmian, Chickenhall 
Lane 

Eastleigh 5.9 Urban Poor - 10,000 11,000 - 21,000 - 21,000 - - 

Fareham SDA, M27 J11 Fareham 17.00 SDA Medium - - 25,500 25,500 51,000 51,000 - - - 

Fareham SDA, M27 J10 Fareham 10.00 SDA Medium - 12,000 12,000 12,000 36,000 - - 10,000 26,000 

Fareham SDA, District Centre Fareham 5.00 SDA Medium - 5,000 5,000 - 10,000 10,000 - - - 

Daedalus - Hangars East mid 

area 
Fareham 10.50 Out of Town Good 5,000 15,000 4,000 - 24,000 - 24,000 - - 

Daedalus - Hangars West Fareham 15.30 Out of Town Good - - 10,000 10,000 20,000 - 20,000 - - 

Solent 2 West Area Rookery 

Avenue 
Fareham 10.5 

Urban 

Extension 
Good 42,000 - - - 42,000 42,000 - - - 

Daedalus - Hangars East Lee 

Extension 

Fareham & 

Gosport 
2.13 

Urban 

Extension 
Medium 7,600 7,400 - - 15,000 10,000 5,000 - - 
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Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Estimated Net Additional Phasing (sq m) Estimated Net Capacity (sq m) 

2011-16 2016-21 2021-26 2026-31 2011-2031 B1 B2/B8 B2 B8 

Daedalus - Waterfront site
11

 Gosport 20.0 Urban Medium 10,000 21,000 10,000 - 41,000 - 41,000 - - 

Gosport Waterfront (including 

Bus Station,Coldharbour and 

Retained Area of RCY)
12

 

Gosport 5.2 Urban Good - 3,000 - - 3,000 3,000 - - - 

Haslar Peninsula - Blockhouse Gosport 32.8 Urban Medium 10,000 20,000 - - 30,000 15,000 - 15,000 - 

HMS Sultan (West and East) Gosport 69.1 Urban Good - - 100,000 100,000 200,000 - 200,000 - - 

Brockhampton West Havant 9.4 
Urban 

Extension 
Poor - 14,000 14,200 - 28,200 18,048 10,152 - - 

Dunsbury Hill Farm Havant 16.6 
Urban 

Extension 
Medium 20,000 30,000 - - 50,000 32,000 18,000 - - 

Former HBC depot, Harts Farm 

Way 
Havant 4.0 Urban Good 8,000 8,275 - - 16,275 - 16,275 - - 

Land north of Broadmarsh 

Business and Innovation 

Centre, Harts Farm Way 

Havant 0.9 Urban Medium - 4,500 - - 4,500 - 4,500 - - 

Bosmere Field Havant 1.3 Urban Poor 5,200 - - - 5,200 2,600 2,600 - - 

                                                      
11

 The gross redevelopment potential of this site is 65,00 sq m 
12

 While Gosport Waterfront is anticipated to provide 3,000 sq m of net additional B-use class floorspace, regeneration of this site is expected to generate significant employment in other sectors (e.g. retail, leisure 

and tourism) and gross B-use class redevelopment potential is reported to be of the order of 23,000 sq m.  
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Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Estimated Net Additional Phasing (sq m) Estimated Net Capacity (sq m) 

2011-16 2016-21 2021-26 2026-31 2011-2031 B1 B2/B8 B2 B8 

Land to the west of Maurepas 

Way 
Havant 1.9 Urban Poor 3,800 - - - 3,800 1,900 1,900 - - 

Cracknore Industrial Park, Hard 

Lane, Cracknore 
New Forest 5.1 Out of Town Medium 10,000 10,400 - - 20,400 - - 10,200 10,200 

Marchwood Industrial Park, 

Normandy Way, Marchwood 
New Forest 1.5 Out of Town Medium 3,000 3,040 - - 6,040 - - - 6,040 

Solent View, Marchwood 

Industrial Estate, Normandy 

Way, Marchwood 

New Forest 0.7 Out of Town Medium 1,300 1,300 - - 2,600 - - 1,300 1,300 

Eling Wharf, Totton New Forest 15.0 Urban Good - - 30,000 30,000 60,000 60,000 - - - 

Land east of IBM, Western 

Road 
Portsmouth 9.8 Urban Medium 22,710 14,670 19,020 12,630 69,030 69,030 - - - 

Phases 3-9, Hilsea Gas Works 

Site (Blueprint) 
Portsmouth 6.0 Urban Medium 21,660 - - - 21,660 7,220 - 7,220 7,220 

Tipner Portsmouth 4.5 Urban Poor - 12,500 12,500 - 25,000 25,000 - - - 

Station Square and Station 

Quarter 
Portsmouth 1.0 Urban Good - 10,350 - - 10,350 10,350 - - - 

St Mary's West Portsmouth 2.3 Urban Medium - 4,000 5,000 - 9,000 9,000 - - - 
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Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Estimated Net Additional Phasing (sq m) Estimated Net Capacity (sq m) 

2011-16 2016-21 2021-26 2026-31 2011-2031 B1 B2/B8 B2 B8 

Trafalgar Wharf, Southampton 

Road 
Portsmouth 8.6 Urban Medium - 9,920 - - 9,920 - 9,920 - - 

Merlin Park, Airport industrial 

Estate 
Portsmouth 1.6 Urban Medium 6,550 - - - 6,550 - 6,550 - - 

Land at Test Lane South Southampton 6.5 
Urban 

Extension 
Medium - 20,000 - - 20,000 - - 10,000 10,000 

Land north of Orion Business 

Centre, Wide Lane 
Southampton 1.7 Out of Town Poor - - 6,720 - 6,720 - - 3,360 3,360 

Royal Pier Southampton 14.0 Urban Good - 49,000 - - 49,000 49,000 - - - 

18-20 & 21-22 Cumberland 

Place 
Southampton 1.0 Urban Good 14,514 - - - 14,514 14,514 - - - 

Mayflower Plaza Southampton 0.7 Urban Good 10,468 - - - 10,468 10,468 - - - 

Central Station, Southampton Southampton 4.1 Urban Good - 15,000 15,000 - 30,000 30,000 - - - 

Major Development Quarter
13

 Southampton 55.0 Urban Good - 89,000 89,000 - 178,000 178,000 - - - 

Woolston Riverside / Centenary 

Quay, Victoria Road, Woolston 
Southampton 12.5 Urban Good 20,240 - - - 20,240 - - 20,240 - 

                                                      
13

 The capacity and deliverability of the Major Development Quarter is currently being further tested through a masterplanning exercise. 
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Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Estimated Net Additional Phasing (sq m) Estimated Net Capacity (sq m) 

2011-16 2016-21 2021-26 2026-31 2011-2031 B1 B2/B8 B2 B8 

St. Andrew Road / East Park 

Terrace - Ambulance Station & 

Clinic 

Southampton 0.8 Urban Good 8,996 - - - 8,996 8,996 - - - 

West Quay Phase 3 Southampton 10.0 Urban Good 5,600 - - - 5,600 5,600 - - - 

Kennels Farm, Manor Road, 

Chilworth 
Test Valley 4.1 Out of Town Medium 4,310 2,840 - - 7,150 7,150 - - - 

Adanac Farm, Nursling (next to 

M271) 
Test Valley 30.0 Out of Town Good 19,700 19,700 19,700 - 59,100 59,100 - - - 

West Waterlooville MDA 

(Brambles Farm) 
Winchester 30.0 

Urban 

Extension 
Good 10,000 75,000 - - 85,000 34,000 - 34,000 17,000 

Expansion of Solent Business 

Park (inc remainder of Solent 1, 

Forum 1-11 Plots 2000-2500 & 

3400) and Solent 2 East Area 

(WCC) 

Winchester 3.2 
Urban 

Extension 
Good 22,400 - - - 22,400 22,400 - - - 

TOTALS:      298,800 486,900 458,600 261,700 1,506,100 791,200 522,500 111,300 81,100 

N.B. Totals may not add due to rounding 
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Sites with Redevelopment Potential but Minimal or No Anticipated Net Floorspace Gain 
 

Site Name Site Location 
Site Area 

(ha) 

Locational 

Category 
Suitability 

Barton Park, Tower Lane Eastleigh 13.0 Urban Medium 

Drivers Wharf Southampton 5.5 Urban Medium 

BAT site Southampton 5.5 Urban Good 

Boldrewood Southampton 0.7 Urban Medium 

 


