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There are changes planned to the Tipner, Port Solent 
& Horsea Island areas of the city  

We want your views on how 
these areas of the city could be 
developed.

We have previously asked people 
to get involved with the 
‘Portsmouth Plan’, which is the 
document that will set out the 
blueprint for development across 
the whole city up to 2026.  As 
part of producing that 
document, we would now like 
your views on the ideas for 
Tipner, Port Solent & Horsea 
Island.           

This ‘concept statement’ for Tipner, Port Solent & Horsea Island, will ultimately be used to 
support the final policies contained in the Portsmouth Plan (also known as the Core Strategy).

This document sets out four options on the type and location of the proposed development. 
The ideas within each option are not mutually exclusive, the final policies within the Portsmouth 
Plan may contain elements from each of the options.  This is why it is important that you have 
your say on the ideas.      

Tipner, Port Solent & Horsea Island are key sites for the city, as they can help deliver a good mix 
of housing and employment space to ensure that the needs of the city’s residents are met and to 
improve the city’s prosperity.  

It is important that any proposals to enhance transport links between Port Solent and Horsea 
Island to Tipner and the rest of Portsea Island focus on improved public transport links and do 
not increase traffic congestion into and out of the city.  

Given the similarities with the sites, in terms 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), we felt this document should 
cover all three areas, although the sites could be developed independently.  
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What development is planned?
This document acts as a summary paper.  More detail is provided in a separate Supporting Paper and 
Bridge Feasibility Study which are available to view at www.portsmouth.gov.uk/living/7923.html. 

Common requirements 
There are a number of factors where there 
are ‘no alternatives’, ‘must haves’ or 
constraints which are common to each of 
the options, these include:     

• No development at Horsea Island should be 
sited so as to prejudice Portsmouth Football 
Club’s aspiration to build a football stadium;

• Providing the required infrastructure; 
• Consideration of ecological impacts owing 

to the protected birds and mudflats, in 
particular the impact on the internationally 
designated Portsmouth Harbour;

• No land reclamation from the Harbour;
• Flooding, noise and land contamination 

mitigation measures;
• The design of the new M275 junction 

at Tipner (which has received planning 
permission);

• Retention of the MoD firing range at Tipner 
(whilst still operationally required);

• Retain and re-use the Listed Buildings at 
Tipner;

• A 900 space (with scope for 1,800 space) 
park and ride at Tipner;

• The retention of Harbour School in situ at 
Tipner;

• Retaining the country park at Port Solent 
(currently being created);

• Any residential development at Port Solent 
to be flats (as opposed to houses) due to 
ground conditions.

Infrastructure required
In order to build the proposed 
developments a significant amount of new 
infrastructure is required.  This includes: 

• Bridge linking Tipner to Port Solent & 
Horsea Island;

• Road junction on the M275 at Tipner; 
• Flood defences;
• Electricity sub station;
• Increased sewage capacity;
• Land remediation;
• Noise mitigation; 
• Relocation of MoD’s facilities at Horsea 

Island (unless these are no longer required);
• Combined Heat and Power Plant (CHP) or 

alternatives;
• Increase capacity of schools;
• Health and community facilities;
• New green open space or enhancements to 

existing;
• Improved access to coast for pedestrians 

and cyclists.

The city council considers that all of this 
infrastructure is required for the 
developments to proceed, however, it could 
be delivered in phases.  

New Bridge 
Improving public transport access is key to unlocking the development potential of Tipner, 
Port Solent & Horsea Island.  A bridge link is required from Tipner to Horsea Island to provide 
access and to provide a potential second access point to Port Solent.  A bridge link would have 
a number of benefits:

• Improve movement and connectivity between the sites and the rest of the city;
• Potential to enable improved access into the city centre by Bus Rapid Transit;
• Help to alleviate traffic problems on surrounding roads (in particular Southampton Road and 

M275);
• Improve access to the new country park.

The council will ensure that any new bridge link does not become a through route for all 
traffic into and out of Portsea Island. Two options for the location of the bridge are included 
in each option (see pages 4-11).  Further details will be set out in a separate Bridge Feasibility 
Study.  The study will be found at www.portsmouth.gov.uk/living/7923.html, when available. 
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This option proposes 3,600 homes at the three locations with no new employment floorspace  

Housing

• 1,600 homes at Tipner.

• 1,200 homes at Port Solent.

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

Employment Uses (as defined under Class B1, B2 
and B8 of the Use Classes Order).

• None proposed.  Some to be lost at Port 
Solent to be replaced by housing (boat hoist 
to be retained).

Community Facilities

• The Boardwalk reconfigured at Port Solent.

• Local shops and required community 
facilities such as a pharmacy provided at 
Tipner and Port Solent.

• Possible biodiversity enhancements to the 
country park.

• Restricted access to part of existing open 
space south of Marina Keep (for ecological 
reasons).

• Waterfront access at Tipner for pedestrians 
and cyclists. 

What will it look like? 

• The residential development will need to be 
at least three to six storeys in height and will 
include one to four bedroomed properties.

• An opportunity for ‘landmark buildings’ at 
Tipner. 

Getting There

• Tipner development will be accessed 
predominantly from the proposed new 
junction on the M275 and by bus.  Access 
will be designed to discourage rat-running 
from the M275 junction to the existing 
communities of Stamshaw and Tipner.

• Horsea Island development will also be 
accessed from the M275 junction via the 
proposed new bridge link across Portsmouth 
Harbour (there will be no through route to 
Port Solent for cars).

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

Low Carbon Initiatives 

• CHP plant to provide most of the energy 
and heat requirements of the development 
to enable Code for Sustainable Homes Level 
6 from 2016.

Option 1: Residential Led Development 

Key Facts of this Option:

3,600 homes at an average of 100 
dwellings per hectare (see page 13 
for examples)

Development at Horsea Island and 
relocation of MoD facilities 

Low Carbon Combined Heat & Power 
(CHP) Plant at Tipner 
 
The map overleaf shows how the 
development could be located if this option 
were taken forward>>>
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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.

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)
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This option proposes a mixture of homes and employment at the three locations 

Housing

• 1,500 homes at Tipner.

• 1,000 homes at Port Solent.

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

Employment Uses (as defined under Class B1, B2 
and B8 of the Use Classes Order).

• 6.9ha proposed (around 35,000 sq m). 
Likely business park (offices), Research & 
Development or light industrial uses.

• Including marine related uses (2ha) at Port 
Solent.

Community Facilities

• The Boardwalk reconfigured at Port Solent.

• Local shops and required community 
facilities such as a pharmacy provided at 
Tipner and Port Solent.

• Possible biodiversity enhancements to 
country park.

• Unrestricted access to the open space south 
of Marina Keep.

• Waterfront access at Tipner for pedestrians 
and cyclists.  

What will it look like? 

• The residential development will need to be 
around four to six storeys in height, and will 
include one to four bedroomed properties. 

• An opportunity for ‘Landmark Buildings’ at 
Tipner.

Getting There

• The access arrangements are the same as 
with Option 1.

Low Carbon Initiatives 

• An ‘anaerobic digestion’ plant at Tipner 
could be considered.  This produces 
electricity from waste, and may also be a 
solution to the sewage capacity 
enhancements.

Option 2: Residential & Employment Development

Key Facts of this Option:

3,300 homes at a mix of 100 to 150 
dwellings per hectare (see page 13 
for examples)

Development at Horsea Island and 
relocation of MoD’s facilities

Employment uses at Tipner, Port 
Solent & Horsea Island 

The map overleaf shows how the 
development could be located if this option 
were taken forward>>>
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Option 2: Residential & Employment Development

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

Key

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)
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This option outlines a potential solution should development not be possible at Horsea Island 

Housing

• 1,500 homes at Tipner.

• 1,800 homes at Port Solent.

Employment Uses (as defined under Class B1, B2 
and B8 of the Use Classes Order).

• 2.1ha at Tipner. 

• Some to be lost at Port Solent to be replaced 
by housing (boat hoist to be retained).

Community Facilities

• The Boardwalk reconfigured at Port Solent.

• Local shops and required community 
facilities such as a pharmacy provided at 
Tipner and Port Solent.

• Possible biodiversity enhancements to 
country park.

• Unrestricted access to the open space south 
of Marina Keep.  This options also includes 
some form of formal recreation space such 
as multi-use games area or astro pitches.

• Waterfront access at Tipner for pedestrians 
and cyclists.  

What will it look like? 

• The residential development will be similar 
to that outlined for Option 2, however, there 
will need to be taller development in places 
owing to the higher densities required to 
achieve 3,300 homes.

Getting There

• Owing to the road / junction capacity at the 
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 proposed bridge 
link.  

• Approx. 1,050 units will be accessed via 
Horsea Island to the south with the 
remaining 750 units accessed via Port Way 
to the north. 

• The remaining access arrangements will be 
the same as Option 1. 

Low Carbon Initiatives 

• No specific initiatives are proposed beyond 
the standard requirements as set out in the 
‘Portsmouth Plan’ (in line with the Code for 
Sustainable Homes). 

Option 3: No Horsea Island Development

Key Facts of this Option:

3,300 homes mostly at 150 dwellings 
per hectare (see page 13 for 
examples)

Employment uses at Tipner

No development at Horsea Island and 
therefore some development at Port 
Solent accessed from the Tipner 
Junction

No major low carbon initiatives 

The map overleaf shows how the 
development could be located if this option 
were taken forward >>>
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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.

Key

Strategic site boundary

Listed Building retained

Residential (circa 100 dwellings per 
hectare)

Small scale local centre

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)

Formal recreation/ sports pitches 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)
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Housing

• 1,250 homes at Tipner.

• 750 homes at Port Solent.

• 1,600 homes at Horsea Island.

Employment Uses (as defined under Class B1, B2 
and B8 of the Use Classes Order).

• Retention of employment (2.6ha) at Port 
Solent.

• 2.1ha at Tipner.

• Loss of MoD operational facilities at Horsea 
Island.

Community Facilities

• The Boardwalk and leisure uses at Port 
Solent retained as it is currently set out (i.e. 
No reconfiguration).

• Local shops and required community 
facilities such as a pharmacy provided at 
Tipner.

• Possible biodiversity enhancements to 
country park.

• Unrestricted access to the open space south 
of Marina Keep.  This options also includes 
some form of formal recreation space such 
as multi-use games area or astro pitches.

• Waterfront access at Tipner for pedestrians 
and cyclists.  

What will it look like? 

• The residential development will be similar 
to that outlined for Option 2, however, there 
will need to be taller development in places 
owing to the higher densities required to 
achieve 3,600 homes.

Getting There

• The access arrangements are the same as 
with Option 1.

Low Carbon Initiatives 

• No specific initiatives are proposed beyond   
the standard requirements as set out in the 
‘Portsmouth Plan’ (in line with the Code for 
Sustainable Homes). 

Option 4: Reduced Development at Port Solent

Key Facts of this Option:

3,600 homes at a mix of 100 to 150 
dwellings per hectare (see page 13 
for examples)

Development at Horsea Island and 
relocation of MoD’s facilities

Retention of Boardwalk and leisure 
uses at Port Solent as existing 
 
No major low carbon initiatives 

The map overleaf shows how the 
development could be located if this option 
were taken forward >>>

This option outlines a potential solution with reduced residential development at Port Solent
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Option 4: Reduced Development at Port Solent

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.

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)

Formal recreation/ sports pitches

Primary access route

Bridge alignment (Option A)

Bridge alignment (Option B)

Restricted access (Bus, cycle, 
pedestrian only)

Noise mitigation (barrier)

Residential (circa 135 dwellings per 
hectare)

Site of Special Scientific Interest (SSSI)

Boardwalk retained
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What could the developments look like? 

Possible development 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.  

Option 1 Option 2 Option 3 Option 4
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

Park & Ride (900 spaces) YES YES YES YES

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

Totals
3,600 homes 3,300 homes 

6.9ha employment

3,300 homes 

2.1ha employment 

3,600 homes

4.7ha employment

Summary of the Options
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To inform the options set out in this 
document, some consideration of possible 
architectural solutions has been made.

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.    
 
The building designs will need to include:

• Innovative or ‘bespoke’ ideas;

• A mixture of townhouses, flats and 
maisonettes;

• A mix of three, four, five and six storeys 
plus development;

• Innovative ideas for new open space and 
private amenity space, such as roof 
terraces;

• Parking areas ‘undercroft’ (under the 
development);

• Local shops and community facilities 
integrated within the development.

Gunwharf Quays, Portsmouth - 875 units (154 dph)

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

Admiralty Quarter, Portsmouth - 569  units (312 dph)

	

Illustrative examples of development at the 
required densities are shown below.
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You can get this information 
in large print, Braille, audio or 
in another language by calling 
023 9268 8633. 

Prepared by Savills Planning & Regeneration for 
Portsmouth City Council

What happens next?

The ‘Preferred Option’
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.  

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. 

Timescales for producing the Concept Statement 
and policies within the Portsmouth Plan 

Tell us your views 

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 20th 
August 2010. 

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?

Comments are invited on the options and supporting papers.  Other documents available for 
consultation include:
• Supporting Paper (more detail on the options and background);
• 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

October 2010 

Concept Statement and associated policies 
finalised

July - August 2010 

Options consultation 

July - August 2010 

Draft Portsmouth Plan consultation               
(some policies only)

August - September 2010 

Feedback considered

November - December 2010 

Publication of complete Portsmouth Plan 
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