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1.0 INTRODUCTION 
 
1.1 This Approach to Employment Land Study has been prepared by BE Group on behalf 

of Portsmouth City Council (the Council). 

 

1.2 The Council is preparing a new Local Plan, which will provide both updated policies 

and site allocations. It will cover the period to 2036. Along with city-wide growth and 

change, the following potential strategic sites have been identified: 

 

 City Centre  

 Lakeside North Harbour Business Park 

 St James' Hospital and Langstone Campus  

 Tipner, Horsea Island and Port Solent (City Deal Sites)  

 
1.3 To provide evidence for this planned growth, the Council has commissioned the 

Approach to Employment Land Study, to provide: 

 “A review of the existing economic evidence base to provide sound 

employment land forecasts for the plan period 

 Consideration of the relationship to the city's housing needs.” 

 
1.4 This will complement the emerging work being undertaken by the Solent LEP on 

preparing a new Strategic Economic Plan and Local Industrial Strategy and the work 

being undertaken by the Council in preparing a formal Economic Development 

Strategy.  

 
 

Methodology 

1.5 The Approach to Employment Land Study has reviewed employment targets based on 

the available evidence base, and critiqued a selected series of employment sites – 

three key employment sites as well as six additional sites to assess their on-going 

suitability for employment.  

 

1.6 As per the brief, the employment targets as set out in the PUSH Spatial Position 

Statement have been reviewed in respect of the following: 

 

 Existing published documents, including national and regional economic and 

industrial plans and Portsmouth planning documents; 
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 Demographic profiling and employment forecasting prepared by Oxford 

Economics on behalf of the Portsmouth City Council; 

 Annual monitoring data compiled by Hampshire County and Portsmouth City 

Councils; 

 

1.7 The study has relied on consultations, both undertaken by representatives of 

Portsmouth City Council and by BE Group. These consultations have included property 

representatives, key businesses and public sector representatives.  

 
1.8 The key employment sites of the Portsmouth City Centre and Lakeside Business Park 

have been assessed for their potential for focussed growth in the City. Commentary 

has been provided as to the potential to satisfy the employment targets. 

 
1.9 Furthermore, BE Group was asked to critique the following sites for their on-going 

suitability and potential for employment uses.  

 

 Builders Yard, Coniston Avenue 

 Court Lane Yard, Cosham 

 The News Centre, London Road 

 Land at James Callaghan Drive 

 Ben Ainslie HQ at the Camber 

 Yards west of Milton Road 

 
1.10 These six site assessments complement an earlier employment land review conducted 

in 2016 – the Business Needs, Sites Assessments and Employment Land Study1. 

 

1.11 The employment land needs for Portsmouth City has been assessed using a multi-

faceted approach, including reviewing past land and floorspace take-up, analysing 

employment forecasts prepared by Oxford Economics and reviewing and updating 

previous projections for Portsmouth prepared by PUSH and the Solent LEP. 

  

                                                
1 Lambert Smith Hampton (July 2016) Business Needs, Site Assessments and Employment Land Study 
prepared for Portsmouth City Council 
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2.0 POLICY CONTEXT 
 
 
2.1 This chapter provides an overview of the key policies documents at the sub-area, city, 

county and regional levels that may influence the planning and demand for 

employment land in Portsmouth.  

 

National 

 

Industrial Strategy – Building a Britain for the Future (White Paper) 

2.2 The UK Government’s Industrial Strategy provides direction for industrial and 

innovation growth in the UK, in order to improve productivity in the economy. The 

Industrial Strategy is centred around the core themes of: 

 

 Ideas – with a vision to be the most innovative economy 

 People – providing good quality jobs of the future and improving 

education/skills in the workforce 

 Infrastructure – providing funding for key infrastructure projects, including 

housing, transport and digital infrastructure (funding for public investment, 

rollout of 5G and full-fibre networks) 

 Business Environment – business support, including Sector Deals 

(partnerships between government and industry for specific sectors), 

establishing a new Investment Fund and improving productivity in SMEs 

 Places – supporting the development of Local Industrial Strategies, 

establishing a Transforming Cities fund and supporting high-quality 

professional development for teachers.  

 

2.3 The Local Industrial Strategies are to be developed by the Local Enterprise 

Partnerships (LEPs) and will “help identify priorities to improve skills, increase 

innovation and enhance infrastructure and business growth. This will guide the use of 

local funding streams and any spending from national schemes.”  

 

2.4 The Industrial Strategy also states that Local Industrial Strategies will “identify local 

strengths and challenges, future opportunities and the action needed to boost 

productivity, earning power and competitiveness. This might include addressing skills 

issues, improving infrastructure, harnessing the potential of world-class science and 
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innovation, supporting new high-value businesses, or identifying leading sectors to 

inform the development of deals.” 

 
2.5 The Solent LEP is currently preparing its Local Industrial Strategy. 

 

Regional 

 

PUSH Spatial Position Statement (June 2016) 

2.6 The Partnership for Urban South Hampshire (PUSH) released the PUSH Spatial 

Position Statement to address “important issues concerning the distribution of future 

development across South Hampshire, potential major development locations in the 

longer-term, and key infrastructure to support sustainable growth.” It is intended to 

provide an overall statement for the PUSH region to enable individual local authorities 

to review their Local Plans in the context of Position Statement. “In doing so, they will 

assess the development strategy set out in the Position Statement in more detail for 

their area, identify specific sites and locations for development, and undertake full 

public consultation with their local communities.” 

 

2.7 Portsmouth is identified as an anchor city, along with Southampton, as a main place 

for economic growth within the PUSH region, and an area of higher density 

development through maximising development on brownfield land. 

 
2.8 The Spatial Position Statement included estimates of net changes to B-Class 

employment floorspace for each local authority area, based on positive planning for 

economic growth and subject to further assessment. The Position Statement stated 

that local authorities should plan on the basis of these estimates. For Portsmouth the 

net change estimates between 2011 and 2034 were 92,000 sqm for offices and 28,000 

sqm for mixed B-class uses (total 120,000 sqm). This equates to about 18 percent of 

the total PUSH estimate for offices and six percent of the total for the mixed B-class 

uses. 

 
2.9 The Spatial Position Statement names the Portsmouth Urban Area and City Centre 

collectively as a strategic development site for mixed use development, whilst the City 

Centre alone as a Strategic Employment Area. 

 
2.10 This Position Statement is supported by the Base Paper and Maritime Futures report 

both reviewed within this report. 
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PUSH: Economic and Employment Land Evidence Base Paper (2016) 
2.11 Working to form part of the evidence base for the PUSH Spatial Position Statement, 

this report looks at the economic and commercial market dynamics that currently exist 

within South Hampshire and Isle of Wight. It builds upon work carried out in the 

November 2015 report of ‘PUSH: Employment Distribution – Further Draft’. 

 

2.12 The report evaluates the office and industrial markets at the time for the South Coast. 

With the office market having ‘continued to steadily recover since 2012 with increased 

take-up and a long-term decline in availability’ and industrial market ‘has improved 

significantly since 2013 with growing take-up and investment activity and a decline in 

availability”, economic and commercial markets within South Hampshire were 

considered to be gaining in confidence.  

 
2.13 The report highlights how the Portsmouth employment market comprises 101,800 

workers, 15.4 percent of the Solent total in 2013. This is the second largest amount of 

the local authorities within the Solent.  

 
2.14 Specific strength in sectors in Portsmouth were identified as Information and 

Communication, Accommodation and Food and the Public Sector. 

 
2.15 The report reviewed the decadal take-up of industrial and office space in the local 

authorities and compared to the supply as at September 2015. At that time, for 

Portsmouth, there was estimated to be some 84,103 sqm of industrial premises on the 

market, which equates to about 2.6 years supply when compared to the ten-year 

average take-up of 32,574 sqm per annum. The office market in Portsmouth saw an 

average of 13,573 sqm per annum between 2005 and 2014. The September 2015 

vacancy level of offices was 17,395 sqm, which equates to some 1.3 years supply. 

 
2.16 The report includes forecasted net employment floorspace requirements, which were 

determined using labour market forecasts and extrapolating past take-up rates from 

data recorded by Hampshire County Council. The report provides forecasts for the 

entire PUSH area, as well as broken down by each individual authority and 

employment classification group. Table 1 below summarises the projected demand for 

floorspace presented in the report for Portsmouth, based on the differing 

methodologies.  
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Table 1 – Net Forecasts for Future Employment Growth in Portsmouth 2011-36 
(sqm) 

Method B1a/b B1c B2 B8 
Total B 
Class 

Labour Demand 78,910 -23,147 -63,533 -5,770 -13,540 

 B1/B1a/B1b B1c/B2/B2-7 B8 Mixed B-Class Total B 
Class 

Past Take-Up 

(1998-2008 ave) 

4,858 44,433 58,767 71,757 179,815 

Past Take-Up 

(2004-2014 ave) 

8,355 1,716 37,105 2,107 49,283 

Source: Economic and Employment Land Evidence Base Paper, 2016 

 

2.17 For Portsmouth, the forecasts for industrial land were adjusted to account for the 

potential impact of the QE Class aircraft carriers as a demand driver for industrial space 

in and around the city. They have been altered to show more stable net industrial 

floorspace levels. 

 

2.18 In assessing overall future need, the report adopts a hybrid approach, adding a five-

year buffer (to account for uncertainties) using the past take-up method. This results 

in the following overall net need being estimated: 

 
Table 2 – Overall Net Need for Employment Floorspace in Portsmouth 2011-36 
(sqm) 

 Office Mixed B-Class Total B Class 

Portsmouth 96,979 8,365 105,344 

Source: Economic and Employment Land Evidence Base Paper, 2016 

 

2.19 The figures for forecasting future employment growth have been calculated from labour 

demand figures, plus a five year buffer calculated using past take-up figures. This 

combination of two different methods to predict the forecasting figures is different to 

way in which BE Group calculate them. PUSH intended these figures to be understood 

for the Region as a whole, and to gain an awareness of the predicted future 

performance of neighbouring authorities. PUSH did advise each local authority to 

accurately calculate their own figures. 

 

2.20 Waterfront sites within the Solent are recognised as a key sector which is important to 

the marine and maritime industry within the sub-region. Through recognising which 

sites are key to employment and sector growth, the sites can be categorised ‘into a 
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number of typologies, which were then attributed to different grouping on the basis of 

the potential policy approach. In addition, the relative importance of sites was assessed 

to supporting the marine and maritime economy’. The key asset sites include: 

 “Royal Naval Presence at Portsmouth – underpinning high-tech defence and 

advanced manufacturing activities across the sub-region 

 Port of Portsmouth – providing gateways for trade, as well as cruise activities” 

 
PUSH: Employment Distribution – Further Draft (2015) 

 
2.21 This study aims to assess the supply and forecast the future need for employment land 

up to 2036 in the PUSH area, and by each local authority. The study then goes on to 

suggest proposed distribution of the future needs throughout the area. 

 

2.22 As of April 2015, data from Hampshire County Council, has recorded the current supply 

of employment floorspace: 

Table 3 – Net Supply Position (April 2015) 

Sqm Sites with 

Planning 

Permission 

Other 

Sites/ 

Proposals 

Total 

Planned 

Gain 

Expected 

Losses 

Net Gain 

Portsmouth 123,712 92,920 216,632 27,397 189,235 

Source: PUSH: Employment Distribution, 2015 

 

2.23 Whilst mirroring the figures identified within the PUSH: Economic and Employment 

Land Evidence Paper, the proposed distribution of the 635,000 sqm forecasted future 

office need to 2036 is analysed. This floorspace need has taken account of existing 

supply and of future major development locations. Portsmouth is prioritised, along with 

Southampton, for employment growth with being the major cities of the area as ‘a key 

location for office growth support a large quantum of office floorspace delivery. In 

addition, support smaller level of growth in industrial sectors’. 

 

2.24 An estimate of the floorspace which each individual local authority should plan for has 

been calculated, with Portsmouth’s figures as: 
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Table 4 – Net Change in Employment Floorspace (2011-2036) 

Sqm Office Floorspace Mixed Industrial 

Related Uses 

Total B-Class 

Floorspace 

Portsmouth 100,000 30,000 130,000 

Source: PUSH: Employment Distribution, 2015 

 
2.25 Each local authority will take a further in-depth approach to identifying changes in 

employment floorspace figures, considering what is lost through redevelopment and 

new land that has become available. 

 
Transforming Solent: Solent Strategic Economic Plan (2014-2020), Solent LEP 

2.26 Transforming Solent is Solent LEP’s economic plan for the future of the Solent region 

and aims to ‘recognise and build on our current strengths, harness the drivers for 

growth and address the barriers, which if not addressed, could constrain growth’.  

 

2.27 Building on the LEP’s A Strategy for Growth (2012), which set out aspirational targets 

for the Solent region, Transforming Solent outlines further ambitious targets on top of 

those in the 2012 document, including: 

 

 An additional 15,500 new jobs created 

 Achieve GVA growth of 3% 

 Improve economic rates from 80% to 81% 

 Raise the business birth rates from 3.6% to 4.1% (and create 1,000 new 

businesses) 

 Improve business survival rate from 61.4% to 62.5% 

 Raise the proportion of the working age population with Level 4 and above skills 

from 32% to 36% 

 Education attainment rates to be above the UK average 

 Attract at least 5% of FDI projects entering the UK 

 Improve GDP per head so it is closer to the South East average. 

 

2.28 Small and medium sized enterprises (SME’s) are identified as key to improving the 

employment and business base of the Solent through their growth. This is aiming to 

be achieved through ‘safeguarding SMEs within supply chains, helping them to 

diversify, to reduce their dependency on the public sector and to strengthen their 

international trade links’, in order to generate economic recovery using the private 
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sector. Investment into infrastructure such as transport, housing and high-speed 

broadband is also deemed a key objective to unlock development sites and for 

employment growth.  

 

2.29 In order to provide suitable employment sites for the growing marine, maritime and 

advanced manufacturing sectors to be close to the key economic assets, the 

Southampton – Portsmouth City Deal was created with the aim to help to unlock 

Tipner-Horsea Island in Portsmouth, with an estimated capacity at that time of 55,000 

sqm of employment space for these sectors and creating 3,700 permanent jobs. 

 
Economic Impact of the Solent Area Universities 2018 

2.30 Biggar Economics were commissioned to create this report for the Solent Local 

Enterprise Partnership, University of Portsmouth, University of Southampton and 

Southampton Solent University. The report discusses the economic benefits of these 

three universities upon the Solent region economy and the UK. 

 

2.31 The University of Portsmouth, the University of Southampton and Southampton Solent 

University are all located within the region, employing 9,850 full-time staff members 

and being home to a combined 56,100 students with a turnover of £0.9 billion. This 

turnover shows the universities as major economic players in the region along with 

playing ‘a fundamental role in driving long-term economic growth across the region and 

attracting significant companies and investments’. 

 

2.32 In understanding the impact that the universities make to the regional and national 

economy, certain factors are assessed: 

 

 Core Operations 

 Students 

 Innovation Support 

 Tourism Impact 

 Workforce Productivity 

 Health 

 

2.33 With total GVA of the Solent area being £27.8 billion in 2015, and 609,000 being 

available in the area, the universities generated £2.1 billion GVA and 33,000 jobs in 

the Solent Area. This amounts to the three universities accounting for eight percent of 
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GVA for the region and five percent of jobs. The universities in total contribute to £4.2 

billion of GVA within the UK. This totals as ‘for each £1 that the universities generated 

as a direct result of their operations, they supported £6 in total throughout the UK 

economy of which £3 was retained within the Solent LEP area’. 

 
Local 
 
Authority Monitoring Report 2017 
 

2.34 This annual report aims to inform on the impact that planning policies are having upon 

the city’s regeneration, sustainable development and the progress of planning 

applications. 

 

2.35 The City Council are currently working on a review of the adopted Local Plan from 

2012. The beginning stages have begun ‘reviewing planning strategy of meeting future 

development needs in the city for the period up to 2034’. However, the majority of the 

report aims to assess the effectiveness of the current, adopted planning policies. 

 

2.36 Specific regeneration sites have been progressing since the Local Plan of 2012, with 

progress relating to the employment sector during this monitoring period for these sites 

of: 

Table 5 – Specific Sites 

Site Progress during monitoring period 

Tipner and 
Horsea 
Island 

- Continuing work towards planning application stage, 
identifying the capacity and potential for the site in 
contribution towards housing and employment needs 

Portsmouth 
City Centre 

- Planning application submitted in December 2017 of a 
proposed new city centre road. 

- Delivery of 1,101 student bedrooms. 

The Hard 
Interchange 

- Opened in May 2017. 

Lakeside 
Business 
Park 

- Permission granted for access road, associated 
infrastructure and replacement car-parking provision. 

- Work on the hotel begun during the period. 
  Source: Annual Monitoring Report, 2017 

 

2.37 During the monitoring period, whilst employment floorspace saw a total gain of 16,622 

sqm, larger amount of losses were seen of 18,918 sqm. This resulted to a net loss of 

employment floorspace of 2,296 sqm. This was predominantly seen due to significant 

losses of B1 floorspace when applications were granted or ‘approved’ (through prior 
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approvals) for change of use into flats and student accommodation. This impacts upon 

the total gains and losses seen since April 2010 of a total 62,639 sqm loss of B1 and 

70,967 sqm gain of B1-B8 floorspace. This is a net gain of just 8,328 sqm. 

 

2.38 The losses in B1 floorspace detailed significantly impact Policy PCS11 of a target 

delivery of 243,000 sqm of employment floorspace delivery by 2027. 

 

Portsmouth City Local Plan 2011-2011 (adopted 2006) 

2.39 The Portsmouth City Local Plan of 2001-2011 aimed: 

 ‘To develop the strategic policies of the Hampshire County Structure 

plan 

 To make proposals for the development and use of land and to allocate 

land for specific uses to meet current and future needs 

 To provide a consistent basis to guide development control decisions’. 

 

2.40 The history of the economy of Portsmouth shows the city as broadly based on the 

manufacturing industry and providing a large number of jobs for South-East 

Hampshire. However, in recent years, a decline in the manufacturing industry yet a rise 

in the economically active residents of the area has led to a suspected shortfall of 

14,000 jobs in the city by 2011. These figures will need to be taken into account during 

policy planning in order to secure more long term job opportunities within the city. 

 
2.41 Saved Policy DC31 ‘Employment Sites outside the Primary Areas’ is a policy relating 

to consolidating employment and other mixed-use developments on sites outside of 

the primary areas i.e. the City Centre. However, there is always a possibility that these 

sites may become unsuitable for employment use due to ‘size, condition and character 

of the site, its relationship to other land uses and the adequacy of access’. This case 

would result in alternative uses, such as housing, being allowed when loss of 

employment is outweighed by environmental effects. 

 
2.42 Strategies regarding ‘Employment and the Economy’ and a similar policy regarding 

‘Employment Sites within the Primary Areas’ were originally included in the Local Plan 

in 2006, yet have since been deleted upon revision of the document for the Portsmouth 

Plan. Therefore, this is local plan is only still in force for a selected number of policies 

which have been saved, with a large proportion of the policies having been replaced 

by the 2012 Core Strategy (reviewed below). 
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The Portsmouth Plan (Portsmouth’s Core Strategy) 2012 

2.43 This planning policy document was prepared as part of the Local Development 

Framework to replace the Local Plan of 2006. The main objective relating to the 

employment and economy of the city is ‘To develop Portsmouth as a city of innovation 

and enterprise, with a strong economy and employment opportunities for all’. This 

objective will address issues surrounding the employment sector in enabling 

development, improving employment opportunities and general promotion of the 

dominant location for the sector; the City Centre. However, it is not unusual for the 

growth in the market for the delivery of the market sector in the market. 

 

2.44 Key policies to be delivered in aiding this objective: 

Table 6 – Key Policies To Be Delivered 

Policy Number  

PCS4 – City Centre  One of the key employment areas, particularly regarding offices 

 Proposals that result in a loss of office floorspace would only be 
allowed when: 

o Site has been marketed for office and no viable interest, 
so unsuitable for continued use 

o Redevelopment would make a positive contribution to 
the city and go on to create employment opportunities 

 Aim to improve the competitiveness of the city centre 

PCS5 – Lakeside 
Business Park 

 Development will provide approx. 69,000 sqm of office 
floorspace 

PCS8 – District 
Centres 

 Albert Road & Elm Grove, Cosham, Fratton and North End are 
the city’s district centres 

 Proposals for offices in any of the centres would be encouraged 
on upper floors so as to leave ground floors for primary frontage 

 Cosham, whilst having a core area for retail, contains a 
secondary area of offices. The area is highly accessible and has 
good links to the North Harbour office campus, suggesting this 
as an ideal location for further office development. 

PCS11 – 
Employment Land 

 Aiming to deliver at least 243,000 sqm of employment 
floorspace by 2027 (166,000 sqm of B1 and 77,000 sqm of 
B2/B8) through delivering key employment sites and protecting 
existing ones 

 Specific site targets of: 
o City Centre – B1 encouraged here. Station Square 

expected to accommodate minimum of 10,500 sqm 
o Cosham – B1 encouraged at upper floor level, however 

alternative forms of job-creating development may be 
more useful 

o Lakeside – Providing 69,000 sqm of office floorspace 
o Tipner and Port Solent – At least 25,000 sqm of office 

floorspace to be provided at Tipner 
o Existing industrial employment sites – potential to 

provide 62,000 sqm of B2/B8 floorspace. 

Source: The Portsmouth Plan 2012 
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Local Plan Issues and Options Consultation 2017 

2.45 This report acts as the first stage in creating the city’s Local Plan in which strategies 

are determined for meeting the City’s future development needs up to 2034. In relation 

to the employment sector, the document proposes ‘To develop a successful and 

diverse economy with employment opportunities for all’ through ‘protecting the 

dedicated employment areas, increasing opportunities for private sector investment, 

enhancing the city and town centres and seeking to provide new opportunities 

throughout the city’. 

 

2.46 The economy in Portsmouth is growing faster than that of the national average at 14 

percent compared to the UK average of 11 percent. This is due to the long standing 

positive marine industry and developing technology sector, with a total provision of 

101,800 jobs. Recent trends have shown employment occupier demand along with 

decreasing unemployment rates over the last three years.  

 
2.47 The PUSH Position Statement aims to target employment growth in Portsmouth, and 

particularly the City Centre with 92,000 sqm of office floorspace and 28,000 sqm of 

mixed B-Class floorspace. Portsmouth is aware however, of the shortage of land 

available within the city and so protection of employment land against change of use 

must be a key feature of the new Local Plan. 

 
2.48 Current options regarding the economy and employment in the new local plan are: 
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Table7 – Economy and Employment Options 

Local 
Economy 
Options 

 

LE1  Continue to protect land for employment use 

 Seek redevelopment of existing sites to provide additional 
space or high quality accommodation. 

LE2 Focus new employment development on: 

 Portsmouth City Centre – B1 use 

 Tipner and Horsea Island – marine focused development 

 The Camber, Port Solent Quay, Trafalgar Wharf, Portsmouth 
International Port – protected for continued employment use, 
particularly regarding the marine sector 

 Lakeside – B1 development 

 Naval Base – may provide employment provision depending 
upon scale and location of future opportunities as determined 
by the MoD. 

Employment 
Requirement 
Options 

 

ET1a  PUSH Spatial Strategy to 2034 is 120,000 sqm of new 
employment floorspace; or 

ET1b  Selective release of employment sites for residential 
development – 100,000 sqm of new employment floorspace 
overall 

Source: Local Plan Issues and Options Consultation, 2017 

 

2.49 The document discusses where new development may take place on ‘Strategic Sites’ 

and the issues associated. These have been identified as undeveloped allocations in 

the current Portsmouth Core Strategy, with employment floorspace planned at: 

 Horsea Island – potential for 25,000 sqm (according to ELR 2016) 

 Lakeside North Harbour – to provide 69,000 sqm of B1a floorspace 

 

2.50 Additionally, ‘Opportunity Areas’ have also been identified with the ability to 

accommodate development in the medium to long term (6-15 years). Areas listed with 

potential for employment land are: 

 Portsmouth City Centre 

 Cosham 

 North End; and 

 Fratton 
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2.51 It is worth noting that following consultation on the Issues and Options for the new 

Local Plan, the Council decided to review the period to be covered by the Plan. The 

intention at the time of writing is for the new Local Plan to cover the period 2016-2036. 

 

Business Needs, Site Assessments and Employment Land Study 2016 

2.52 LSH prepared an employment land study for Portsmouth City Council in July 2016. 

This aimed to establish ‘the quality and suitability of existing and potential new 

employment sites and to identify if there are any gaps in the provision’.  

 

2.53 LSH stated key industrial estates and office locations within Portsmouth as follows: 

 

 Key industrial Estates: 

o Airport Estate 

o Railway Triangle 

o Harbourgate 

o Farlington Industrial Estate 

o Walton Road 

o Rodney Road 

o Trafalgar Wharf 

o Limberline Estate 

 

 Key Office Locations: 

o Lakeside Business Park 

o Compass Business Park 

o Portway 

o Acorn Business Centre/ Quay Point 

o Rudmore/ Kingston Crescent/ Connect Centre 

 

2.54 Using ‘The Solent LEP Economic Outlook Report by Oxford Economics 2014’, GVA 

and employment rate forecasts were determined for the Solent economy by 2020. This 

research broadly determined that Portsmouth would be underperforming in job growth 

of the next 5 years, yet moving beyond this, GVA growth and an effective employment 

strategy would enable the city to accomplish targets for employment in the long run. 

 

2.55 LSH challenges the latest forecasted figures of the PUSH Spatial Position Statement 

of 92,000 sqm B1a and 28,000 sqm mixed B-class floorspace. These figures were 
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estimated through assessing future job number predictions and occupation sectors 

with growth potential, however felt that there has been failure to ‘reflect market trends 

(both past and present) and overlooked the nature of Portsmouth’s traditional 

industries and source of occupier demand’. Considering that market conditions have 

changed since the Core Strategy 2012 was created, the belief of enough employment 

floorspace being available to accommodate future businesses need is also challenged 

by LSH. 

 
2.56 A five category grading system was used in the assessment of sites within Portsmouth. 

Lakeside was deemed a high scoring office development option and recognisably 

unchallenged for competition, particularly from the City Centre which is dominated by 

University buildings and associated accommodation. Established industrial estates at 

Voyager Park, Western Road and Harbourgate Business Park were all given the 

highest scores. 

 
2.57 The report has led to a number of redevelopment options within the city being 

established using ‘existing buildings, which will reach or have exceeded their useful 

economic life within an estimated time frame, and where we understand lease events 

or the property owners’ intentions will promote the sites for regeneration’. These sites 

exclude the City Centre (subject to further masterplanning) or sites already set for 

development (with planning permission). 
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Source: Business Needs, Site Assessments and Employment Land Study, 2016 

 
 

2.58 Importantly for this Approach to Employment Land Study, the LSH work is used as the 

basis for the consideration of the six additional sites. BE Group have adopted the LSH 

approach to assessing the sites for consistency, including proforma categories and site 

scoring.  

 
Portsmouth Housing and Economic Land Availability Assessment February 

2019 

2.59 Portsmouth’s Housing and Economic Land Availability Assessment (HELAA) aims to 

determine the availability and suitability of sites for development, and plays a key part 

in informing the development strategy for the city. 

 

2.60 The methodology for this assessment was carried out through a desktop review of 

existing information, a ‘Call for Sites’, a broad site survey and the sites surveyed in the 

Table 8 – Key Potential New Employment Sites 



Approach to Employment Land 
Portsmouth City Council   

 

 

 

P64(e)/ Final Report /February 2019/BE Group                                                     20  

 
 

Employment Land Study 2016. The assessment revisits the allocations contained 

within the Portsmouth Core Strategy 2012, which allocated a number of Strategic Sites 

for a mixture of uses and predominantly employment and housing developments, the 

position of a number of the key sites was further updated through the City Deal (June 

2015): 

 
Table 9 – Strategic Sites 

Site Proposals 

Tipner West Mixed use development including 30,000 sqm of employment 
floorspace, providing 1,500 new jobs, to be delivered over the 
next 15 years+ 

Port Solent and 
Horsea Island 

Mixed use development of housing and employment, including 
3.4 ha of marine related uses and 2,000 sqm of employment 
land to be delivered over 10-15 years. With a further 25,000 
sqm of employment floorspace at Horsea Island South 

City Centre A key site for delivering needs including a significant amount 
of office space, with no timeframe set for development yet 

Lakeside 
Business Park 

Development could provide approx. 69,030 sqm of office 
floorspace and improved access. Key site for improving 
employment opportunities, to be delivered over the next 15 
years 

Source: Portsmouth Housing and Economic Land Availability Assessment 2019 

 

2.61 The Core Strategy (2012) Policy PCS11 sets an employment land target of 243,000 

sqm up to 2027. Whilst progress has been made to meeting targets for mixed B-class 

use, B1 floorspace has seen significant losses resulting in an overall net gain of 8,328 

sqm since April 2010. Alternatively, the PUSH Economic and Evidence Paper 2016 

recommends Portsmouth plan for a 120,000 sqm net increase from 2011 to 2034 (not 

taking into account existing employment land allocations). This PUSH Paper considers 

Strategic Sites taken from the Local Plan Issues and Consultations 2017, ELR 2016 

and outstanding planning permissions to project employment floorspace: 

 

Table 10 – Portsmouth Estimated Employment Floorspace Projections 

Land Supply Office 
Floorspace 

(B1) 

Mixed B-
Class 

Floorspace 
(B1/B2/B8) 

Total 

Potential new 
employment 
sites 

0 57,000 57,000 

Planning 
permissions 

74,211 25,749 99,960 

Total 74,211 82,749 156,960 

Source: Portsmouth Housing and Economic Land Availability Assessment 2019 
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Table 11 – Total Employment Floorspace from Redevelopment Opportunities 

Use Class Floorspace (sqm) 

B1 11,170 

Mixed B-Class 24,750 

Total 35,920 
Source: Portsmouth Housing and Economic Land Availability Assessment 2019 

 

2.62 Potential delivery of this floorspace has been estimated based on planning applications 

information and any information on site delivery: 

 

Table 12 – Delivery of Employment Floorspace 

Phase of 
Delivery 

B1 Mixed B-Class Total 

Planning 
permissions 

Allocations Planning 
permissions 

Allocations 

0-5 years 24,211¹ 0 25,749 0 49,960 

6-10 years 25,000 0² 0 57,000 82,000 

11-15 years 25,000 0 0 0 25,000 

Source: Portsmouth Housing and Economic Land Availability Assessment 2019 
1. Lakeside counted under strategic allocation, and is anticipated to come forward over a 15 year period 
2. The City Centre B1 office floorspace is anticipated to be delivered during this period: quantity TBC 

 

Sustainability Appraisal Scoping Study 2017 

2.63 The role of the Sustainability Appraisal is to promote sustainable development by 

assessing the extent to which the emerging plan will help to achieve relevant 

environmental, economic and social objectives, when judged against ‘reasonable 

alternative’ options. After giving a background to the economy in Portsmouth in 

regarding GVA, employee numbers and the main sectors of employment, the report 

briefly mentions future requirements. With predicted growth expected in the PUSH 

area for future office floorspace needs, an associated growth is expected in sectors 

such as finance, property, business administration and professional, scientific & 

technical. An increase in industrial floorspace needs will lead to expected growth in 

sectors such as maritime, engineering, technology and educational. 

 

2.64 Each of the themes within the report have key issues which need to be considered 

when the Local Plan issues and policies are assessed. When discussing policies 

relating to the economy, the main issues identified are: 

 

 “A supply of land to establish fledgling businesses and grow the existing 

ones 
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 Supporting a rise in GVA while also creating a more diverse 

employment market to create a balanced economy 

 Providing suitable water frontage sites to support the marine sector 

 Ensuring protection of land to provide a range of locations for new 

businesses, including small start ups 

 Making provision for new facilities for the tourism and visitor economy 

as well as hotels and conference centres 

 16 areas within the city are deprived and a stronger economy provides 

more opportunities for work 

 Supporting infrastructure is needed to support further growth in the city” 

 

Socio-Economic Impact Assessment of Portsmouth Naval Base 2012 

2.65 The Partnership for Urban South Hampshire and Solent Local Enterprise Partnership 

commissioned Portsmouth University’s Centre for Economic Analysis and Policy to 

produce a report on the socio-economic impacts of the Naval Base upon the Solent 

region. 

 

2.66 As the previous report of the socio-economic impact of Portsmouth’s Naval Base was 

published in 2007, and prior to the recession, it was deemed important to re-assess 

the socio-economic significance of the Naval Base. The significance is measured in 

terms of income and employment generated. 

 

2.67 The Base is currently employing 1,900 staff members, an 8.0 percent increase since 

the time of the 2007 report. This is due to an increase in shipbuilding activity, with an 

estimated 77 percent of jobs held by local residents from the Solent area. 

Manufacturing is a key sector, with seven percent of all such employment throughout 

the Solent area supported at the Base. 

 

2.68 From calculating the expenditure of companies and staff within the Naval Base, the 

total per year is estimated at £407 million. These funds are dominantly spent supplies 

and services (48.5 percent) and wages of the workers (44.6 percent). Once compared 

against output figures from the Solent as a whole, ‘in total the Base provides two 

percent of Solent LEP output…By sector, this accounts for some 4.9 percent of Public 

sector output and 2.7 per cent of all manufacturing’. 
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2.69 It was deemed that every £1 million directly generated by the Base resulted in another 

£750,000 of spending in other sectors throughout the Solent area, greatly impacting 

the economy. 
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3.0 SOCIO-ECONOMIC PROFILE 
 

 

Introduction 

3.1 The chapter sets out the socio-economic baseline for Portsmouth. The characteristics 

of Portsmouth are considered alongside regional and national comparators as well as, 

occasionally, the other local authorities that make up the Solent LEP area. 

 

3.2 The purpose of the socio-economic profile is to understand the current characteristics 

and recent trends within Portsmouth such as business type and size, and employee 

commuting and working patterns. Understanding these aspects makes it easier to 

facilitate economic development by allocating land and premises in the correct 

locations and of the right type of employment use. 

 
3.3 Portsmouth City Council has commissioned Oxford Economics to carry out a parallel 

study, looking in-depth at the socio-economic standings of the city to inform the 

development of the Council’s Economic Development Strategy. For consistency, the 

same source data has been used for this report where relevant. 

 
Population Growth 

3.4 The estimated population of Portsmouth is currently estimated at 214,700 (ONS), an 

increase of 4.5 percent from the Census 2011 figure of 205,500. This is higher than 

the rate of growth for both Hampshire and the UK in these same years. The working 

age population (16-64 years) has also grown, by 3.4 percent during the last seven 

years. With the working age population increasing at a slower rate than the overall 

population, this can have knock-on effects of the availability of labour, taxation base 

and provision of services. 
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Figure 1 – Population Estimates by Age Group, 2011-2017 

 

Source: Portsmouth Economic Profile 2018 

 

Deprivation 

3.5 The Index of Multiple Deprivation 2015 (IMD) ranks geographies on a 1-10 decile rating 

of most to least deprived. These scores are created through the combination of seven 

distinct characteristics relating to deprivation - income, employment, education, health, 

crime, barriers to housing and the living environment. A combined score has been 

given for each category; a maximum score of 1,250 would indicate no deprivation. 

 

3.6 A poor deprivation level would indicate a poor quality of life for residents when 

considering each of the lifestyle characteristics. The aim is to achieve low deprivation 

levels, which would indicate an economy which allows residents access to good quality 

employment opportunities and to earn a fair income, whilst an area with a high 

deprivation level would suggest a poor economic market with low employment levels. 

 

Table 12 – Index of Multiple Deprivation – Portsmouth City 

Income Employment Education Health Crime Barriers 
to 

Housing 

Living 
Environment 

616 690 484 550 542 612 252 

Source: English Indices of Deprivation, 2015 

 

3.7 As seen from the table above, overall Portsmouth’s relatively (most deprived) 

characteristic is the living environment. This is a measure of urbanisation and states 
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poor conditions in Portsmouth for housing quality, air quality and a high volume of road 

traffic accidents. Alternatively, employment is comparatively rated as the least deprived 

factor in Portsmouth and contributes to 22.5 percent of the overall IMD score. 

 

3.8 The IMD also scores finer grain areas in terms of deprivation, providing scores for 

Lower Super Output Areas (LSOAs). Overall each LSOA is given an individual IMD 

score combining each of the eight categories. Of the 125 LSOAs within Portsmouth, 

16 fall with the top 10 percent of the most deprived areas in England. The concentration 

of the LSOAs recording high scores on in IMD (i.e. most deprived) are around Buckland 

and parts of Wymering.  

 
Employment 

3.9 Latest figures for the residents of Portsmouth indicate the resident employment rate to 

be at 73.7 percent, a figure lower than that of the Solent and UK. This figure for 

Portsmouth has only grown 1.8 percent since 2010, a lag compared to other areas with 

the Solent seeing employment growth of 4.8 percent and the UK average growing by 

4.6 percent. 

 

Table 13 – Economic Activity of Resident Working Age Population 

 Portsmouth Solent UK 

No. % % % 

Employment 104,900 73.7 77.1 74.7 

Unemployment 4,600 4.1 3.4 4.4 

Inactive 33,800 23.7 20.2 21.8 

Source: ONS 2018 via Portsmouth Economic Profile, 2018 

 

3.10 Of the workforce within Portsmouth, there is a high rate of employees, sitting just above 

the Solent and higher than the UK. Conversely so, there is a low rate of self-employees 

of 12.0 percent, meaning one in eight workers within Portsmouth are self-employed, 

similar to the Solent average and lower than the UK average 
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Table 14 – Employment Split of Workforce Population, percent 

 
Portsmouth Solent UK 

Employment 87.5 87.4 85.4 

Self-employment 12.0 12.2 14.2 

Source: ONS 2018 via Portsmouth Economic Profile, 2018 

 

3.11 Identifying the split of employment sectors using Business Register and Employment 

Survey (BRES) data from 2017 aids in discovering the dominant industries of the area. 

Portsmouth has a high proportion of employees within the public administration, 

education and health sector (32.1 percent), above the Solent and Great Britain 

averages. These dominating industries are reflective of the presence of Portsmouth’s 

Naval Base and University. Figure 2 below shows Portsmouth also containing a higher 

percentage of manufacturing employees than the comparator areas. 

 

Figure 2 – Employees Sector Split 2016 

 

Source: Portsmouth Economic Profile, 2018 
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3.12 Since 2010, all of these sectors have seen an increase in sectoral share apart from 

public administration, information & communication and the financial sector which have 

seen no change or a decrease in share of employee numbers. Other productions saw 

a 7.0 percent increase over the past seven years, the most growth in this period out of 

all sectors. 

 

Commuting Patterns 

3.13 The latest Census of 2011 states a total 28,400 workers leave Portsmouth for 

neighbouring authorities or elsewhere in the UK whilst 41,500 commute in. This leads 

to a net in-commuting of 13,100. The table below displays the split of out-flow and in-

flow to the various locations. 

 

Table 15 – Commuter Flow Patterns 

Location Out-Flow In-Flow Net Flow 

Arun ~ 661 661 

Chichester 1,923 1,565 -358 

London 1,290 415 -875 

Havant 7,155 10,915 3,760 

Rushmoor 137 52 -85 

Hart 134 70 -64 

East Hampshire 1,669 2,474 805 

Basingstoke & Deane 373 128 -245 

Test Valley 292 348 56 

Winchester 2,627 2,098 -529 

Eastleigh 1,288 1,471 183 

Southampton 1,384 1,671 287 

New Forest 344 455 111 

Fareham 4,223 7,819 3,596 

Gosport 1,318 5,912 4,594 

Isle of Wight ~ 736 736 

Other UK Destinations 3,841 4,704 863 

Offshore Installations and Outside UK 370 ~ -370 

Total 28,368 41,494 13,126 
Source: Census 2011 via Portsmouth Economic Profile 2018 

 

3.14 Whilst the largest proportion of the out-going commuters go to Havant (25.2 percent), 

a larger proportion enter Portsmouth from the same area (26.3 percent). Portsmouth 

also receives a large supply of workers from Fareham (19 percent) and Gosport (14 

percent). Popular areas for out-commuting from Portsmouth include Fareham (15 

percent) and Winchester (nine percent). 
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Qualifications 

3.15 Over a third of Portsmouth’s working age population (34.5 percent) are qualified to 

NVQ Level 4 (degree level). Whilst equal to the proportion in the Solent, this is lower 

than that of the South East (41.4 percent) and the national average (38.4 percent). 

 

Figure 3 – Qualifications of Working Age Population (%) 

 

Source: ONS 2016 via Portsmouth Economic Profile, 2018 

 

3.16 7.5 percent of the working age population in Portsmouth are recorded as having no 

formal qualifications, a higher proportion than that of the Solent (5.6 percent) and the 

South East (5.2 percent).  

 

Businesses 

3.17 Using the UK Business Count, Portsmouth contains an estimated 7,500 business units, 

15 percent of the total within the Solent. The Business & Professional Services sector 

along with the Distribution, Transport, Accommodation and Food sector account for 53 

percent of the total business count within Portsmouth, a higher proportion than seen 

for the Solent and South East. 
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Figure 4 – Proportion of Businesses by Sector 

 

Source: Portsmouth Economic Profile, 2018 

 

3.18 Micro sized businesses account for 80.1 percent of the businesses within Portsmouth, 

the lowest proportion compared to comparator regions. Alternatively, Portsmouth 

contains the highest quantity of small businesses (10-49 people), sitting 0.1 percent 

above that of Solent and 2.8 percent above UK figures. Portsmouth also sees a high 

percentage of medium and large sized businesses, 3.1 percent and 0.5 percent 

respectively, compared to the Solent and UK. 

 

Table 16 – Number of Employees Size 

 Portsmouth Solent UK 

No. % No. % No. % 

Micro (1-9) 5,980 80.1 41,255 82.6 2,640,000 84.5 

Small (10-49) 1,150 15.4 1,320 15.3 393,010 12.6 

Medium (50-249 265 3.1 1,455 2.9 80,510 2.6 

Large (250+) 40 0.5 200 0.4 12,203 0.4 

Source: ONS, 2017 via Portsmouth Economic Profile, 2018 
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3.19 Identifying business survival rates can be a good indication of the ability of businesses 

to grow within the local economy. Portsmouth has high business start-up rates but 

comparatively lower survival rates at three or more years. Whilst 92.2 percent of start-

ups are still in operation after one year, this figure drops to 39.1 percent after five years. 

However, this is found in most cities where markets are more dynamic, and competition 

is fiercer. 

 

Figure 5 – Business Survival Rates since 2011 (%) 

 

Source: ONS 2017 via Portsmouth Economic Profile, 2018 

 

3.20 GVA is a measure of the increase in the value of the economy due to the production 

of goods and services. These growth rates can be used as an indicator for a region’s 

annual economic performance. 

 

Figure 6 – Average Annual GVA Growth, 2010-2016 

 

Source: Portsmouth Economic Profile, 2018 
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3.21 Figure 6 shows that the average annual growth of GVA within Portsmouth has been 

1.5 percent per year since 2010, lower than that of the Solent, South East and national 

percentages. Positively however, Figure 7 below displays how the Portsmouth 

economy’s GVA grew by 3.3 percent in 2016, sitting just below the UK average of 3.7 

percent. This figure is notably higher than that of the Solent and also South East. 

 

Figure 7 – Annual GVA Growth 2015-2016 

 

Source: Portsmouth Economic Profile, 2018 

 

3.22 The breakdown of GVA by sector can also be identified for Portsmouth in 2016. Public 

administration, education and health contributed £1.4 billion, a 24.5 percent share of 

the total GVA. This sector, combined with distribution, transport, accommodation & 

food and manufacturing make up over 50 percent of the total GVA, and £3.1 billion 

combined. A combined GVA for Portsmouth was estimated at £5.7 billion. 
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Figure 8 – GVA by Sector 

 

Source: Portsmouth Economic Profile, 2018 

 

Weekly Earnings 

3.23 The average weekly earnings for a Portsmouth resident is £510, whereas for those 

working in Portsmouth the average weekly wage is £540. This weekly earnings 

average for Portsmouth residents lies £40 lower than the Solent average and £46 lower 

than the national average. However, the workplace based earnings only lie £20 lower 

than the national average and are, on average, the same as those found in the Solent.  
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Figure 9 – Resident and Workplace-Based Average Weekly Earnings (£) 

 

Source: ONS 2017 via Portsmouth Economic Profile, 2018 

 

3.24 Resident earnings within Solent, South East and the UK produce higher or equivalent 

average earnings than workplace-based earnings. Alternatively, Portsmouth’s 

workplace based population appear to earn more per week than Portsmouth residents, 

who may choose to out-commute, as on average wages are £30 higher per week. 

 

3.25 Portsmouth began 2010 with better resident earnings than Solent yet experienced slow 

growth over the time period. Between 2010-2017, Portsmouth saw a £25 increase in 

average weekly resident earnings, the smallest increase compared to the other 

regions. 
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Figure 10 – Resident and Workplace-Based Average Weekly Earnings, 2010-2017 

(£) 

 

Source: ONS 2017 via Portsmouth Economic Profile, 2018 

 

Housing 

3.26 There are an estimated 90,190 dwellings within Portsmouth. It is clear that the majority 

of these dwellings are in the private sector (81.0 percent), though this is a lower 

proportion than found in the Solent and UK. The remaining split sees 11 percent owned 

by the local authority, whilst seven percent are held by a private registered provider 

and 0.9 percent by other public sector. 

 

Table 17 – Housing Stock Tenure 

Tenure 

Portsmouth Solent LEP 

% 

England 

% 
No. % 

Local Authority 10,050 11.1 6.6 6.7 

Private Registered 
Provider 

6,280 7.0 8.3 10.5 

Other public sector 840 0.9 0.2 0.2 

Private sector 73,020 81.0 84.8 82.6 

Source: Local Authority Housing Statistics 2017 
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3.27 The Housing Price Affordability Ratio measures the affordability of housing in an area 

through comparing the lower quartile house price with the lower quartile residence 

annual earnings. A higher figure indicates a less affordable housing market for the 

lower quartile earners. Table 17 compares Portsmouth to Solent, South East and 

national averages. On this measure Portsmouth had an affordability ratio of 8.2, 

meaning for a resident with annual earnings at the lower quartile, housing prices are 

over eight times their salary for property which lies at the 25 percent cheapest on the 

market. 

 

3.28 When compared to the Solent and South East, Portsmouth performs well in the 

affordability of housing, although none of these comparator areas would be considered 

to have desirable levels of affordability.  This ratio for Portsmouth has risen 1.3 points 

between 2010-2017. 

 

Table 18 – House Price Affordability Ratio 

 Ratio, 2017 

Portsmouth 8.2 

Solent 8.6 

South East 10.3 

England 7.3 

Source ONS 2017 via Portsmouth Economic Profile, 2018  

 

Summary 

3.29 The following points summarise the key demographic characteristics of Portsmouth: 

 The current population of Portsmouth is approximately 214,700 persons, an 

increase of 4.5 percent since the Census of 2011. This increase is more than 

was seen in the UK during the same time period 

 Overall, the resident population is increasing at a faster rate than the working 

population 

 28,400 commuters are estimated to leave Portsmouth each day for work, whilst 

41,500 enter. The largest influx of workers is from Havant (26.3 percent), whilst 

the majority of out-commuters is also to Havant (25.2 percent) 

 Economic activity within Portsmouth shows 73.7 percent of the working age 

population are in employment, a slightly lower proportion than for the Solent 



Approach to Employment Land 
Portsmouth City Council   

 

 

 

P64(e)/ Final Report /February 2019/BE Group                                                     37  

 
 

and UK. 4.1 percent of the population are unemployed, a figure that is lower 

than the UK average of 4.4 percent 

 The dominant employment sector is Public Administration, Education and 

Health 

 The percentage of the population who have attained qualifications of degree 

level standard are lower compared to the proportions for the South East and 

UK. Portsmouth also has higher levels of the population with no qualifications 

 An estimated 7,500 business units are found within Portsmouth with Business 

& Professional Services and Distribution, Transport, Accommodation & Food 

sector accounting for 53 percent of this total 

 The survival rates of businesses in Portsmouth was 92.2 percent after one year, 

and dropped to low levels of just 39.5 percent success rate after five years 

 Earnings for the workplace population are higher than the resident populations 

earnings; compared to the comparator regions, Portsmouth is the only area 

where this is the case. Overall however, workplace earnings have declined in 

the last seven years. 

 

3.30 Portsmouth is seen as an economically active city which plays a significant part in the 

Solent and South East region. With low unemployment figures identified for residents, 

difficulties in recruitment within the city’s existing working population could be found as 

the economy continues to develop and grow, hence relying upon in-commuters from 

the surrounding authority areas. 

 

3.31 Slow growth has occurred over the last 10 years for the Portsmouth economy, yet a 

substantial growth of 3.3 percent in 2015-2016 meant figures were only slightly behind 

the UK for growth during that time frame. 

 
3.32 With Portsmouth seeing a high volume of in-commuters and average earnings for the 

worker population above that for the residential population, the location is deemed 

desirable for businesses and employees, and emphasises the need to improve 

business start-up figures as popularity for the area is evident for employment. 

 
3.33 Given that resident workers are on average earning less than the workplace population 

within Portsmouth, it is apparent that a high proportion of high value jobs are located 

within the City, compared to neighbouring areas. In-commuters would be taking a 

higher proportion of these positions. This, combined with housing affordability 
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difficulties in Portsmouth, suggests that there are likely to be cost stresses for 

significant portions of the population, including transport costs for out-commuters and 

difficulties in obtaining appropriate housing. 
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4.0 PROPERTY MARKET ASSESSMENT 
 

Overview 

4.0 The current property market in Portsmouth has been reviewed based on recorded 

information on commercial deals conducted within Portsmouth over the last 10 years, 

assessing currently available commercial property and discussions with locally active 

property agents. 

 
4.1 The ‘Business Needs, Site Assessment and Employment Land Study 2016’ discussed 

the property market of Portsmouth, in relation to industrial and office units, at the time 

of writing. The industrial market was seen to contain below par quality stock, which 

would soon fail to meet the needs of modern businesses. The development of new 

stock had been dismissed for the preferment of recycling ‘older, virtually obsolete’ 

buildings as opposed to demolition. 

 
4.2 The office market has been experiencing a shift of occupiers in recent years relocating 

from the city centre to locations such as Lakeside, or even away from Portsmouth (e.g. 

‘Zurich’ moved to Solent Business Park). This movement has been accompanied by 

the recent strong demand of student accommodation taking some of the vacant space 

within the city centre, including some office buildings and potential office sites. 

Lakeside has experienced high volumes of demand due to the excellent connectivity, 

parking on-site and latest addition of Buildings 2000 and 3000 entering the market. 

These features of Lakeside form a comparatively much more attractive environment 

for the office occupiers than Portsmouth City Centre. 

 

Transactions 

4.3 A list of recorded deals between 2008 and 2018 has been compiled using data from 

EGi property database of industrial and office transactions (leasing, occupational 

sales, investment sales) within Portsmouth. Table 19 below shows a total of 617 deals 

competed with the time period. This comprised of 366 industrial deals of 415,253 sqm 

and 251 office deals of 153,034 sqm. Whilst this data source may not be representative 

of all deals, it does provide a guide to the level and nature of activity within Portsmouth. 
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Table 19 – Total Deals (2008-September 2018) 

 Industrial Office Total 

 Number 

of Deals 

Floorspace 

(sqm) 

Number 

of Deals 

Floorspace 

(sqm) 

Number 

of Deals 

Floorspace 

(sqm) 

2018 YTD 4 3,463 4 506 8 3,969 

2017 30 39,682 21 7,709 51 47,391 

2016 39 42,030 29 22,883 68 64,913 

2015 38 96,990 24 13,430 62 110,420 

2014 39 31,352 29 17,146 68 48,498 

2013 41 33,212 33 14,878 74 48,090 

2012 36 55,239 25 7,403 61 62,642 

2011 28 22,855 34 44,277 62 67,132 

2010 38 31,780 13 4,416 51 36,196 

2009 33 22,839 17 5,276 50 28,115 

2008 40 35,811 22 15,110 62 50,921 

Total 366 415,253 251 153,034 617 568,287 

Source: EGi, 2018 

 

4.4 The breakdown of transaction types is provided in table 20 below. 

 

Table 20 – Total Deals (2008- September 2018) 

 Industrial Office 

 Freehold Leasehold Investment Freehold Leasehold Investment 

2018 YTD 0 2 2 1 2 1 

2017 2 25 3 3 16 2 

2016 4 32 3 3 21 5 

2015 10 25 3 3 20 1 

2014 6 33 0 4 25 0 

2013 6 33 2 3 29 1 

2012 4 30 2 5 19 1 

2011 5 23 0 4 30 0 

2010 9 28 1 1 12 0 

2009 2 30 1 0 17 0 

2008 16 24 0 4 18 0 

Total 64 285 17 31 209 11 

Source: EGi, 2018 
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Industrial 

4.5 The last 10 years has seen some 291,340 sqm of industrial floorspace transacted in 

leasehold deals and occupational sales, comprising a total of 349 deals. This averages 

at 835 sqm per deal. A breakdown of these deals by year and floorspace size band 

can be seen in Table 21. Data has only been collected up until September 2018, 

therefore it should be recognised that not a full collection for the year has taken place. 

Also, there is generally a time lag between deals being completed and them being 

recorded in the property databases. 

 

Table 21 – Industrial Transactions by Size Band 

  

Floorspace (sqm) 
Total 0-

100 
101-
200 

201-
500 

500-
1,000 

1,001-
5,000 

5,001-
10,000 10,000+ Other 

2018 
YTD 

Floorspace (sqm) ~ ~ ~ 712 1,014 ~ ~ ~ 1,726 

No. of Properties ~ ~ ~ 1 1 ~ ~ ~ 2 

2017 

Floorspace(sqm) 76 602 1,753 6,012 15,542 ~ ~ ~ 23,985 

No. of Properties 1 4 5 8 9 ~ ~   27 

2016 

Floorspace(sqm) 380 989 4,274 3,775 11,653 ~ ~ ~ 21,071 

No. of Properties 5 7 13 5 6 ~ ~ ~ 36 

2015 

Floorspace(sqm) 200 862 4,176 4,012 17,278 ~ 11,147 ~ 37,675 

No. of Properties 2 6 11 6 9 ~ 1 ~ 35 

2014 

Floorspace(sqm) 161 990 4,160 3,710 22,331 ~ ~ ~ 31,352 

No. of Properties 2 6 13 5 12 ~ ~ 1 39 

2013 

Floorspace(sqm) 179 1,344 6,515 3,305 9,597 ~ 10,460 ~ 31,400 

No. of Properties 2 9 19 5 3 ~ 1 ~ 39 

2012 

Floorspace(sqm) 97 1,199 3,761 4,504 21,948 ~ ~ ~ 31,509 

No. of Properties 1 7 12 6 8 ~ ~ ~ 34 

2011 

Floorspace(sqm) 77 464 2,984 4,455 14,875 ~ ~ ~ 22,855 

No. of Properties 1 3 8 5 8 ~ ~ 3 28 

2010 

Floorspace(sqm) ~ 911 4,562 6,446 11,267 7,933 ~ ~ 31,119 

No. of Properties ~ 6 13 9 6 1 ~ 2 37 

2009 

Floorspace(sqm) 77 1,037 3,167 6,122 12,436 ~ ~ ~ 22,839 

No. of Properties 1 6 11 8 4 ~ ~ 2 32 

2008 

Floorspace(sqm) 66 452 6,237 5,746 12,416 ~ 10,894 ~ 35,811 

No. of Properties 1 3 19 8 7 ~ 1 1 40 

Total 

Floorspace(sqm) 1,313 8,850 41,589 48,799 150,357 7,933 32,501 0 291,342 

No. of Properties 16 57 124 66 73 1 3 9 349 
Source: EGi, 2018 

 

4.6 The spread of industrial floorspace has been seen across all size ranges with units of 

201-500 sqm seeing the highest number of deals completed (124), 36 percent of the 
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entire decade. Three deals completed for units of 10,000 sqm plus, comprising a total 

of 32,501 sqm in total. 

 

4.7 2008 was the year in which the highest number of deals were completed, with 40 deals 

comprising of 35,811 sqm of industrial floorspace. However, there appears to be good 

consistency in turnover numbers over the last decade. 2015 saw the largest amount of 

floorspace transacted during one year, 37,675 sqm from 35 deals.  

 

4.8 For these 349 industrial deals, 82 percent were completed as leasehold and 18 percent 

as freehold transactions. 

 

Office 

4.9 Office deals have also been collected from 2008-2018, with Table 22 below displaying 

the information by year and size bands for leasehold and freehold transactions. Some 

130,310 sqm of floorspace was transacted over 240 deals, averaging at 543 sqm per 

deal. 

 

Table 22 – Office Transactions by Size Band 

  

Floorspace (sqm) 
Total 0-

100 
101-
200 

201-
500 

500-
1,000 

1,001-
5,000 

5,001-
10,000 10,000+ Other 

2018 
YTD 

Floorspace (sqm) 68 109 204 ~ ~ ~ ~ ~ 381 

No. of Properties 1 1 1 ~ ~ ~ ~ ~ 3 

2017 

Floorspace(sqm) 141 748 2,057 2,309 1,967 ~ ~ ~ 7,222 

No. of Properties 2 5 7 3 1 ~ ~ 1 19 

2016 

Floorspace(sqm) 137 1,254 735 5,108 3,343 5,029 ~ ~ 15,606 

No. of Properties 3 8 3 6 2 1 ~ 1 24 

2015 

Floorspace(sqm) 584 986 1,273 1,805 ~ ~ ~ ~ 4,648 

No. of Properties 8 7 5 3 ~ ~ ~ ~ 23 

2014 

Floorspace(sqm) 326 1,225 1,771 5,365 2,235 6,224 ~ ~ 17,146 

No. of Properties 4 9 5 8 2 1 ~ ~ 29 

2013 

Floorspace(sqm) 526 997 3,021 4,334 1,137 ~ ~ ~ 10,015 

No. of Properties 8 7 10 6 1 ~ ~ ~ 32 

2012 

Floorspace(sqm) 537 948 1,140 2,567 1,023 ~ ~ ~ 6,215 

No. of Properties 7 8 4 4 1 ~ ~ ~ 24 

2011 

Floorspace(sqm) 323 1,280 2,962 2,890 4,233 22,308 10,281 ~ 44,277 

No. of Properties 4 9 10 4 2 4 1 ~ 34 

2010 

Floorspace(sqm) 166 673 1,482 502 1,593 ~ ~ ~ 4,416 

No. of Properties 2 4 5 1 1 ~ ~ ~ 13 
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2009 

Floorspace(sqm) 470 535 761 1,087 2,423 ~ ~ ~ 5,276 

No. of Properties 7 4 3 2 1 ~ ~ ~ 17 

2008 

Floorspace(sqm) 26 727 1,925 1,146 2,926 8,360 ~ ~ 15,110 

No. of Properties 1 5 7 2 2 1 ~ 4 22 

Total 

Floorspace(sqm) 3,304 9,482 17,331 27,113 20,880 41,921 10,281 0 130,312 

No. of Properties 47 67 60 39 13 7 1 6 240 
Source: EGi, 2018 

 

4.10 With 34 deals transacted in 2011, this was the largest number of deals completed 

during a single year. Additionally, with 44,227sqm of office floorspace take-up in 2011, 

this was also the largest amount of floorspace transacted during a single year over the 

ten year period, 34 percent of the decade total. 2011 was the only year containing a 

deal of over 10,000sqm, with Marine House, Southampton Road being sold in April for 

a total floorspace of 10,281 sqm. 

 

4.11 Unsurprisingly overall, Lakeside dominated the location of many of these deals, with 

68 (28 percent) having taken place at this one location. 

 

4.12 The majority of transactions were for smaller floorspaces, with the highest number of 

deals (67) found for units of 101-200 sqm. This contributed 28 percent of the total 

number of deals for the decade. The smallest end of the market dominated with 89 

percent of deals transacted being less than 1,000 sqm. However, it is important to note 

that whilst the volume of transactions in the larger size bands were lower, this is still a 

significant market which needs to be accommodated. 

 

4.13 Out of the total 240 deals transacted, 87 percent were leasehold, and 13 percent were 

freehold. 

 

Rents 

4.14 Rental figures have been obtained and collated for each of the individual years 

between 2008-2018, and an average price recorded. Of the 349 deals conducted within 

this time period, 190 displayed costing data on the EGi property database. 
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Table 23 – Average Rents by Year, Industrial, 2008-2018 

Source: EGi, 2018 

 

4.15 Using data from EGi, rental figures were determined for 54 percent of the deals from 

the last 10 years. These transactions calculate the average rent for industrial units over 

the period of £74.4/ sqm or £6.9/ sqft. 

 

Table 24 – Average Rents by Year, Office, 2008-2018 

Year No. of Deals Average Deals, £/sqm Average Deals, £/sqft 

2018 0(3) ~ ~ 

2017 9(19) 208.63 19.38 

2016 7(24) 190.65 17.71 

2015 9(23) 133.27 12.38 

2014 21(29) 156.85 14.57 

2013 25(32) 116.91 10.86 

2012 11(24) 113.79 10.57 

2011 18(34) 128.53 11.94 

2010 6(13) 122.94 11.42 

2009 13(17) 94.19 8.75 

Year No. of Deals Average Deals, £/sqm Average Deals, £/sqft 

2018 YTD 1(2) 69.00 6.41 

2017 6(27) 92.69 8.61 

2016 7(36) 87.73 8.15 

2015 18(35) 71.26 6.62 

2014 25(39) 67.93 6.31 

2013 24(39) 75.03 6.97 

2012 26(34) 68.14 6.33 

2011 16(28) 68.68 6.38 

2010 22(37) 73.31 6.81 

2009 24(32) 67.71 6.29 

2008 21(40) 76.54 7.11 

Total 190(349)   
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2008 11(22) 132.73 12.33 

Total 130(240)   

Source: EGi, 2018 

 

4.16 Rental figures were also determined for 54 percent of the office deals over the period. 

The average rent for office units came out at £139.9/ sqm or £13.0/ sqft. These figures 

act as a guideline of leasehold transactions during 2008-2018. 

 

Property Supply 

4.17 Vacant floorspace being marketed within Portsmouth (as at September 2018) has 

been compiled in the tables below. This data has been collected from physical survey 

of employment nodes, a review of commercial property agents’ websites and 

consultations with agents, as displayed in the tables below. This data should be seen 

as a reasonable approximation of current vacancies, though there may be occupiers 

waiting for interest in their property before moving and empty units which may be 

available, but not currently being marketed. 

 

Industrial 

4.18 A total of 68 available units can be found on the market in Portsmouth as of September 

2018, with a combined floorspace of 54,336 sqm. A full listing of these properties can 

be found in Appendix 1, with a breakdown by size seen in Table 25 below. 

 

Table 25 – Industrial Availabilities by Floorspace, sqm (As of September 2018) 

 Size Band, sqm 

Total 0-

100 

101-

200 

201-

500 

501-

1000 

1001 -

5000 

5,001-

10,000 

10,000+ 

Floorspace, sqm 496 1,472 6,742 10,217 27,600 7,809 
~ 

54,336 

Number of Properties 7 11 20 14 15 1 
~ 

68 

Source: Rightmove, EGi, Individual Agents’ Websites, 2018 

 

4.19 The ‘Teardrop’ development site at Port Way, Port Solent could accommodate a 

detached self-contained unit of 7,809 sqm (and 1,532 sqm for offices), according to 

the marketing brochure. Whilst the intended proposal is the largest unit available on 

the current market, it may also be suitable for several different sized units to be built. 

Therefore, the largest built unit available on the current market resides at 22 Rodney 
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Street. The 2,033 sqm building is currently available at £36.92/ sqm, the lowest rent 

on the market. Generally, throughout Portsmouth it can be seen that there is a 

significant range of industrial units available on the current market. 

 
 
4.20 Whilst some units do not disclose price data, from the information available an average 

rent of £84.19/ sqm can be assumed for industrial units within Portsmouth. Of these 

properties which are being marketed as vacant within Portsmouth, the majority of units 

are available to let (96 percent), whilst two (three percent) are available to lease or sell, 

and just one (one percent) promoted as an investment deal. 

 
4.21 Certain locations throughout Portsmouth have seen multiple levels of availability such 

as at Hilsea Industrial Estate, Airport Industrial Estate and units at Limberline Spur. 

 
4.22 The PUSH Economic and Employment Land Base Paper recorded a total industrial 

space availability of 84,103 sqm in Portsmouth as at September 2015. Therefore, the 

available marketed industrial space has decreased by almost 30,000 sqm to 

September 2018, which suggests a significant tightening of supply.  

 
Offices 

4.23 Within Portsmouth, a total of 54 available units can be found on the current market 

which total 22,771 sqm of floorspace. The full list of available properties is found in 

Appendix 1 and a breakdown by size band seen below in Table 26. 

 

Table 26 – Office Availabilities by Floorspace, sqm (As of September 2018) 

 Size Band, sqm 

Total 0-

100 

101-

200 

201-

500 

501-

1000 

1001 -

5000 

5,001-

10,000 

10,000+ 

Floorspace, sqm 944 1,250 5,494 3,418 11,665 ~ 
~ 

22,771 

Number of Properties 18 8 17 5 6 ~ 
~ 

54 

Source: Rightmove, EGi, Individual Agent’s Websites, 2018 

 

4.24 Regarding the market as of data collection in September 2018, the largest office unit 

is found at Lakeside North Harbour, Western Road, the largest office business park 

found in Portsmouth. 3,408 sqm is currently being marketed for part of the ground floor 

of Building 2000. In total, Lakeside currently contains 12 vacancies across the site 
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starting from 93 sqm. Table 26 above shows units of the smaller size bands of less 

than 500 sqm, dominating the market in terms of the number of properties available. 

 
4.25 Once the pricing data for the available units has been gathered, an average rent per 

office on the current market is averaged at £190.87. Similar to the industrial market, 

no offices are only being marketed at a freehold level. 94 percent of these vacant 

offices being marketed are of a leasehold tenure, four percent are on the market to be 

sold or let, and one property (2 percent) is part of an investment sale. 

 
4.26 Additional stock is available within services offices or business centres, which are 

separately listed in Appendix 1. These serviced offices would provide more flexibility 

in terms of rental arrangements (i.e. can be let on a monthly basis), along with 

administrative services and shared facilities such as meeting rooms. Typically, start-

up companies or relatively new businesses are found in serviced accommodation. 10 

different locations are currently available offering serviced offices ranging from suites 

of 5 sqm – 280 sqm. 

 
4.27 A properly functioning office market, with capacity for churn and growth, should have 

a mix of traditional office and serviced office units available. This is in order to enable 

businesses to enter the market, perhaps with low commitment levels, and then have 

the capacity for longer term rents or options to purchase property. 

 
4.28 By comparison, the PUSH Economic and Employment Land Base Paper recorded a 

total office availability of 17,395 sqm in Portsmouth as at September 2015. Therefore 

the available marketed space has increased by about 5,400 sqm to September 2018.  

 
 
Valuation Office Agency Data 

4.29 The Valuation Office Agency (VOA) provides data on the overall number of business 

premises and overall floorspace by broad use type, including offices and 

industrial/warehousing units. The latest VOA statistics of 2015-2016 state that there 

are 1,230 industrial units and 800 offices within Portsmouth, totalling 820,000 sqm and 

273,000 sqm respectively. 

 

4.30 These VOA figures on the overall number of premises and floorspace can be compared 

to that of the vacancy schedules to provide a rough indication of the overall occupancy 

rate of commercial properties within Portsmouth. It is worth understanding that the two 
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data points (VOA data and vacancy schedule) are collected from different timeframes 

and so are estimates only, but do provide a reasonable indication of the overall 

performance of the market. 

 
4.31 As of September 2018, there were 68 available industrial units totalling 54,336 sqm. 

Compared to the VOA statistics, this indicates a 94.5 percent occupancy rate by 

number of units and 93.4 percent occupancy by total floorspace. In terms of offices, 

with an estimated availability of 54 offices and 22,771 sqm of floorspace, an occupancy 

rate of 93.3 percent per number of units and 91.7 percent for floorspace can be 

assumed. 

 
4.32 Occupancy rates of 90-95 percent can be considered a reasonable balance between 

an active market, providing good returns to landlords and capacity for churn and growth 

in the market. A high occupancy rate, whilst an indicator of a full market, leaves 

businesses having difficulties in finding adequate premises. A low occupancy rate 

indicates a market of long-term un-occupation, with derelict stock and poor business 

growth. These occupancy rates for Portsmouth suggest a reasonably well performing 

market, more so for the industrial sector than for offices. The slightly lower percentage 

seen for offices suggests a sector with, to some extent, low occupancy rates but with 

room for growth. This may be seen as town centre supply becomes unoccupied or 

derelict and stock taken over for student accommodation and housing (e.g. Zurich 

House or 12-40 Isambard Brunel Road). 

 

Commercial Property Agents 

4.33 Along with the property data analysis above pertaining to Portsmouth, consultations 

with active commercial property agents have been carried out during September 2018. 

Agents were asked about activity levels in Portsmouth for industrial and office units in 

regard to spatial and size differences, levels of supply and demand and weaknesses 

of the market. Feedback gained is summarised in the tables below. 

 

4.34 In order to protect confidentiality, names of the agents/ agency have been separated 

from the information that they provided. A list of the agents spoken to during 

consultation can be found in Appendix 2. 
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Table 27 – Property Agent’s Comments, Industrial 

Contact Comments 

Local Agent  Currently marketing units at Pioneer Park, with only one unit left of 680 
sqm. Take up for the first seven units went quickly, yet little demand is 
being seen for this last unit  

 Rents on the current market are being advertised, on average, at £100/ 
sqm and dealt at £92-97/ sqm 

 Some new build developments are taking place, at Merlin Park and 
Voyager Park, which is needed as there is a lack of modern supply 
within Portsmouth. Many of the units coming back to the market are 
1980’s style and not of a high-quality, modern standard 

 Land for development of industrial units would be ideal 

 Historically demand has been seen from businesses within the 
manufacturing sector, specifically those with ties to the port, but 
recently this has changed to businesses from all sectors. Demand is 
usually gained from local businesses. 

National 

Agent 

 This agent is not currently marketing any stock in Portsmouth, only 
nearby locations such as Havant which feeds into the same market 

 Current supply is estimated to satisfy demand for one year/ 18 months 
but then will struggle 

 Whilst some new developments are being built, the likes of Merlin Park 
are expected to be filled with the year, then more struggle is expected 

 Any land that is available goes for big box schemes c. 4,600 sqm 
(50,000 sqft), leaving limited options for smaller suites (c. 1,800 sqm) 
and therefore a poorer market 

 Prime rents being achieved at £103/ sqm, with secondary stock 
achieving rents of £92/ sqm 

 Whilst demand received mainly comes from local businesses, the 
occasional regional occupier requirement is achieved. Demand tends 
to be focused on a desire to be located in the northern parts of the city, 
around the existing industrial stock. 

National 

Agent 

 Limited space is being marketed within Portsmouth, with a wider range 
being found in Havant (90-5,500 sqm of available stock) 

 A lack of good quality units is being seen within Portsmouth, even with 
some new developments being built, there does not seem to be 
enough, which is what new businesses would be looking for in an area. 
New developments are also mainly being built for mid-large sized 
boxes, leading to a shortage of small sized units. This is a gap in the 
market 

 Prime rents are being achieved of £95-108/ sqm depending upon size, 
with secondary stock seeing rents of £83-92/ sqm. The latest new build 
development of Merlin Park is achieving these prime rents of £102-
108/ sqm 

 Demand is mainly from local businesses but sometimes also from 
national operators 

 Freehold options are in short supply within Portsmouth, yet high 
demand is found for freehold opportunities. Overall, demand is 
definitely being seen to be outstripping supply, with an estimated 
supply left to last only three-four years. 

National 

Agent 

 Industrial market is performing better than the office market. 

 Currently marketing 185-4,100 sqm of space within Portsmouth. Good 
quality stock is available for £75-86/ sqm, where rents can be achieved 
up to £103/ sqm. 

 There is a lack of stock on the market, after the recession, supply has 
dwindled. Whilst new builds have aimed to address the amount of 
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supply, not all occupiers are looking for/ can afford this modern stock. 
Big, new occupier needs are being met but not small, local occupiers. 
Still a shortage in supply of different quality stock. 

 Best development in recent years seen as Limberline Road – 
developed for small occupiers and stock ‘flew off the shelves’. 
Currently have planning application in place for a similar type of 
development. 

Source: BE Group’s Interviews with Property Agents, 2018 

 

Table 28 – Property Agent’s Comments, Office 

Contact Comment 

National Agent  No town centre stock as is all being converted for residential. 
Little demand seen for town centre as occupiers realise there is 
little supply. All supply being seen at Lakeside, and all demand 
wishing to go there 

 Lakeside is compelling for occupiers with its great connectivity, 
car-parking and transport links to the train stations and ferry 
terminals. No reason for occupiers not to go to Lakeside 

 Rents at Lakeside of £215/ sqm 

 Little pockets of cheaper stock throughout the city, such as at 
Langstone Tech Park. Rents of £140-162/ sqm would be 
achieved on small units, with bigger floorplates, c.370-465 sqm 
achieving rents of £130-150/ sqm 

 Some demand for freehold units, c.<465 sqm but no supply. 
Serviced office providers show a desire to buy buildings, not 
rent, but little available 

 Popular sectors of construction, marine, defence, aviation. 

National Agent  Currently marketing 92-3,345 sqm, with grade A space 
achieving rents of £205-215/ sqm 

 Not currently marketing any secondary stock as there is no 
market/ money to be made in small offices above shops. A mid-
range quality office would achieve rents of £140-150/ sqm 

 Whilst supply is basically all at Lakeside, this is for modern 
quality stock – something not every occupier is needing. Need 
some supply which is not grade A. Most of demand is for 
Lakeside however as there is no competing area 

 Most supply is being market for leasehold, although there is a 
demand seen for freehold opportunities. Therefore, in 
desperate need for some freehold stock 

 Lakeside is obviously where demand and good quality stock 
are, so Council have 93,000 sqm of development to take place 
here, but belief is that that amount is doubtful. If council were to 
reduce consent at Lakeside, this would allow the town centre 
stock to grow and thrive, allowing the whole of Portsmouth to 
thrive and not just one office park 

 Popular business sectors of Naval and Tech are growing due 
to the nearby supply chain. This leaves opportunities for similar 
businesses to enter Portsmouth and build upon the current 
market 

 Popularity of the manufacturing sector has decreased, which 
historically contained the jobs for people without qualifications; 
skilled work and apprenticeships. The decline of this sector has 
led to these employees ending up in call centres. 

Source: BE Group’s Interviews with Property Agents, 2018 
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Additional Business Consultations 

4.35 Portsmouth City Council officers conducted a series of consultations with businesses 

within the City during September/ October 2018 to inform the development of the 

Council’s emerging Economic Development Strategy. These consultations aimed to 

discuss the employment sites and premises in which these business occupy, future 

plans for their businesses and issues associated with the employment market in 

Portsmouth. These consultations have been considered alongside this report, with 

Portsmouth’s summary provided in Appendix 3. 

 

Summary 

4.36 There was a 60/40 split of industrial and office transactions within the last 10 years. 

Industrial units had a fairly consistent level of activity, besides a dip in 2011, with strong 

numbers seen between 2012 and 2016. The number of office units involved in deals 

gradually increased after the economic downturn, but has seen some fluctuation since 

2011. 

 

4.37 Whilst the last 10 years of transactions have seen a fairly good amount of freehold 

deals completed for both industrial and offices, the availability of these options on the 

current market is practically non-existent. Less than five percent of the current options 

are available as a freehold opportunity, yet are in high demand according to local 

commercial property agents. 

 
4.38 The transactions over the last decade have seen about 290,000 sqm of industrial 

floorspace transacted and 130,000 sqm of office floorspace. Importantly, this is a 

substantially different industrial/office balance compared to the identified future need 

for industrial and office floorspace identified in the PUSH Spatial Position Statement 

(28,000 sqm of industrial and 92,000 sqm of office floorspace between 2011 and 2034) 

and Portsmouth’s Core Strategy (77,000 sqm of industrial and 166,000 sqm of office 

to 2027). That is, the transactions over the last decade has a higher proportion of 

industrial floorspace, compared to the projected need over coming years.  

 
4.39 Whilst understanding that the recession will have impacted market values over the last 

ten years, identifying rental figures for units is important for seeing how the market has 

changed over time. In general, for industrial units a slight fluctuation can be seen 

between £67.71/sqm and £76.54/sqm between 2008 and 2014, with then a steady 
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incline in rental values being achieved of up to £92.69 in 2017. For offices, a more 

varied average price range can be seen for the decade of £94.19/ sqm - £208.63/ sqm. 

 

4.40 Whilst there is a good supply of industrial stock on the current market, the consistent 

view amongst agents is the belief that the majority is not of a high standard of quality, 

and would therefore be unsuitable for modern occupiers. The unsuitability of stock had 

led to demand outstripping supply, with commercial agents considering that current 

supply would only be sufficient for the next four years maximum. 

 
4.41 Whilst there is a dominance of smaller sized suites for offices available on the current 

market, there is a wider range of sizes on offer for industrial units. Over 20 percent of 

these office availabilities are found at Lakeside alone. 

 

4.42 Prime rents sit at £95-108/ sqm for industrial units and £80-90/ sqm for secondary 

stock according to property agents, which stand higher than the average rents seen 

for the past 10 years of £65-85/ sqm. 

 
4.43 Supply within Portsmouth can be compared to the surrounding areas in order to liken 

the vacancy and occupation rates. By comparison, Gosport’s market was evaluated 

by BE Group in March 2018, and with a comparison of the total numbers of vacancies 

being disproportionate to the size of Gosport to Portsmouth, an evaluation using the 

VOA statistics is more accurate. Gosport has an occupancy rate of industrial premises 

of 90.5 percent compared to Portsmouth’s 93.4 percent, whilst an occupancy rate of 

88.3 percent is seen in Gosport and 91.7 percent in Portsmouth. This shows 

Portsmouth as having a higher occupancy rate for office and industrial units, and 

therefore a lower vacancy rate than the neighbouring area of Gosport. 

 
4.44 Looking at the PUSH data as at 2015, the supply of available industrial premises has 

significantly tightened between 2015 and 2018, although the supply of marketed office 

premises has increased slightly over the same period. 

 

4.45 Commercial property agents are stating a market of demand outstripping supply for 

industrial units. Whilst new developments are being seen at Merlin Park and Voyager 

Park, these are all modern premises of which prime rents are seen at £95-108/ sqm. 

However, not all occupiers are looking for modern/ high-quality stock. Current supply 
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also contains little stock of small sized units, such as at Limberline Road, yet demand 

is found for these. 

 
4.46 The office market within Portsmouth is dominated by Lakeside, with its strong 

connectivity links to motorways, train stations and ferry terminals via bus links, rents 

are being achieved at prime rates of £215/ sqm. City centre office stock is less 

desirable by comparison and there have been losses to residential conversions in 

recent years.  Any additional stock is of a lesser quality than Lakeside and achieving 

rents of £140-160/ sqm. 

 
4.47 There is a need for freehold opportunities in both the industrial and office market to 

satisfy demand. Demand is being achieved from businesses from popular sectors 

already in existence within Portsmouth such as naval and tech. 

 

4.48 Overall, the market evidence provided has shown Portsmouth as continuing to be an 

attractive location for businesses, proven by the solid demand being gained for 

industrial and office space. The need for space outstripping current supply indicates 

businesses recognising the city as a popular location, and with the majority of this 

demand being for freehold opportunities, this is evidence of businesses wishing to 

commit to the area. With demand being received from existing sectors already in 

occupation within Portsmouth such as Naval and Tech, evidently the city is still acting 

as an important centre of activity for these sectors. The inclusion of larger floorspace 

transactions indicate that Portsmouth is still a major sub-regional player for the 

economy. 
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5.0 EMPLOYMENT FORECASTS 
 

Introduction 
 
5.1 BE Group has been asked to review the employment floorspace and land forecasts for 

Portsmouth City based on the latest available information on the City’s property market. 

In particular, BE Group has been asked to review the targets set out in the PUSH 

Position Statement to determine if these floorspace targets are still appropriate and, if 

not, what a revised levels should be. The floorspace demand was estimated using 

three methods: 

 

 Model One – Based on past employment floorspace take-up – using 

employment floorspace completions data from Hampshire County Council from 

1995; 

 Model Two – Based on Oxford Economics’ employment forecasts – using 

the change in employment by sector and using floorspace/job averages.  

 Model Three – Matching Solent LEP growth targets – using the 0.4 percent 

per annum employment growth target for Solent LEP area in Economic 

Strategy and setting Portsmouth’s employment growth at that level between 

2016 and 2036. 

 Model Four – Matching Oxford Economics’ forecasts for Solent LEP 

growth – using the OE forecast for Solent LEP, equivalent to 0.3 percent per 

annum and assuming that Portsmouth’s employment growth will match that 

level between 2016 and 2036.  

 

5.2 These methods are sound, although as with all forecast methods, have a degree of 

uncertainty and are approximations. Model One, using past floorspace completions as 

a guide, is an extrapolation of past trends. Therefore, the assumption is that the market 

will continue to behave in a similar manner to previous years, including peaks and 

troughs.  

 

5.3 Model Two relies on the econometric forecasts which use a model that projects the 

likely jobs growth in different industry sectors. The jobs from figures are then translated 

to land using a formula based on a jobs to floorspace density, which in turn can be 

translated into the projected land need. The limitations of this method are that it 
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assumes that all workplaces within a sector (manufacturing, professional services, 

etc.) have the same employment density (floorspace area per job) and that this does 

not change over the forecast period. This may not be the case for some sectors, such 

as in manufacturing which fluctuates due to the introduction of new technologies 

(automation of processes) which may change job numbers but not overall output of the 

business. 

 
5.4 Models Three and Four look to match Portsmouth to the regional growth targets and 

forecasts, with Model Three comparing to the LEP’s growth targets and Model Four 

comparing to OE’s forecasts for the Solent. Therefore, the underlying assumption is 

that Portsmouth will perform the same as the overall Solent average. This may be a 

rough estimate only as Portsmouth is more urbanised than the Solent as a whole and 

land constraints are more acute in Portsmouth.  

 

Model One – Past Take Up 

5.5 Past completions in Portsmouth are summarised in Table 29 overleaf, split by B1 office 

and mixed B1/B2/B8 uses, industrial led schemes. This table shows that since 1995 

gross floorspace completions have averaged about 10,740 sqm per annum, of which 

two-thirds of floorspace are mixed B1/B2/B8 schemes and one-third are B1 office 

schemes. This data has been sourced from Hampshire County Council records of 

annual completions of floorspace. 
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Table 29 – Employment Floorspace Completions and Land Take-Up 1995-2018 

Period Floorspace, sqm Total, ha Est.* 

B1 B1/B2/B8  Total  

1995/96 8,423 7,962 16,385 4.20 

1996/97 4,851 6,400 11,251 2.88 

1997/98 2,585 7,977 10,562 2.71 

1998/99 2,543 8,931 11,474 2.94 

1999/00 2,814 12,273 15,087 3.87 

2000/01 4,350 5,932 10,282 2.64 

2001/02 2,889 22,271 25,160 6.45 

2002/03 2,577 4,890 7,467 1.91 

2003/04 1,914 8,818 10,732 2.75 

2004/05 8,174 13,974 22,148 5.68 

2005/06 723 2,011 2,734 0.70 

2006/07 0 28,328 28,328 7.26 

2007/08 12,540 3,845 16,385 4.20 

2008/09 2,687 2,445 5,132 1.32 

2009/10 11,645 1,471 13,116 3.36 

2010/11 0 2,417 2,417 0.62 

2011/12 558 1,046 1,604 0.41 

2012/13 2,868 2,124 4,992 1.28 

2013/14 467 0 467 0.12 

2014/15 1,122 0 1,122 0.29 

2015/16 6,968 0 6,968 1.79 

2016/17 1,387 19,973 21,360 5.48 

2017/18 256 1,561 1,817 0.47 

Total 82,341 164,649 246,990 63.33 

Overall Average p.a. 3,580 7,160 10,740 2.75 

Source: Hampshire County Council, BE Group’s land area calculations 

* Employment areas estimated based on single-storey development 

 

5.6 This data shows significant variation in the floorspace completions in Portsmouth City 

over the last two decades. It is noted that: 

 There was good consistent take-up of floorspace throughout the 1990s 

and early 2000s in Portsmouth, with peak outputs in 2006/07 and 

2004/05. 
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 Completions were slow in the post-recessionary period (2010-2015), 

which was a pattern seen throughout the UK, as developer confidence 

declined and financing of new developments became more stringent. 

 It appears that a level of confidence has returned to the market in recent 

years, though not to the same level of consistency as in the earlier years 

(which is also likely to be due to a lack of supply of sites). 

 

5.7 The average of the past floorspace completions can be used as a basis for the 

projection of potential future take-up in the City. The following table summarises the 

floorspace requirements for Portsmouth between 2016 and 2036, based on past 

trends. Two projections columns are presented – a calculation of floorspace 

requirements over the twenty-year period, based on the average past take-up rates 

and a 2036 requirement including a buffer of additional floorspace as a means of 

providing choice and flexibility into the forecasts. This buffer is equivalent to five-years 

of supply. A five-year supply buffer was also added to the PUSH forecasts. 

 
Table 30 – Employment Floorspace Growth, 2016-2036 

Scenario Assumed 
Floorspace 

pa, sqm 

Projection of 
Floorspace 

requirement (2016-
2036), sqm 

Projection of 
Floorspace 

requirement (2016-
2036), sqm 

Including Buffer 

B1 Office 3,580 71,600 89,500 

Mix B1/B2/B8 7,160 143,200 179,000 

Total 10,740 214,800 268,500 

Source: BE Group, 2018 

 

5.8 As can be seen, forecasting the employment floorspace requirements using this 

methodology leads to a significantly higher overall demand than that in the PUSH 

documents. The main difference is the projection for the industrial floorspace (PUSH 

28,000 sqm 2011-34, BE Group 179,000 sqm 2016-36, including buffers), with the 

office projections relatively similar (PUSH 92,000 sqm 2011-34, BE Group 89,500 sqm 

2016-36). 

 

5.9 It is noted that the actual B1 office completions recorded in 2016/17 and 2017/18 (see 

Table 29) are lower than the averages adopted for the forecast period 2016-36. 

Therefore, completions of offices are already behind the forecast trajectory. 
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Development and growth of floorspace can be ‘lumpy’ with spikes of growth and lower 

growth periods and thus the last two completions periods do not in isolation suggest 

that the past growth levels cannot be maintained. However, these last two periods are 

likely to be indicative of the land supply constraints in Portsmouth, which, due to its 

highly urbanised nature, will be an on-going market reality for Portsmouth.  

 

5.10 It is also prudent to look at the losses of employment floorspace over recent years. The 

table below lists the recorded losses of employment floorspace, as well as the resulting 

net growth in the employment floorspace (completions minus losses). This net growth 

can then be used as the basis for projecting floorspace growth in the same manner as 

above using the gross growth (using completions only). 

 
Table 31 – Employment Floorspace Losses and Net Growth 1995-2018 

Period Loss of Floorspace, sqm Net Floorspace Growth (Completions – 
Losses, sqm) 

B1 B1/B2/B8  Total  B1 B1/B2/B8  Total  

1995/96   3,230  7,543  10,773 5,193 419 5,612 

1996/97 5,981  3,072  9,053 -1,130 3,328 2,198 

1997/98 8,316  8,055  16,371 -5,731 -78 -5,809 

1998/99 9,750  14,106  23,856 -7,207 -5,175 -12,382 

1999/00 7,135  9,384  16,519 -4,321 2,889 -1,432 

2000/01 18,172  360  18,532 -13,822 5,572 -8,250 

2001/02 1,630  3,923  5,553 1,259 18,348 19,607 

2002/03 2,204  62,148  64,352 373 -57,258 -56,885 

2003/04 2,579  25,818  28,397 -665 -17,000 -17,665 

2004/05 2,844  14,635  17,479 5,330 -661 4,669 

2005/06 6,469  8,338  14,807 -5,746 -6,327 -12,073 

2006/07 2,320  6,651  8,971 -2,320 21,677 19,357 

2007/08 1,050  4,980  6,030 11,490 -1,135 10,355 

2008/09 5,818  1,370  7,188 -3,131 1,075 -2,056 

2009/10 1,926  4,178  6,104 9,719 -2,707 7,012 

2010/11 997  1,382  2,379 -997 1,035 38 

2011/12 11,664  2,494  14,158 -11,106 -1,448 -12,554 

2012/13 2,055  3,687  5,742 813 -1,563 -750 

2013/14 10,960  13,080  24,040 -10,493 -13,080 -23,573 

2014/15 6,337  14,150  20,487 -5,215 -14,150 -19,365 

2015/16 15,297  9,747  25,044 -8,329 -9,747 -18,076 
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Period Loss of Floorspace, sqm Net Floorspace Growth (Completions – 
Losses, sqm) 

B1 B1/B2/B8  Total  B1 B1/B2/B8  Total  

2016/17 18,918  0    18,918 -17,531 19,973 2,442 

2017/18 7,603  292  7,895 -7,347 1,269 -6,078 

Total 153,255  219,393  372,648 -70,914 -54,744 -125,658 

Overall Average 

p.a. 
6,660 9,540 16,200 -3,080 -2,380 -5,460 

Source: Hampshire County Council,  

 
5.11 Critically, this shows that there have been more losses of employment 

floorspace over the period 1995-2018 than gains, with negative net levels for 

both B1 space and mix B1/B2/B8 floorspace.  

 

5.12 Assuming this net growth level continues through the forecast period implies that there 

will be more losses than gains of floorspace to 2036. The table below provides a 

summary of the overall net loss of floorspace if the net level of growth continues. A 

buffer is not needed to be applied as it is a negative figure.  

 

Table 32 – Net Employment Floorspace Change, 2016-2036 

Scenario Assumed Floorspace 
Change pa, sqm 

Projection of Floorspace 
requirement (2016-2036), 

sqm 

B1 Office -3,080 -61,600 

Mix B1/B2/B8 -2,380 -47,600 

Total -5,460 -109,200 

Source: BE Group, 2018 

 

5.13 If this forecast is realised, there would be some 109,200 sqm less employment 

floorspace in Portsmouth by 2036. This would have significant implications for the 

availability of job opportunities and options for businesses to operate within the City. 

Therefore, it is not recommended that such a trajectory is pursued, although it does 

highlight the implications of continued significant floorspace losses. 

 

Model Two – Employment Growth 

5.14 The second methodology uses the Oxford Economics (OE) projections for jobs growth 

and the HCA Employment Density Guide (Third Edition) to convert jobs to floorspace 

requirements. The OE forecasts are broken down into 19 broad employment sectors, 
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some of which would not be expected to be on B-class employment land, or only a 

portion would be located on B-class employment land.  

 

5.15 The figure below illustrates the historic and projected employment growth, based on 

the OE modelling. It shows that there was significant volatility in the past data for total 

employment (which can occur in the data for smaller geographies due to uncertainties 

in the data collection). The projections forward show that total employment is 

anticipated to peak in 2030 at about 129,800 jobs, before a slight tapering to 129,300 

jobs by 2036. 

 
Figure 11 – Employment Growth in Portsmouth (no of jobs) 

 
Source: Oxford Economics 

 

 

5.16 The OE modelling also includes sectoral growth forecasts, which are informative for 

this analysis as only certain employment sectors are likely to locate on B-class 

employment land. Table 33 below summarises the forecast growth of employment by 

sector between 2016 and 2036. 
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Table 33 – Forecast Employment Land and Floorspace Demand based on Oxford 

Economics Forecasts 2016-2036 

SIC Group 2016 2021 2026 2031 2036 Workforce 
Growth 
2016-36 

A : Agriculture, forestry and 
fishing 

250 260 250 240 230 -20 

B : Mining and quarrying 30 20 20 20 10 -10 

C : Manufacturing 10,590 10,450 9,620 8,690 7,840 -2,750 

D : Electricity, gas, steam and air 
conditioning supply 

1,140 1,170 1,120 1,050 1,000 -140 

E : Water supply; sewerage, 
waste management and 
remediation activities 

510 510 490 470 440 -70 

F : Construction 5,640 6,400 6,680 6,810 6,910 1,270 

G : Wholesale and retail trade; 
repair of motor vehicles and 
motorcycles 

16,330 16,060 16,360 16,270 15,940 -390 

H : Transportation and storage 4,140 4,310 4,280 4,170 4,040 -100 

I : Accommodation and food 
service activities 

8,840 8,790 9,000 9,020 8,900 70 

J : Information and 
communication 

7,890 8,390 8,730 8,900 9,030 1,140 

K : Financial and insurance 
activities 

2,120 1,950 1,890 1,810 1,730 -390 

L : Real estate activities 1,450 1,530 1,580 1,610 1,630 180 

M : Professional, scientific and 
technical activities 

4,780 4,960 5,060 5,080 5,100 320 

N : Administrative and support 
service activities 

10,070 11,940 12,800 13,470 14,130 4,060 

O : Public administration and 
defence; compulsory social 
security 

14,220 13,960 13,680 13,360 13,050 -1,170 

P : Education 12,410 13,050 13,050 13,050 13,010 600 

Q : Human health and social work 
activities 

16,760 16,480 17,050 17,460 17,770 1,010 

R : Arts, entertainment and 
recreation 

4,020 4,400 4,690 4,910 5,140 1,120 

S : Other service activities 3,140 3,280 3,340 3,350 3,350 210 

Total 124,330 127,910 129,690 129,740 129,250 4,940 

Source: OE forecasts 
 
 

5.17 The sectors that are projected to experience the largest growth in employment 

numbers are administrative and support services (+4,060 jobs), construction (+1,270 

jobs), information and communication (+1,140 jobs) and arts, entertainment and 

recreation (+1,120 jobs). 
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5.18 The sectors that are forecast to see the largest declines in employment numbers are 

manufacturing (-2,750 jobs) and public administration and defence, compulsory social 

security (-1,170 jobs). 

  

5.19 The table below uses the employment growth projections of OE and BE Group 

estimations of the proportions for each employment sector that are likely to be located 

within B-class employment sites.  

 
Table 34 – Forecast Employment Land and Floorspace Demand based on Oxford 
Economics Forecasts 2016-2036 

SIC Group Workforce 
Growth 
2016-36 

(OE 
forecast) 

Assumed 
Percentage 
Occupying 

B1/2/8 
Space 

Growth 
Number 
of Jobs 

on B1/2/8 
Space 

Floorspace 
Per Job, 

sqm 

Floorspace 
Required, 

sqm 

A : Agriculture, forestry and 
fishing -20 

5 -1 12 -12 

B : Mining and quarrying -10 5 -1 12 -6 

C : Manufacturing -2750 100 -2,750 36 -99,000 

D : Electricity, gas, steam and 
air conditioning supply -140 

26 -36 12 -437 

E : Water supply; sewerage, 
waste management and 
remediation activities -70 

26 -18 12 -218 

F : Construction 1270 26 330 12 3,962 

G : Wholesale and retail trade; 
repair of motor vehicles and 
motorcycles -390 

5 -20 70 -1,365 

H : Transportation and storage -100 48 -48 70 -3,360 

I : Accommodation and food 
service activities 70 

0 0 
 

0 

J : Information and 
communication 1140 

100 1,140 12 13,680 

K : Financial and insurance 
activities -390 

100 -390 12 -4,680 

L : Real estate activities 180 100 180 12 2,160 

M : Professional, scientific and 
technical activities 320 

100 320 12 3,840 

N : Administrative and support 
service activities 4060 

100 4,060 12 48,720 

O : Public administration and 
defence; compulsory social 
security -1170 

70 -819 12 -9,828 

P : Education 600 5 30 12 360 

Q : Human health and social 
work activities 1010 

5 51 12 606 

R : Arts, entertainment and 
recreation 1120 

15 168 12 2,016 

S : Other service activities 210 25 53 12 630 
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SIC Group Workforce 
Growth 
2016-36 

(OE 
forecast) 

Assumed 
Percentage 
Occupying 

B1/2/8 
Space 

Growth 
Number 
of Jobs 

on B1/2/8 
Space 

Floorspace 
Per Job, 

sqm 

Floorspace 
Required, 

sqm 

Total 4,940    2,249      

Increase in Floorspace – Growth Sectors (sqm)        75,974  

Decline in Floorspace – Declining Sectors (sqm) -    118,906  

Net Change in Floorspace Demand (sqm) -      42,932  

Assumed Developable Floorspace per Hectare (sqm/ha)         3,900  

Equivalent Employment Land Needed – Growth Sectors (ha) 19.5 

Equivalent Employment Land Needed – Declining Sectors (ha) -30.5 

Equivalent Employment Land Needed – Net (ha) -11.0 

Source: BE Group, 2018 analysis of OE forecasts 

 

5.20 As can be seen above, assessing employment floorspace demand using this 

methodology results in a net negative floorspace demand, with the strong forecast 

losses in manufacturing employment resulting in a strong decline in forecast demand 

for floorspace in this sector. This more than offsets the growth in floorspace demand 

in the growing sectors, which are office based, due to the higher jobs density (and 

therefore lower floorspace requirements) for office based positions. 

 

5.21 It is useful to just consider the growing sectors, which have a requirement for 

approximately 76,000 sqm over the forecast period. This equates to an employment 

land need of 19.5 ha. It is helpful to just consider the growth sectors, as looking at a 

net floorspace and land demand assumes that the negative growth sectors are making 

floorspace available for the positive growth sectors, which may not be the case. This 

is because any floorspace that is released (e.g. from declining manufacturing jobs) 

may not be appropriate for the growth sectors, which are office based. Furthermore, 

the declining job numbers may be due to automation and efficiency gains, rather than 

a contracting sector and thus the floorspace may not be being released at all. 

Therefore, in planning for employment land, the plan needs to be sufficiently flexible to 

accommodate the differing needs of different employment sectors and should not have 

an underlying assumption that employment floorspace being vacated can and will be 

readily occupied by growth sectors.  

 

5.22 The impacts on employment numbers of automation and efficiency gains in the 

manufacturing sector have been evident throughout the UK over many decades. 
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Automation and efficiency improvements can lead to output growth and improved 

performance in the industry, though may result in substantial job losses as less labour 

is required to produce the same (or more) output. Therefore, a model that assumes a 

constant jobs-to-floorspace ratio over the forecast period has significant limitations.  

 

5.23 The calculated land area is based upon an assumed developable floorspace density 

of 3,900 sqm/ha. This allows for landscaping, on-site car-parking, undevelopable 

areas, etc. This is considered a reasonable average level for areas without particular 

land constraints. However, Portsmouth has an acute land availability shortage and thus 

development densities are likely to be higher (more floorspace per hectare). Therefore, 

the land area should be read as an upper, or unconstrained level. 

 
5.24 Including a buffer to provide choice which equates to five years of growth, the 

floorspace demand driven by the growth sectors would be approximately 95,000 sqm. 

This is all driven by B1 office based sectors.  

 
Model Three – Matching Solent LEP growth targets 

5.25 The OE forecasts for Portsmouth’s employment equate to an average growth rate of 

0.2 percent per annum. The Solent LEP are targeting an employment growth rate of 

0.4 percent per annum for the region. If Portsmouth was to match this growth level 

between 2016 and 2036, employment within the City would grow to approximately 

133,660 jobs by 2036. This is an additional 5,410 jobs above the OE forecasts for 

2036. 

 

5.26 Applying the same process as Model Two to convert forecast jobs growth to 

employment floorspace demand, Table 35 estimates the sectoral floorspace demand 

under the Model Three growth assumption. 
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Table 35 – Forecast Employment Land and Floorspace Demand based on Matching 
Solent LEP Growth Rates 2016-2036 

SIC Group Workforce 
Growth 
2016-36 

 

Assumed 
Percentage 
Occupying 

B1/2/8 
Space 

Growth 
Number 
of Jobs 

on B1/2/8 
Space 

Floorspace 
Per Job, 

sqm 

Floorspace 
Required, 

sqm 

A : Agriculture, forestry and 
fishing 

-10 5 -1 12 -6 

B : Mining and quarrying -20 5 -1 12 -12 

C : Manufacturing -2,420 100 -2,420 36 -87,120 

D : Electricity, gas, steam and air 
conditioning supply 

-100 26 -26 12 -312 

E : Water supply; sewerage, 
waste management and 
remediation activities 

-50 26 -13 12 -156 

F : Construction 1,560 26 406 12 4,867 

G : Wholesale and retail trade; 
repair of motor vehicles and 
motorcycles 

280 5 14 70 980 

H : Transportation and storage 70 48 34 70 2,352 

I : Accommodation and food 
service activities 

430 0 0  0 

J : Information and 
communication 

1,520 100 1,520 12 18,240 

K : Financial and insurance 
activities 

-320 100 -320 12 -3,840 

L : Real estate activities 250 100 250 12 3,000 

M : Professional, scientific and 
technical activities 

530 100 530 12 6,360 

N : Administrative and support 
service activities 

4,650 100 4,650 12 55,800 

O : Public administration and 
defence; compulsory social 
security 

-620 70 -434 12 -5,208 

P : Education 1,140 5 57 12 684 

Q : Human health and social work 
activities 

1,750 5 88 12 1,050 

R : Arts, entertainment and 
recreation 

1,340 15 201 12 2,412 

S : Other service activities 350 25 88 12 1,050 

Total 10,330   4,622     

Increase in Floorspace – Growth Sectors (sqm)        96,795  

Decline in Floorspace – Declining Sectors (sqm) -      96,654  

Net Change in Floorspace Demand (sqm)            141  

Assumed Developable Floorspace per Hectare (sqm/ha)         3,900  

Equivalent Employment Land Needed – Growth Sectors (ha) 24.8 

Equivalent Employment Land Needed – Declining Sectors (ha) -24.8 

Equivalent Employment Land Needed – Net (ha) 0.0 

Source: BE Group, 2018 analysis of OE forecasts and Solent LEP growth rates 
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5.27 This approach results in a negligible floorspace demand (141 sqm) when looking at 

the net demand, which compares to the negative demand from Model Two (net 

demand).  

 

5.28 Once again it is considered more appropriate to look at the growth sectors only, which 

suggests a floorspace demand of approximately 96,800 sqm (B1 93,500 sqm, B8 3,300 

sqm), or some 24.8 ha of employment land. Including a buffer equating to five years of 

supply to provide choice to the market results in an overall floorspace demand of 

121,000 sqm (B1 116,900 sqm, B8 4,100 sqm).  

 
Model Four – Matching OE Forecasts for Solent LEP 

5.29 In OE’s Portsmouth 2036: Baseline Forecasts and Strategy Advice, forecasts for 

employment growth were presented for 2017-2036, including for Portsmouth (used 

above), for comparable areas, for regional areas and the UK. Model Four assumes 

that Portsmouth’s employment growth can match OE’s forecasts for the Solent LEP, 

which is equivalent to 0.3 percent per annum.  

 

5.30 If Portsmouth’s employment growth would match this level between 2016 and 2036, 

the total employment in the City by 2036 would be approximately 133,000 jobs. Using 

the same approach as Models Two and Three above, the following table estimates the 

sectoral growth in jobs under this assumption.  

 
Table 36 – Forecast Employment Land and Floorspace Demand based on Matching 
Solent LEP Growth Rates Forecasted by OE, 2016-2036 

SIC Group Workforce 
Growth 
2016-36 

 

Assumed 
Percentage 
Occupying 

B1/2/8 
Space 

Growth 
Number 
of Jobs 

on B1/2/8 
Space 

Floorspace 
Per Job, 

sqm 

Floorspace 
Required, 

sqm 

A : Agriculture, forestry and 
fishing 

-10 5 -1 12 -6 

B : Mining and quarrying -20 5 -1 12 -12 

C : Manufacturing -2,520 100 -2,520 36 -90,720 

D : Electricity, gas, steam and 
air conditioning supply 

-110 26 -29 12 -343 

E : Water supply; sewerage, 
waste management and 
remediation activities 

-60 26 -16 12 -187 

F : Construction 1,470 26 382 12 4,586 
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SIC Group Workforce 
Growth 
2016-36 

 

Assumed 
Percentage 
Occupying 

B1/2/8 
Space 

Growth 
Number 
of Jobs 

on B1/2/8 
Space 

Floorspace 
Per Job, 

sqm 

Floorspace 
Required, 

sqm 

G : Wholesale and retail trade; 
repair of motor vehicles and 
motorcycles 

70 5 4 70 245 

H : Transportation and storage 20 48 10 70 672 

I : Accommodation and food 
service activities 

320 0 0  0 

J : Information and 
communication 

1,400 100 1,400 12 16,800 

K : Financial and insurance 
activities 

-340 100 -340 12 -4,080 

L : Real estate activities 230 100 230 12 2,760 

M : Professional, scientific and 
technical activities 

470 100 470 12 5,640 

N : Administrative and support 
service activities 

4,470 100 4,470 12 53,640 

O : Public administration and 
defence; compulsory social 
security 

-790 70 -553 12 -6,636 

P : Education 980 5 49 12 588 

Q : Human health and social 
work activities 

1,530 5 77 12 918 

R : Arts, entertainment and 
recreation 

1,270 15 191 12 2,286 

S : Other service activities 310 25 78 12 930 

Total 8,690   3,900     

Increase in Floorspace – Growth Sectors (sqm)        89,065  

Decline in Floorspace – Declining Sectors (sqm) -    101,984  

Net Change in Floorspace Demand (sqm) -      12,919  

Assumed Developable Floorspace per Hectare (sqm/ha)         3,900  

Equivalent Employment Land Needed – Growth Sectors (ha) 22.8 

Equivalent Employment Land Needed – Declining Sectors (ha) -26.1 

Equivalent Employment Land Needed – Net (ha) -3.3 

Source: BE Group, 2018 analysis of OE forecasts 

 
5.31 This growth trajectory is between the growth levels of Models Two and Three, with a 

negative net demand of about -12,900 sqm of floorspace, once again driven down by 

negative employment growth in the manufacturing sector.  

 
5.32 Just looking at the growth sectors, there is a demand from these sectors of 

approximately 89,100 sqm of floorspace, all driven by B1 office sectors. Including a 

five-year buffer on this demand equates to 111,300 sqm. 
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Critique of Models 
5.33 In critiquing the appropriateness of the models for Portsmouth’s planning, it is noted 

that Models Two, Three and Four are impacted by the anticipated significant decline 

in the manufacturing employment base. The structure of the calculations in the 

approach of these models mean that this large decline in manufacturing jobs causes 

the floorspace demand to be dragged down substantially and from a net perspective, 

results in a negative floorspace demand. The growth of employment floorspace is 

being driven by office based sectors and a small amount by B8 warehousing.  

Summaries of all the selected outputs form each model are set out in the table below.  

 

Table 37 – Summary of Forecast Models (including five-year buffer) 

Model B1 

(sqm) 

Mix B1/B2/B8 

(sqm) 

Total 

(sqm) 

Model One (completions only) 89,500 179,000 268,500 

Model Two (growth only) 95,000 0 95,000 

Model Three (growth only) 116,900 4,100 121,000 

Model Four (growth only) 111,300 0 111,300 

Source: BE Group, 2019 

 

5.34 Model One (completions only) assumes growth in both office and industrial floorspace. 

The anticipated office floorspace projections are relatively similar between the four 

models. It is in the anticipated trajectory of industrial demand that the differences are 

most apparent.  

 
5.35 Model One employing the net change in floorspace (i.e. incorporating past floorspace 

losses) results in a negative floorspace demand over the forecast period. It is not 

recommended to pursue this trajectory although it is illustrative of the implications of 

continued large floorspace losses.  

 
5.36 It is noted that past property transaction data has shown that there is a significant 

market for industrial premises, with transactions of industrial premises comprising 

some 70 percent of transacted floorspace over the last decade. Furthermore, the 

consultations with property agents active in the City suggest that the industrial market 

is an active market, with constraints on supply limiting the ability of industrial operators 

from acquiring quality stock. Therefore, it is considered that an appropriate forecast 

trajectory for Portsmouth should include an element for mix B1/B2/B8 growth.  
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5.37 Therefore, on that basis, it is considered that Model One (completions only), which 

includes significant growth in the industrial floorspace demand, is an appropriate base 

for planning of employment floorspace.  

 
5.38 However, the employment forecast projections used for Models Two to Four highlight 

the movement in the market towards office-based employment. While such 

movements of employment numbers away from manufacturing and towards office-

based sectors do not readily equate to floorspace use changes (see paragraphs 5.21 

and 5.22), the employment forecasts suggest an emerging structural change in 

Portsmouth’s economy. 

 
5.39 Furthermore, and more tellingly, it is recognised that the substantial land constraints in 

Portsmouth will limit potential for industrial floorspace growth in the City over the 

forecast period. Office based development schemes can be built out in more dense 

urban environments more easily than land-consumptive industrial schemes. 

 
5.40 Therefore, while Model One (completions only) is the recommended forecast 

trajectory of floorspace growth in Portsmouth over the planning period in an 

ideal or unconstrained market, it is recommended that adjustments be made to 

the model that reflect the land supply realities of Portsmouth. That is, it is 

recognised that there is no real prospect of a straight line growth trajectory that 

follows past trends being developed out in the market due to the urbanised 

nature of Portsmouth constraining land supply. 

 
5.41 These adjustments are to the mixed B1/B2/B8 floorspace only, with the B1 office space 

remaining at the baseline Model One level. Looking at the past take-up rates (Table 

29) shows that the mixed B1/B2/B8 floorspace take-up was strongest in the early 

2000’s. This is highlighted by comparing the full data period average (7,160 sqm p.a.) 

to the average for the period 2007/08-2017/18 (3,170 sqm p.a.).  

 
5.42 By comparison the B1 office averages of the full data period and the 2007/08-2017/18 

period are very similar (3,580 sqm cf. 3,680 sqm), which suggests that the B1 office 

market has reacted differently to the mixed B1/B2/B8 market in recent years.  

 
5.43 Adopting the more recent average for the mixed B1/B2/B8 floorspace for the 

forecast period (3,170 sqm p.a.) results in a floorspace projection of 63,400 sqm 
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between 2016 and 2036. Including a five-year buffer, the total floorspace 

projection for mixed B1/B2/B8 is 79,300 sqm.  

 
5.44 It is recommended that this revised mixed B1/B2/B8 floorspace level be adopted for 

the planning of employment floorspace in Portsmouth, which is a pragmatic approach, 

balancing the continued demand for industrial floorspace with the on-going substantial 

constraints of land supply in Portsmouth. 

 

Labour Supply from Population or Household Growth 

5.45 It is informative to understand the extent of the potential additional labour supply that 

is likely to be available in Portsmouth over the forecast period. In reviewing this, it is 

helpful to consider the following: 

 Portsmouth is preparing for significant housing growth over the forecast period, 

with an identified housing capacity of approximately 700 dwellings per annum, 

which, if maintained, equates to some 14,000 dwellings between 2016 and 

2036. The Government’s standard housing methodology for assessing Local 

Housing Need, which following the announcement of 26th October 2018, results 

in an assessed Local Housing Need of 863 homes per annum from 2016 to 

2036. 

 The 2016-based ONS household projections (released September 2018) 

project that Portsmouth’s number of households will increase from 88,770 

households in 2016 to 99,240 households in 2036, an increase of 10,470 

households.  

 The 2016-based ONS population projections (released May 2018) forecast that 

Portsmouth’s resident population will increase from 213,300 persons in 2016 

to 232,300 persons in 2036, an increase of 19,000 persons. 

 The ONS population projections include age breakdowns. The 15-64 year old 

cohort is projected to increase by 5,700 persons over the forecast period to 

151,500 persons. 

 The OE modelling prepared for Portsmouth included population and working 

age population projections. OE forecast that the population will increase by 

15,400 between 2016 and 2036 to 229,200 persons. The working age (16-64 

year old) population is forecast to decrease by 2,900 persons to 140,900.  
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5.46 Therefore, there is some discrepancy between the forecasts, most significantly the 

projected growth of the working age population. A declining working age population is 

likely to lead to constraints in the labour market for local businesses and may require 

a higher level of in-commuting in order to fill positions.  

 

5.47 However, the ONS projection is for positive growth over the forecast period. The 15-

64 year old cohort increasing by 5,700 persons would include those in the labour 

market (employed and unemployed and looking for work) and those not in the labour 

market (stay at home parents, students, etc.). The table below provides an estimate of 

the additional population residing and working in Portsmouth due to this level of 

population growth.  

 

Table 38 – Additional Labour Supply from Population Growth 2016-2036  

Metric Level 

Additional 15-64 year old cohort +5,700 

Percentage of working age population in employment (from 
ONS data) 

74.3% 

Persons employed 4,200 workers 

Percentage of employed residents working in Portsmouth 
(from commuting data) 

65.2% 

Employed and working in Portsmouth  2,700 workers 

Sources: ONS, Nomis, Census – BE Group Analysis 

 

5.48 Therefore, from 15-64 year old age cohort increasing by 5,700 persons between 2016 

and 2036 in Portsmouth, some 2,700 additional workers will be living and working in 

the City. This compares to the OE forecast growth of 4,940 workers (see Model Two) 

in Portsmouth over the forecast period. Therefore, forecast population growth of the 

typical working age population could contribute to about 55 percent of the additional 

labour demand in Portsmouth to 2036.  

 

5.49 It is apparent that the 65 years plus cohort will have an increasing role in the workforce 

over coming years. As the pension age increases, the overall population ages, life 

expectancy increases and with some concerns about having sufficient savings in 

retirement, there will be an increasing proportion of 65+ years having a role in the 

workforce, either in a part-time or full-time capacity. This age cohort is anticipated to 

grow by 13,200 persons (ONS) between 2016 and 2036. If 12 percent are in the 

workforce, using the same calculations as in the table above, this would mean that 
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some 770 additional workers of this age group would be living and working in 

Portsmouth. This equates to about 15 percent of the forecast working population 

growth.  

 
5.50 Therefore, about 70 percent of the labour demand growth forecast by OE could be 

accommodated by population growth in Portsmouth (if growth adheres to the ONS 

forecasts). The remainder of the supply of labour would need to come from a mix of in-

commuting from other areas, reducing out-commuting and/or increasing economic 

activity levels from the established population.  

 

5.51 A dwelling growth level of approximately 700 dwellings per annum (14,000 dwellings 

over the forecast period) is of a sufficient level to cater for the ONS projected level of 

growth and to include a margin for choice and affordability. It is important that this 

dwelling growth includes a range of opportunities for a working age population, 

including appropriate dwelling types, locations, price points, access to services, etc.  
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6.0 EMPLOYMENT SITES REVIEW 
 
 

Introduction 
 
6.1 The brief has identified two groups of employment sites for review as part of the 

Approach to Employment Land study: 

 

 Key Strategic Sites 

o Portsmouth City Centre 

o Lakeside Business Park 

o Tipner West 

 Sites not considered in previous studies 

o Builders Yard, Coniston Avenue 

o Court Lane Yard, Cosham 

o The News Centre, London Road 

o Land at James Callaghan Drive 

o Ben Ainslie HQ/Ineos Team UK at the Camber 

o Yards west of Milton Road 

 

6.2 These sites have been reviewed in regards to their ability to meet future employment 

needs.  

 

Key Strategic Sites  

6.3 Lakeside Business Park and the City Centre represent the two main focus areas for 

office-based employment in Portsmouth. They are also typical representations of the 

dynamic often seen in urban areas, between a modern, out-of-town business park and 

the traditional focus of office in the city centre. Lakeside offers expansion opportunities, 

car-parking and access to the strategic road network, whereas the city centre has a 

range of nearby facilities and services, public transport networks and a central location. 

 

6.4 Tipner has been identified for many years as an opportunity for employment and 

housing growth. Tipner has strategic planning support and provides a potential solution 

for significant employment and dwelling growth in the City.  
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Lakeside Business Park 

6.5 Lakeside Business Park has permission for up to 69,000 sqm of floorspace, though 

with an overall land area of some 52.6 ha this would still represent a reasonably low 

level of intensity of development. The owners of Lakeside Business Park have a 

programme of refurbishing older stock as it comes back from occupation, and then 

releasing it back to the market as improved stock. Lakeside Business Park is achieving 

some of the highest rents in the market in Portsmouth, typically about £18-20/sqft 

though the highest is £22/sqft.  

 
6.6 While there is a permitted development consent for housing on part of the site the 

owners are not interested in pursuing this course at the present time due to it being 

more economic to continue an employment scheme on the site. The site managers 

want further flexibility in planning to enable them to respond to market needs (e.g. other 

uses such as hotel, car showrooms) but are focussed on continuing to develop 

Lakeside as a high-quality employment node. 

 
6.7 As the primary location for B1 employment in Portsmouth, Lakeside Business Park has 

overtaken the principal office function of the City Centre. It is considered that 

Portsmouth is a sufficiently large and mature market that it can support two significant 

office nodes, although it is apparent that each area would need to establish its own 

niche. At the moment, Lakeside Business Park is being more successful in doing this. 

 
6.8 The existing permission of up to 69,000 sqm of office floorspace at Lakeside Business 

Park represents the largest single employment allocation within Portsmouth. It is 

appropriate that the employment uses within this Business Park continues to be for B1 

office space. While the previous chapter identified that there will also be demand for 

mixed B1/B2/B8 floorspace (Model One), Lakeside Business Park is an established 

and successful office node and should continue to focus on its core office function, 

rather than accommodating B2/B8 uses.  

 
6.9 The 69,000 sqm of new office floorspace represents between 59 percent (Model Three, 

including five-year buffer) and 77 percent (Model One, including five-year buffer) of 

estimated new office demand over the forecast period. This is considered a reasonable 

proportion of the overall forecasted demand, balancing Lakeside’s established primary 

role in Portsmouth, with a need for other locations to have opportunities to develop, 

most notably the City Centre and Tipner.  
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6.10 Given the significance of Lakeside Business Park in Portsmouth’s supply and more 

general land supply constraints in Portsmouth that limit alternatives, it would be 

preferable that the full existing permission of 69,000 sqm is rolled out within the 

forecast period. The City Council should encourage and support the delivery of the full 

floorspace (or as close to this level as possible) to ensure that Portsmouth can continue 

to attract high-profile businesses that require larger floorplates. However, it is 

understood that the site managers may not develop the site to the full existing 

permission.  

 
6.11 The table below provides a strengths, weaknesses, opportunities and threats (SWOT) 

analysis of the Lakeside Business Park. 

 
Table 39 – SWOT Analysis of Lakeside Business  

Strengths Weaknesses 

 Location proximate to Junction 12 of the M27  

 Extensive car parking 

 Range of office buildings achieving high rent 
levels 

 High quality premises 

 A range of supporting services within the 
business park for employees, including retail, 
lunch options, personal services, etc.  

 Access to bus services 

 Key occupiers with high brand profiles 

 Expansion potential 

 Active site manager with a programme to 
refurbish older stock and recycle it to the 
market 

 Distant from City Centre 

 Some car parking can be distant from 
workplaces 

 Very reliant on car trips for staff and visitors 
 

Opportunities Threats 

 Can build upon its high profile and continue to 
attract leading businesses in Portsmouth 

 IBM are decanting some of their stock, 
providing an opportunity to refurbish the unit 
and return to the market 

 Large range of floorspace unit sizes available, 
including rare opportunities for larger 
floorplates 

 Opportunities for growth of businesses within 
the business park 

 Development land opportunities 

 Potential for complementary uses that support 
the business park, including further supporting 
retail, hotel, business services, etc. 

 Renewed development activity of other office 
park nodes would provide increased 
competition for Lakeside. In particular, new 
build activity at Tipner West would be in direct 
competition with Lakeside 

 A development strategy for Lakeside that 
would undermine the primacy of the office use  

Source: BE Group, 2018 

 
6.12 The primary opportunity for Lakeside is the consolidation and expansion of its existing 

business park function. This should be supported and encouraged by the City Council. 
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Proposals that include complementary should also be supported where it is 

demonstrated that the complementary uses would enhance the business park function 

and support the primary office use of Lakeside.  

 
Portsmouth City Centre 

6.13 The City Centre has seen a low level of office development activity in recent years. 

The main development sector has been student accommodation associated with the 

University, which has concentrated the City Centre as a university location. The market 

has little appetite for office space in the City Centre, although the lack of development 

of new schemes means there is insufficient choice of high quality, modern stock 

available. Easy to develop sites are unavailable or have been acquired by the 

University for its purposes.  

 

6.14 The City Centre’s retail offer also appears to be relatively narrow for a centre of its size 

and the size of the surrounding catchment. While the pedestrianised Commercial Road 

retail precinct appears to be functioning at a reasonable level, there are several vacant 

premises and units with lower order occupiers.  

 
6.15 The City Centre North project, to the north of Commercial Road, has the potential to 

increase activity in the City Centre and introduce a significant additional quantum of 

non-student dwellings as well as retail, leisure and dining space. This increasing 

activity will have a positive impact on the City Centre and its perception as an active 

and vibrant location. Therefore, even though the emphasis of this scheme may not be 

for B1 offices, it will improve the overall attractiveness of the City Centre and increase 

its profile as a development location. Furthermore, the increased population living in 

the centre, broader than a student population, would have an indirect benefit for office 

demand in that, with a more established population, there would be some 

entrepreneurs/business owners that would seek opportunities for a work location close 

to their dwelling.  

 
6.16 A key current asset and feature of the City Centre is the University of Portsmouth. The 

University has a considerable asset portfolio in the City Centre, including teaching 

spaces, administration, innovation centres and student accommodation. The primary 

development activity in the City Centre in recent years has been the development of 

student accommodation, including at the expense of office floorspace. The economics 

of development have been such that student accommodation is seen as a more 

attractive development option than office space.  
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6.17 The University has four innovation centre assets, which are: 

 Innovation Space Building – 370 sqm over four floors for high-growth start-ups. 

 Cell Block – 190 sqm over two floors for digital creative industries. 

 Technopole – 2,300 sqm over five floors for technology and general purpose 

office users. 

 Mezzanine level of the Future Technology Building – 90 sqm of event/meeting 

space. 

 
6.18 The University reports that most of the businesses locating to these assets are from 

the local Portsmouth area (‘spin-in’ businesses).  

 

6.19 There would be an opportunity to provide the next level of office space for enterprises 

that are using the innovation centre spaces as they further develop, mature and 

expand. Businesses that no longer require the short-term flexibility and additional 

business support and services of innovation centres and that can commit to longer-

term leases and have in-house administration etc. While some businesses will 

inevitably be lost to other office nodes, such as Lakeside Business Park, it would be 

preferable to provide options to retain businesses in the City Centre, close to the 

University, which was an initial attractor for these businesses. 

 
6.20 The University’s identified specialisms are health, nursing, dentistry, big data and 

cyber, astrophysics, architecture, culture and creative industries and logistics. 

Typically, businesses allied with sector specialisms of universities may tend to locate 

in periphery areas around the campus, to take advantage of collaboration opportunities 

or emerging as spin-out businesses from the universities themselves. However, such 

opportunities for Portsmouth may be more muted as there appears to be a mismatch 

between the University’s sectoral strengths and some of the local economy’s sectoral 

strengths (e.g. manufacturing/engineering, marine, defence, aerospace). That is not to 

say that links are not available, and the usage of the innovation centres is evidence of 

such links, but it may be that such collocation opportunities would be more advanced 

if there were stronger matches between the University specialisms and the local 

economy.  

 
6.21 Station Square and Station Street was identified to have the potential to be the main 

business hub in the City Centre, both in the Portsmouth Core Strategy (Policies PCS4 
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and PCS11) and in the City Centre Masterplan Supplementary Planning Document. 

However, it is recognised that some of this area has since been redeveloped for other 

uses. PCS11 states that Station Square and Station Street is expected to 

accommodate a minimum of 10,500 sqm of office floorspace. This compares to the 

forecast demand of 89,500 sqm of B1 office space to 2036 (Model One, including five-

year buffer) for all of Portsmouth City. As a share of the overall mix, this minimum level 

for the city centre appears appropriate as a minimum share, with Lakeside Business 

Park having a strong role providing larger plate office space and a range of smaller, 

secondary office locations being provided throughout the City. However, if developed 

out over the minimum floorspace level, this would be preferred in that the City Centre 

would be taking a higher share of the overall mix. With some redevelopment sites 

within the Station Square area going to other uses, it is the broader area of the City 

Centre that should be considered for the minimum of about 10,500 sqm of office 

floorspace. 

 

6.22 A revised Masterplan for the City Centre will be released in 2019. 

 
6.23 Feedback from the commercial agents in regards to the City Centre office market was 

that there is a very limited market, with a preference from prospective occupiers for 

Lakeside Business Park. However, it was also commented that the lack of quality stock 

in the City Centre was a significant factor in this lack of interest. If quality office 

premises are developed within the City Centre, it is likely to be accepted and taken up 

by the market, with some businesses preferring the advantages of the City Centre 

location, with multi-modal transport links, proximity to the University and central 

Portsmouth location to the benefits of out-of-town locations. However, it is the delivery 

of that quality stock which is the key obstacle. 

 
6.24 The City Centre Masterplan SPD provides direction to support the delivery of quality 

office stock in the City Centre, with particular guidance on the preferred development 

outcomes for sites within the Station Square and Station Street area. However, with a 

reluctance from the private sector to develop speculative offices in the City Centre, 

there may need to be a more proactive involvement by Council and/or the LEP in order 

to stimulate development. This may involve being a development partner in a catalytic 

office project within the Station Square and Station Street area to accelerate the growth 

of this area according to the Masterplan SPD. 
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6.25 The table below is a SWOT analysis of the City Centre, with a focus on the office 

market.  

 

Table 40 – SWOT Analysis of Portsmouth City Centre Office Sector 

Strengths Weaknesses 

 Central location in Portsmouth 

 Access to public transport including rail and 
bus services that link with park and ride 
facilities 

 University of Portsmouth as an institutional 
asset and provider of innovation centre space 

 Proximity to a range of services and facilities, 
including retail, civic, dining and leisure 
options 

 Lack of quality stock, particularly larger A-
grade stock that would be expected in a city 
centre location 

 Lack of a defined and established office hub 

 Lack of car parking exclusively dedicated to 
office units 

 Peak hour congestion and access constraints 

Opportunities Threats 

 City Centre Masterplan SPD identifies sites 
for office space, especially in the Station 
Square and Station Street area 

 There is a market opportunity for businesses 
looking to locate near to the University but 
that do not want the innovation centre or 
serviced office space 

 Market opportunity for grow-on space for 
those businesses currently within the 
innovation centre space to take more 
traditional office space and larger units 

 Increasing population through the City Centre 
North scheme will improve activity and vitality 
in the City Centre and broaden the array of 
accommodation types in the Centre (i.e. more 
than student accommodation), improving 
market attractiveness 

 Some of the new residents in the City Centre 
would have a desire to establish their 
business close to their home 

 SME occupiers looking for a high-profile 
location in Portsmouth 

 Lakeside Business Park is seen as the primary 
location for office space in Portsmouth and has 
more readily available units and developable 
sites than the City Centre 

 Reluctance of development sector to bring 
forward speculative office schemes 

 University has acquired several developable 
sites in recent years for its purposes 
(especially student accommodation) which has 
limited opportunities for office schemes 

 Market perception that Lakeside Business 
Park is easier to get in and out of than the City 
Centre  

Source: BE Group, 2018 

  
 

6.26 From the SWOT analysis and the commentary above, it appears that there are further 

opportunities for B1 office space in the City Centre. These opportunities are likely to 

be for smaller units to cater for SMEs in Portsmouth. Those looking for grow-on space, 

once outgrowing University innovation space would also be a potential growth market 

for further office stock. 
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6.27 The floorspace level of about an additional 10,000 sqm that was envisaged for the 

Station Square and Station Street  area in PCS11 would still appear to be a reasonable 

minimum level of additional floorspace, although should be seen as an overall City 

Centre level. The City Centre masterplan should detail locations to provide this 

additional floorspace, which ideally should link very well with transport nodes, retailing, 

personal services and the University (particularly the innovation spaces). 

 
6.28 The masterplan would need to outline how the City Centre would increase the provision 

of quality office stock for the market. The means of delivering the office stock in the 

City Centre is a critical issue, with a reluctance from the developer sector to bring 

forward schemes speculatively. Partnerships with public sector entities may be 

required to catalyse the development of office space in the City Centre.  

 

Tipner West and Horsea Island East 
6.29 Tipner has been identified by Council over several years as a location for employment 

and residential growth, supported in the Portsmouth Core Strategy and the City Deal. 

The functions and proposed employment floorspace allocations have evolved over 

time, which are summarised below: 

 

Table 41 – Strategic Planning for Employment at Tipner and Horsea Island 

Document Tipner  Horsea Island 

Portsmouth Core Strategy, 
adopted 2012 

25,000 sqm of B1 
floorspace to 2027  

(Tipner East and West) 

No employment identified 

City Deal 30,000 sqm of business 
space 

(Tipner West) 

25,000 sqm of business 
space 

Sources: Portsmouth Core Strategy, 2012; City Deal, 2015 

 

6.30 The site represents a large development area with considerable potential for a range 

of uses. It is advantaged by its location, including proximity to the waterfront, M275, 

M27 and the park-and-ride at Tipner East. Existing and/or historic uses may represent 

some development challenges (e.g. former MoD uses), though the intensity of the built 

form is low which mean regeneration costs should be lower than a comparable 

redevelopment of a more intensively developed site.  

 

6.31 There would be an opportunity within this area to provide for some of the industrial 

demand forecast in the previous chapter (Model One, mixed B1/B2/B8 179,000 sqm, 
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including five-year buffer). While it is considered that much of this demand will need to 

be provided through in-fill development throughout Portsmouth, Tipner West and 

Horsea Island East provide opportunities for high-quality, new build units as part of the 

provision for this demand. This would be for small to medium workshops and 

office/industrial units, providing high-quality, hybrid units that would be appropriate for 

modern manufacturing uses.  It is not considered that warehousing units would form a 

part of the mix within this area due to size constraints and the overall strategic intent 

for the regeneration of this area.  

 
6.32 As evidenced in the past transaction data (see Chapter 4.0) the significant majority of 

industrial transactions are for units less than 1,000 sqm (approximately 10,760 sqft). 

This smaller unit size would be appropriate for this area, with the majority of units being 

in the 500-1,000 sqm range. Planning should include for a small number of units up to 

2,000 sqm.  

 
6.33 Such uses would be near to the waterfront and the emerging residential components 

of Tipner West and Horsea Island and thus would need to have minimal impacts on 

neighbouring uses.  

 
6.34 Marine industry represents a key sectoral opportunity for Tipner West and Horsea 

Island, capitalising on the waterfront location, regional strength of this sector and 

complementary facilities nearby (e.g. Port of Solent Marina). However, specialist 

marine and ecology input would need to be sought to determine the potential to access 

the water for the marine industry at this location. If deep-water access is not able to be 

secured for this area, the marine industry opportunities would be significantly narrower, 

limited to support manufacturing uses that do not require direct water access. 

Consideration of the potential physical and operational links between marine industrial 

units and the Port of Solent Marina should be considered as part of the masterplanning 

process for this area. However, it is understood that the proposed bridge linking Tipner 

West and Horsea East would not include provision for further vehicular links (excluding 

buses) to the Port of Solent Marina area. The represents a potential lost opportunity of 

directly linking the marine uses at the Marina and Tipner/Horsea.  

 
6.35 It is also considered that this location would be appropriate for office units, providing 

for smaller units as a secondary location to Lakeside and the City Centre. The site’s 

features, such as proximity to transport and outlooks over the waterfront, would be 

appealing to the office sector. It would be appropriate that the business uses within 
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both Tipner West and Horsea Island would accommodate B1 office space. This should 

provide for the SME sector, with individual units of a range between 50-300 sqm.  

 
6.36 From a market perspective, there appears to be only moderate differences between 

Tipner West and Horsea Island East, assuming that the connecting bridge is in place, 

which would mean that both areas would link to the M275 and the park-and-ride facility 

at Tipner East. Tipner West has more direct access, and the potential for visibility from 

the M275, and while requiring some levelling, could provide for a cluster of industrial 

units in a relatively short time period. Horsea Island East requires the development of 

the bridge to open this site up, though would also be appropriate for a mix of 

employment uses. Its location proximate to the Horsea Island Country Park could 

provide a recreation option for workers, and is an additional attractive feature of this 

location. Overarching all this is where direct access to the waterfront is best achieved 

(if at all) will ultimately determine where the focus of the marine industry will be and 

thus the concentration of industrial units more generally.  

 
6.37 The table below provides BE Group’s estimates of the breakdown of business space 

for both Tipner West and Horsea Island East, assuming that the City Deal levels are 

retained. This breakdown has been based on the forecast demand for employment 

floorspace (Chapter 5.0), the property market review (Chapter 4.0) and the likely 

market opportunities for Tipner West and Horsea Island East. These should be 

considered as indicative to guide masterplanning, rather than prescriptive.  

 

Table 42 – Breakdown of Allocated Business Space 

Location Business Space 
Allocation in City Deal 

B1 Office B1/B2 Hybrid 

Tipner West 30,000 5,000 25,000 

Horsea Island East 25,000 5,000 20,000 

Total 55,000 10,000 45,000 

Sources: BE Group, 2018 

 

6.38 However, it is also appropriate to consider whether a higher level of floorspace would 

be desirable for Tipner West and Horsea Island East. Further provision of employment 

floorspace above the 55,000 sqm identified in the City Deal would be of benefit to 

Portsmouth, particularly in providing choice for the industrial sector, in line with the 

forecast demand. This would enable a higher percentage of the industrial floorspace 

demand to be provided on this site, rather than through in-fill options elsewhere, which 



Approach to Employment Land 
Portsmouth City Council   

 

 

 

P64(e)/ Final Report /February 2019/BE Group                                                     83  

 
 

can be difficult to realise efficiently. However, further employment at this site would be 

dependent on the outcomes of the masterplanning for the site, which will consider land 

capacities, intensity of development, other uses, infrastructure, traffic impacts, access, 

etc. which are likely to be the determining factors for the maximum employment 

floorspace provision on the site. Therefore, it is considered that the 55,000 sqm of 

floorspace should be seen as the initial target for Tipner West and Horsea Island East, 

though if, through the masterplanning process opportunities for further employment 

land is available, these should be pursued. 

 

Table 43– SWOT Analysis of Tipner West and Horsea Island Employment 

Strengths Weaknesses 

 Location proximate to the M275 and Junction 
12 of the M27  

 Waterfront location, with premium views and 
access to Portsmouth Harbour 

 Close to park-and-ride facility at Tipner East 

 Two large sites at Tipner West and Horsea 
Island 

 Horsea Island alongside Horsea Country Park 

 PCC and other public sector entities control 
the substantial majority of the site 

 Has the support and funding provided through 
the City Deal 

 

 Not an established employment area 

 Requires infrastructure to open up site, 
particularly Horsea Island East 
 

Opportunities Threats 

 Opportunity to undertake a full and detailed 
masterplan of the full site 

 PCC and other public sector landholders can 
control the development 

 Potential development opportunities with 
private sector partners, through collaboration, 
joint ventures or other mechanisms 

 Opportunity to provide small to mid sized 
industrial premises 

 Market opportunity for high-quality, 
manufacturing premises, comprising hybrid 
industrial and office spaces (B1/B2) 

 Market opportunity for small office premises 
providing locations for SME 

 Sectoral opportunity for marine industry uses, 
including marine engineering, refitting, 
maintenance and componentry. This 
opportunity is optimised if direct, deep-water 
access is secured 

 Co-locating with residential dwellings provides 
opportunities for business owners and 
employees to work and reside within close 
proximity 

 More established employment nodes 
throughout Portsmouth 

 Delays in delivering critical infrastructure (e.g. 
linking bridge) will delay roll out of employment 
uses on site 

 Securing deep-water access is uncertain at 
this time and requires further, specialist 
investigations. If not secured, the marine 
sector opportunities would be more limited 
  

Source: BE Group, 2018 
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Six Additional Sites 
6.39 These additional sites were inspected, critiqued and graded as to their ability to 

accommodate further employment uses on the sites. These sites are existing 

employment areas, with operating businesses on each site. The sites were scored in 

the same manner as earlier work undertaken by Lambert Smith Hamilton (LSH) for 

Portsmouth in order to be consistent for all sites. The table below summarises the 

critiques of these sites, with Appendix 4 showing the scoring of each area and 

Appendix 5 is the full proformas for each site, once again using the same criteria as 

the LSH work.  

 

Table 44 – Assessment of Additional Employment Sites 

Site Name Commentary Grading 

Builders Yard, 
Coniston Ave 

Existing building supplies and landscape yard, including 
open storage and low level industrial buildings. Narrow 
access off Copnor Road. Site is flat. Unlikely to be 
suitable for more intensive employment uses than current 
building supplies use. Narrow access, poor prominence 
and surrounding residential uses mean that site has poor 
prospects for alternative employment uses. 
Recommendation: Site is unlikely to provide for 
future employment needs or more intensive 
employment development than present. Beyond the 
current use, it is not recommended to protect for 
employment uses.  

E 

Court Lane Yard, 
Cosham 

BT depot, comprising hardstand areas, workshops and 
storage. Limited market appeal due to access through a 
narrow, residential street. Unlikely to have long-term 
opportunities for employment uses. 
Recommendation: Site is unlikely to provide for 
future employment needs or more intensive 
employment development than present. Beyond the 
current use, it is not recommended to protect for 
employment uses. 

E 

The News Centre, 
London Rd 

Large, flat site in a prominent position on London Road, 
near junction with M27 and a major entry-point into 
Portsmouth peninsula. Improvements on site consist of 
three-storey offices fronting London Road (offices are 
disused), with manufacturing and distribution uses related 
to publishing to the rear of the site. Significant car-parking 
for staff is located on the site. Manufacturing and 
distribution areas of site currently in operation for 
publisher, though it is understood that this operation is 
now on the market. Very good location to connect with 
M27 and serve Portsmouth market. Disused offices were 
part of news publishing enterprise but are now surplus to 
requirements. Unlikely to have much market appeal as an 
office scheme independent of manufacturing and 

C 
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distribution uses on site. Some potential to redevelop this 
western area fronting London Road, disconnecting it from 
remaining employment uses on site. 
Recommendation: Site is protected for employment. 
News Centre office space may be disconnected from 
the remainder of the site for refurbishment or 
redevelopment.  

Land at James 
Callaghan Dr 

Disused military uses, including offices, storage 
specialised military functions. Site is long and narrow in 
hinterland position in north of Portsmouth. Excellent views 
of Portsmouth and harbour. James Callaghan Drive is a 
single lane road with steep approaches. Site forms part of 
larger military site still in use for military purposes. If 
released to the private market, key initial consideration 
would be any conflicts with continuing military uses.  
Employment opportunities appear to be relatively narrow, 
with the site rather distant from key employment nodes 
and strategic roads and James Callaghan drive is steep 
in places and not suitable for significant vehicular 
movements relating to employment uses.  
Any employment uses are likely to be limited to 
specialised research or office space that would seek to 
cluster around the core QinetiQ use. 
Recommendation: Site is likely to be limited in its 
redevelopment potential and market. However, at this 
stage it is recommended to protect for employment 
purposes, specifically for research or office space. 

D 

Ben Ainslie 
HQ/Ineos Team UK 

Specialist yacht manufacture building with associated 
office space. Centre for high performance racing yacht 
building. Direct access to harbour. Located in a densely 
built up area, with surrounding uses including multi-storey 
boat storage, tavern, car-parking, retail, residential uses. 
Close to ferry terminal for Isle of Wight ferries. Access is 
through narrow streets.  
Premium site for a wide variety of uses, including its 
current marine industry use. 
It is understood that the current occupier has a short term 
lease. However, it is considered that beyond the current 
occupier there are good prospects for this site as an on-
going marine industry use, as a key asset for this sector. 
Recommendation: Retain for employment use, 
specifically for the marine industry sector. 

B 

Yards west of 
Milton Rd 

Narrow site between rear of residential dwellings to the 
east and railway line to the west. Flat site with older 
workshops and storage sheds as well as hardstand area. 
Site not visible from Milton Road, with is a significant 
north-south thoroughfare. Currently used for auto repair 
workshops. 
Difficult to see higher order employment uses on the site 
than currently there. The constraints of the surrounding 
uses, narrow access points and poor prominence mean 
that the site has limited attractiveness as an employment 
location. Market is likely to be for non-employment (i.e. 
residential) uses as the most likely redevelopment 
opportunity for the site. 
Recommendation: Site is unlikely to provide for 
future employment needs or more intensive 
employment development than present. Beyond the 

E 
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current use, it is not recommended to protect for 
employment uses. 

Source: BE Group, 2018 

  

6.40 The review of these six additional sites had not identified potential locations for 

significant additional employment floorspace, especially for the intensification of uses 

on the sites above current levels. Three sites – Builders Yard, Coniston Avenue; Court 

Lane Yard; and Yards west of Milton Road – are in back street locations, constrained 

by neighbouring residential uses. Any on-going employment uses are likely to be the 

continuation of the lower-order uses on the site, with a significant possibility of these 

sites being lost as employment uses (i.e. redevelopment for residential).  

 

6.41 The News Centre site is a stronger option for employment over the longer term, 

although still may be at risk of pressures for redevelopment to residential if the 

publishing use vacates from the site. Intensification of employment uses on the site 

would only occur if redevelopment of the front of the site (the currently vacant office 

space) is possible. This may occur through uncoupling this portion of the site from the 

remaining industrial uses and redeveloping as a separate employment use, most likely 

for office space, although the market for such a development would be limited.  

 

6.42 The James Callaghan Drive site has an attractive, hinterland location with excellent 

views over Portsmouth and the harbour. However, any redevelopment of this site is 

dependent on the MoD, both in terms of releasing the site and enabling a development 

of it adjacent to on-going military uses. An employment use comprising specialist 

research and office space supporting the surrounding MoD/QinetiQ use should be 

pursued.  

 
6.43 The Ben Ainslie/Ineos Team UK site is a quality, modern premises ideally suited and 

situated for its existing use. It should be protected for marine industrial uses. However, 

further intensification of this site would be difficult and costly and unlikely to be viable.  
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7.0 RECOMMENDATIONS 
 

 

7.1 Following the review of employment forecasts and key sites, the following 

recommendations are provided to guide further planning for employment land and 

premises in Portsmouth. 

 

Recommendation One – Employment Floorspace Forecast 

7.2 It is recommended that the Model One (historic take-up, completions only) forecast is 

adopted for the B1 office employment floorspace trajectory for Portsmouth, with an 

adjusted Model One projection for the mixed B1/B2/B8 floorspace. This approach 

projects a demand for 89,500 sqm of additional B1 office floorspace between 2016 and 

2036 and 79,300 sqm of mixed B1/B2/B8 floorspace, both including a five-year buffer 

to provide flexibility and choice in the market.  

 

7.3 Looking at the net growth of historic take-up levels is illustrative in showing the 

implications of continued employment floorspace loss, but is not considered to be an 

appropriate or upward-looking forecast trajectory for Portsmouth. 

 
7.4 Critically, Model One (completions only) is recommended as it appears to better 

account for industrial floorspace activity than the other three forecast models. The 

transactional evidence over the last decade and the anecdotal evidence emerging from 

consultations with property agents suggests that industrial floorspace is a significant 

market that needs to be accounted for in the floorspace demand assessment. 

However, the employment forecast evidence suggests a movement away from 

manufacturing. Furthermore, with substantial land capacity constraints within the City 

boundary, the ability of the developer sector to provide industrial schemes, which are 

particularly land-consumptive, will be curtailed. Therefore, the adjusted Model One 

approach is recommended as the preferred approach for forecasting the mixed 

B1/B2/B8 floorspace, being a pragmatic balance between on-going demand and the 

land supply reality.  

 
7.5 There was a reasonable level of consistency between the four forecasting approaches 

on the projected level of B1 office demand. 
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Recommendation Two – Providing for Employment Floorspace Forecast  
7.6 The significant difference between the previous PUSH forecast for employment 

floorspace and the above recommendation is the level of industrial floorspace 

envisaged. Therefore, in ensuring that there is sufficient employment floorspace 

provision in the City there would need to be further planning for the potential for 

industrial growth.  

 

7.7 Development sites at Horsea Island East and Tipner West should accommodate a 

significant level of industrial floorspace, given the limited alternatives in the City. Such 

units in these locations, as part of a mixed-use development would be high-quality, 

clean, hybrid units. 

 
7.8 The intensification of employment uses on the existing employment estates and in-fill 

opportunities should be encouraged where possible, with the potential to offer 

incentives to encourage further intensive development. Relaxations of regulations or 

provisions (e.g. car parking ratios) may be one way of incentivising further intensive 

development.  

 

7.9 The general principle of protecting and supporting the existing array of employment 

areas should be continued. A strong argument demonstrating that employment uses 

are no longer appropriate on the sites should be required to release employment areas 

for other uses.  

 

Recommendation Three – Lakeside Business Park 

7.10 Lakeside Business Park is a successful business park and should be continued to be 

supported. The existing allocation of 69,000 sqm of B1 floorspace should still be 

supported and encouraged by Council, although it is recognised that the site managers 

may not develop the site to the full permissible level. The full existing permission will 

enable larger premises to locate to Lakeside, supporting its primary role, while allowing 

other office nodes to also have a chance to attract a portion of the market. 

 

7.11 It is recommended to continue to support Lakeside under the current planning 

provisions.  

 
7.12 The primary function of Lakeside should remain as an office park. Proposals for other 

uses should only be supported if they are complementary to the function of the 
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business park and ancillary to the core office use. It would need to be demonstrated 

that such uses enhance the vitality of the office park function. 

 

Recommendation Four – Portsmouth City Centre 

7.13 Portsmouth City Council should continue to promote and encourage office 

development and growth in the City Centre. As speculative office development is 

unlikely to come forward in the near term, the Council should take an active role in 

supporting and stimulating office development. 

 

7.14 Council should seek the development of at least 10,000 sqm of B1 office space in the 

City Centre. The City Centre masterplan should detail locations to provide this 

additional floorspace, which ideally should link very well with transport nodes, retailing, 

personal services and the University. 

 
7.15 The masterplan would need to outline how the City Centre would increase the provision 

of quality office stock for the market. The means of delivering the office stock in the 

City Centre is a critical issue, with a reluctance from the developer sector to bring 

forward schemes speculatively. Partnerships with public sector entities may be 

required to catalyse the development of office space in the City Centre.  

 

7.16 It is likely that public sector intervention, either at the Council or LEP level, would be 

required to catalyse further office development in the City Centre.  

 
7.17 The University of Portsmouth should also be included as a partner for office market 

growth. This should be a broader array than their existing innovation centres, including 

opportunities for growth of businesses that are located within the innovation centres 

(i.e. opportunities for the next stage of the business’ growth). 

 

Recommendation Five – Tipner West and Horsea Island East 

7.18 The masterplanning for Tipner West and Horsea Island East should continue to 

investigate the inclusion of at least the 55,000 sqm provision for employment 

floorspace currently outlined in the City Deal. If further employment floorspace can be 

accommodated, with the understanding that there are competing land needs and 

infrastructure capacity constraints, then this should be pursued.  

 

7.19 The employment floorspace provision should include opportunities for small to medium 
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B2 industrial uses and B1 offices. An indicative mix of this floorspace is provided in the 

table below for both Tipner West and Horsea Island East. This mix reflects that there 

are potential opportunities for marine industry uses within this area, taking advantage 

of the waterfront location and that there are more limited development options for B2 

industrial uses elsewhere in Portsmouth. 

 

Table 45 – Breakdown of Allocated Business Space 

Location Business Space 
Allocation in City Deal 

B1 Office B1/B2 Hybrid 

Tipner West 30,000 5,000 25,000 

Horsea Island East 25,000 5,000 20,000 

Total 55,000 10,000 45,000 

Sources: BE Group, 2018 

 

Recommendation Six – Housing Allocation 

7.20 The ONS projects that the population of Portsmouth will increase by 19,000 persons 

between 2016 and 2036 to 232,300 persons. Most of this population growth will be 

driven by the 65 years plus age cohort, although the traditional working age population 

is also projected to increase by 5,700 persons. Not all of this traditional working age 

population would be in employment, or working within Portsmouth. As seen in Chapter 

5.0, estimating the proportion of this working age population that would be living and 

working in Portsmouth and allowing for a proportion of the 65 years plus age group 

that would be within the workforce, it is estimated that some 70 percent of the projected 

labour force demand could be accommodated by the growing residential population.  

 

7.21 The remainder of the supply of labour would be from a mix of in-commuting from other 

areas, reducing out-commuting and/or increasing economic activity levels from the 

established population. 

 
7.22 The ONS projects a household growth level of 10,470 households over the forecast 

period to support the population growth. The housing capacity of 700 dwellings per 

annum (14,000 dwellings over the forecast period) would be sufficient to accommodate 

this projected household (and thus population) growth, with a level of margin for choice 

and affordability. Indeed the margin is sufficient that this level of dwelling growth could 

support a somewhat higher household growth level, which would help to provide a 

higher proportion of the projected labour force demand (above 70 percent). 
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7.23 This dwelling growth would include a range of opportunities for a working age 

population, including appropriate dwelling types, locations, price points, access to 

services, etc.  

 

Recommendation Seven – Six Additional Sites  

7.24 The table overleaf summarises the recommendations for the six additional sites 

assessed in this report.  

 

Table 46 – Recommendations for Additional Employment Sites 

Site Name Recommendation 

Builders Yard, 
Coniston Ave 

Site is unlikely to provide for future employment needs or 
more intensive employment development than present. 
Beyond the current use, it is not recommended to protect 
for employment uses.  

Court Lane Yard, 
Cosham 

Site is unlikely to provide for future employment needs or 
more intensive employment development than present. 
Beyond the current use, it is not recommended to protect 
for employment uses. 

The News Centre, 
London Rd 

Site is protected for employment. News Centre office 
space may be disconnected from the remainder of the site 
for refurbishment or redevelopment.  

Land at James 
Callaghan Dr 

Site is likely to be limited in its redevelopment potential 
and market. However, at this stage it is recommended to 
protect for employment purposes, specifically for 
research or office space. 

Ben Ainslie 
HQ/Ineos Team 
UK 

Retain for employment use, specifically for the marine 
industry sector. 

Yards west of 
Milton Rd 

Site is unlikely to provide for future employment needs or 
more intensive employment development than present. 
Beyond the current use, it is not recommended to protect 
for employment uses. 

Source: BE Group, 2018 

 

7.25 These sites do not provide a ready solution for significant additional industrial 

floorspace or intensification. Builders Yard, Court Lane Yard and Milton Road Yards 

are likely to either remain as their lower order use, or see a redevelopment to 

residential uses, given their locations within residential areas. The Ben Ainslie 

HQ/Ineos Team UK site is recommended to be retained for marine industry purposes, 

but is already intensively developed. 

 

7.26 The News Centre and James Callaghan Drive sites have potential for further office or 

research floorspace. It is recommended that Council actively supports and stimulates 
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the regeneration of these sites. For the News Centre site, opportunities should be 

explored to disconnect the derelict offices from the manufacturing plant and to 

redevelop as a separate, office based scheme. For the James Callaghan Drive site, 

the opportunities will be led by the MoD and QinetiQ’s planning for the broader site, 

though Council should encourage the retention of this site for complementary 

employment uses.  
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Appendix 1 –  

Vacant Property Schedules - September 2018 
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Industrial 

Unit Address 
Size Rent 

Tenure Agent 
Sqft Sqm £/ sqft £/ sqm 

Ground and 1st Industrial Units, London Road, PO2 9SA 13,883 1,290 ~ ~ LH Rapleys Llp 

~ Former Printing Premises, London Road, , PO2 9SE 5,180 481 8.69 93.55 LH Holloway Iliffe & Mitchell, Rapleys 

Entire Building London Road, Hilsea, PO2 9SE 13,883 1,290 3.60 38.75 LH 
Holloway Iliffe & Mitchell, Matthews & 
Goodman 

Entire Building London Road, Hilsea, PO2 9SX 5,177 481 8.69 93.55 LH 
Holloway Iliffe & Mitchell, Matthews & 
Goodman 

Unit D5 Voyager Park, Explorer, Portfield Road, PO3 5FL 9,136 849 980,000 980,000 Investment Lambert Smith Hampton 

E4 Voyager Park, Explorer, Portfield Road, PO3 5FL 9,622 894 7.50 80.74 LH Hughes Ellard 

E8 Voyager Park, Explorer, Portfield Road, PO3 5FL 3,543 329 9.76 105.07 LH Hughes Ellard 

Unit 11 Voyager Park, Explorer, Portfield Road, PO3 5FL 3,258 303 9.76 105.07 LH Hughes Ellard 

Unit 9 Airport Industrial Estate, Pioneer Park, Portfield Road, PO3 5FN 7,344 682 ~ ~ LH dohertybaines, Vail Williams LLP 

Unit 6 Hilsea Industrial Estate, Limberline Road, PO3 5JS 2,196 204 ~ ~ LH Portsmouth City Council 

Unit 16 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,367 127 ~ ~ LH Portsmouth City Council 

Unit 1 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,087 101 ~ ~ LH Portsmouth City Council 

Unit 20 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,076 100 ~ ~ LH Portsmouth City Council 

Unit 22 Hilsea Industrial Estate, Limberline Road, PO3 5JS 441 41 ~ ~ LH Portsmouth City Council 

Unit 14 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,550 144 ~ ~ LH Portsmouth City Council 

Unit 19 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,173 109 ~ ~ LH Portsmouth City Council 

Unit 4 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,055 98 ~ ~ LH Portsmouth City Council 

Unit 11 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,367 127 ~ ~ LH Portsmouth City Council 

Unit 2 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,098 102 ~ ~ LH Portsmouth City Council 

Unit 3 Hilsea Industrial Estate, Limberline Road, PO3 5JS 1,098 102 ~ ~ LH Portsmouth City Council 

Unit 4 Skill Centre, Limberline Spur, PO3 5LF 3,446 320 6.02 64.81 LH Flude Commercial Limited 
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Unit 10a Skill Centre, Limberline Spur, PO3 5LF 822 76 9.49 102.16 LH Flude Commercial Limited 

Unit 10 Skill Centre, Limberline Spur, PO3 5LF 605 56 ~ ~ LH Flude Commercial Limited 

Unit 10d Skill Centre, Limberline Spur, PO3 5LF 311 29 POA POA LH Flude Commercial Limited 

Unit 2 (North) Skill Centre, Limberline Spur, PO3 5LF 3,218 299 POA POA LH Flude Commercial Limited 

Unit 2 (South) Skill Centre, Limberline Spur, PO3 5LF 1,744 162 POA POA LH Flude Commercial Limited 

Unit 3a Skill Centre, Limberline Spur, PO3 5LF 1,034 96 POA POA LH Flude Commercial Limited 

Unit 2 Industrial Units, Claybank Road, PO3 5NH 4,343 403 6.56 70.62 LH Holloway Iliffe & Mitchell 

Ground Industrial Unit, Burrfields Road, PO3 5NP 2,659 247 ~ ~ LH Lambert Smith Hampton 

Entire Building Silver Point, Airport Service Road, PO3 5PB 40,436 3,756 ~ ~ LH Lambert Smith Hampton, Hughes Ellard 

Unit 3 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 20,430 1,898 POA POA LH CBRE, Lambert Smith Hampton 

Unit 6 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 9,670 898 ~ ~ LH CBRE, Lambert Smith Hampton 

Unit 2 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 9,270 861 ~ ~ LH CBRE, Lambert Smith Hampton 

Unit 4 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 16,460 1,529 ~ ~ LH CBRE, Lambert Smith Hampton 

Unit 5 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 14,880 1,382 ~ ~ LH CBRE, Lambert Smith Hampton 

Unit 1 
Airport Industrial Estate, Merlin Park, Airport Service Road, PO3 
5PR 8,020 745 ~ ~ LH CBRE, Lambert Smith Hampton 

Unit 7 Airport Industrial Estate, Mitchell Way, PO3 5PR 3,462 322 8.00 86.12 LH Lambert Smith Hampton, Vail Williams 

Unit 9 Airport Industrial Estate, Mitchell Way, PO3 5PR 4,982 463 ~ ~ LH Lambert Smith Hampton, Vail Williams 

Site 5 Interchange Park, Interchange Park, Robinson Way, PO3 5QD 25,500 2,369 7.50 80.74 LH JLL, Vail Williams 

Industrial Unit Portfield Industrial Estate, Airport Service Road, PO3 5RA 6,222 578 9.56 102.91 LH Hughes Ellard, Lambert Smith Hampton 

Unit 8a Admiral Park, Airport Service Road, PO3 5RQ 1,607 149 10.50 113.03 LH JLL 

~ Admiral Park, Airport Service Road, PO3 5RQ 1,607 149 ~ ~ LH JLL 

Unit C1 Portfield Trading Estate, Nevil Shute Road, PO3 5RX 4,225 392 ~ ~ LH Lambert Smith Hampton 

Unit A1 Portfield Trading Estate, Nevil Shute Road, PO3 5RX 6,222 578 9.56 102.91 LH Lambert Smith Hampton, Hughes Ellard 
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Units C3 & C4 Portfield Trading Estate, Nevil Shute Road, PO3 5RX 7,074 657 9.61 103.45 LH Lambert Smith Hampton 

Units D3 & D4 Portfield Industrial Estate, Airport Service Road, PO3 5RA 18,658 1,733 8.28 89.13 LH Lambert Smith Hampton 

Unit 2 The Nelson Centre, Portfield Road, PO3 5SF 12,997 1,207 ~ ~ LH Lambert Smith Hampton 

Unit 9 The Nelson Centre, Portfield Road, PO3 5SF 5,024 467 7.50 80.74 LH Lambert Smith Hampton, Vail Williams 

Unit 14 Partnership Business Park, Rodney Road, PO4 8DF 2,987 277 6.70 72.13 LH, FH Lambert Smith Hampton 

Unit 10 Fratton Industrial Estate, Rodney Road, PO4 8SS 11,750 1,092 4.50 48.44 LH Savills 

Unit 6 St Georges Industrial Estate, Rodney Road, PO4 8SY 3,508 326 11.97 128.86 LH Lambert Smith Hampton 

Unit 3 Eastern Industrial Centre, Jackson Close, PO6 1QW 2,500 232 ~ ~ LH Lambert Smith Hampton 

Unit 3 Mountbatten Business Park, Jackson Close, PO6 1US 19,522 1,813 5.89 63.41 LH Lambert Smith Hampton, Vail Williams 

Unit B1  Mountbatten Business Park, Jackson Close, PO6 1US 2,659 247 8.50 91.50 LH Hughes Ellard, Vail Williams 

Unit 2 Optima, Northarbour Spur, PO6 3TU 8,592 798 ~ ~ LH Lambert Smith Hampton 

Warehouse The Teardrop, Port Way, PO6 4TP 84,064 7,809 POA POA LH, FH Hughes Ellard 

Shop 3 Trafalgar Wharf, Hamilton Road, PO6 31,721 2,947 POA POA LH Lambert Smith Hampton 

Shop 3A Trafalgar Wharf, Hamilton Road, PO7 22,500 2,090 POA POA LH Lambert Smith Hampton 

Units 2.1, 2.2, 
2.3 Trafalgar Wharf, Southampton Road, PO6 5,750 534 8.50 91.50 LH Lambert Smith Hampton 

Entire Building 22, Rodney Road, PO4 21,885 2,033 3.43 36.92 LH Hellier Langston 

Unit 1 Alchorne Place, PO3 12,608 1,171 7.53 81.06 LH Lambert Smith Hampton 

~ Monaco House, Painter Close 10,044 933 POA POA LH Hughes Ellard 

Unit 8a Dundas Close 7,322 680 POA POA LH Hughes Ellard 

Entire Building 42, Middle Street 5,694 529 POA POA LH Hughes Ellard 

Unit A5 Oak Park Industrial Estate, Northarbour Road, PO6 4,425 411 7.23 77.83 LH Lambert Smith Hampton 

Unit 2 OJs Industrial Park, Claybank Road, PO3 2,926 272 7.69 82.78 LH Charters Commercial 

Unit 3 OJs Industrial Park, Claybank Road, PO3 2,863 266 6.46 69.54 LH Charters Commercial 

Unit 4 Ameiva Point 2,152 200 POA POA LH Hughes Ellard 

Source: Rightmove, Individual Property Agents Websites, 2018 
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Office 

Unit Address 
Size Rent 

Tenure Agent 
Sqft Sqm £/ sqft £/ sqm 

1st, 2nd and 
3rd Willis House, Willis Road, PO1 1AT 2,486 231 POA POA LH Hughes Ellard 

Ground 
Floor Zurich House, Stanhope Road, PO1 1DU 2,002 186 14.99 161.37 LH Hughes Ellard 

1st Compass Centre, Buckingham Court, 49, Arundel Street, PO1 1SA 2,467 229 ~ ~ LH Vail Williams 

3rd Compass Centre, Buckingham Court, 49, Arundel Street, PO1 1SA 1,042 97 ~ ~ LH Vail Williams 

Ground Compass Centre, Buckingham Court, 49, Arundel Street, PO1 1SA 989 92 ~ ~ LH Vail Williams 

2nd Compass Centre, Buckingham Court, 49, Arundel Street, PO1 1SA 2,464 229 ~ ~ LH Vail Williams 

7th Connect Centre, Kingston Crescent, PO2 8QL 4,790 445 12.50 134.56 LH Hughes Ellard 

8th (part) Connect Centre, Kingston Crescent, PO2 8QL 570 53 12.50 134.56 LH Hughes Ellard 

8th (part) Connect Centre, Kingston Crescent, PO2 8QL 388 36 12.50 134.56 LH Hughes Ellard 

~ Connect Centre, Kingston Crescent, PO2 8QL 300 28 12.50 134.56 LH Hughes Ellard 

Suite 13 17, Pembroke Road, PO1 2NT 408 38 29.24 314.77 LH Holloway Iliffe & Mitchell 

1st Hippodrome House, 5-11, Guildhall Walk, PO1 2RY 4,500 418 ~ ~ LH Lambert Smith Hampton, Garner Wood 

2nd (part) Boyd Admirals, Gunwharf Quays, PO1 3AG 1,560 145 ~ ~ LH Vail Williams LLP 

2nd (part) Boyd Admirals, Gunwharf Quays, PO1 3AG 705 65 ~ ~ LH Vail Williams LLP 

2nd (part) Boyd Admirals, Gunwharf Quays, PO1 3AG 1,627 151 ~ ~ LH Vail Williams LLP 

2nd (part) Boyd Admirals, Gunwharf Quays, PO1 3AG 982 91 ~ ~ LH Vail Williams LLP 

Ground, 1st 
and 2nd St Georges Business Centre, St Georges Square, PO1 3EZ 2,571 239 19.00 204.54 LH Holloway Iliffe & Mitchell 

Unit 15 St Georges Business Centre, St Georges Square, PO1 3EZ 469 44 27.20 292.81 LH Holloway Iliffe & Mitchell 

~ St Georges Business Centre, St Georges Square, PO1 3EZ 646 60 23.22 249.96 LH Hughes Ellard 

~ St Georges Business Centre, St Georges Square, PO1 3EZ 800 74 17.25 185.70 LH Hughes Ellard 

1st 2a, The Hard, PO1 3PU 1,442 134 10.06 108.30 LH Holloway Iliffe & Mitchell 

First Gunwharf Quays, Gunwharf Quays, Gunwharf Quays, PO1 3TZ 3,039 282 18.15 195.38 LH Vail Williams LLP 
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Ground and 
1st (part) Norman House, Kettering Terrace, PO2 7AE 1,919 178 10.50 113.03 LH Hughes Ellard 

Entire 
Building 62-68, Kingston Crescent, PO2 8AQ 10,979 1,020 ~ ~ Investment JRBT Commercial Property 

1st (part) St Marks House, 81, London Road, PO2 8RS 4,295 399 ~ ~ LH London & Cambridge Properties Limited 

Ground, 1st 
and 2nd Former Printing Premises, London Road, PO2 9SE 21,947 2,039 ~ ~ LH Rapleys Llp, Holloway Iliffe & Mitchell 

Unit 2 Interchange Park, Robinson Way, PO3 5QD 5,207 484 10.00 107.65 LH Vail Williams LLP 

Ground and 
1st Ameiva Point, 3, Quartremaine Road, PO3 5QP 2,152 200 ~ ~ LH Vail Williams LLP 

Unit 1 Cumberland Gate, Cumberland Road, Southsea, PO5 1AG 1,445 134 9.69 104.31 LH, FH Garner Wood 

Unit 5 Acorn Business Park, 7, North Harbour Road, PO6 3TH 3,550 330 ~ ~ LH Holloway Iliffe & Mitchell 

1st North Harbour Business Park, Shore House, Compass Road, PO6 4PR 20,817 1,934 ~ ~ LH Hughes Ellard, Vail Williams LLP 

~ North Harbour Business Park, Shore House, Compass Road, PO6 4PR 4,450 413 16.00 172.24 LH Hughes Ellard, Vail Williams LLP 

~ Harbour Gate Business Park, Southampton Road, PO6 4SH 2,801 260 19.99 215.19 LH Holloway Iliffe & Mitchell 

1st The Quarterdeck, The Boardwalk, PO6 4TP 2,815 261 15 161.48 LH Hughes Ellard 

2nd (part) 1, Port Way, PO6 4TY 6,000 557 17.5 188.39 LH Hughes Ellard, Lambert Smith Hampton 

Ground 
Floor, Suite 
007A Building 1000, Lakeside North Harbour, Western Road, PO6 3EN 1,308 122 POA POA LH Hughes Ellard 

2nd Floor, 
East 26 Building 1000, Lakeside North Harbour,  North Harbour, PO6 3EN 7,322 680 17.00 183.01 LH Hughes Ellard, Vail Williams LLP 

1st Floor, 
West 102a Building 1000, Lakeside North Harbour, Western Road, PO6 3EN 4,686 435 21.00 226.07 LH Vail Williams LLP 

~ Building 1000, Lakeside North Harbour, Western Road, PO6 3EN 1,000 93 POA POA LH Vail Williams LLP 

Ground 
(part) Building 1000, Lakeside North Harbour, North Harbour, PO6 3EN 2,898 269 21.00 226.07 LH Hughes Ellard, Vail Williams LLP 

2nd Floor, 
East 201 Building 1000, Lakeside North Harbour, Western Road, PO6 3EN 10,100 938 21.00 226.07 LH Vail Williams LLP 

~ Building 2000, Lakeside North Harbour, Western Road, PO6 3EN 3,600 334 POA POA LH Hughes Ellard 
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Part of 
Lower and 
Ground Building 2000, Lakeside North Harbour, Western Road, PO6 3EN 36,682 3,408 ~ ~ LH Vail Williams LLP 

1st Floor Building 2000, Lakeside North Harbour, Western Road, PO6 3EN 18,647 1,732 21.00 226.07 LH Hughes Ellard 

Ground 
(part) Building 3000, Lakeside North Harbour, Western Road, PO6 3EN 7,888 733 21.00 226.07 LH Hughes Ellard, Vail Williams LLP 

2nd Floor, 
Suite 201 Building 3000, Lakeside North Harbour, Western Road, PO6 3EN 2,525 235 21.00 226.07 LH Hughes Ellard, Vail Williams LLP 

~ Building 3000, Lakeside North Harbour, Western Road, PO6 3EN 5,500 510 POA POA LH Hughes Ellard 

~ Technopole, Kingston Crescent, PO2 78 7 POA POA LH Lambert Smith Hampton 

~ Port View, Port Solent 130 12 POA POA LH Hughes Ellard, Lambert Smith Hampton 

~ 27, The Slipway, Port Solent 728 68 18.35 197.54 LH Hughes Ellard 

~ 7, The Quarterdeck, Port Solent 432 40 17.36 186.88 LH Hughes Ellard 

~ Hamilton Road, PO6 250 23 24.00 258.36 LH King Estates 

~ Havant Road 253 24 21.43 230.69 LH GD3 Property 

Offices The Teardrop, Port Way, PO6 4TP 16,500 1,533 POA POA LH, FH Hughes Ellard 

Source: Rightmove, Individual Property Agents Websites, 2018 
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Serviced Offices 

Address 
Size 

(sqft)  
Rent 

(£/sqft)  Tenure 

Building 1000, Lakeside North Harbour, Western Road, PO6 3EN 60-3,000   
11.94-
119.8   monthly 

Somers Road North, PO1 
100-

2,250   51.84   monthly 

Pure Offices, Port View, Port Solent 
100-

1,800   
51.36-
58.8   monthly 

Sharps Close, PO3 50-1,800   51.12   monthly 

Western Road, PO6 
100-

1,800   27.6   monthly 

Hills, Kirby Road 50-1,800   54   monthly 

Technopole, Kingston Crescent, PO2 50-1,800   62.4   monthly 

Southampton Road, PO6 50-1,800   48   monthly 

Winter Road, PO4 50-1,800   15.84   monthly 

Quartremaine Road, PO3 50-1,800   54.72   monthly 

Source: Rightmove, Individual Property Agents Websites, 2018 
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List of Consultees
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Broad Oak 

Coffin Mew 

Doherty Baines 

JLL 

Lambert Smith Hampton 

Metrobank 

MoD 

PCM Construction 

Portsmouth Job Centre 

Portsmouth University 

Vail Williams/ Hughes Ellard 

Wightlink 
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SUMMARY OF MAJOR BUSINESSES CONSULTATION FOR THE NEW 
ECONOMIC DEVELOPMENT AND REGENERATION STRATEGY 2019-36 
Information provided regarding employment sites and premises issues  
Sites and Premises issues  

1. More small high quality offices to buy in city centre needed. 

2. 5 more Aldi stores in Portsmouth sites needed over next 10 years. 

3. Anglepoise want to establish an Iconic building/display gallery/museum in next 

3 years. 

4. Release of part of PNB needed e.g. Block-mills for a film studio. 

5. Fort Cumberland for maker space/innovation centre required in next few years. 

6. Lack of facilities for tech companies to start-up in city. 

7. More co-working spaces built into PRS and into all mixed use developments 

8. Need a science park in city or near to city we lose out because of this especially 

if with a marine tech bent - as 5 others around the UK we lose out. 

9. Residential are squeezing out employment use in parts of the city. 

10. Too many low value logistics uses in city need to re-cycle into manufacturing. 

11. Need more co-working space and meeting space can we promote libraries for 

this - people need work space if on move. 

12. Regenerate existing stock of old industrial buildings. 

13. UOP if student numbers fall as have taken so much of city centre with lots of 

teaching space 

14. Lack of commercial and industrial space in Portsmouth - companies leaving city 

to find it going to Segensworth and Havant. 

15. Watch out of town development taking away industrial sites in e.g. Farlington. 

16. No competition for Lakeside so rents high cannot negotiate. 

17. Need a small business quarter around GWQ 

18. Many businesses want to buy own premises but can't find suitable premises 

or can't afford it 

19. Use classes not appropriate to modern business 

20. Amazon lockers on site now so new developments have to have these. 

21. Importance of rail e.g. Reading doing well because of this. 

22. We have Lakeside but need another site like it in city centre 

23. 2008 Masterplan was agreed for Lakeside but the business park has changed 

a lot over time - more amenities for businesses here more 24/7 less 9.00 to 

5.00 

24. More of a campus 

25. What about some residential, some R and D/labs and innovation space and 

even light industrial/maker space 

26. Issues around ecology and highways to sort out 

27. Original masterplan was not granular enough just B1 

28. Highways challenge is viability. 

29. Need We-works in the City. 
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30. Seafront huge potential but not realised along Southsea front. 

31. LSH - doing a lot of building condition surveys as many commercial buildings 

in Portsmouth  reaching end of economic life need regeneration 

32. Tipner can be a marine and maritime hub but don’t need deep water access 

people develop marine tech at home and then need co-working space a bit like 

NOC but just more like proper maker space. 

33. PCC owns freehold on many industrial estates in Portsmouth with rent reviews 

and consolidations effects costs of conversions- stifling the market. 

34. Re-development of much of social housing around city centre needed.    

35. But at moment it is Care sector and charities that are asking for space at 

Technopole in yet we are aiming at Tech companies. 

36. Rate at which UOP is buying up centre of Portsmouth so now no offices and 

shortage of start- up property in city centre. 

37. No move on space for tenants from Technopole. 

38. So all businesses struggle to find follow on space 

39. Did work on a win-win scenario for Hilsea PGS sports fields for housing and 

then HMS Temeraire providing facilities nearby but did not go forward - Vail 

Williams did work on it. 

40. New country park at Port Solent need better public transport 

41. Port Solent Need a daily bus like at Lakeside they are in discussions on this 

42. Need to see how traffic can be taken straight to country park and waste site or 

once it opens will be grid lock on Saturday AM 

43. Future Port Solent want to see residential but then more retail and a new hotel 

- 100 rooms 

44. Need more affordable industrial units at £9/sq ft and space between 5000 and 

15,000 sq ft -  

45. LSH doing 60,000 at Limberline in the old Cheasepeak building split into 9000 

sq ft units. As feel demand for follow on space. 

46. Wardroom opportunity great if it could be a 5 star hotel
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Site Grading
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Site Name, Address Strategic  Layout/ Area  Local  Planning Occupier  Age/ Redevelopment  Total  Grade 

Location Prominence Character Amenities  Status Perception Suitability Prospects Score  A-E 

1 2 3 4 5 6 7 8     

Builders Yard, Coniston 
Avenue 2 1 1 2 5 1 1 1 14 E 

Court Lane, Cosham 1 1 1 1 5 1 1 1 12 E 

The News Centre, London 
Road 4 3 3 4 5 3 2 3 27 C 

Land at James Callaghan Drive 2 3 3 1 5 3 1 2 20 D 

Ben Ainslie HQ/Ineos Team UK  2 3 3 4 5 5 5 5 32 B 

Yards West of Milton Road 1 1 1 2 5 1 1 2 14 E 
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Site Proformas
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Site Name: Builders Yard, Coniston Avenue 

Market Segment B2, B8 

Description of Site and Location Existing building supplies and landscape yard, 
including open storage and low level industrial 
buildings. Narrow access off Copnor Road. Site is 
flat. 

Market Appraisal Unlikely to be suitable for more intensive 
employment uses than current building supplies 
use. Narrow access, poor prominence and 
surrounding residential uses mean that site has 
poor prospects for alternative employment uses.  

Occupier Profile/Use Building and landscape supplies yard 

Adjacent Land Use and Conflicts Residential uses to north and south (long 
frontages), Railway line to the east (short 
frontage). Potential use conflicts with residential 
dwellings. Narrow access point and through 
Coniston Avenue suggests potential 
conflicts/constraints with deliveries of supplies. 

Constraints and Infrastructure 
Requirements  

Infrastructure adequate for existing use. Key 
constraint is access off Copnor Road. 

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan 

Refurbishment or Redevelopment 
Potential 

Low potential for more intensive employment uses 
on sites. Potential for redevelopment as residential 
uses. 

Suitability to Meet Existing and Future 
Demand 

Moderately suitable to existing uses – flat, centrally 
located site, but narrow access and not prominent 
position.  

Overall Grade/ Recommendation E. Site is unlikely to provide for future employment 
needs and likely to be redeveloped in the future for 
residential uses. Not recommended to protect for 
employment. 
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Site Name: Depot, Court Lane, Cosham 

Market Segment B8 

Description of Site and Location BT depot, comprising hardstand areas, workshops 
and storage.  

Market Appraisal Limited market appeal due to access through a 
narrow, residential street. Unlikely to have long-
term opportunities for employment uses 

Occupier Profile/Use BT depot 

Adjacent Land Use and Conflicts Located at the cul-de-sac in a residential area. 
School playing fields are located to the east of the 
site. Railway line is located to the south. Narrow 
access through Court Lane, with traffic calming 
infrastructure and cars parked on roadway results 
in difficulties for access of vehicles to/from the 
depot. The nearby school represents potential 
safety conflicts with vehicle movements.  

Constraints and Infrastructure 
Requirements  

Site appears to have sufficient infrastructure for 
existing use. Higher order employment uses would 
require upgrades of road. 

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan 

Refurbishment or Redevelopment 
Potential 

Low potential for more intensive employment uses 
due to traffic conflicts, surrounding uses and not 
being proximate to other employment uses. 

Suitability to Meet Existing and Future 
Demand 

Moderately suitable for existing uses – flat site, but 
also has difficult access and is difficult to locate. 
Not suitable for future growth.  

Overall Grade/ Recommendation E. Site is unlikely to provide for future employment 
needs and likely to be redeveloped in the future for 
residential uses. Not recommended to protect for 
employment. 
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Site Name: The News Centre, London Road 

Market Segment B1, B2, B8 

Description of Site and Location Large, flat site in a prominent position on London 
Road, near junction with M27 and a major entry-
point into Portsmouth peninsula. Improvements on 
site consist of three-storey offices fronting London 
Road (offices are disused), with manufacturing and 
distribution uses related to publishing to the rear of 
the site. Significant car-parking for staff is located 
on the site.  

Market Appraisal Manufacturing and distribution areas of site 
currently in operation for publisher. Very good 
location to connect with M27 and serve Portsmouth 
market. Disused offices were part of news 
publishing enterprise but are now surplus to 
requirements. Unlikely to have much market 
appeal as an office scheme independent of 
manufacturing and distribution uses on site. Some 
potential to redevelop this western area fronting 
London Road, disconnecting it from remaining 
employment uses on site.  

Occupier Profile/Use Single operator publishing use on site.  

Adjacent Land Use and Conflicts Residential uses are located to north and south of 
site, including older detached/semi-detached 
housing and a new apartment scheme. The Military 
Preparation College is located to the east (rear) of 
the site. Some potential for operational conflicts 
with neighbouring uses. Busy London Road may 
provide difficulties for access for staff and heavy 
vehicle traffic due to congestion.  

Constraints and Infrastructure 
Requirements  

Infrastructure is sufficient for current uses. Some 
access upgrades may be required for higher-traffic 
redevelopment uses.  

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan 

Refurbishment or Redevelopment 
Potential 

Redevelopment potential for disused office 
buildings fronting London Road. Potential could be 
separated from remaining site and disposed for 
redevelopment to other uses (e.g. offices, 
apartment). Traffic and access would be key 
considerations influencing any redevelopment 
scheme.  

Suitability to Meet Existing and Future 
Demand 

Good site for existing publishing use, despite 
potential conflicts with neighbouring uses.  

Overall Grade/ Recommendation C. Site is recommended to be protected for 
employment. Part of site to the west may be 
disposed of for other uses in medium term, though 
should seek to retain as some form of employment 
use.  
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Site Name: Land at James Callaghan Drive 

Market Segment B1, B8 and military uses 

Description of Site and Location Disused military uses, including offices, storage 
specialised military functions. Site is long and 
narrow in hinterland position in north of 
Portsmouth. Excellent views of Portsmouth and 
harbour. James Callaghan Drive is a single lane 
road with steep approaches. Site forms part of 
larger military site still in use for military purposes.  

Market Appraisal If released to the private market, key initial 
consideration would be any conflicts with 
continuing military uses/QinetiQ.  
Employment opportunities appear to be relatively 
narrow, with the site rather distant from key 
employment nodes and strategic roads and James 
Callaghan drive is steep in places and not suitable 
for significant vehicular movements relating to 
employment uses.  
Any employment uses are likely to be limited to 
specialised research or office space that would 
seek to cluster around the core QinetiQ use.  

Occupier Profile/Use Currently owned by MoD but disused 

Adjacent Land Use and Conflicts Adjacent to operational MoD uses and therefore 
any reuse of the site would need to not be in 
conflict with MoD uses.  

Constraints and Infrastructure 
Requirements  

Some infrastructure on site relating to past MoD 
uses. Likely to require infrastructure upgrades if 
more intensive uses are on site or redeveloped for 
residential purposes.  

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan 

Refurbishment or Redevelopment 
Potential 

Suitable for redevelopment if not in conflict with on-
going military uses on adjacent site.  

Suitability to Meet Existing and Future 
Demand 

Site would be for a specialist, niche employment 
use, rather than to meet generic future demand. 

Overall Grade/ Recommendation D. Site is likely to be limited in its redevelopment 
potential and market. However, at this stage it is 
recommended to protect for employment 
purposes.  
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Site Name: Ben Ainslie HQ/Ineos Team UK, The Camber 

Market Segment B1, B2 

Description of Site and Location Specialist yacht manufacture building with 
associated office space. Centre for high 
performance racing yacht building. Direct access 
to harbour. Located in a densely built up area, with 
surrounding uses including multi-storey boat 
storage, tavern, car-parking, retail, residential 
uses. Close to ferry terminal for Isle of Wight 
ferries. Access is through narrow streets. 

Market Appraisal Premium site for a wide variety of uses, including 
its current marine industry use.  

Occupier Profile/Use Single use occupier in high quality and specialised 
building.  

Adjacent Land Use and Conflicts Wide variety of land uses in densely built up area. 
Current uses are internalised in building and with 
an expectation of noise and activity in this location, 
the conflicts should be manageable.  

Constraints and Infrastructure 
Requirements  

Access to the site is through narrow roadways and 
may limit operations, particularly for large 
componentry. Direct access to harbour is key for 
marine industry use. Building is appropriate for this 
specialised use.  

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan, with Conservation Area 

Refurbishment or Redevelopment 
Potential 

Building is a modern, high quality building 
appropriate for specialised marine industry use.  

Suitability to Meet Existing and Future 
Demand 

Suitable for existing marine industry use, but 
specialised market. Not suitable for wider market.  

Overall Grade/ Recommendation B. Site is protected for employment uses, 
specifically for marine industrial uses.  
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Site Name: Yards west of Milton Road 

Market Segment B2 

Description of Site and Location Narrow site between rear of residential dwellings to 
the east and railway line to the west. Flat site with 
older workshops and storage sheds as well as 
hardstand area. Site not visible from Milton Road, 
with is a significant north-south thoroughfare. 
Currently used for auto repair workshops. 

Market Appraisal Difficult to see higher order employment uses on 
the site than currently there. The constraints of the 
surrounding uses, narrow access points and poor 
prominence mean that the site has limited 
attractiveness as an employment location. Market 
is likely to be for non-employment (i.e. residential) 
uses as the most likely redevelopment opportunity 
for the site.  

Occupier Profile/Use Auto repair workshops 

Adjacent Land Use and Conflicts Residential uses surround the site and there is a 
strong potential for conflict between these uses 
due to the narrow access points using residential 
streets and the proximity of residential buildings to 
workshops.  

Constraints and Infrastructure 
Requirements  

Currently operational for lower order employment 
uses. More intensive uses likely to require 
infrastructure upgrades. Access would need 
improvements, though may be cost prohibitive due 
to the built-up location.  

Strategic Planning Influences Not identified for employment in Adopted Local 
Plan 

Refurbishment or Redevelopment 
Potential 

Any redevelopment of the site is likely to be for 
non-employment uses such as residential. Existing 
employment use serves a local function and in the 
short to medium term likely to be the ongoing 
outcome for the site.  

Suitability to Meet Existing and Future 
Demand 

Not suitable for an intensification of employment 
uses on site to meet future needs 

Overall Grade/ Recommendation E. Site is unlikely to provide for future employment 
needs and likely to be redeveloped in the future for 
residential uses. Not recommended to protect for 
employment.  

 

 


