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Why Produce these Concept Plans? 

1. Introduction

of their location (both in the city context and 
geographical proximity to each other), as well as 
sharing issues /constraints (such as infrastructure, 
access, and land contamination to name a few), it 
was felt that this document should cover all three 
areas, although the sites could be developed 
independently. 

1.4 Due to the complexity and variety of issues 
affecting all three areas, views are being sought 
from the public and stakeholders on four possible 
development options. 

1.5 The ideas within each option are not	
mutually	exclusive, the final option and policies 
within the Portsmouth Plan may contain elements 
from each of the options.  The final concept 
statement will outline: 

• Summary of constraints;

• Summary of opportunities;

• Broad Infrastructure requirements / phasing;

• Masterplanning concepts (in terms of type, 
quantum and distribution of development);

• Access arrangements;

• Delivery (who / phasing / potential costs).

1.1 Portsmouth is one of two regional 
hubs within South Hampshire (along with 
Southampton).  As such, the ‘Portsmouth Plan’ 
(the Local Development Framework (LDF) Core 
Strategy) will outline the planning strategy to 
2026 for major sub regional growth, change and 
regeneration, including new homes, retail and 
employment. 

1.2						This ‘Options’ paper is presented as part 
of the preparation of the ‘concept statement’.  
These are being prepared to explain and support 
two strategic development allocations within the  
‘Portsmouth Plan’.  The strategic allocations (as 
shown on plans 1 and 2) are:

• Land at Tipner;

• Land at Port Solent and Horsea Island.

1.3 Tipner, Port Solent and Horsea Island are 
key sites for the city as they can help to deliver a 
good mix of housing to ensure the needs of the 
city’s residents are met and to improve the city’s 
prosperity.  All of the sites can assist in providing 
some of the South East Plan (the sub-regional 
strategy) requirement for 14,700 additional 
homes and 225,000m2 of new employment 
floorspace in Portsmouth up to the year 2026.  
Given the similarities with the sites, in terms 

The concept statement is intended to be a 
simple, clear expression of the kind of place 
that the proposed new developments at 
Tipner, Port Solent and Horsea Island should 
create.  It will act as background evidence 
to justify and explain the Portsmouth Plan 
strategic allocations and policies, and, where 
relevant, further supplementary planning 
documents.
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1.6 Planning Policy Statement (PPS) 12 (Local  
Spatial Planning) is clear that Development Plan 
Documents (DPDs) should be effective, justified 
and consistent with national planning policy in 
order to be sound.  The Portsmouth Plan (also 
known as the Core Strategy) is the principal 
Development Plan Document (DPD) and strategy 
from which all others relate (PPS12 paragraph 
3.1).  It must make the key decisions and 
spatial choices in order to facilitate the planning 
application process (PPS12 paragraphs 4.5 & 5.2 
(4)). Central to the Portsmouth Plan should be 
the delivery strategy (PPS12 para 4.4).  As such 
the Portsmouth Plan should be a proactive and 
positive strategy for change, management of 
development and conservation.

1.7  As previously stated, once produced the 
final concept statement will demonstrate the 
justification of the two strategic sites as they 
are considered central to the delivery of the 
Portsmouth Plan.  The Statement will therefore 
be used as evidence to support the allocation of 
the two areas in order to demonstrate that the 
Council has fully considered and taken account 
of the various requirements of PPS12, notably 
paragraphs 4.6 – 4.11, 4.27, 4.36, 4.37, 4.38, 
4.44, 4.45 and 4.46.

1.8 The concept statement is not intended to 
be a Supplementary Planning Document (SPD) 
and as such does not include detail or expand 
on planning policy.  It is intended to support and 
justify policy. 

Table	 1:	 Timescales for producing the Concept 
Statement and policies within the Portsmouth 
Plan

July	-	August	2010	
Options consultation

July	-	August	2010
Draft Portsmouth Plan consultation                  

(some policies only)

August	-	September	2010	
Feedback considered

October	2010	
Concept Statement and associated policies finalised

November	-	December	2010	
Publication of complete Portsmouth Plan 
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Plan 1: Site Context Plan
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Strategic Nature of  Tipner, Port Solent and Horsea Island

continues to be the home of the ‘Defence Diving 
School’, the UK’s centre of excellence for military 
diving training.  This area also includes the former 
Paulsgrove Landfill site (operated by Veolia), which 
is being transformed into a country park.  Veolia 
has a planning and contractual obligation to 
create a country park on the former landfill, with 
an anticipated date for opening to the public in 
2016.  Within this site exists a household recycling 
centre and waste to energy electricity plant.  In 
total, all of the land equates to approximately 120 
hectares.   

Land ownership 

2.4 Land owners at Tipner include:

• Portsmouth City Council (PCC);

• South East of England Development Agency 
(SEEDA);

• The Tipner Regeneration Company (TRC);

• The Pounds family;

• The Ministry of Defence (as an adjacent 
owner). 

2.5 Land owners at Port Solent and Horsea 
Island include:

• Premier Marinas Limited;

• Unilever Pension Fund; 

• Ministry of Defence (MoD) / Crown Estate; 

• Portsmouth City Council. 

Introducing	 Tipner,	 Port	 Solent	 &	 Horsea	
Island	

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

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

2.2 Port Solent and Horsea Island are located in 
the northwest corner of the city on the northern 
reaches of Portsmouth Harbour.  The area forms 
part of a 450-acre reclamation project that started 
in the 1970’s.  Port Solent (approximately 12ha) 
comprises a late 1980’s marina development; 
predominately residential (town houses and 
apartments) with some leisure, specialist retail 
and office and significant amount of surface car 
parking.  
  
2.3 Horsea Island, immediately south of 
Port Solent, was originally an island but is now 
connected to the mainland with access via 
Marina Keep.  The island has been used by the 
Ministry of Defence (MoD) since the 1880’s with 
the formation of the 1km torpedo testing lake.  It 

2. Background & 
Key Constraints and Opportunities  
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2.6 The proposed strategic allocations are 
considered deliverable in the plan period (up to 
2026).  The extent of the land to be considered has 
been informed by the following considerations:

• Habitats Assessment and impact on 
Portsmouth Harbour (SSSI, SPA / Ramsar 
site);

• Land Ownership and land availability to 
2026;

• Strategic planning requirements;

• Masterplanning.

2.7 The land owners at Tipner have all signalled 
their intention to proceed with redevelopment, 
and as such the land is available.  The MoD 
have stated that, due to continuing operational 
requirements, the firing range (west side of M275) 
will not be available during the plan period.

2.8 The land owners at Port Solent have also 
identified their wish to redevelop their land over 
the plan period. 

2.9 The MoD have indicated they would  
release of parts of Horsea Island for development 
to facilitate their aspiration for enhanced 
operational facilities on the remainder of the 
site. They have also re-affirmed that land may be 
available within the eastern end of  Horsea Island 
in order to facilitate Portsmouth Football Club’s 
aspiration for a new football stadium. 

2.10 The Council does not rule out the use of 
compulsory purchase powers where land owners 
delay or deviate from the regeneration intentions 
that will be outlined by the Portsmouth Plan.  
SEEDA is already a land owner in the Tipner area 
and its continued involvement demonstrates the 
wider strategic (sub-regional) importance of the 
sites.  

Other	Factors

Portsmouth Football Club 

2.11 Portsmouth Football Club has indicated its 
intention to proceed with the redevelopment of 
its present Fratton Park ground. The club wishes 
to retain the longer term possibility of developing 
a new Stadium at Horsea Island, however, at this 
time no firm plans exist and no evidence has been 
submitted by the Football Club to demonstrate a 
Stadium at this location is deliverable. As such, 
the council is not able to justify a strategic land 
allocation for a new stadium at Horsea Island in 
the Portsmouth Plan. 

2.12 Therefore, the concept statement options, 
whilst not safeguarding land for a stadium, ensure 
that the proposals for other forms of development 
do not prejudice the long term option of building 
a new stadium at Horsea Island.

Minerals & Waste 

2.13 Currently Tipner Point Wharf is 
safeguarded within the Hampshire, Portsmouth 
and Southampton Minerals and Waste Local 
Plan 1998, but this is under review.  Given its 
location and current poor access any expansion 
would be difficult, and it is likely that once the 
council is satisfied that alternative wharf capacity 
can be provided in the south-east Hampshire 
area, the wharf would be considered surplus to 
requirements and available for redevelopment.

Country Park Proposal & Veolia Operations  

2.14 The former landfill site at Port Solent is 
operated by Veolia who have a contractual and 
planning obligation to restore the land in order 
for it to be used as a Country Park.  Once Veolia 
has met its obligations it will return the land to 
the control of the council (expected in 2016).  
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The council sees the creation of the new country 
park as providing much needed new public open 
space for the city as a whole.  As such the site is 
deemed to be protected open space (policy DC20 
of the saved Local Plan) and with continue to be 
protected in the Portsmouth Plan.  Therefore, 
there is a presumption against development on 
this land.

Other protected open space  

2.15 The land to the south of Marina Keep 
is protected open space (policy DC20 of saved 
Local Plan) and will continue to be protected 
by the Portsmouth Plan.  Therefore, there is a 
presumption against development on this land. 

Habitats Directive

2.16  Portsmouth Harbour is designated as a 
national Site of Special Scientific Interest (SSSI) 
and international Special Protection Area for Birds 
(SPA) and Ramsar site.  Due to these designations 
an Appropriate Assessment (AA) for the whole 
Portsmouth Plan is being undertaken. However, to 
assist the development of the options, a technical 
note has been produced by UE Associates.  The 
technical note looks at the impact the proposed 
development with have on Portsmouth Harbour 
(the protected habitat) with regards to the 
following issues:

• Air pollution;

• Disturbance from recreation;

• Displacement from tall buildings;

• Flood risk and coastal squeeze;

• Loss and/or degradation of supporting 
habitats;

• Water resources and abstraction;

• Waste water pollution.

2.17  The technical note highlights avoidance / 
mitigation measures which will influence the final 
option and policies within the Portsmouth Plan.  
The elements which are likely to be influenced by 
the AA include:

• Level of family housing and population 
increase;

• Iconic buildings (design / location / height);

• Transport access arrangements;

• Bridge link (location / design);

• Land contamination / remediation;

• Country Park and open space.

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

2.19  The land south of Marina Keep (between 
Port Solent and Horsea Island) and the MoD firing 
range (adjacent to Tipner) are identified as sites 
of major importance to Brent Geese.  Therefore, 
any proposals for development on or adjacent to 
these sites have to consider the potential impact 
that development could have on this protected 
species. 
 
Access

2.20 As previously stated, Portsmouth is 
identified as a city of major sub regional growth.  
Therefore, there will inevitably be increases in 
pressure on the transport routes into the city 
arising from the planned growth.  The strategy 
in the Portsmouth Plan is to locate new housing 
and employment floorspace on public transport 
corridors.  
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2.21 Current access to the city is restricted 
owing to its the geography.  At present only 
three routes enter the city from the M27 / A27 
corridor, including the M275 motorway.  In order 
to maintain traffic flows and ensure the free 
flow and priority of alternative modes to the car, 
transport mitigation solutions are likely to be 
needed.

2.22 The Western Corridor Transport Strategy 
(produced as part of the evidence base for the 
Portsmouth Plan) has assessed a number of 
strategic transport scenario’s to access the City 
and its key sites.  Proposals include Park & Ride 
and Bus Rapid Transit.

2.23 The Tipner site is considered ideal for a Park 
& Ride scheme to serve the city centre (current 
strategy is for an initial 900 spaces with the ability 
to expand to 1,800).  This will be enabled by the 
implementation of the current planning permission 
for a new junction at Tipner on the M275.  It 
is also envisaged that the junction will serve the 
proposed new development. Secondary access 
points may be possible from Tipner Lane and / or 
Twyford Avenue subject to transport justification 
and measures to ensure that ‘rat-running’ through 
the residential areas of Stamshaw and Tipner is 
discouraged and not attractive for drivers trying 
to access the motorway. 

2.24 There is presently only one road access to 
Port Solent and Horsea Island via Port Way off the 
A27 Southampton Road.  The Western Corridor 
Transport Strategy preferred package of measures 
also includes a bridge link between Tipner, Port 
Solent and Horsea Island.  A bridge link could 
form part of the Fareham to Portsmouth Bus 
Rapid Transit route (BRT) which could also link to 
the Park & Ride at Tipner. 

2.25 To comply with the strategy in the 
Portsmouth Plan, the council believes that new 
development at Horsea Island and Port Solent 
cannot be supported without the bridge link to 
Tipner and high density development at Tipner 
cannot be supported without improved public 
transport links to the city centre. 

2.26  The bridge link would have a number of 
other additional benefits:

• Improved movement and connectivity, 
including access to the Country Park for all 
residents of the city and the integration of 
Port Solent and Horsea Island with the rest of 
the city;

• Potential to enable access and a route for the 
proposed Bus Rapid Transit;

• Increase transport capacity on Southampton 
Road;

• Increase economic marketability of land at 
Port Solent and Horsea Island.

Flood Risk Management & Drainage

2.27 Parts of Tipner, Port Solent and Horsea 
Island fall within flood risk zones 2 and 3.   The 
current council strategy for sea defences in these 
areas is to ‘hold the line’ i.e. maintain the line of 
defence and improve the standard of protection.  
This is particularly important for Tipner to prevent 
contamination of Portsmouth Harbour through 
coastal erosion.  The coastal defence strategies 
recommend a 1 in 200 year standard of protection 
to protect existing communities.  The council 
seeks to enhance this standard to a 1 in 1000 
year standard through new development and / or 
developers contributions, thereby reducing flood 
risk.  Therefore, new developments at Tipner, 
Port Solent and Horsea Island will be expected to 
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provide flood risk management measures for a 1 
in 1000 year flood event and demonstrate the  site 
will be safe over the lifetime of the development 
(including ensuring safe access / egress in case of 
such an event).  

2.28 Flood risk management could be a 
mixture of engineering and design solutions such 
as sea defence walls and land raising.  Any new 
measures will need to consider the impact of 
‘coastal squeeze’ and potential impacts on the 
protected SSSI / SPA / Ramsar site of Portsmouth 
Harbour. Compensatory habitat may be required.  
The Environment Agency is leading on a Regional 
Habitat Creation Programme.

2.29 Surface and foul water drainage within 
the city currently flows into one combined system 
and flooding has become a growing threat, 
particularly during severe storm events.  Southern 
Water has already confirmed that the existing 
western inceptor sewer cannot accommodate 
additional development.  Therefore, development 
at Tipner, Port Solent and Horsea Island will need to 
improve the existing infrastructure by connecting 
to the eastern intercepting sewer and reducing 
the surface water / highway drainage entering 
the system.  Any solution will need to give careful 
consideration to the ground conditions given the 
amount and extent of land contamination across 
all of the sites.

Land Contamination 

2.30  Tipner, Port Solent and Horsea Island have 
considerable contaminated land issues, through 
the industrial use of the land, landfill and land 
reclamation.  

2.31  There are a large number of mechanisms 
available to deal with land contamination, 
including but not limited to, land raising, capping, 

remediation of soils/ground water and full removal 
and replacement of soil.   The level of remediation 
required will depend upon the precise planned 
end use e.g. residential uses will require more 
extensive remediation.  
  
2.32  Due to data collected so far, gas/vapour 
protection measures will be required to any of 
the proposed buildings at Port Solent and Horsea 
Island and may be required at Tipner.  

2.33 Also it is likely that development at Port 
Solent will have to be flats above parking areas 
as ground floor residential accommodation and 
gardens will not be permitted, and at Tipner 
gardens may not be permitted on some parts of 
the site.

2.34 Development may be undertaken on a 
phased basis, but proposals for any specific phase 
must be accompanied by details to demonstrate 
that those proposals will not prejudice the 
satisfactory development of the remaining parts 
of the sites.  This is especially important given 
the shared constraints and possible mitigation 
measures related to land contamination and flood 
risk management.  The council will expect any 
developer to produce a comprehensive strategy 
for dealing with these issues and in particular 
address the prevention of contaminants leaching 
to adjoining land, or conversely from adjoining 
land into the site; preventing pollution of the 
adjacent harbour; and how any new development 
can be accommodated safely during its lifetime.

Noise Mitigation

2.35 The location of the M27/M275 relative to 
the sites provides a noise constraint which will 
require mitigation (as per PPG24).  Such mitigation 
may be in the form of 1) noise barrier, 2) location 
and height of the proposed buildings, 3) potential 
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 Summary	of	Constraints

2.40 The following paragraphs summarise the 
overall constraints, which are also highlighted by 
plans 3 and 4.

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

• Connectivity to city centre and other areas of 
the city via road, pedestrian and cycle links;

• Noise and disturbance from M27/M275;

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

• Listed buildings on site to be retained;

• Contamination issues arising from previous 
land uses;

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

• Sewage and waste capacity;

• The design and capacity of the new junction 
at Tipner with the M275 Motorway with a 
restriction of access from the Junction onto 
Tipner Lane (into the existing communities of 
Tipner/ Stamshaw) to avoid ‘rat running’; 

• Flood risk management and drainage issues;

• Retention of Harbour School in situ;

• Adjacent Portsmouth Harbour SSSI / SPA / 
Ramsar site;

• Adjacent Brent Goose site (MoD Firing 
Range);

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

resurfacing of carriageway, and 4) lowering the 
motorway speed limit. 

2.36 The mitigation will have benefits to existing 
as well as potential new residents. The option 
of a noise barrier will have technical design and 
highways safety considerations.  Should a barrier 
be required then the option of using high quality 
design and transparent materials should be taken 
owing to highways safety and visual (viewpoints) 
reasons.  A barrier may also provide marginal 
mitigation in comparison to that possible through 
the scheme layout / design. The option of road 
resurfacing with a high quality low noise surface 
would have substantial benefits, and may be 
provided as part of the implementation of the 
Tipner Junction.     

2.37 The need for further noise barriers in other 
locations (i.e. M27) would need to be justified, as 
would the need for any new development to fund 
them.  It is possible that effective noise mitigation 
will be provided by the future resurfacing of the 
M27.  

2.38 A further source of potential (intermittent) 
noise is the MoD operations at Tipner Range and 
HMS Excellent at Horsea Island.  Should residential 
uses be proposed close to these potential noise 
sources then careful consideration will be needed 
over the siting / location of the proposed new 
buildings together with other measures to reduce 
the potential impact.    

2.39 Owing to the fact that noise mitigation 
needs to be comprehensive to enable the 
maximum benefits, a site wide solution is likely to 
be required at Tipner. 
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Summary	of	Opportunities	

2.43	 In summary the opportunities arising are:

Tipner

• The waterfront;

• Reuse of previously developed land;

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

• Visible and high profile site for business / 
leisure uses;

• Opportunity to create links to existing housing 
and recreational uses;

• Opportunity  to provide step change in the 
use of public transport; 

• Potential easy access from new M275 
Junction.

Port Solent / Horsea Island 

• The waterfront;

• Visible and high profile site for business uses 
at Horsea Island;

• Opportunity to link to existing housing and 
leisure uses at Port Solent;

• Reuse of partly previously developed land;

• Links to future Country Park;

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

• Improve accessibility to Port Solent / Horsea 
Island and the Country Park;

• South facing aspects at Port Solent and Horsea 
Island.

• Requirement for Park & Ride (900 space with 
scope for 1,800 spaces);

• Potential development capacity issues arising 
from access arrangements.

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

• Connectivity to city centre and other areas of 
the city via road, pedestrian and cycle links;

• Noise and disturbance from M27/M275;

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

• Adjacent Portsmouth Harbour SSSI / SPA / 
Ramsar site;

• Brent Goose site (open space south of Marina 
Keep);

• Contamination issues arising from former 
landfill site;

• Large areas of existing mature planting in the 
southeastern part of the site;

• Contamination issues arising from previous 
land uses;

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

• Flood risk management and drainage issues;

• Sewage and waste capacity;

• Retention of boat hoist (approx. 0.4ha);

• Country park and other protected open 
space;

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

• Potential development capacity issues arising 
from access arrangements.
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The	Proposed	Vision	

The vision is to deliver large scale regeneration, 
comprehensively, alongside strategic public 
transport enhancements. 

It involves creating a gateway into the city, the 
opportunity to integrate Port Solent and Horsea 
Island with Portsea Island and opening up 
waterfront accessibility.  

The city council wants to assist the delivery of 
high quality, sustainable, well designed housing 
and employment floorspace.  

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

Core	Objectives

• Housing delivery, comprehensive development  
including infrastructure delivery;

• Re-use of previously developed land;

• Connectivity and movement, notably for Port 
Solent and Horsea Island;

• Strategic and local public transport provision;

• Accessible waterfront;

• Accessible country park;

• Ecological protection;

• Wider constraints mitigation notably land 
contamination, flooding and surface water 
drainage; 

• Appropriate and viable employment 
floorspace; 

• Appropriate relocation of MoD facilities.

Masterplanning	‘Options’

3.1 In evaluating the optimal masterplan for 
Tipner, Port Solent and Horsea Island a limited 
(but relevant) number of ‘options’ have been 
outlined. 

3.2 The Options consultation forms part of the 
testing of alternatives. Owing to the geographical 
and technical relationship between the sites, the 
analysis (or masterplan testing) has been taken 
holistically involving both areas. The quantum 
of development at Horsea Island is potentially 
dictated by the decisions made at Tipner, notably 
the M275 Junction and bridge capacity and the 
amount of land released by the  MoD. 

3.3 It should be noted that the ideas set out 
in each of the options are not mutually exclusive, 
the final concept statement and policies within 
the Portsmouth Plan may contain elements from 
each of the options.

Range of options for delivering development & regeneration on the strategic sites 

3. Concept Statement Options   
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Infrastructure	and	other	considerations	

3.4 In order to enable the planned quantum of 
development, new infrastructure (physical, social 
and green) and mitigation measures will have to 
be provided.  Some are common across all the sites 
and therefore potential costs and implementation 
can be shared, whilst others may be site specific.  
Developers will be expected to deliver the required 
infrastructure.  If viability becomes an issue the 
council will assist in securing public funding 
where possible. The following paragraphs set out 
the required infrastructure although this is not an 
exhaustive list as the requirements will depend 
upon the final detailed proposals for each site.   

Physical Infrastructure

• A new junction and associated slip roads 
from the M275 motorway, with a bus lane 
southbound into the city centre from Tipner (to 
Rudmore Roundabout). (Planning permission 
granted April 2010);

• Improvements to A27 Southampton Road / 
Port Way junction;

• Bridge link and associated Infrastructure to 
enable the integration of Port Solent / Horsea 
Island and Tipner, potentially also for use by 
Bus Rapid Transit; 

• Public transport links between Port Solent and 
Horsea Island;

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

• Improved access to the proposed Country 
Park, including pedestrian access from Tipner, 
Port Solent and Horsea Island.

• Noise mitigation from the M27 / M275 as 
appropriate;

• Flood risk management measures to ensure 
the site is defended against a 1 in 1,000 year 
flood event;

• Surface water drainage measures, as 
appropriate;

• Land remodelling and remediation as 
necessary;

• A new electricity sub-station;

• Provision of connection to the eastern 
intercepter sewer;

• Sustainability initiatives as required (to 
comply with sustainability policy within the 
Portsmouth Plan).

.
Social Infrastructure 

• Provision of schools places;

• Medical facilities;

• Local shops; 

• Community facilities.

3.5 Current information relating to capacity in 
local schools indicates that whilst capacity exists 
for a small element of the proposed development, 
there will not be sufficient capacity to serve all the 
development proposed. Developer contributions 
will be required to address any shortfall.  Given 
the range of number of new dwellings proposed, 
and potential mix of the type and tenure of the 
dwellings, this contribution could range from 
increasing capacity within nearby schools to 
providing a new primary school 

3.6 Whilst every effort has been made to 
determine the education requirements at this 
relatively early stage in the planning process, 
until the proposals for each of the sites have 
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Location	of	and	access	to	the	Bridge	Link 

3.8 As previously stated, the strategy in the 
Portsmouth Plan is to locate new housing and 
employment floorspace on public transport 
corridors.  Therefore, new development at Horsea 
Island and Port Solent cannot be supported 
without the bridge link to Tipner and high density 
development at Tipner cannot be supported 
without improved access by public transport.    

3.9 In terms of use of the bridge, it is considered 
that two options exist:

• All modes of transport use the bridge (with 
priority given over to public transport), this 
would enable Horsea Island to be accessed 
from the proposed M275 junction. However, 
this option would require a bus gate preventing 
car access between Port Solent and Horsea 
Island, or

• As the option above but also allowing some 
limited development at Port Solent to be 
accessed from the M275 via the Bridge / 
Horsea Island, but ensuring no link through 
to the A27. 

3.10 The option of only permitting bus / 
pedestrian / cycle use of the bridge was dismissed 
on the grounds of access to Horsea Island / 
development delivery.  Likewise the option of 
permitting all traffic access from Southampton 
Road via Port Solent / Horsea Island to the 
M275 junction was dismissed as generating an 
unacceptable fourth strategic access onto and off 
of Portsea Island.  This would discourage people 
from using public transport and increase traffic 
onto already congested roads.   

been finalised it is not possible to say whether 
the education requirements can be met through 
the expansion of existing schools or whether a 
new school will be required. The situation will 
be kept under review and will inform the final 
policy within the Portsmouth Plan.  The exact 
requirements will be determined on the basis of 
the most up to date information available when 
individual planning applications are received.

3.7 Portsmouth Primary Care Trust (PCT) has 
indicated that the proposed developments would 
create the need for a 3-4 GP surgery together with 
associated pharmacy.  The PCT has indicated that 
Tipner is its preferred location for such a facility 
as it could also help alleviate existing pressure in 
Hilsea / Copnor area of the city.  The PCT has 
also indicated there may be a need for a dental 
practice.  Developers will be expected to deliver 
the new facilities as part of the development.  

Green Infrastructure

• Areas of open space and landscaping 
incorporating children’s play areas;

• Waterside walk and pathway along Tipner 
Lake, and potentially onto the frontage with 
Portsmouth Harbour;

• Integration with the proposed Country 
Park and landfill remediation as required (in 
addition to that already committed by the 
landfill operator);

• Potential alterations to Port Solent open space 
to form an area for nature conservation with 
restricted access;

• Potential for a formal recreation area; 

• Further ecological enhancements to the 
Country Park.  
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Table	 2:	 Summary of the Bridge Location 
Options 

Costs Benefits	

Option	A:		Location	Close	to	M275
1 Fewer opportunities 

for an iconic or 
attractive design

Reduced impact on 
Portsmouth Harbour 
(SSSI / SPA/ Ramsar) 

2 Poorer design 
solution, as the 
opportunity to create 
a ‘street’ through 
Horsea Island is 
reduced

Reduced impact on 
boat access rights

3 Difficult to engineer 
(longer span, plus 
road turn adjacent 
to existing balancing 
pond)

Leaves Tipner Point 
unaffected (thereby 
creating more 
developable land at 
Tipner)

Option	B:		Location	west	from	Tipner	Point	
1 Impact on Portsmouth 

Harbour (SSSI / SPA / 
Ramsar) 

Opportunity for iconic 
structure

2 Potential issues with 
boat access rights to 
Tipner which may 
require a taller bridge 
(and more land to 
create embankments)

Opens up development 
parcels more effectively 
at Horsea Island, and 
creates a ‘street’

3 Loss of developable 
land due to large 
footprint for the 
bridge

Shorter span and 
as such, potentially 
cheaper

4 Reduces 
attractiveness of 
Tipner Point

Opens up Tipner Point 

 

3.11 In terms of the location of the bridge link, 
there are two options being put forward.  Option 
A  would locate the bridge close to the existing 
M275 bridge and Option B locates the bridge 
at Tipner Point.  Table 2 summaries the costs 
and benefits of each option.  The height of any 
bridge link will also have to be explored due to 
the potential land take required, cost and impact 
on protected habitats and species.  

3.12 Neither option is preferred at this stage.  For 
further information a separate bridge feasibility 
study is being produced, which can be viewed at 
www.portsmouth.gov.uk/living/7923.html, when 
available. 

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

3.14 Should a bridge not be delivered then the 
overall quantum of development acceptable at 
Port Solent will be far lower, and in the case of 
Horsea Island no development at all. 

3.15 With or without a bridge link, development 
at the sites will also have to include a range of 
alternative transport measures to reduce the 
reliance on the private car. 

3.16 Further details on the proposed access 
arrangements for each of the options are found 
in section 3.39 onwards.  
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levels of environmental sustainability in order to 
reduce the carbon impact of the construction and 
operation of the development (currently set out 
in the Code for Sustainable Homes and BREEAM).   
A range of mechanisms exist to achieve this and 
as such, the developers of the sites should actively 
investigate the range of solutions available. 

3.22 The Portsmouth Plan sets out that for 
developments of 10 or more dwellings there 
must be low or zero carbon energy technologies 
to reduce the total carbon emissions from each 
dwelling (in 2011/2012 there must be a 10% 
reduction and from 2013 a 15% reduction). 

3.23 The primary mechanism for achieving 
carbon reduction will be to ensure construction 
standards incorporate far higher levels of energy 
efficiency.   

3.24 Energy efficiency measures alone however, 
will not be able to achieve higher levels of carbon 
reduction. A range of technologies exist that 
could be used in isolation or in-combination as 
part of the developments: 

• Solar photovoltaics;

• Wind energy (micro only);

• Solar hot water; 

• Ground and air source heat pumps; 

• Biomass – wood burning stoves and boilers, 
and; 

• Biomass Combined Heat and Power (CHP).

3.25 Water efficiency measures should also be 
incorporated within the design. In layout terms 
the use of sustainable drainage systems and water 
run off storage tanks should be considered.

Country Park / Port Solent Open Space 

3.17 The Country Park and Port Solent 
open space will be retained as part of all of 
the proposed options.  Once the Country Park 
has been implemented by Veolia and the land 
returned to the council, the opportunity exists 
to design and plan further biodiversity and 
recreational enhancements as mitigation for new 
development.

3.18 The Port Solent open space is presently 
publicly accessible.  However, the open space 
is located on unprotected contaminated land 
(former landfill) and as such there may be risks 
associated with the increased impact that would 
arise from residential development at Port Solent 
and Horsea Island.  Furthermore, there will be 
biodiversity impacts on Brent Geese. 

3.19 As such, the option exists to fence off 
some of this open space following development 
in order to leave the land for nature conservation. 
Access could be permitted in the summer through 
appropriate management.    

3.20 Another option could be the creation 
of more formal recreation facilities on the Port 
Solent open space (again with further ecological 
enhancements to the Country Park to mitigate the 
impact on the Brent Geese) or use as a temporary 
events space.  This may not have a significant 
ecological impact providing the events were 
appropriately restricted and held in the summer 
when the impact on the birds is lower. 

Reducing Carbon Emissions and Enhancing 
Sustainability 

3.21 The new developments will be expected 
to meet the emerging requirements for high 



Concept Statement ‘Options’ Consultation 

23

• Level / density of development accessed from 
existing road network;

• Timing and phasing of land remediation  and 
flood risk management measures;

• Implementation of bridge link;

• Implementation of necessary enhancements 
to utilities, including the east/west sewer;

• Implementation of necessary sustainability 
initiatives.

The	Four	Options

3.30 The  four ‘Options’ have been developed 
with regard to the constraints and opportunities 
highlighted in Section 2, together with the 
infrastructure and other requirements.  The ideas 
within each option are not mutually exclusive, the 
final option and policies within the Portsmouth 
Plan may contain elements from each of the 
options.

3.31 The following paragraphs set out in more 
detail each of the options.  

Option 1 (Residential only)

3.32 Option 1 proposes only residential 
development at Tipner, Port Solent and Horsea 
Island.  No new employment land is proposed 
and as such the present employment uses at 
Tipner and Port Solent would be lost (except for 
0.4ha of land for boat hoist to the water at Port 
Solent).  

3.33 The MoD facilities at Horsea Island would 
be relocated (although the whole lake would still 
be operational for MoD purposes).  The option 
highlights two possible locations, at the far 
western end of the lake or south-east of the lake. 

3.26 The options include potential locations for 
a CHP plant.  There is also a possibility to locate 
an Anaerobic Digestion Plant at either Tipner or 
Port Solent, should on-site waste initiatives be 
taken.   

3.27 For the CHP a vital factor for consideration 
will be land remediation and whether it is feasible 
for the implementation of underground heat 
pipes.  Similar considerations apply to ground 
source heat pumps and water storage units.  
However, it should be noted that sustainability 
technologies can bring substantial energy (and 
for CHP heat) benefits. For example a 1.5/2MW 
CHP plant could provide enough electricity to 
serve around 2,000 homes. 

3.28 The option to use tidal or wave power 
is unlikely to be feasible owing to the location 
high up Portsmouth Harbour.  Wind Power is also 
unlikely owing to the MoD operations and radar 
requirements.  Other smaller scale technologies 
could be incorporated on site. 

Phasing	of	Development	and	Viability	

3.29 It is clear that the need for and delivery 
of any infrastructure will depend upon the final 
amount of development proposed.  For the 
purposes of this consultation suggestions on 
how the development and infrastructure will be 
phased have not been put forward.  As previously 
stated, developers will be expected to provide the 
infrastructure but should viability become an issue 
the council will assist in securing public funds.  
Some relevant considerations in formulating the 
final option and policies in the Portsmouth Plan 
will be:

• Access from the M275 junction at Tipner 
would be related to the completion of the 
construction of the junction; 
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This relocation would need to be funded by the 
development.

3.34  It is proposed to allocate:

• 1,600 homes at Tipner;

• 1,200 homes at Port Solent;

• 800 homes at Horsea Island (north of the 
lake).

3.35 As the majority of land is proposed for 
residential uses a density of 100 dph across the 
sites would be required in order to deliver a total 
of 3,600 homes.  The buildings will need to be at 
least three to six storeys in height and include one 
to four bedroomed properties.  Opportunities exist 
for key landmark buildings at Tipner Point and to 
the west of the M275.  Examples of successful 
high density schemes already in the city can be 
found on page 33. 

3.36 A new local centre is proposed at Tipner 
and this option would require the redevelopment 
of the existing Boardwalk at Port Solent.  Both 
the new centre and revamped Boardwalk could 
incorporate small scale convenience retail and 
other amenities (such as medical facilities), to serve 
the needs of the local residents, as required.  

3.37 In this option it is proposed to restrict 
public access onto the existing open space south 
of Marina Keep for ecological reasons.  

3.38 Development at Tipner will be accessed 
predominantly from the proposed new junction 
on the M275 and by bus via the bridge link. 
Access will be designed to discourage ‘rat 
running’ from the new M275 junction to the 
existing communities of Stamshaw and Tipner.

3.39 Development at Horsea Island will also 
be accessed from the M275 junction via the 
proposed new bridge link.  There will be no 
through route to Port Solent for cars.

3.40 Port Solent will be accessed from 
enhancements to Southampton Road and non 
car access from Horsea Island and the proposed 
new bridge link.   

3.41 The option includes a CHP plant adjacent 
to the park and ride at Tipner.  This could provide 
energy to all of the proposed development. 

Option 2 (Residential & Employment)

3.42 Option 2 includes residential and 
employment development at Tipner, Port Solent 
and Horsea Island.  As a consequence the 
quantum of residential development is reduced 
to 3,300.

3.43  It is proposed to allocate:

• 1,500 homes at Tipner;

• 1,000 homes at Port Solent;

• 800 homes at Horsea Island (north of the 
lake); and

• A total of 6.9ha of employment across the 
sites.

3.44 The density of the residential development 
would be a mix of 100 - 150 dph across the 
sites (with 150 dph proposed at Tipner west 
and Horsea Island).    Again, the buildings will 
need to be at least three to six storeys in height 
and include one to four bedroomed properties.  
Opportunities exist for key landmark buildings 
at Tipner Point and to the east and west of the 
M275.   
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3.45 This option would also require the 
relocation of MoD operations at Horsea Island.

3.46 Employment uses would be located at 
Port Solent, Horsea Island and Tipner East (of 
some 35,000 square metres over 6.9 ha).   At 
Port Solent this would be marine related owing 
to the location adjacent to the marina and may 
include a retention of existing uses here.  Other 
locations may be suitable for a B1 business park, 
light industrial or research and development uses.   
The location of employment north of Horsea 
Lake need not necessarily be in a single location 
and could be integrated with the new residential 
development.  

3.47 This option also proposes noise mitigation 
in the form of barriers on the M27 / M275.

3.48 As per option 1, this option also proposes 
a new local centre at Tipner and revamped 
Boardwalk at Port Solent.

3.49 The open space at Port Solent would have 
unrestricted access but the Country Park would 
need to be further enhanced owing to potential 
ecological impacts arising from allowing continued 
and intensified access to the Port Solent open 
space. 

3.50 Access arrangements are the same as 
Option 1.

3.51 This option also includes the possibility of 
an ‘anaerobic digestion’ plant at Tipner.
  

Option 3 (No development at Horsea Island)

3.52 Option 3 excludes development at Horsea 
Island as it assumes that this will not come 

forward due to uncertainty over the MoD land 
release.  This option still includes the bridge link 
to enable a second access to Port Solent as well as 
providing the public transport links.  This option 
would still require some of the MoD land. 

3.53 It is proposed to allocate:

• 1,500 homes at Tipner;

• 1,800 homes at Port Solent; and

• A total of 2.1ha of employment at Tipner 
(as well as the boat hoist retained at Port 
Solent).

3.54 The density of the residential development 
would be at 150 dph.  Again, the buildings would 
be similar to that proposed in Option 2, however 
there will need to be taller buildings in places.  
Opportunities exist for key landmark buildings at 
Tipner Point, to the east and west of the M275 
and to the west of Port Way.   

3.55 This option also proposes noise mitigation 
in the form of barriers on the M275.

3.56 As per option 1, this option also proposes 
a new local centre at Tipner and revamped 
Boardwalk at Port Solent.

3.57 In this option the open space at Port Solent 
would have unrestricted access and proposes the 
setting out formal recreational area, such a multi-
use game areas or astro turf pitches.  This option 
also includes enhancements to the Country Park 
owing to potential ecological impacts arising 
from allowing continued and intensified access 
to the Port Solent open space.

3.58 Access arrangements for Tipner are as per 
Option 1.
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3.59 Owing to the road / junction capacity at 
Port Way / Southampton Road and the likely 
traffic impact of 1,800 homes at Port Solent, 
some development at Port Solent would need to 
be accessed by the private car from the Tipner 
junction via the bridge link.  Approximately 1,050 
units will be accessed via Horsea Island to the 
south with 750 units accessed via Port Way to 
the north.  
 
3.60 No major sustainability initiatives are 
proposed with this option and as such the 
required solutions would need to be at the micro 
level.  

Option 4 (Reduced development at Port Solent)
 
3.61 Option 4 outlines a lower level of 
development at Port Solent owing to the retention 
in situ of the Boardwalk, and also a larger 
employment provision at Port Solent (2.6ha).  To 
compensate this loss of development, a greater 
level of development is proposed at Horsea Island 
(at 135dph), including both sides of the Lake.  This 
would result in the removal of MoD operations 
in the area which may be possible, owing to a 
broader strategic defence review.

3.62 It is proposed to allocate:

• 1,250 homes at Tipner;

• 750 homes at Port Solent;

• 1,600 homes at Horsea Island; and

• Retention of 2.6ha of employment at Port 
Solent;

• 2.1ha of new employment at Tipner.

3.63 The density of the residential development 
would be a mix of 100 - 150 dph across the sites 

(with 150 dph proposed at Port Solent).  Again, 
the buildings would be similar that proposed in 
Option 2, however there will need to be taller 
buildings in places.  Opportunities exist for key 
landmark buildings at Tipner Point, to the east 
and west of the M275 and to the west of Port 
Way.
   
3.64 A new local centre is proposed at Tipner 
to incorporate small scale convenience retail 
and other amenities (such as medical facilities), 
to serve the needs of the local residents, as 
required.  

3.65 The access to the open space at Port 
Solent and enhancements to the Country Park 
are as set out in Option 3.    

3.66 Access arrangements would be as 
per Option 1.  Development at Tipner will be 
accessed predominantly from the proposed new 
junction on the M275 and by bus via the bridge 
link. Access will be designed to discourage ‘rat 
running’ from the new M275 junction to the 
existing communities of Stamshaw and Tipner.

3.67 Development at Horsea Island will also 
be accessed from the M275 junction via the 
proposed new bridge link.  There will be no 
through route to Port Solent for cars.

3.68 Port Solent will be accessed from 
enhancements to Southampton Road and non 
car access from Horsea Island and the proposed 
new bridge link.   

3.69 Also, as with Option 3 no major 
sustainability initiatives are proposed. 
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Summary of the Options

3.70 The table below provides a summary of 
the options. 

Option	1 Option	2 Option	3 Option	4

Port	Solent

Residential 12ha, 1,200 units 
(100 dph)

10ha, 1,000 units 
(100 dph)

12ha, 1,800 units 
(150 dph)

5ha, 750 units 
(150 dph)

New Employment NO 2ha NO 2.6ha

Public Open Space 15.1ha restricted 
access

15.1ha unrestricted 
access

15.1ha  
unrestricted 
access and formal 
recreation area 

15.1ha  
unrestricted 
access and formal 
recreation area 

Horsea	Island

Residential 8ha, 800 units  
(100 dph)

5ha, 800 units  
(160 dph)

NO 12ha, 1,600 units 
(133 dph)

New Employment NO 2.8ha NO NO

Country Park 51.3ha 51.3ha with 
further ecological 
enhancements

51.3ha with 
further ecological 
enhancements

51.3ha with 
further ecological 
enhancements

Tipner

Residential 14.5ha, 1,600 units 
(110 dph)

12.4ha, 1,500 units 
(121 dph)

12.4ha, 1,500 
units (121 dph)

12.4ha, 1,250 
units (100 dph)

New Employment NO 2.1ha 2.1ha 2.1ha

CHP YES NO NO NO

900 space Park & Ride YES YES YES YES

TOTALS

3,600 homes 3,300 homes 

6.9ha employment

3,300 homes 

2.1ha 
employment 

3,600 homes

4.7ha 
employment

Table	3:	Summary of Options 
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Plan	5: Option 1 (Residential only)

Strategic site boundary

Listed Building retained

Residential (circa 100 dwellings 
per hectare) Small scale local centre

Primary access route

Retained Ministry of Defence 
Land

Bridge alignment (Option A)

Park and Ride facility

Potential location for Combined 
Heat and Power Plant

Bridge alignment (Option B)

Country park

Restricted access (Bus, cycle, 
pedestrian only)

Public open space

Location for landmark building

Site of Special Scientific Interest 
(SSSI)

KEY

Based or reproduced from Ordnance Survey 1:1250 Base Map with the permission of HMSO 
© Crown copyright reserved. Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671.
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Plan	6: Option 2 (Residential & Employment)

Strategic site boundary

Listed Building retained

Residential (circa 100 dwellings 
per hectare)

Small scale local centre

Retained Ministry of Defence 
Land

Park and Ride facility

Country park

Public open space

Location for landmark building

Employment (Office and 
Industrial uses)

Residential (circa 150 dwellings 
per hectare)

Primary access route

Bridge alignment (Option A)

Bridge alignment (Option B)

Restricted access (Bus, cycle, 
pedestrian only)

Noise mitigation (barrier)

Site of Special Scientific Interest 
(SSSI)

KEY

Based or reproduced from Ordnance Survey 1:1250 Base Map with the permission of HMSO 
© Crown copyright reserved. Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671.
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Plan	7: Option 3 (No development at Horsea Island)

Based or reproduced from Ordnance Survey 1:1250 Base Map with the permission of HMSO 
© Crown copyright reserved. Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceedings. Licence No. 100019671.
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Residential (circa 150 dwellings 
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Bridge alignment (Option A)

Bridge alignment (Option B)

Restricted access (Bus, cycle, 
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Noise mitigation (barrier)
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Plan	8: Option 4 (Reduced development at Port Solent)

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

3.71 The final Concept Statement will not 
include specific design requirements, however, to 
inform the options set out in this document, some 
consideration of possible architectural solutions 
has been made.

3.72 In order to deliver the proposed levels of 
housing, higher densities in the region of 100 to 
150 dwellings per hectare (dph) will be required. 
To put this in perspective traditional Victorian 
terraced housing in the city is 50 dph.  Examples 
of successful higher density developments within 
the city are set out opposite.  

3.73 The opportunity exists to create a distinctive 
development.  This is particularly  important owing 
to the ‘gateway’ location (on the M275) and also 
as the development would be of a significantly 
higher density than those immediately adjacent 
to the sites.

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

3.75 Car parking for the new residents units will 
be required to meet the standards set out in the 
Residential Car Parking Standards Supplementary 
Planning Document, November 2008.  Again, 
developers will be required to come up with 
innovative solutions to integrate the parking 
spaces into the development.   

Gunwharf	Quays,	Portsmouth	-	875	units	
(154 dph)

Oyster	Quay,	Port	Solent	-	169	units	
(268 dph)

Admiralty	Quarter,	Portsmouth	-	569		units	
(312 dph)
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4. Comments

Some issues to consider:

General comments on the scale and location of 
development within each option?

Comments on the potential built form (in terms 
of densities and heights of buildings proposed)?

Comments on the range of uses proposed i.e.  
Should the options include employment uses?

Comments on bridge options? 

Comments on proposals to the open space south 
of Marina Keep?

Comments on infrastructure?

Please send your comments to:

Planning Services
Portsmouth City Council 
Civic Offices
Guildhall Square
Portsmouth
PO1 2AU

E-mail: ldf@portsmouthcc.gov.uk

Telephone: 023 9268 8633

The closing date for comments is 21st August 
2010

Comments

4.1 As previously stated details contained in 
each of the options are not mutually exclusive.  
The final ‘Preferred Option’ could bring together 
aspects from all four options.  

4.2 All comments received will be considered 
and fed into the ‘Preferred Option’ which in turn 
will support the final policies contained in the 
Portsmouth Plan.  

4.3 Comments are invited on the options and 
supporting papers.  Other documents available 
for consultation include:

• Summary Paper of the options;

• Sustainability Appraisal of ‘the options’;

• A technical note of an ecological review and 
provisional Habitats Regulations Assessment 
screening for the emerging concept statement; 

• Noise Study.

All the above documents can be viewed at www.
portsmouth.gov.uk/living/7923.html



www.portsmouth.gov.uk

Portsmouth City Council 
Civic Offices
Guildhall Square 
Portsmouth 
PO1 2AU

Email: ldf@portsmouthcc.gov.uk 

Prepared in partnership with 
Savills Planning & Regeneration 

You can get this information 
in large print, Braille, audio 
or in another language by 
calling 023 9268 8633


