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Executive Summary

This Business Case has been prepared on behalf of developers Crest Nicholson to support an
investment decision by the Solent Local Enterprise Partnership (SLEP) to award grant funding
through the Local Growth Fund (LGF) for Phase 4 of Centenary Quay at Woolston, Southampton.

Centenary Quay is located on the eastern bank of the River Itchen immediately to the south of the
Itchen Bridge and just off the A3025 eastern approach approximately 1.5 miles to the east of
Southampton City centre.

Planning consent was granted in 2009 for Centenary Quay to provide 1,620 new homes along with
retail and leisure uses, a new library and nursery on the former Vosper Thorneycroft shipbuilding
site. The project fully integrates with the existing neighbourhood of Woolston allowing for the local
community to reconnect with its river front.

Phases 1 to 3 are now substantially completed and Phase 4 is due to start in spring 2016. There
are however viability concerns over Phase 4 as the project revenues do not cover the costs.
Through the award of a grant of £7.676m towards general infrastructure works it will be possible to
achieve financial viability and for the scheme to proceed. Without this grant the scheme will be
stalled and future phases will be at risk.

Phase 4 has been divided into 2 sub-phases. Phase 4A was granted reserved matters approval by
Southampton City Council in April 2016. This sub-phase includes 185 residential dwellings in
buildings ranging from 6 to 11 stories in height, 508 sq m of retail/leisure space and a multii storey
car park.

A reserved matters application has been submitted to Southampton City Council for Phase 4B and
a decision is expected in June 2016. This sub-phase will create a landmark 26i storey tower
comprising 157 residential dwellings.

The LGF funding will deliver both Phase 4A and Phase 4B (total 342 residential units). The funding
will contribute towards the costs of a package of essential enabling infrastructure works which
includes river walls, archaeological, ecological, public realm and district heating infrastructure
works.

The project aligns well with Solent LEPOsousmpj ecti ve
to support the growing workforce, unlocking employment sites and enabling infrastructure. The

project makes a significant contribution to the city of Southampton6 s housi ng needs and
Strategy objectives to create neighbourhoods that are balanced with diverse mixed communities

and creating excellence in design quality.

Significant levels of investment in remediation and preparatory works have been made in the site
by its owners the Homes and Communities Agency who continue to be actively engaged as
partners to Crest Nicholson.

The net additional outputs and benefits generated by the project are:

Indicator Outputs/Benefits

Net additional homes 471

Net additional commercial floorspace (sq m) 59




Indicator Outputs/Benefits

Permanent jobs (FTE) 2

Construction jobs (job years) 1,526

Public realm (intervention areas) One minor /
moderate

Betterment from residential use (Em) 97.7

Willingness to pay for public realm (Em) 0.0

GVA (Em) 57.3

Source: BBP Regeneration analysis

The economic modelling shows that the Project:

f
f
f
f
f

f

I's the most effective option for meeting
Delivers 157 new build homes, and enables a further 314 new build homes;

Provides value for money, presentinga BCR of 6.47 6 Ve r Hi g h 6 ;

Performs well in sensitivity testing;

Is cost effective when assessed on the basis of public sector discretionary spending per net
additional new dwelling;

Provides leverage for the Local Growth Fund grant funding measured against private
investment at a ratio of 1:24.68, and;

Achieves positive distributional benefits targeting deprived communities.

The Commercial Case for the project is based on evidence of demand and price points drawn from
earlier phases as well as comparator new development in Southampton. There are drawdown
arrangements in the development agreement between Crest Nicholson and the HCA which provide
development rights to undertake the Project.

The Financial Case provides evidence of the project costs supported by an independent quality

surveyor estimate It describes how the Local Growth Deal funding al ongsi de

investment will enable project viability thresholds to be met.

The

t

he

Management Case sets out Cr e insuccBssfallydeliveriogn 6 s
large scale residential led regeneration projects and key project milestones. It also explains the
extensive stakeholder engagement and consultation that has taken place.
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1. Introduction

Following acceptance of an Expression of Interest, Crest Nicholson Regeneration (Crest) have
been invited to submit a Business Case to the Solent Local Enterprise Partnership (SLEP) to
support an investment decision to award grant funding through the Local Growth Fund for Phase 4
of Centenary Quay at Woolston, Southampton.

Centenary Quay is a £500m plus regeneration project of a 31 acre brownfield site which is breathing
life back into the Woolston suburb of Southampton, on the banks of the River Itchen. Located on
the former Vosper Thorneycroft shipbuilding site the development borders Woolston High Street.
The masterplan has been devised to ensure that Centenary Quay is a fully integrated extension of
the existing neighbourhood.

The master plan provides for a total of 1,620 homes 25% of which will be affordable, and a further
significant proportion will be for private rent. In addition, the plans include 150,000 sq. ft. of
commercial space, including a library, nursery and new food superstore.

Phases 1 to 3 are now substantially completed and Phase 4 is due to start in spring 2016. There
are however viability concerns over Phase 4 as the project revenues do not cover the costs.
Through the award of a grant of £7.676m it will be possible to achieve financial viability and for the
scheme to proceed. Without this grant the scheme will be stalled and future phases will be at risk.

The purpose of this business case is to demonstrate that grant funding will provide a viable and
deliverable programme which delivers value for money for the public investment and enables an
award to be made satisfying the requirements of the LEP Assurance Framework.

The Assurance Framework seeks to ensure that robust local decision making and value for money
processes are in place. It sets out a methodology for assessing overall value for money based upon

the principles enshrined in HM Treasury compliant

model.

The Five Case Model for appraising public sector investment has been developed to provide a clear
framework for thinking about spending proposals and a structured process for appraising,
developing and planning to deliver best public value. It is recognised as best practice and is the
Treasurybds standard methodol ogy.

The five cases are:

1 The Strategic Case i which demonstrates that the spending proposal has SMART
objectives, provides business synergy and strategic fit and is predicated upon a robust and
evidence based case for change.

1 The Economic Case i demonstrates that the spending proposal optimises public value.
This is done by identifying and appraising a range of realistic and achievable options and
comparing these with a reference case or do nothing option. A Cost Benefit Analysis is
conducted in accordance with Green Book guidance quantifying in monetary terms as
many of the costs and benefits (adjusted for additionality factors) from a total public sector
perspective as possible for shortlisted
sensitivity analysis in order to test its robustness.

options

1 The Commercial Case -demonstrates that the AfApreferred opt

procurement and well structured fideal 0.

1 TheFinancialCase-demonstrates that the Apreferred

affordable fideal 0.

opti



1 The Management Case - demonstrates thatthe A pr ef err ed
delivered successfully, in accordance with recognised best practice.

1.9 The Business Case is structured as follows:

—a = a4 =& -

Section 2 i
Section 37
Section 4 i
Section 57

Section 6 T

Section 7 1

The Project

The Strategic Case
The Economic Case
The Commercial Case

The Financial Case

The Management Case

optionbo
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2. The Project

Locati on

2.1 Centenary Quay is located on the eastern bank of the River Itchen immediately to the south of the
Itchen Bridge and just off the A3025 eastern approach approximately 1.5 miles to the east of
Southampton City centre. The site is within a 10-minute walk of Woolston Railway Station, which
provides westbound services to Southampton Central every 30 minutes and eastbound services to
Portsmouth & Southsea. Central London can be accessed from Southampton Central with journey
times of 1 hour 26 minutes twice an hour. The M27 is the nearest motorway with links across the
south coast providing access to Portsmouth to the east and Bournemouth and the New Forest to
the west. The M3 is also within easy reach providing access to Winchester, Basingstoke and
London. Regular bus services are available providing access to the City Centre.

3 S
T Nstock Rd <
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3 \ e
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Woolston ¥

Bakground

2.2 Centenary Quay is a development of a substantial brownfield site (12.5 ha (31 acres)) previously
owned and occupied by Vosper Thorneycroft (UK) Ltd and had operated as a shipyard since 1876.

2.3 The shipyard was acquired by the South East England Development Agency (SEEDA) in March
2003 and finally vacated by Vosper Thorneycroft in March 2004. SEEDA subsequently announced
plans for the site, to be split into two sections:

1 A residential and retail area, to be developed and delivered by Crest Nicholson under the
brand name Centenary Quay.

1 8.2 hectares for a marine employment quarter at the north of the site


https://en.wikipedia.org/wiki/South_East_England_Development_Agency
https://en.wikipedia.org/wiki/Crest_Nicholson
https://en.wikipedia.org/wiki/Centenary_Quay
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Figure 2.2 - Centenary Quay prior to Development

Source: Crest Nicholson Regeneration

SEEDA commissioned Richard Rogers to prepare a masterplan for the site. This application was
submitted in 2005, was heard at Planning Committee in 2006. It was formally approved in 2008,
following the signing of the Section 106 legal agreement. This masterplan had gone through
significant public consultation during its preparation.

In order to deliver the regeneration of the site, SEEDA appointed Crest as preferred developer in
March 2006. Crest was charged with delivering a high density, high quality residential element, with
SEEDA ultimately retaining control of the northern part of the site, known as the Marine Employment
Quarter (MEQ) for the delivery of new commercial marine floorspace.

10
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2.8

29

Crest, in conjunction with SEEDA, progressed a revised masterplan for the site, which was
submitted to planning in 2008, following the grant of the original planning permission. The revised
Centenary Quay proposals were granted planning permission on 31 December 2009 by SCC,
following a special Planning Panel in August 2008 and the Section 106 Agreement being signed on
24 December 2009. The planning permission took the form of a hybrid approval, with detailed
consent for Phase 1 and works to the river edge, and outline approval for the proposed development
across the remainder of the site.

The responsibility for SEEDAG6s property portfolio t
Agency (The HCA) on 19 September 2011. The HCA remain the landowners of the undeveloped
parts of the site.

Centenar T hQauaMast er pl an

The revised Centenary Quay proposals which were consented (Ref:08/00389/0UT) provide for:

ORedevel opment of the site to provide a mixed wuse
(including 405 affordable homes); retail (Class Al - 5,525 square metres, including a foodstore);

restaurants and cafes (Class A3 - 1,543 square metres); offices (Class B1 - 4,527 square metres);

yacht manufacture (Class B2 - 21,237 square metres); Business, industrial, storage and distribution

uses (Class B1/B2/B8 - 2,617 square metres); 100 bedroom hotel (Class C1- 4,633 square metres);

28 live/work units (2,408 square metres); community uses (Class D1- 2,230 square metres); two

energy centres (1,080 square metres); with associated parking (including the laying out of

temporary car parking); new public spaces; river edge and quays; new means of access and

associated highway/ environmental improvements.6

The masterplan has identified 7 separate but linked phases which are illustrated on the Phasing
Plan below:

Figure 2.3 - Centenary Quay - Phasing Plan

SCOTT
. BROWNRIGG

R'VERTTE:HEN i

RIVER ITCHEN

Phasing Strategy

Source: Crest Nicholson Regeneration
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Phas el

Following significant HCA and Crest Nicholson investment Phases 1 and 2 have already been
delivered and provided 336 homes, 162 of which were affordable. The early phases also included
a new library and day nursery which serve to link Woolston High Street to Centenary Quay and
provides early amenity for the new community and helps to connect to the existing community.

Phase 3 is now (April 2015) completing. This phase comprises 329 apartments including 72 shared

ownership and 102 6Build to Rentd units along

and leisure units which will provide a new vibrant mixed use commercial focus to the new
community together with significant employment opportunities.

The early phases of development have led to significant changes in the retail and cafe provision on
Victoria Road. Several units have been renovated and modernised and there are numerous new
furniture and interior design shops demonstrating the direct and beneficial impact that the new
housing is having on the local economy.

Phase 4

Phase 4 has been divided into 2 sub-phases. The site for Phase 4A comprises a 0.65 hectare site
bounded by the River Itchen to the west and the remainder of the masterplan site to the east and
south. To the east is Phase 3 of the development, which comprises the foodstore, other retail and
residential units and the new MEQ access loop road, which will serve Phase 4A and directly links
to John Thornycroft Road and the existing Woolston district centre to the north. Bounding the site
to the north is the MEQ. Phase 4A was granted reserved matters approval by Southampton
City Council in April 2016.

Directly bounding the site to the south will be Phase 4B of the development, which will incorporate
the first of the three waterfront residential towers (Block J1) and will lead to the creation of the first
part of the riverside public walkway. The site for Phase 4B comprises a 0.44 hectare site bounded
by the River Itchen to the west and the remainder of the masterplan site to the north, south and
east. The site includes land which will form an extension to the basement car park of Phase 3 and
a new landscaped open space to the south of the existing Phase 3 buildings. A reserved matters
appication has been submitted to Southampton City Council for Phase 4B on which a
decision is expected in June 2016.

12
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2.16

217

Figure 2.4 - Phase 4 Layout Plan
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The proposals for Phase 4A will create a high quality, mixed use development comprising 185
residential dwellings, 508 sgm of A3/A4 commercial floorspace and a multi storey car park.

Phase 4A comprises two key building elements, which are:

M1 Block K1

9 Blocks M and K1L

The buildings will range from 6 to 11 storeys in height. The commercial element will be provided on
the ground floor of block K1, which will have public access around its base, providing views across
the River Itchen. This will create the opportunity for outside dining, linking to civic spaces as the

public access runs southwards along the river frontage.

13
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2.20

2.21

The residential element will be provided on the upper floors of blocks M and K1 and on the ground
and upper floors of K1L. The multi-storey car park will be provided to the west of K1L and to the
south of the MEQ.

The new access road will provide a looped configured access and egress into the Phase 4A parking
areas, which will be provided in the multi-storey car park and will be segregated from the public
parking areas. The public parking spaces within Phase 3 will be available to people utilising the
retail elements in Phase 4A. Service vehicles will be able to access Phase 4A via the looped access
via John Thornycroft Road.

The proposals for Phase 4B will create a high quality, landmark development comprising 157
residential dwellings. Phase 4B comprises two key elements, which are:

I Block J1, comprising a 26 storey residential tower incorporating 157 dwellings
1 An extension to the existing Phase 3 basement car park for 73 cars

Block J1 comprises a residential tower of 26 storeys. The ground floor will include a residential
reception and 24 hour concierge service. This will provide an active frontage onto the civic space
and pedestrian route that will run along the eastern elevation of the building, linking seamlessly to
the riverside walkway to the north and south.

14








































































