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Why produce this Concept Statement? 

1. Introduction 

The concept statement is intended to be a 
simple, clear expression of the kind of places 
that the proposed new developments at 
Tipner, Port Solent and Horsea Island should 
create.  It will act as background evidence 
to justify and explain the Portsmouth Plan 
strategic allocations and policies. 

1.0 The ‘Portsmouth Plan’ (the Local 
Development Framework (LDF) Core Strategy) 
outlines the planning strategy to 2027 for 
major sub regional growth and regeneration, 
including new homes, retail and employment 
development. 

1.1 This concept statement has been 
prepared to explain and support two strategic 
development allocations in the Portsmouth 
Plan and to facilitate any future planning 
applications. The strategic allocations (as shown 
on plans 1 and 2) are: 

• 	 Land at Tipner (policy PCS1) 

• 	 Land at Port Solent and Horsea Island (policy 
PCS2) 

1.2 Tipner, Port Solent and Horsea Island are 
key sites for the city as they can help to deliver 
a mix of housing that will meet the needs of the 
city’s residents and will contribute to improving 
the city’s prosperity.   

1.3 The sites share similar issues and 
constraints (e.g. fl ood risk, access and land 
contamination) and the junction at Tipner has 
implications for the development of all the 
sites. The Portsmouth Plan considers the sites 
comprehensively, however, the sites could be 
developed independently provided that this is 
done in a coordinated way. 

1.4 Extensive public consultation has been 
carried out during the preparation of the 
Portsmouth Plan, notably: 

• 	 Meetings and liaison with landowners and 
statutory agencies 

• 	 Public meetings and forums 

• 	 Consultation on the draft Portsmouth Plan 
(2008) 

• 	 Consultation of the Concept Statement 
‘Options’ (June 2010) 

• 	 Consultation on the new housing target for 
Portsmouth (December 2010) 

1.5 The views of the public and key 
stakeholders have been incorporated to 
achieve a deliverable masterplan. The separate 
‘Portsmouth Plan Consultation Statement’ 
details the feedback received and actions taken 
on the whole Portsmouth Plan. 

1.6 This concept statement is not intended 
to be a Supplementary Planning Document 
(SPD) and as such does not include detailed 
requirements or expand on the planning 
policy in the Portsmouth Plan. It is intended 
to justify the policies within the Portsmouth 
Plan and help illustrate the potential form 
of development within these strategic sites. 
However, the opportunity has been taken to 
outline some design recommendations for how 
the strategic allocations could be developed. 

www.portsmouth.gov.uk 
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The format of this document 

1.7 This document provides evidence to 
demonstrate that the strategic allocations are 
achievable, and that they represent effective 
and deliverable site allocations. The assessment 
focuses on: 

• Land ownership and availability 

• Constraints and opportunities 

• Wider evidence base studies 

• Urban design and masterplanning capacity 

• Delivery and infrastructure 

1.8 Section 2 outlines the analysis of 
constraints and opportunities for each of 
the sites. Section 3 sets out the design and 
capacity analysis. Section 4 provides the 
concept masterplan, including distribution of 
development. 

Other supporting evidence which 
should be read alongside the concept 
statement 

Western Corridor Transport Assessment, Atkins (May 
2010) 

Bridge Feasibility Study, PBA (June 2010) 

Documentation supporting approved Planning 
Application ref. 09/01568/FUL  (Tipner Interchange) 
(December 2009) 

Environmental Noise Assessment, English Cogger 
(May 2010) 

Habitats Regulations Assessment for the Portsmouth 
Core Strategy.  Regulation 27 Stage.  Portsmouth City 
Council / UE Associates (February 2011) 

Overwintering Birds Survey, Environmental Gain 
(September 2010) 

Financial Viability Analysis, Savills (February 2011) 

Infrastructure Delivery Plan: Supporting the 
Portsmouth Plan (Core Strategy) (March 2011) 
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Portsmouth and the sites in South Hampshire 
Plan 1: Site context plan 
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Site Boundary Plan 
Plan 2: Strategic site allocations plan 

Based or reproduced from Ordnance Survey 1:1250 Base Map with permission of HMSO © 
Crown copyright reserved.  Unauthorised reproduction infringes Crown Copyright and may 
lead to prosecution or civil proceedings.  Licence No. 100019671 N 
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Strategic nature of Tipner, Port Solent and Horsea Island 

2. Background & 
Supporting Information 

Introducing Tipner, Port Solent & Horsea 
Island 

2.0 The Tipner, Port Solent and Horsea 
Island strategic allocations are approximately 
3km - 5km to the north of the city centre of 
Portsmouth. 

2.1 Tipner covers approximately 25 hectares 
straddling both sides of the M275 motorway 
at the entrance to Portsea Island. The area 
contains a mix of uses and derelict land 
surrounded by terraced housing to the south 
and east, and a Ministry of Defence (MoD) Firing 
Range to the west. To the north lies Tipner 
Lake, which forms part of Portsmouth Harbour 
(a protected Site of Special Scientifi c Interest, 
Special Protection Area for birds and Ramsar 
site). The area faces signifi cant challenges, 
which include: the heavily contaminated nature 
of the land, fl ood protection, access issues and 
the surrounding ecologically important habitat.  
It is the largest area of land in Portsmouth in 
need of regeneration.  

2.2 Port Solent and Horsea Island are located 
in the northwest corner of the city on the 
northern reaches of Portsmouth Harbour.  The 
area forms part of a 187 hectare reclamation 
project that started in the 1970s.  Port Solent 
(approximately 10 hectares) comprises a late 
1980s marina development. It is predominately 
residential (town houses and apartments) with 
some leisure, specialist retail and employment 
uses and a signifi cant amount of surface car 
parking. 

2.3 Horsea Island, immediately south of 
Port Solent, was originally an island but is now 
connected to the mainland with access via 
Marina Keep. The island has been used by the 
MoD since the 1880s with the formation of 
the 1km torpedo testing lake. It continues to 
be the home of the ‘Defence Diving School’, 

the UK’s centre of excellence for military diving 
training. This area also includes the former 
Paulsgrove landfi ll site (operated by Veolia), 
which is being transformed into a country park. 
Veolia has a planning and contractual obligation 
to create a country park on the former landfi ll, 
which is anticipated to open to the public in 
2017. Within this site exists a household waste 
recycling centre (HWRC) and small electricity 
plant running off methane gas generated by 
the landfi ll.  However, for the purposes of the 
Portsmouth Plan, only 11 hectares of land at 
Horsea Island is developable (see Table 1 in 
section 3). 

Land ownership 

2.4 Land owners at Tipner include: 

• 	 Portsmouth City Council (PCC) 

• 	 South East of England Development Agency 
(SEEDA) 

• 	 The Tipner Regeneration Company (TRC) 

• 	 The Pounds family 

• 	MoD 

2.5 Land owners at Port Solent and Horsea 
Island include: 

• 	 Premier Marinas Limited 

• 	 Unilever Pension Fund / CBRE Investors 

• 	 MoD / Crown Estate 

• 	PCC 

www.portsmouth.gov.uk 
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2.6 The land owners at Tipner have all 
signalled their intention to proceed with 
redevelopment, and as such the land is 
considered ‘available’. Planning applications 
have already been submitted on part of the 
land (detailed further in this section). The MoD 
has stated that, due to continuing operational 
requirements, the fi ring range (west side of 
M275) will not be available during the plan 
period. This land has therefore been excluded 
from the allocation. 

2.7 The MoD has indicated land at the 
eastern end of Horsea Island is available for 
redevelopment and they would also release 
other parts of Horsea Island (around the 
northern and eastern end of the lake) subject 
to the suitable relocation of their existing 
operational facilities elsewhere on Horsea Island. 

2.8 The land owners at Port Solent have 
identifi ed their wish to redevelop part of their 
land over the plan period. 

2.9 The council does not rule out the use 
of compulsory purchase powers where land 
owners delay or deviate from the regeneration 
intentions that are outlined in the Portsmouth 
Plan. 

Summary of constraints 

2.10 The following paragraphs summarise the 
overall constraints, which are also illustrated in 
plans 3 and 4. 

2.11 Broad constraints at Tipner include (in no 
particular order): 

• 	 The need for improved connectivity to the 
city centre and other areas of the city via 
road, pedestrian and cycle links 

• 	 Noise and disturbance from M27 / M275 

• 	 Noise, disturbance and safety issues arising 
from operational MoD fi ring range to the 
west of the site 

• 	 Listed buildings on site to be retained 

• 	 Land contamination issues arising from 
previous land uses 

• 	 Timing/ delivery of mitigation measures and 
release of land for development 

• 	 Sewage and surface water drainage 

• 	 Highway capacity of Twyford Avenue, Target 
Road, Tipner Lane and surrounding road 
network 

• 	 Flood risk management 

• 	 Retention of Harbour School and Sailing 
Club in situ 

• 	 Adjacent Portsmouth Harbour SSSI / SPA / 
Ramsar site 

• 	 Adjacent Brent Geese site (MoD Firing 
Range) 

• 	 Potential impact on Portchester Castle 
(a listed building and Scheduled Ancient 
Monument) 

2.12 At Port Solent and Horsea Island the 
broad constraints include (in no particular order): 

• 	 The need for improved connectivity to the 
city centre and other areas of the city via 
road, pedestrian and cycle links 

• 	 Highway capacity of Port Way and 
Southampton Road and the surrounding 
road network 

• 	 Noise and disturbance from M27 / M275 

• 	 Noise, disturbance and safety issues arising 
from operational MoD facilities 

• 	 Adjacent Portsmouth Harbour SSSI / SPA / 
Ramsar site 

• 	 Adjacent Brent Geese site (open space south 
of Marina Keep) 

• 	 Land contamination issues arising from 
former landfi ll site and other previous land 
uses 

10 



Tipner & Port Solent / Horsea Island 

• 	 Large areas of existing mature planting in the 
southeastern part of Horsea Island 

• 	 Timing / delivery of mitigation measures and 
release of land for development 

• 	 Flood risk management 

• 	 Sewage and surface water drainage 

• 	 Retention of operational marina and boat 
hoist 

• 	 Retention of HWRC 

• 	 Potential impact on Portchester Castle 
(a listed building and Scheduled Ancient 
Monument) 

Summary of opportunities 

2.13 In summary the opportunities for Tipner 
are: 

• 	 An attractive waterfront location 

• 	 Reuse of previously developed land 

• 	 Remediation of contaminated land 

• 	 Connectivity to existing urban area and other 
land uses via pedestrian and cycle links 

• 	 Visible and high profi le site for business / 
leisure uses 

• 	 Opportunity to provide step change in the 
use of public transport and a park & ride 
facility 

• 	 Potential for greatly enhanced access from 
new M275 Interchange 

• 	 Opportunity to create a local centre 

• 	 The provision of fl ood defence with benefi ts 
beyond the site 

2.14 For Port Solent & Horsea Island, the 
opportunities are: 

• 	 An attractive waterfront location 

• 	 Established marina location with well defi ned 
character 

• 	 Opportunity to support existing retail and 
leisure uses at Port Solent 

• 	 Reuse of previously developed land 

• 	 Recreational land available within country 
park and land south of Marina Keep 

• 	 Opportunity to support the step change in 
the use of public transport (including BRT) 

• 	 Improve accessibility to Port Solent / Horsea 
Island and the country park 

• 	 South facing aspects at Port Solent and 
Horsea Island 

11 
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Constraints Plan - Tipner 
Plan 3: Constraints Plan - Tipner 

N 

Based or reproduced from Ordnance Survey 1:1250 Base Map with the permission of HMSO 
© Crown copyright reserved. Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671. 
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Constraints Plan - Port Solent & Horsea Island 
Plan 4: Constraints Plan - Port Solent & Horsea Island 
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Concept Statement, March 2011 

Background & supporting information 

2.15 A range of supporting information seeks 
to justify the allocation of the strategic sites 
through the Portsmouth Plan. This includes 
evidence setting out the new infrastructure 
(physical, social and green) and mitigation 
measures that will be required.  Some measures 
are common across all the sites and therefore 
potential costs and implementation can be 
shared.  Others may be site specifi c.  Some 
evidence is referenced, where relevant, within 
this section and further information can be 
found in the Infrastructure Delivery Plan (March 
2011). 

Transport / Access 

2.16 Following consultation in the early 
stages of producing the Portsmouth Plan, the 
council adopted a strategy of locating major 
development within centres or public transport 
corridors. Whilst these strategic sites are not 
currently located within a public transport 
corridor, delivery of the comprehensive package 
of development proposals will ensure that a new 
corridor is created.  

2.17 Current access to the city is restricted due 
to its geography. At present only three routes 
enter the city from the M27 / A27 corridor, 
including the M275 motorway.  Therefore, there 
will inevitably be increases in pressure on the 
transport routes into the city arising from the 
planned growth.  In order to maintain traffi c 
fl ows and ensure the free fl ow and priority 
of alternative modes to the car, transport 
mitigation solutions will be needed. 

Western Corridor Transport Strategy, Atkins (May 
2010) 

2.18 The Western Corridor Transport Strategy 
(WCTS) was produced to assess the impact of 
the planned growth on the present highway 
network. A range of high level scenarios (or 
packages) were tested with the aim of ensuring 
that development is deliverable in transport 
terms. 

2.19 The WCTS has informed plans for the 
proposed Tipner Interchange, park & ride, bridge 
link and potential Fareham to Portsmouth Bus 
Rapid Transit (BRT).  It has also confi rmed that, 
subject to the provision of this infrastructure, 
the strategic sites can deliver a high amount of 
development without unacceptable highways 
implications. The required infrastructure 
includes: 

• 	 A new junction and associated slip roads 
from the M275 motorway, with a bus lane 
southbound into the city centre from Tipner 
(to Rudmore Roundabout) 

• 	 Widening of Twyford Avenue to improve 
access to Tipner from the A3 

• 	 Improvements to the Twyford Avenue / A3 
Northern Parade junction 

• 	 Tipner Loop – road around development site 
from Twyford Avenue to Tipner Lane 

• 	 Highways infrastructure to link the new  
Tipner development with the planned 
junction and to integrate the area with the 
existing communities at Stamshaw in a way 
that minimises through traffi c and avoids 
‘rat-running’ 

• 	 Park & ride facility of between 900 and 
1,800 spaces located at Tipner 

• 	 A new all vehicle bridge between Tipner 
and Horsea Island (adjacent to the existing 
M275), and a road between Port Solent and 
Horsea Island which includes measures to 
prevent the use of private motor vehicles 
between the proposed bridge and Port 
Solent 

• 	 Improvements to capacity at the Port Way 
/ A27 Southampton Road junction through 
adding an extra left hand turn at Port Way 
and improving signal timings 

• 	 Improved access to the proposed country 
park, including pedestrian access from 
Tipner, Port Solent and Horsea Island 
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2.20 The WCTS also looked at the capacity 
of the existing highway network in the ‘do 
minimum’ scenario. It states that Twyford 
Avenue could accommodate up to 480 new 
dwellings at Tipner and that Port Way / A27 
Southampton Road could accommodate up 
to 800 new dwellings at Port Solent & Horsea 
Island. 

2.21 Any planning application for 
development on these sites will have to be 
accompanied by a Transport Assessment which 
assesses the highway capacity at the time 
the application is submitted.  In addition, any 
application at Port Solent will need to look at 
the queueing capacity at the existing HWRC 
onto Port Way and, where necessary, make 
improvements. 

Tipner Interchange  - approved planning 
application ref. 09/01568/FUL  (December 2009) 

2.22 The approved Tipner / M275 interchange 
will create the main access for new development 
at Tipner and will unlock the development 
potential of the available land. The design of 
the interchange will enable: 

• 	 1,250 dwellings at Tipner 

• 	 25,000 sqm of B1 employment uses 

• 	 Park & ride - aided by the addition of the 
southbound bus lane 

• 	 Future access to the proposed Bridge Link 
and Horsea Island 

2.23 The approved application included a full 
Environmental Impact Assessment (EIA) and 
supporting Major Scheme Business Case (MSBC), 
which was submitted to the Government in 
a bid to obtain the required £25m of funding 
for the scheme. The Interchange is capable of 
delivery as soon as the Special Road Status Order 
and funding is approved. 

Bridge Feasibility Study, PBA (June 2010) 

2.24 There is presently only one road access 
to Port Solent and Horsea Island via Port Way 
off the A27 Southampton Road.  The WCTS’s 
preferred package of measures includes a bridge 
link between Port Solent, Horsea Island and 
Tipner.  A bridge link could form part of the BRT 
route which would also link to the park & ride at 
Tipner. 

2.25 In order to deliver the strategy in the 
Portsmouth Plan of locating signifi cant new 
development on public transport corridors, the 
bridge link between Horsea Island and Tipner 
is essential. It will transform the strategic sites 
from relatively inaccessible to highly accessible 
by public transport. 

2.26 A Bridge Feasibility Study was prepared 
to ascertain the feasibility of a road link between 
Horsea Island and Tipner. Various options were 
explored. Following consultation it has become 
apparent that the preferred option should be 
a bridge aligned alongside the M275. This 
option is likely to be more cost effective, have 
a reduced environmental impact and enable 
the opportunity for a landmark development at 
Tipner Point. 

2.27  The bridge link will have a number of 
other additional benefi ts: 

• 	 Improved movement and connectivity, 
including access to the country park for city 
residents and the integration of Port Solent 
and Horsea Island with the wider city 

• 	 Potential to enable access and a route for the 
proposed BRT 

• 	 Increased transport capacity on Southampton 
Road through enabling BRT 

• 	 Increased economic marketability of land at 
Port Solent and Horsea Island 
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2.28 It is proposed that all modes of transport 
will use the bridge (with priority given to public 
transport). This would enable Horsea Island 
to be accessed from the proposed Tipner 
Interchange. A bus gate would be needed to 
prevent car access between Port Solent and 
Horsea Island. This is in order to prevent the 
establishment of a fourth strategic access into 
the city from the A27 Southampton Road 
through Port Solent / Horsea Island to the 
M275. An additional access would discourage 
people from using public transport and increase 
traffi c on already congested roads. The route 
could potentially be opened to allow access for 
all modes of transport in emergency situations. 

2.29 The option of only permitting 
bus / pedestrian / cycle use of the bridge 
was dismissed on the grounds of access 
requirements for Horsea Island and deliverability 
of development. 

2.30 Although it is considered that a bridge 
link is a prerequisite of the planned total 
development at Port Solent & Horsea Island, this 
does not mean that it will be required on ‘day 
one’. The delivery of the bridge will, however, 
need to be phased in line with the completion 
of new homes and employment fl oorspace. 

Land contamination 

2.31  Tipner, Port Solent and Horsea Island 
have considerable contaminated land issues, due 
to the industrial use of the land, landfi ll and land 
reclamation.  

2.32  There are a large number of mechanisms 
available to deal with land contamination 
including, but not limited to, land raising, 
capping, remediation of soils / ground water and 
the full removal and replacement of soil.  The 
level of remediation required will depend upon 
the planned end use e.g. residential uses will 
require more extensive remediation.  

2.33  Due to data collected so far, gas / vapour 
protection measures will be required for all new 
buildings at Port Solent and Horsea Island, and 
may be required at Tipner.  

2.34 Also, development at Port Solent and 
certain parts of Tipner will need to include 
measures that incorporate ground fl oor capping. 
Residential accommodation with gardens at 
ground level will not be acceptable. 

2.35 The development of each site may be 
undertaken on a phased basis but proposals 
for individual phases must be accompanied 
by evidence to demonstrate that they will 
not prejudice the satisfactory development of 
the remainder of the site.  This is especially 
important given the shared constraints and 
possible mitigation measures related to land 
contamination and fl ood risk management.  The 
council will expect any developer to produce a 
comprehensive strategy for dealing with these 
issues and, in particular, address preventing 
contaminants leaching to adjoining land or 
conversely from adjoining land into the site; 
preventing pollution of the adjacent harbour; 
and for accommodating new development 
safely during its lifetime. 

Flood risk management & drainage 

2.36 Parts of Tipner, Port Solent and Horsea 
Island fall within fl ood risk zones 2 and 3.  The 
council strategy for sea defences in these areas 
is to ‘hold the line’ i.e. maintain the line of 
defence and improve the standard of protection. 
This is particularly important at Tipner to prevent 
contamination of Portsmouth Harbour through 
coastal erosion.  The coastal defence strategies 
recommend a 1 in 200 year standard of 
protection for existing communities.  The council 
will seek to enhance this standard to a 1 in 
1,000 year standard through new development 
and / or developers’ contributions. Therefore, 
new development at Tipner, Port Solent and 
Horsea Island will be expected to provide fl ood 
risk management measures for a 1 in 1,000 year 
fl ood event and demonstrate that the site will 
be safe over the lifetime of the development 
(including ensuring safe access in case of such 
an event). 
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Tipner & Port Solent / Horsea Island 

2.37 Flood risk management could be a mix 
of engineering and design solutions such as 
sea defence walls and land raising. Any new 
measures will need to consider the impact of 
‘coastal squeeze’ (the impact of development 
and sea level rise on intertidal habitats) and 
the potential impacts on the protected SSSI 
/ SPA / Ramsar site of Portsmouth Harbour. 
Compensatory habitat may be required.  The 
Environment Agency is leading on a Regional 
Habitat Creation Programme which could form 
part of wider off-site mitigation measures. 

2.38 Surface and foul water drainage in 
the city currently fl ows into one combined 
system and fl ooding has become an increasing 
threat, particularly during severe storm events.  
Southern Water has already confi rmed that 
the existing western inceptor sewer cannot 
accommodate additional development. 
Therefore, development at Tipner, Port Solent 
and Horsea Island will need to improve the 
existing infrastructure by connecting to the 
eastern interceptor sewer and reducing the 
surface water/ highway drainage entering 
the system. Any solution must give careful 
consideration to the ground conditions given 
the amount and extent of land contamination 
across all of the sites. 

Noise 

Environmental Noise Assessment, English Cogger 
(May 2010) 

2.39 The location of the M27 / M275 relative 
to the sites provides a noise constraint that may 
require mitigation.  Such mitigation could be 
in the form of 1) noise barriers, 2) location and 
design of the proposed buildings, 3) potential 
resurfacing of carriageway and 4) lowering the 
motorway speed limit. 

2.40 The Noise Assessment confi rms that with 
mitigation, via the layout and design of new 
buildings, the noise constraint at Tipner and 
Horsea Island can be overcome.  The assessment 
also confi rms that the land identifi ed for new 
development at Port Solent is not in an area 
where noise mitigation is required. 

2.41 The option of a noise barrier on the 
M275 will have technical design and highways 
safety considerations. Should a barrier be 
proposed as part of a planning application, 
then the option of using high quality design 
and transparent materials should be taken 
for reasons of highways safety and visual 
(viewpoints) impact. However, a barrier may 
only provide marginal mitigation in comparison 
to that which is possible through the scheme 
layout / design. 

2.42 With regard to the M27, it will be up 
to the Highways Agency, as the responsible 
authority, to assess and identify potential noise 
reduction measures and the criteria to assess 
whether practical and cost effective noise 
mitigation measures can be implemented, as set 
out in the DEFRA draft Noise Action Plans for 
majors roads and railways (NAP). 

2.43 Further sources of potential (intermittent) 
noise are the MoD operations at Tipner Range 
and Horsea Island. Again, careful consideration 
will be needed with regards the siting / location 
of proposed new buildings, together with other 
measures to reduce the potential impacts. 

Other physical infrastructure 

2.44 An electricity substation is required to 
serve the combined sites of Tipner, Port Solent & 
Horsea Island. The preferred location is Tipner, 
therefore, the sites will need to be connected via 
an electricity cable, possibly running along the 
proposed bridge link.  The design of the bridge 
will need to take this into account. 

2.45 Policy PCS14 of the Portsmouth 
Plan sets out the wider sustainable design 
and construction requirements to address 
climate change. This will help to ensure that  
construction standards incorporate far higher 
levels of energy effi ciency.   
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2.46 Energy effi ciency measures alone 
however, will not be able to achieve higher 
levels of carbon reduction. A range of 
technologies exist that could be used in isolation 
or in-combination as part of the developments, 
They include: 

• Solar photovoltaics 

• Wind energy (micro only) 

• Solar hot water 

• Ground and air source heat pumps 

• Biomass – wood burning stoves and boilers 

• Biomass Combined Heat and Power (CHP) 

2.47 Water effi ciency measures should also 
be incorporated within the design. The use of 
sustainable drainage systems and water run off 
storage tanks should be considered. 

2.48 A CHP plant could also be included, with 
Tipner being the preferred location. The amount 
of development proposed should be able to 
sustain such a use. For example a 1.5 / 2MW 
CHP plant could provide enough electricity to 
serve around 2,000 homes. 

Social infrastructure 

2.49 The following additional social 
infrastructure is likely to be required: 

• Provision of school places 

• Medical facilities 

• Local shops (local centre) 

• Community facilities 

2.50 Current information relating to capacity 
in local schools indicates that there will not be 
suffi cient capacity to serve all the development 
proposed. Developer contributions will be 
required to address any shortfall. Whilst 
every effort has been made to determine the 
education requirements at this stage, until the 
detailed proposals for each of the sites have 
been fi nalised at the planning application 
stage, it is not possible to determine the precise 
additional capacity required.  Therefore, the 
exact requirements will be determined on 
the basis of the most up to date information 
available when individual planning applications 
are received. 

2.51 Portsmouth Primary Care Trust (PCT) has 
indicated that the proposed development would 
create the need for additional GPs together with 
an associated pharmacy.  The PCT has indicated 
that Tipner is its preferred location for such a 
facility as it could also help to alleviate existing 
pressure in the Hilsea / Copnor area of the city.  
The PCT has also indicated that there may be a 
need for a dental practice. Developers will be 
expected to deliver the new facilities as part of 
any development. 

2.52 To ensure that the regeneration of these 
areas is sustainable, additional facilities to serve 
the communities’ day-to-day needs may be 
required.  To help provide these facilities, policy 
PCS17 of the Portsmouth Plan designates the 
Boardwalk at Port Solent as a local centre and 
supports the creation of a new local centre at 
Tipner.  These facilities should be designed to 
enable residents to access everyday essentials 
such as fresh produce and convenience items 
within a short distance of their homes and 
without the need to use a car. 

2.53 With regard to other community facilities, 
proposals at Tipner, Port Solent & Horsea Island 
should contribute to existing facilities or provide 
new facilities as part of their development. 
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Tipner & Port Solent / Horsea Island 

Environment 

Habitats regulations assessment 

2.54 Portsmouth Harbour is designated as 
a national Site of Special Scientifi c Interest 
(SSSI) and international Special Protection 
Area for Birds (SPA) and Ramsar site.  Due 
to these designations, a Habitats Regulation 
Assessment (HRA) for the whole Portsmouth 
Plan has been undertaken (February 2011). To 
assist the work on the Concept Statement, a 
separate HRA technical note (April 2010) was 
also produced.  The HRA examined the impact 
that the proposed development at Tipner, Port 
Solent & Horsea Island will have on Portsmouth 
Harbour (the protected habitat) with regard to 
the following issues: 

• 	Air pollution 

• 	 Disturbance from recreation 

• 	 Displacement and collision mortality from tall 
buildings 

• 	 Flood risk and coastal squeeze 

• 	 Loss and / or degradation of supporting 
habitats 

• 	 Water resources and abstraction 

• 	 Waste water pollution 

2.55 The HRA has infl uenced the production 
of the Portsmouth Plan and highlighted 
potential avoidance / mitigation measures, that 
may be needed with respect to the following: 

• 	 Level of development and population 
increase 

• 	 Iconic buildings (design / location / height) 

• 	 Transport access arrangements 

• 	 Bridge link (location / design) 

• 	 Land contamination / remediation 

• 	 Country park and open space 

• 	 Wider strategic level mitigation solutions 

2.56 In accordance with the regulations1, the 
HRA of the Portsmouth Plan concluded that the 
negative effects of the policies and proposals 
in the plan in relation to the conservation 
objectives of the protected sites were removed, 
and did not require further assessment in 
combination with effects of other plans and 
projects. 

2.57 Any planning application for 
development at Tipner, Port Solent or Horsea 
Island will also be subject to a HRA (as the 
applications will provide more details to the 
location, type and scale of development 
proposed).  The HRA of the Portsmouth Plan 
highlighted that any fl ood defence measures 
may lead to additional impacts on the harbour 
through coastal squeeze and new development 
may displace birds using intertidal, foreshore 
and open space areas.  If the application stage 
HRA concludes the development will have a 
signifi cant effect on the harbour it would not 
be accordance with the Portsmouth Plan and 
furthermore, if it cannot been shown that there 
would be no adverse effect, such an application 
would be refused permission or required to 
provide the necessary compensatory measures (if 
the council considers such an application should 
be granted permission for imperative reasons of 
overriding public interest (regulation 62)).  

2.58 With regard to the bridge link, the option 
shown on the indicative masterplan (see Plan 
6) would minimise the impact to the harbour, 
however, until the full details of the bridge 
are known it is not possible to conclude that 
there will be no adverse effect on the integrity 
of the harbour.  The HRA recommends that as 
the proposal for the bridge link progresses to a 
planning application stage, further assessments 
should be carried out to inform the future 
design and engineering solutions. 

2.59 Due to the importance of Portsmouth 
Harbour as a protected habitat, the council 
would not support any proposal to reclaim land 
from the harbour. 

1 Conservation of Habitats and Species Regulations 2010 
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Concept Statement, March 2011 

2.60 The land south of Marina Keep (between 
Port Solent and Horsea Island) and the MoD 
fi ring range (adjacent to Tipner) are identifi ed 
as sites of major importance to Brent Geese.  
Proposals for development adjacent to these 
sites must consider the potential impact that 
development could have on this protected 
species. 

Overwintering Birds Survey, Environmental Gain 
(September 2010) 

2.61 The Survey identifi ed the presence of a 
number of species, which are qualifying features 
of the SPA. Appropriate mitigation measures 
must be provided to ensure no signifi cant 
impact to the integrity of the SPA. 

Country park proposal & Veolia operations  

2.62 The former landfi ll site at Port Solent 
is operated by Veolia who have a contractual 
and planning obligation to restore the land in 
order for it to be used as a country park.  Once 
Veolia has met its obligations it will return the 
land to the control of the council (expected in 
2017). The council sees the creation of the new 
country park as providing much needed new 
public open space for the city as a whole. As 
such the site is deemed to be protected open 
space in accordance with policy PCS12 of the 
Portsmouth Plan. 

2.63 Once the country park has been 
implemented by Veolia and the land returned to 
the council, the opportunity exists for developers 
to design and plan further biodiversity and 
recreational enhancements as mitigation for 
new development. 

Other protected open space 

2.64 As already noted the land to the south 
of Marina Keep is a site of importance to Brent 
Geese. However, the land is also unprotected 
contaminated land (former landfi ll) as well as 
being safeguarded as open space (in accordance 
with policy PCS12). Therefore, there is a 
presumption against development on this land. 

2.65 There may be risks associated with 
the increased impact that would arise from 
residential development at Port Solent and 
Horsea Island, and as such a management 
strategy will be required.  This could include 
potentially restricting access during those 
months most important for the Brent Geese. 

New open space 

2.66 Owing to the site constraints any 
development will not necessarily be expected 
to provide new public open space however, 
development will need to provide high quality 
private amenity spaces, and public realm within 
the proposals, and may need to enhance 
existing open spaces to allow for more intense 
use. These measures could include areas of 
landscaping to provide ‘green corridors’ creating 
a network of spaces for local residents to enjoy 
and support biodiversity. 

Local wildlife site 

2.67 Development proposals will need to take 
into account the features that resulted in the site 
at Horsea Island as being designated as a ‘local 
wildlife site’. 

Minerals & Waste 

2.68 It is proposed that the strategic 
allocation at Tipner will supersede the present 
safeguarding of Tipner Point Wharf within the 
Hampshire, Portsmouth and Southampton 
Minerals and Waste Local Plan,1998. 

Other planning applications 

2.69 At Tipner, land east of the M275 is 
presently subject to two planning applications 
submitted by the Tipner Regeneration Company: 

• 	 Application A (ref: 10/00850/OUT): which 
is seeking outline permission (access, 
layout and scale to be agreed) for 4.83ha 
of land for land remediation (including 
thermal desorption) & land raising, up to 
428 dwellings (88dph), CHP plant, sea wall, 
coastal path, with the main access from 
Twyford Ave.   
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Tipner & Port Solent / Horsea Island 

• 	 Application B (ref 10/0049/OUT): which is 
seeking outline permission (access, layout 
and scale to be agreed) for 6.73ha of land 
for land remediation (including thermal 
desorption) & land raising, up to 518 
dwellings (73 dph), CHP plant, sea wall, 
coastal path, with the main access from 
Twyford Ave.   

2.70 The evidence base and masterplanning 
principles contained within this concept 
statement have had regard to these applications. 

Financial viability 

Financial Viability Analysis, Savills (February 2011) 

2.71 PPS12 refers to the deliverability of 
Core Strategies.  To ensure that the strategic 
allocations are effective as well as justifi ed, 
evidence relating to economic viability has been 
gathered.  The analysis examined the economic 
viability implications of a number of scenarios 
(which looked at high, medium and low levels 
of development) to inform the preferred 
development option within the Portsmouth Plan, 
including location and density of development. 

2.72 The analysis concluded that development 
can be delivered on the strategic allocations, 
but that the development alone cannot provide 
for all the required infrastructure.  Therefore, in 
order to ensure sustainable development, there 
will be a limit to the amount of development 
on Tipner, Port Solent and Horsea Island prior 
to the bridge link and Tipner Interchange being 
delivered. 

2.73 Ultimately, the strategy of the 
Portsmouth Plan is to deliver major infrastructure 
to enable the sustainable development of 
the sites. Therefore it is envisaged that the 
development will contribute to the bridge link 
and Tipner Interchange.  The council will also 
explore other funding sources including the 
introduction of the Community Infrastructure 
Levy (CIL). 

2.74 This evidence has helped to shape the 
proposed development and phasing across the 
sites, as set out in the following section. 
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Land Parcels Plan 

Plan 5: Analysis - land parcels*  

N 

Based or reproduced from Ordnance Survey 1:1250 Base Map with the permission of HMSO 
© Crown copyright reserved. Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671. 
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Tipner parcels (PCC) 

Tipner parcels (PCC and MoD) 

*The land parcels have been based upon existing land uses and ownerships. 
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Analysis and design principles 

3. Design Rationale 

The Vision 

The vision is to deliver large scale 
comprehensive regeneration, alongside 
strategic public transport enhancements. It 
involves creating a gateway into the city, the 
opportunity to integrate Port Solent and 
Horsea Island with Portsea Island and opening 
up the waterfront. 

The council wants to assist the delivery of high 
quality, sustainable, well designed housing and 
employment fl oorspace. The opportunity exists 
for modern contemporary design that creates 
distinctiveness and demonstrates appreciation 
of the waterfront and views.  

Given the complexities of the sites any solution 
will require bespoke designs to deliver a mix of 
one to four bedroomed homes and new 
employment fl oorspace. 

Core Objectives 

• 	 Housing delivery, comprehensive 
development including infrastructure delivery 

• 	 Re-use of previously developed and under-
used land 

• 	 Connectivity and movement 

• 	 Preserving the marina character of Port 
Solent 

• 	 Strategic and local public transport provision, 
including Park & Ride 

• 	 Accessible waterfront & country park 

• 	 Ecological protection & mitigation 

• 	 Wider constraints mitigation notably land 
contamination, fl ooding and surface water 
drainage 

• 	 Appropriate and viable employment 
fl oorspace 

Analysis 
3.0 In order to provide a robust basis for 
the Portsmouth Plan policies and to inform the 
overall housing and development trajectory, 
analysis has been undertaken of the available 
land within the strategic sites. To inform this 
process the sites have been split into defi ned 
parcels (see Plan 5) based upon existing land 
uses and ownerships. 

3.1 The methodology for the dwelling density 
was based on the PPS3 defi nition of net density. 
The analysis incorporated all land within each 
parcel as access roads / servicing and incidental 
open space is included in the calculation. The 
density of 50-75dph would allow for a mixture 
of fl ats and houses, whilst higher densities will 
require some taller buildings.  Employment 
uses have been calculated as roughly 50% 
of the gross land area to allow for parking / 
landscaping. Table 1 summarises the outcome 
of the process. 

3.2 Certain areas of land within the sites 
have not been included. This is because the 
land is either unavailable or unsuitable for 
development, for example the open space 
south of Marina Keep, some MoD land and the 
land for the Tipner Interchange. This does not 
mean that the land should be excluded from 
the allocations as it forms part of the overall 
development and provides the basis for the 
coordinated implementation of the concept 
masterplan, for example it could provide land for 
roads or managed open space. 

www.portsmouth.gov.uk 



 

 

 

 

 

 

 

 

 

 

Concept Statement, March 2011 

3.3 It should be noted that this process is 
theoretical and is only intended to provide an 
estimation of capacity.  It does not allocate 
particular parcels of land for specifi c uses or a 
quantum of development as ultimately it will 
be the detailed design of a scheme that will 
set the level of development. The aim of this 
analysis work is to enable informed decisions to 
be made on the policies within the Portsmouth 
Plan. 

3.4 The analysis demonstrates the following: 

Tipner 

3.5 At Tipner East, factoring the potential of 
land furthest from the M275 (notably parcels K, 
L, M, N and O) and the requirement to provide 
local facilities (i.e. a local centre), a range of 408 
to 1123 dwellings could be provided. 

3.6  There is suffi cient land for a local 
centre to accommodate a small food store, 
some residential, other community uses and 
parking (parcel M).  There is also capacity on the 
remaining land, close to the M275, to deliver 
a park & ride and employment uses, facilitated 
by direct access to the proposed Interchange 
(parcels H, I and J). 

3.7 At Tipner West, a range of 312 to 736 
dwellings (parcels A, B, C and F) could be 
provided.  This includes the opportunity for a 
suitable conversion of the Listed Barracks (parcel 
B) to residential, although employment could 
be equally suitable. There is the potential for 
taller buildings adjacent to the M275 and at 
Tipner Point.  There is also suffi cient land for 
employment uses closest to the MoD fi ring 
range (parcel E). 

3.8 The Harbour School and Sailing Club are 
to be retained. Should these become available 
for development then mixed use residential / 
employment proposals would be appropriate. 

Port Solent 

3.9 At Port Solent it is considered that a 
range of 222 to 665 dwellings (parcels, S, T, W 
and Y) could be provided.  This assumes that 
some residential would be included as part of 
reproviding the car parking facilities (parcel 
T). The higher fi gure also assumes some taller 
buildings. 

3.10 Land safeguarded for marine uses, 
boat hoist, marine commercial and the 
existing footprint of the Boardwalk (parcels 
U, V and X) have all been factored with this 
calculation. 

3.11 It must be noted that any residential 
development at Port Solent must take into 
account the former land fi ll and remediation 
requirements. This will mean creative bespoke 
designs which incorporate no disturbance to 
the land (i.e. no private gardens, unless raised 
from ground level) and an agreed management 
structure to deal with the gas / vapour 
protection measures.  

Horsea Island 

3.12 At Horsea Island it is considered that a 
range of 317 to 950 dwellings (parcel Q) could 
be provided.  The remaining land closest to the 
retained MoD operations (parcels P and R) will 
only be developed if the existing MoD facilities 
can be reprovided elsewhere within the site.  
Should these sites become available they would 
be suitable for residential and / or employment 
uses. 
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Tipner & Port Solent / Horsea Island 

Table 1: Summary of analysis 

The table below does not allocate the parcels of land for specific uses, the parcels have been created to 
demonstrate the quantum of development possible for the analysis work. 

Parcels Land Use Area 
(ha) 

50 
dph 

75 
dph 

100 
dph 

150 
dph 

Notes 

Tipner East 
K, L, N, O Residential 7.15 358 536 715 1073 
M Local centre 1.58 Retail 500 square metres / 50 

dwellings 
H, I Employment 1.81 20,000 square metres Based on 2 storeys 
J Park & Ride 0.75 900 - 1,800 spaces 
G Balancing pond 0.24 Not developed Must be retained 
Tipner West 
A, C, F Residential 4.24 212 318 424 636 
B Listed building 0.51 Potential conversion to 100 dwellings or employment 

space 
D Sailing club 0.51 To be retained 
E Education / 

Employment 
0.79 8,000 square metres 

Port Solent 
S, W, Y Residential 3.97 199 298 397 596 
T Parking / Residential 

(500 spaces) 
0.91 23 34 46 69 Over 0.4ha - 500 

spaces. 50% resi land. 
U Local centre 1.94 Retained Boardwalk 
V Marine commercial 0.95 35,000 square metres Based on 4 storeys 
X Boat yard 2.46 Retained 
Horsea Island 
Q Residential 6.33 317 475 633 950 
R, P Residential / 

Employment 
5.00 50,000 square metres of 

employment or 375 dwellings 
(at 75 dph) 

Subject to relocation 
of MoD facilities 
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Concept Statement, March 2011 

What could the developments look like? 

3.13 The concept statement does not include 
specifi c design requirements, however, the 
opportunity has been taken to outline some 
principles to inform the Portsmouth Plan policies. 
These principles are set out in the following 
section and are linked to the overall vision for 
these areas. 

3.14 There are already examples in the city of 
high quality contemporary design solutions. The 
opportunities exist within all the sites to create 
distinctive development which makes a positive 
contribution to existing development, the 
waterfront and the wider city.  This is particularly 
important owing to the ‘gateway’ location (on 
the M275). 

3.15 Bespoke design solutions will likely be 
required owing to the requirement for a mix of 
one to four bedroomed properties, although, 
due to ground conditions, a large proportion 
of new development will either be fl ats, 
maisonettes or townhouse style properties. 
Developers will also have to explore innovative 
ideas for new open space and private amenity 
space, such as roof terraces or courtyards set 
above ground level. 

3.16 In order to improve their overall viability, 
schemes will need to incorporate a range of 
dwelling types including 3+ bedroom family 
housing. 

3.17 Car parking for new dwellings will be 
required to meet the standards set out in the 
Residential Car Parking Standards Supplementary 
Planning Document, November 2008. 
Developers will be required to identify innovative 
solutions to integrate the parking spaces into the 
development. 

3.18 Examples of well designed, higher density 
developments in Portsmouth include: 

Oyster Quay - 169 units (268 dph) 

Gunwharf Quays - 875 units (154 dph) 

Admiralty Quarter - 568 units (312 dph) 
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 Development masterplan 

4. Concept Statement 

The concept masterplan 

4.0 The masterplan is intended to provide a 
‘high level’ guide for development. It should 
not be read as fi xed as it is intended to be 
indicative of possible solutions. Policies PCS1 
and PCS2 of the Portsmouth Plan will provide 
the development framework for the sites. 
The purpose of the masterplan is to guide 
development so that the overall objectives of the 
Portsmouth Plan and vision for these sites can 
be realised.  The masterplan will be included in 
the Portsmouth Plan as a supporting diagram. 
It may also be used to support any future 
Supplementary Planning Document (SPD). 

4.1 The masterplan refl ects the input received 
during the preparation of, and consultation 
on, the concept statement options. It also has 
regard to the supporting evidence as outlined in 
sections 2 and 3. 

4.2 Due to highway capacity, major 
infrastructure requirements, fi nancial viability 
and the need to ensure a high quality built 
environment, the development of the sites 
should be phased. Development at Tipner 
will be restricted until the Interchange can be 
provided.  Also, development at Horsea Island 
will be restricted until both the Interchange and 
bridge link are provided.  Therefore, table 2 sets 
out an appropriate level of development with 
and without that required infrastructure. 

4.3 As previously stated, whilst the sites can 
be developed independently, it is important 
that the planning of the sites is co-ordinated.  
Therefore, developers will be expected to 
demonstrate how their proposals for a particular 
site fi ts into the overall vision of the area.  
Where necessary they should also provide 
a comprehensive masterplan as part of any 
planning application. 

www.portsmouth.gov.uk 
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Table 2: Summary of development distribution for each site 

A B 
Suggested allocation 
without the Tipner 
Interchange and bridge link 

Suggested allocation with the 
delivery of the Tipner Interchange 
and bridge link 

Tipner 
Residential 480 dwellings at Tipner East 

only 
1,250 dwellings (600 at Tipner East 
and 650 at Tipner West) 

Employment None 28,000 square metres 
Local centre Yes (500 square metre retail) as column A 
CHP Yes as column A 
Park & Ride (900 - 1,800 space) None Yes 
Port Solent 
Residential 500 dwellings as column A 
Employment 35,000 square metres as column A 
Local centre Yes - the Boardwalk as column A 
Public open space The managed access of the 

15.1ha open space south of 
Marina Keep 

as column A 

Horsea Island 
Residential None 500 dwellings 
Country park 51.3ha (currently being 

created) 
as column A 

Employment / Residential None 50,000 square metres or 375 
dwellings 

TOTALS (Gross) 
980 dwellings / 35,000 square 
metres of employment 

2,250 dwellings / 63,000 square 
metres of employment* 

*This fi gure excludes the additional land at Horsea Island, the availability of which will be depend 
on the relocation of existing operational MoD facilities. 
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Tipner & Port Solent / Horsea Island 

Concept Masterplan 

Plan 6: Indicative plan illustrating broad location of development 

Based or reproduced from Ordnance Survey 1:1250 Base Map with 
the permission of HMSO © Crown copyright reserved. Unauthorised 
reproduction infringes Crown copyright and may lead to 
prosecution or civil proceedings. Licence No. 100019671. 

N 

Boat hoist retained 

Existing open space 

Country Park 

Operational water 

Household waste 
recycling centre 

Harbour school 
to be retained 

Proposed junction 
with M275 

Waterfront access provided 
with extension to existing 
cycle network from the east 

KEY
 

Residential 

Development area (residential / employment) 
subject to relocation of MoD facilities 

Employment and park & ride 

Balancing pond 

Education / employment 

Potential education, residential, employment 
(should Harbour School vacate) 

Retained sailing club 

Retained listed building 

Parking 

Restaurants and retail (Boardwalk) 

Marina commercial 

Retained boat yard 

Portsmouth Harbour SSSI 

Restricted vehicular access 

Primary access route 

Public transport only route 

Internal key access route 

Bridge alignment 

Location for landmark building 

Small scale local centre 

29 



Concept Statement, March 2011 

4.4 TIPNER:  Suggested requirements and design principles 

• Provision of up to 1,250 dwellings, phased 
subject to delivery of Interchange  

• Provision of up to 28,000 sqm of employment 
space 

• Provision of 900-1,800 space park & ride 

• Enable public transport links to the city centre 
and wider region via the provision of a park 
& ride and integrated high quality public 
transport facilities 

• Access to the developments from Twyford 
Avenue (limited to 480 dwellings) and the 
proposed Tipner Interchange (M275 junction). 
Restricted access (pedestrian, bus and cycle 
only) from all other routes including Tipner 
Lane and Target Road  

• Provide good pedestrian and cycle 
connections within and to the sites 

• Provision of local centre, ideally located 
on Tipner East, to serve new and existing 
communities 

• Retention of Harbour School and adjacent 
Sailing Club 

• Ensure that any harm to the Portsmouth 
Harbour SSSI / SPA / Ramsar is avoided or 
minimised and mitigated and setting is 
enhanced via the development wherever 
possible 

• Flood defence and water attenuation 
measures to ensure 1:1,000 year mitigation 

• Land contamination mitigation and, where 
required, remodelling 

• A new electricity sub-station 

• Appropriate separation of foul and surface 
water 

• Connection to the eastern interceptor sewer 

• Provision of an accessible waterfront which 
complements and does not cause harm to 
the adjacent Portsmouth Harbour SSSI / SPA 
/ Ramsar 

• Bridge link accommodated within the 
development of Tipner West 

• Provision for a CHP plant (or equivalent) 

• Ensure potential noise issues are adequately 
mitigated 

• Architectural design solutions should 
demonstrate full appreciation of the 
waterside location and enhance the 
key gateway to the city as well as an 
appreciation of viewpoints and wider visual 
impact across Portsmouth Harbour 

• Enhance the setting of the listed buildings, 
with the retention of key views of elevations 
and the careful consideration of any 
proposed adjoining buildings 

• The local centre should provide a focus 
for all local facilities and be located in a 
prominent and highly accessible area of the 
site so as to enhance footfall and improve 
viability.  It should be a gateway to the 
development and be a social focus for 
existing and future residents of the area.  
The associated public space / square should 
be a focus of the development and the 
design should complement the residential 
proposals 

• Provision of high quality public realm and 
landscaped areas to complement the 
residential dwellings and other buildings 

• Opportunities should be explored for 
courtyards, raised gardens and green roofs 
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Tipner & Port Solent / Horsea Island 

Concept Masterplan: Tipner 
Plan 7: Indicative plan illustrating broad location of development 

Based or reproduced from Ordnance Survey 1:1250 Base Map 
with the permission of HMSO © Crown copyright reserved. 
Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671. 
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4.5 Port Solent / Horsea Island:  Suggested requirements and design principles 

• Provision of up to 1,000 dwellings, phased 
subject to delivery of the bridge link and 
Tipner Interchange  

• Provision of up to 35,000 sqm of employment 
space, this includes retention of existing uses 
at Port Solent associated with the marina 

• Retention of the Boardwalk to provide the 
local centre, and where appropriate support 
regeneration and / or expansion of this area 

• Retention of marina operations including the 
boat hoist 

• Provision of a multi-storey car park to ensure 
the equivalent re-provision of car parking to 
service the Boardwalk and marina operations 

• Public transport provision and access to the 
Horsea Island development (all modes) will 
require the implementation of the Tipner 
Interchange and the bridge link from Horsea 
Island to land adjacent to the M275 at Tipner 

• Enable public transport links from Port Solent 
to the city centre and wider sub-region via 
the provision of high quality public transport 
facilities 

• Implementation of a road link (restricted to 
cycle, pedestrian and bus access) linking Port 
Solent to Horsea Island 

• Explore access improvements to the country 
park and HWRC 

• Provide good pedestrian and cycle 
connections within and to the sites 

• Ensure that any harm to the Portsmouth 
Harbour SSSI / SPA / Ramsar and open space 
south of Marina Keep is avoided, or minimised 
and mitigated, and the setting is enhanced via 
by development wherever possible 

• Flood defence and water attenuation 
measures to ensure 1:1,000 year mitigation 

• Land contamination mitigation and, where 
required, remodelling 

• A new electricity sub-station 

• Appropriate separation of foul and surface 
water 

• Connection to the eastern interceptor sewer 

• Ensure potential noise issues are adequately 
mitigated 

• Architectural design solutions should 
demonstrate full appreciation of the 
waterside location and enhance the 
key gateway to the city, as well as an 
appreciation of viewpoints and wider visual 
impact across Portsmouth Harbour, in 
particular the visual impact to Portchester 
Castle 

• No residential uses at ground fl oor (at Port 
Solent), instead options for parking should 
be considered at ground fl oor level, with 
opportunities for raised gardens and roof 
gardens explored 

• Enhance and complement the marina 
character of Port Solent 

• Provision of high quality public realm and 
landscaped areas to complement the 
residential dwellings and other buildings 

• Minimise the visual impact of any car 
parking provided 

• If the additional land around the lake at 
Horsea Island is included, proposals should 
ensure that the MoD operational facilities 
are adequately relocated 
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Tipner & Port Solent / Horsea Island 

Concept Masterplan: Port Solent / Horsea Island
 
Plan 8: Indicative plan illustrating broad location of development 

Based or reproduced from Ordnance Survey 1:1250 Base Map 
with the permission of HMSO © Crown copyright reserved. 
Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671. 
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