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Introduction
5.1 To meet the strategic objectives for the 

redevelopment of the site as set out in Section 
1, this section presents the development 
options which have been considered following 
an assessment of the site and its surroundings, 
policies, and consultations. It identifies the 
opportunities and constraints that will inform the 
scheme; addresses potential conflicting issues 
and the decisions taken; and formulates the 
design and access principles supported by the 
vision of the site. 

Figure 34 The Sitewide Phasing Plan for the proposed development Figure 35 Environmental Opportunities and Constraints Concepts Plan

Time Constraints
5.2 The development will be constructed in phases 

as shown in Figure 34. 

5.3 The proposed development shall be phased such 
that where land is occupied by the MoD, it will 
not be redeveloped for other purposes until after 
2024.

5.4 Some areas of the site shall be retained for MoD 
use throughout the lifetime of the development. 
The Permanent MoD Enclaves are shown in the 
masterplan to have been retained for their current 
use, and where suitable, incorporated into the 
redevelopment.

Environmental Constraints and 
Opportunities
5.5 Figure 35 illustrates the constraints and 

opportunities in relation to landscape, ecology, 
heritage, water and recreation that have been 
identified during site visits and desktop studies 
and are discussed below.

Constraints
5.6 Landscape: The site shares its boundary with 

the New Forest National Park that is designated 
for its outstanding scenic beauty and quiet 
recreational opportunities. It is valued for its 
tranquil, sensitive views from the National Park 
and conservation areas, Southampton waterfront 
and River Test. 
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5.7 Ecological: Ecological surveys have identified 
Priority Habitats present on the site with historic 
records of protected species, including adder, 
dormice and bats. It has highlighted an important 
ecological setting with several national ecological 
designations adjacent to the site, such as the 
Hythe to Calshot Marshes SSSI, Dibden Bay 
SSSI, Solent and Dorset Coast SPA, Solent and 
Southampton Water RAMSAR site.

5.8 Heritage: There are several undesignated Second 
World War archaeological assets (Railway 
Transverser, anti-aircraft battery and US military 
camp). It includes remains of a medieval building 
(Site of Casa Beckford and setting of Marchwood 
Port Conservation areas. 

5.9 Water: Existing waterbodies and watercourses 
form part of the Environmental Agency’s Flood 
Zones 2 and 3.

5.10 Recreation: It is a private site with no public 
access, severed footpaths and Public Rights of 
Way.

Opportunities
5.11 Landscape: provide green and blue infrastructure 

links across the site and into the wider landscape; 
strengthen the boundary with the National Park; 
provide tree planting on perimeter to further 
screen views into the site.

5.12 Ecological: enhance existing habitat value, 
provide 

5.13 Biodiversity Net Gain (BNG) across the site; 
create new high value ecological features 
and habitats for designated species. BNG is 
discussed in detail in the next section.

5.14 Heritage: investigate and record known 
assets and extend survey of the site for any 
unknown assets, provide public information and 
interpretation of existing heritage assets.

5.15 Water: enhance and create a complementary 
and integrated blue infrastructure across the site, 
including SuDS and rainwater harvesting.

5.16 Recreation: provide perimeter walking routes. 

Biodiversity Net Gain
BNG Requirements
5.17 The proposed development will result in the 

redevelopment and loss of some areas of 
both developed and semi-natural habitat. The 
overall change in biodiversity resulting from the 
development is required to achieve a biodiversity 
net gain (BNG).

5.18 The NPPF requirement, and the target 
established within the Draft Bill, have been 
incorporated in the NFDC Local Plan Policy 
STR1. It seeks to ensure environmental net gain 
as part of all new developments in the district. 
Policy DM2 of the Local Plan Part 2 considers 
that development proposals which would 
adversely affect/damage/result in a site’s loss 
will not be permitted unless the benefits of the 
development outweigh both the harm caused, 
and that the negative impact can be mitigated to 
achieve a net gain in biodiversity. 

5.19 NFDC has indicated that the proposed 
development will need to satisfy BNG with a 
requirement to achieve 10% net gain above the 
value of the existing site prior to development. 

Biodiversity 
Units

Existing Development Impacts
Total On-site 

Delivery

On-site 
Shortfall
(to 10%)

Total Off-site 
Delivery

BNG Target BNG Potentially Deliverable

On-site Baseline Habitat Loss
Habitat 

Enhancement
Habitat Creation Units % Units %

Habitat Units 323.76 -140.00 25.68 5.66 215.09 -141.04 181.74 356.14 10.0
396.83 

(on and off-site 
works)

22.57

Hedgerow Units 4.40 -0.88 0 3.27 6.79 Not applicable 0 5.06 10.0
6.79

(on-site works)
54.22

BNG Results
5.20 The BNG on-site and off-site contributions 

(habitats and hedgerows) are tabulated in  
Table 2 and the key points are summarised 
below. For details of the methodology, baseline 
and post-development results, habitat proposals 
including implementation and monitoring, please 
refer to the BNG Report appended to the Ecology 
ES Chapter.

5.21 The required 10% net gain in relation to habitats 
cannot be reached through on-site works alone, 
however a net gain in relation to hedgerows can 
be reached through on-site works. 

5.22 An on-site mitigation hierarchy – through habitat 
retainment, improvement, or creation – was 
applied and BNG iteratively calculated during the 
design process. The design process strived to 
find the optimal balance between satisfying the 
statutory requirements of BNG and promoting 
a positive response from public and other 
stakeholders. As such, three masterplan options 
were developed and are discussed in the next 
section:

• 1) High Intensity Development (Higher 
Consenting Risk) – Maximum development 
across site based on intensive commercial/
operational use, with an option to identify 
associated mitigating measures. 

• 2) Medium Intensity Development (Medium 
Consenting Risk) – Satisfying operational/
commercial requirements although with 
some concession to sensitive environmental 
receptors (e.g. retention of existing high BNG 
value habitats).

• 3) Low Intensity Development (Lower 
Consenting Risk) – Satisfying operational/
commercial requirements although 
with increased concession to sensitive 
environmental receptors or introduction of 
sitewide ecological enhancement.

5.23 Results were assessed in relation to the local 
and wider landscape/ecology connectivity and 
commercial/operational viability of the project. 
There remained a shortfall in BNG Habitat Units 
on-site. Therefore, off-site mitigation was required 
to achieve 10% net gain in relation to habitats.

5.24 Off-site, the proposed habitat improvement 
works will be undertaken by Cadland Estate 
which includes converting 25.14 ha of modified 
grassland (currently used for grazing) into a 
mosaic of habitats. The habitats proposed reflect 
the local landscape and habitats with the environs 
of Cadland Estate and the New Forest more 
broadly. The habitats aim to enhance the existing 
grassland into lowland dry acid grassland, gorse 
scrub and wood-pasture. The short-term timeline 
for the proposed works at Cadland Estate is still 
being discussed, but it is anticipated that all off-
site works will be completed by the end of the 
on-site construction.

5.25 On-site, it is anticipated that the ecological 
works will be completed within one calendar 
year from the commencement of construction, 
as some will form part of the on-site enabling 
works with relation to protected species. A 30-
year implementation and monitoring plan will be 
detailed within the Landscape and Ecological 
Management Plan (LEMP) on-site. Details of the 
proposed ecological works are summarised in 
Section 3.

Table 2 On-site and off-site BNG contributions
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BNG Summary
5.26 The development has potential to deliver 395.99 

Habitat Units through on-site and off-site works, 
resulting in a biodiversity net gain of 22.3%. 

5.27 The development has potential to deliver 6.91 
Hedgerow Units through the on-site works, 
resulting in a biodiversity net gain of 50.2%.

5.28 As there is a surplus of 12.31% of Habitat Units 
(39.85 units), there is some scope within the BNG 
habitat calculations for unexpected events during 
the 30-year period. This could include works 
onsite that may require clearance of vegetation 
(such as utility works) or failure of some habitats 
to achieve their target condition.  

Physical Constraints
5.29 The current layout does not provide a dedicated 

area for the inspection or processing of vehicles 
and large incoming vehicles currently block the 
main highway whilst waiting at the barrier. This 
area presents a constraint for efficient vehicular 
movement when entering and leaving the site, 
and as such. this presents an opportunity to 
improve the general arrangement of this area to 
suit SGL’s operational requirements.  

5.30 There are several secondary routes within the 
site, many of which are in poor condition with 
varying surface finishes. These areas currently 
receive limited traffic and are appropriate for 
current use but would not support increased use.

Figure 36 Biodiversity Net Gain values on-site per habitat

5.31 The 132kV overhead cables form part of SSE’s 
major transmission circuits, and any modifications 
to these would have significant cost and 
programme implications. SSEN’s preference is 
that no structures are erected underneath the 
overhead lines, or adjacent to the existing towers. 
The proposals will need to consider potential 
restrictions for construction/operation beneath 
the cables, including any health and safety 
precautions.

5.32 There are incoming public/statutory below 
ground service connections serving the site. Any 
diversions that may be required would need to be 
agreed in advance with the relevant asset owner.

5.33 Most of the services within the site are private, 
and as such, any potential changes that may be 
required to suit the development proposals shall 
not present significant constraints.  

5.34 Under this application, the current berthing 
arrangements shall be retained, and no additional 
upgrade works or increase in capacity shall be 
undertaken.

Constraints Mapping
5.35 Environmental and technical constraints mapping 

was undertaken to identify which areas of the 
site are most suitable for certain uses, and which 
parts may not be suitable for certain uses, by 
considering the constraints surrounding each plot 
within the site. 

5.36 The proposed site uses considered were: 

• Automotive

• Aggregates

• Steel/rail storage  

• Container storage 

• General loose storage

• Warehouses for covered storage

5.37 The following topics were assessed:

• Ecology  

• Flood Risk 

• Geotechnical/Geo-Environmental 

• Infrastructure 

• Noise 

• Landscape

5.38 The impact of each proposed site use on each 
of the site plots across the site was scored as 
Low, Medium or High (see Table 3 for definitions), 
per topic, and was shown graphically on plan. 
The scoring was amalgamated for all topics into 
overall site use constraints plans as shown in 
Figure 37, in view of the constraints identified 
by each discipline including those site uses 
which have a critical impact on the site. This 
was produced to facilitate a targeted approach 
for allocating primary and alternative site usages 
across the site, considering the constraints 
identified. A summary of the proposed uses for 
each plot is shown in Table 4.
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Figure 37 Combined Site Use Constraints Plans

Score Basis of Score (plot and use type) – satisfying one or more of the following

Low Impact No/minimal environmental impact and unlikely to prompt objection from statutory authorities or NFDC.
No technical/site constraint to design/plot proposals anticipated.

Medium Impact Modest environmental impact anticipated which may prompt adverse comment from statutory authorities or NFDC.
Anticipated to require some modest adjustment to current design/plot proposals in order to mitigate potential objection or 
address technical/site constraint requirement.
Anticipated to require some low cost in order to mitigate potential objection or address technical/site constraint requirement.

High Impact Potentially significant environmental impact anticipated, which, unless demonstrably mitigated, likely to prompt objection from 
statutory authorities or NFDC.
Anticipated to require significant adjustment to current design/plot proposals in order to mitigate potential objection or address 
technical/site constraint requirement.
Anticipated to require higher cost measures in order to mitigate potential objection or address technical/site constraint 
requirement.

Table 3 Environmental and Technical Scoring Criteria
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Plot Primary Uses Alternative Uses

A1.1 High intensity container 
storage (up to 6 containers 
high)

Warehouse for covered storage, general 
loose storage, automotive, steel/rail storage

A1.2 General loose storage Low intensity container storage (up to 2 
containers high), automotive, steel/rail 
storage

A1.3 General loose storage Low intensity container storage (up to 2 
containers high), automotive, steel/rail 
storage

A1.4 HGV parking and processing 
area

No secondary uses

A1.5 General loose storage Low intensity container storage (up to 2 
containers high), automotive, steel/rail 
storage

A2 Aggregates General loose storage

A3 Automotive Warehouse for covered storage, general 
loose storage, low intensity container 
storage (up to 2 containers high)

A4.1 Steel/rail storage General loose storage, low intensity 
container storage (up to 2 containers high)

A4.2 Steel/rail storage General loose storage, low intensity 
container storage (up to 2 containers high)

A5 General loose storage Low intensity container storage (up to 2 
containers high), automotive, steel/rail 
storage

P1 Existing buildings - no change in use

S1 Entrance – existing facilities upgraded, no change in use

M1 MoD - no change in use

M2 MoD general storage

M3 MoD - no change in use

Q1 Quayside - no change in use

Table 4 Proposed plot uses

Figure 38 Proposed Development Site Wide Plan
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Masterplan Development Principles
5.39 In response to the strategic objectives of the 

project brief, the constraints, opportunities and 
statutory requirements, the following principles for 
the redevelopment of the site have been defined:  

• Prioritising early stage development and 
growth on consolidating and improving the 
existing port operations.

• Improvement of the existing site entrance to 
create a safer and more efficient gateway into 
the port.

• Increased use of the existing rail connection 
to the site. Development plots have been 
identified to maintain existing on-site rail 
routes and increase connectivity.

• Creation of flexible development plots to 
support a wide range of uses.

• Integration of suitable environmental buffer 
zones around the perimeter of the site.

• Improve integration of the site with the local 
and wider community through employment, 
engagement and commercial uses which 
support the goals, and provide benefits to the 
local community.

• Prioritising site uses to suit the existing 
constraints, for example by maintaining 
suitable buffers to existing residential areas. 

• Integration of Ministry of Defence Transitional 
Areas into the medium and long-term 
development of the site. In the short term 
these are shall continue to operate as existing 
until 2024.

• The masterplan should provide flexibility 
to allow the site to operate in a dynamic 
commercial environment. The site should 
have the flexibility to adapt to changing 
patterns of demand, and to competitive 
opportunities.

Figure 39 Environmental Principles Plan for the proposed development

Masterplan Environmental Principles
5.40 Figure 39 illustrates the environmental principles 

proposed to be applied when developing the 
masterplan. Aspects of this is addressed in 
Section 3 and Section 6 of this Statement, and in 
further detail in the relevant chapters of the ES.

5.41 The following objectives have been set to 
guide the development of the overall landscape 
framework of the site: 

• Protect and enhance existing habitats, with a 
focus on Priority Habitats; 

• Improve biodiversity of the site; 

• Create stronger mosaic of habitats; 

• Enhance habitat and their connectivity for 
wildlife; 

• Optimise the ecological potential and benefits 
of SUDs 

• Improve visual appearance of the site 
entrance; and 

• Create strong buffer planting to the west.

5.42 The Landscape Framework that will be applied 
to the masterplan is discussed in Section 6. 
It integrates natural and cultural landscape 
resources with a focus on function of strategic 
landscape areas within the site, and is based on 
the Environmental Opportunities and Constraints 
discussed above. 
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Masterplan Options
5.43 An initial high-level masterplan for the site 

was developed to reflect the operational 
requirements identified by SGL, including an 
initial consideration of the site constraints and 
opportunities. The main principles of this have 
been used as the basis for the developing 
masterplan. 

5.44 The masterplan was further developed to reflect 
the opportunities and constraints identified. The 
proposed site uses were assessed based on 
the environmental and engineering constraints 
mapping. The proposed development areas 
were also tested against the developing key user 
requirements. Typical plot layouts were developed 
to identify any significant spatial constraints.

5.45 Three masterplan options have been developed 
in response to the environmental constraints 
identified above. These options are shown in 
Figures 40, 41 and 42. The corresponding 
development areas for the three options are 
detailed in Table 5, together with the existing 
areas for comparison.

5.46 The chosen option was based on the medium 
intensity development option as it appeared 
to provide the best balance between the 
operational requirements and the environmental 
and engineering constraints. The next section 
provides details of this option.

Figure 40 Option 1 - High Intensity Development

Figure 42 Option 3 - Low Intensity Development

Figure 41 Option 2 - Medium Intensity Development
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Plot

Existing Site
Option 1 - High Intensity 
Development

Option 2 - Medium Intensity 
Development

Option 3 - Low Intensity 
Development

Notes

— See Figure 40 See Figure 41 See Figure 42

Total 
Developed 
Area
(ha)

Area for 
Storage
(ha)

Total 
Developed 
Area
(ha)

Area for 
Storage
(ha)

Total 
Developed 
Area
(ha)

Area for 
Storage
(ha)

Total 
Developed 
Area
(ha)

Area for 
Storage
(ha)

Q1 3.6 3.6 3.6 3.6

M1 1.7 1.7 1.7 1.7

M2 1.6 2.4 2.4 2.4 2.4 2.4 2.4

M3 0.4 0.4 0.4 0.4

A1.1 3.7 3.7 11.0 11.0 11.0 11.0 11.0 11.0

A1.2 2.8 2.8 2.8 2.8 2.8 2.8 2.8 2.8

A1.3 0.4 0.4 Plot not developed in Option 2 and 3.

A1.4 0.7 0.7 0.7 0.7 0.7 0.7 0.7

A1.5 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6

A2 3.8 3.8 2.8 2.8 Plot not proposed within Option 3.

A3 0.7 0.7 7.2 7.2 5.3 5.3 5.3 5.3 Areas include Plot P2 for Options 2 and 3.

A4.1 5.3 5.3 5.3 5.3 5.3 5.3 5.3 5.3

A4.2 2.7 2.7 1.4 1.4 1.4 1.4

A5 1.7 1.7 6.1 6.1 6.1 6.1 Plot not proposed within Option 3.

S1 0.8 1.4 1.4 1.4

P1 3.8 3.8 3.8 3.8 3.8

P2 3.0 3.0 0.9
Area included within Plot A3 for Options 2 and 3. Potential for 
Plot P2 to be incorporated into storage use for Option 1.

POL 0.6 0.6 0.6 0.6 0.6

Sidings and Highways 15.4 15.4 15.4 15.4

Total 46.4 22.2 70.8 43.0 65.3 38.4 56.4 29.5

Open Space 36.4 12.0 17.5 26.4

Total 82.8 82.8 82.8 82.8

Table 5 Schedule comparing the development areas for Masterplan Development Options 1-3
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