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i

Definitions

The following definitions are supplied to help in understanding this paper. In many cases the
definitions are taken from the National Planning Policy Framework, which was revised in
2018. In those instances, "NPPF 2018" is noted.
Convenience goods: Everyday items. Broadly defined as food, drinks, tobacco,
newspapers, magazines, cleaning materials and other household essentials.
Comparison goods: Goods that are bought relatively in-frequently, such as clothing, shoes
and electronics. Comparison outlets tend to cluster together so that consumers may
evaluate prices, features and quality before making a purchase. Excludes retail warehouses.
Edge of centre: For retail purposes, a location that is well connected and up to 300 metres
from the primary shopping area. For all other main town centre uses, a location within 300
metres of a town centre boundary. For office development, this includes locations outside
the town centre but within 500 metres of a public transport interchange. In determining
whether a site falls within the definition of edge of centre, account should be taken of local
circumstances. NPPF 2018.
Main town centre uses: Retail development (including warehouse clubs and factory outlet
centres); leisure, entertainment facilities the more intensive sport and recreation uses
(including cinemas, restaurants, drive-through restaurants, bars and pubs, night-clubs,
casinos, health and fitness centres, indoor bowling centres, and bingo halls); offices; and
arts, culture and tourism development (including theatres, museums, galleries and concert
halls, hotels and conference facilities). NPPF 2018.
Out of centre: A location which is not in or on the edge of a centre but not necessarily
outside the urban area. NPPF 2018.
Out of town: A location out of centre that is outside the existing urban area. Not applicable
to Portsmouth. NPPF 2018.
Primary shopping area: Defined area where retail development is concentrated. NPPF
2018.
Town centre: Area defined on the local authority’s proposal map, including the primary
shopping area and areas predominantly occupied by main town centre uses within or
adjacent to the primary shopping area. References to town centres or centres apply to city
centres, town centres, district centres and local centres but exclude small parades of shops
of purely neighbourhood significance. Unless they are identified as centres in Local Plans,
existing out-of-centre developments, comprising or including main town centre uses, do not
constitute town centres. NPPF 2018.
Use Classes
The general definitions of the Use Classes 1 frequently referred to in this document are:
A1: Shops for retail sale or the display of goods (other than hot food) including sandwich
shops, hairdressers, funeral directors, travel and ticket agencies, post offices, hire shop for
domestic or personal goods, showrooms, pet shops and internet cafes.

1As

per The Town and Country Planning (Use Classes) Order 1987 as amended
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A2: Financial or professional services (other than health/medical services) or any services
including betting office.
A3: Restaurant and Cafes. Sale of food and drink for consumption on the premises.
A4: Pubs, bars or other drinking establishments.
A5: Takeaways. Sale of hot food for consumption off the premises.
B1: Business. Office (other than an A2 use), research and development of products and
processes, studios, laboratories, high tech, any light industry.
B2: General Industry. Industry other than that falling within B1.
C1: Hotel, boarding or guest house where no significant element of care is provided.
C2: Residential accommodation and care to people in need of care, hospital nursing home
or residential school.
D1: Health services, crèche, day nursery/centre, for providing education, place of worship,
public exhibition hall, museum, library and art galleries.
D2: Cinema, concert hall, bingo hall/casino, swimming pool, dance hall, skating rink, gym or
other area for indoor or outdoor sports/recreation.
Sui-Generis: Uses that do not easily fall into any of the use class listed above, such as
tattoo parlours, bookmakers, car showrooms/repair facilities, nightclubs, nail bars etc.
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1.

Introduction

This background paper reviews Portsmouth's existing retail policies to inform a review of the
retail and town centre strategy for the new Local Plan, taking account of national planning
policy guidance, wider market trends, local monitoring data and public consultation
responses.
The evidence in this background paper will form part of the on-going discussions with the
local community on the future of Portsmouth. It will inform the Council's revised strategy and
proposed approach for town centre uses and Portsmouth's network of centres in the new
Portsmouth Local Plan.

1.2 What has changed since the adoption of the Portsmouth Plan Core
Strategy (2012)?
Planning Policy Context
The Portsmouth Core Strategy (January 2012) was adopted shortly before the publication of
the previous National Planning Policy Framework (NPPF) 2. This was followed by National
Planning Policy Guidance on Ensuring the Vitality of Town Centres in March 2014. The
government revised the NPPF in 2018 and the associated NPPG is expected to be updated
in due course. To summarise, national guidance on retail and town centres focuses on the
following key aspects:
A 'Town Centre' First Approach
This is a continuation of the 'centres-first' approach (first set out in national guidance
in 1996). The City Council should recognise town centres as the heart of their
communities by promoting their long term viability and vitality and taking a positive
approach to their growth, management and adaptation. This includes defining a
network and hierarchy of individual centres with their own defined boundaries,
primary shopping areas and acceptable uses. 3
Town Centres and Development Needs
There is a requirement to undertake an assessment of the likely need for main town
centre uses (retail, leisure, office and other uses such as entertainment, cultural and
tourism facilities) for at least a ten year period, and to allocate a suitable range of
sites accordingly. This can include expanding centres where necessary to ensure a
sufficient supply as well as encouraging residential development on suitable sites to
aid vitality.
Sequential and Impact Tests
The 'town centre first' approach is delivered through the 'sequential test';
development proposals for town centre uses should be firstly located in town centres,
then, if no suitable or viable locations are available, an edge-of-centre location, then
2
3

DCLG (March 2012) National Planning Policy Framework
MHCLG (July 2018) National Planning Policy Framework, para.85.
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only if there are no suitable sites available and only if suitable sites are not available
(or expected to become available within a reasonable period) should out of centre
sites be considered. 4
The results of the sequential test therefore identifies development that cannot be located in
town centres, which would then be subject to an impact test: an Impact Assessment is
required to determine whether there would be any likely significant adverse impacts of
locating retail or leisure development outside of existing town centres. This test is required if
development is over the default threshold of 2,500 sq m or a proportionate, locally set
floorspace threshold.
Consumer Habitats and Trends in the UK
Retailing is a dynamic sector driven by socio economic forces. It is influenced by factors
such as transport (including car ownership), population growth, communications and the
latest consumer trends. While increases in income are a factor in retail spend, it is important
to note that retail spend competes with other types of spending - notably food and drink,
leisure and entertainment.
The decline in the retail sector nationally, particularly for high street trade, over the last
decade has been well documented with increasing competition from online shopping (rising
from 4.9% of retail sales in 2008 to 17.9% in 2017 5) and out-of-centre retail parks. Other
factors in high street decline are reported to include the comparably high business rate costs
for high street traders, in relation to the operational costs for out-of-centre site occupiers and
online stores. However, technological innovation may also benefit the high street; some retail
outlets have responded to online competition and habit change by using social media to
drive footfall, and/ or by altering their store layout to provide for 'click and collect' services.
While the proportion of internet sales have steadily increased, online retail spend still
accounts for less than 20% of total retailing spending (2017) 6. Services offering a 'customer
experience' such as hairdressers or beauty salons have performed well (top categories for
net openings 2012-2017) while the more traditional clothing / fashion and shoe stores have
declined. The latest data demonstrates the trend-led nature of the sector, with considerable
net openings of e-cigarette stores, independent coffee shops and vegan restaurants in 2017.
Outlet Centres have also been successful in the last decade with transaction values and
visitor footfall increasing by 10% since 2012. It is considered that the 'destination' appeal and
mixed use/ leisure offer of Outlet Centres is providing a key point of difference for the
consumer against competition from online retailing 7. The historic environment is also thought
to be asset in creating a 'destination' experience giving such centres or outlets a competitive
edge. 8
Retail destinations have seen rises in footfall the evening (5-8pm) and night time (8pm
onward) periods indicating that consumers are visiting destinations for reasons other than
shopping. The 'leisure' share of the high street has substantially increased - particularly in
4

MHCLG (July 2018) National Planning Policy Framework, para. 86.
Local Data Company (June 2018) Retail and Leisure Trends Report 2017/18
6Grimsey, B. (July 2018) The Grimsey Review 2 'Its time to reshape our town centres' available from:
http://www.vanishinghighstreet.com
7Savills Commercial Research (2017) Retail Revolutions: The Evolution of the Outlet Centre
8 Heritage England (2013) The changing face of the high street.
5The
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terms of food and drink with the significant growth in the out of home eating market, led by
branded quick service restaurants (QSR) and casual dining brands and coffee shops.
Across the UK food and beverage outlets located in prime and secondary retail locations
have been increasing by over 1% per year between 2008 and 2017 - representing around
2,000 net new outlets per year. This is being partly driven by changes in society; the desire
for 'experiences' rather than products, the increase in one-person households who seek to
socialise away from home, more family meals out (accounting for over a quarter of the
market) and smart phone usage allowing instant access to information. 9 Local ‘Express’
supermarkets have also risen in popularity suggesting a move away from a weekly main
food shop to more frequent, short trips for 'top up' shopping.
Despite the reported decline of the town centre, there is also growing evidence that urban
retail and leisure locations are again becoming more appealing to the consumer, reducing
the need for car ownership or additional car journeys. This trend may reflect the relatively
recent population increases in city centres, particularly in university cities 10.
Economic success in city centres has been linked to ratio of retail space to office space;
struggling city centres are found to have twice much retail than office space, while
successful centres are said to have three times more office space than retail; although the
quality of the office space, not just the quantity, was also a determining factor. 11 Employment
and residential uses in centres, as part of a diverse mix of uses, are considered to be
important for the resilience of the high street, supporting continued day and night activity.
Future Trends
The 2008 global economic recession saw multiple high profile national retailers go into
administration and store closures of high street brands have continued annually. National
planning policy guidance advises that local planning authorities should take full account of
relevant market signals, in terms of their impacts on town centres, and keep their retail land
allocations under regular review. This information should be used to inform policies that are
responsive to changes in the market as well as the changing needs of business.
Forecasting trends are considered in Chapter 2.1. The relevant market signals have been
analysed for each centre and reported on in Chapter 3 of this paper.

9

Springboard and The NPD Group (2017) Retail Destinations: The Eating Out Opportunity
Centre for Cities (March 2018) City Space Race: Balancing the need for housing and office space in cities
11 Centre for Cities (June 2018) Building Blocks: The role of commercial space in Local Industrial Strategies
10
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1.3

Existing Approach to Retail

The 'retail hierarchy' of Portsmouth centres, set out according to their scale and function, is
currently as follows:
Table 1: Existing Portsmouth town centre hierarchy

Regional Centre:
Portsmouth City Centre
(inc. Gunwharf Quays)
Town Centre:
Southsea
District Centres:
Cosham
Elm Grove & Albert Road
North End
Fratton

Existing Local Centres:
Allaway Avenue,
Castle Road,
Copnor Road North and
Copnor Road South,
Eastney Road,
Fawcett Road,
Havant Road,
Drayton,
Kingston Road,
Leith Avenue,
Locksway Road,
London Road North and
London Road South,
Portsmouth Road,
St James' Road,
Tangier Road,
Tregaron Avenue,
Port Solent (The Boardwalk)
Winter Road.

Planned Local Centres:
The local centres at Tipner
and Grosvenor Street are due
to added once complete.

See Appendix 2 for maps showing the distribution of the Portsmouth centres.
The existing approach to retail in Portsmouth is primarily through the use of minimum Use
Class percentage thresholds in key areas to retain the focus of centres as shopping
destinations (A1 use class) and to limit the proportions, or in some areas concentrations of,
other uses. These restrictions are focused on the 'primary frontage' of each centre, with the
'secondary frontage' generally considered suitable for a more diverse range of town centre
uses.
Portsmouth City Centre (Portsmouth Core Strategy Policy PSC4)
Portsmouth Plan Policy PCS4: Portsmouth City Centre set out a minimum need of at least
50,000m2 of new retail floorspace, to be largely located at the northern end of Commercial
Road. The policy strongly favours new retail development on Commercial Road, stating that
any proposed development larger than 280m2 outside Commercial Road (but within the city
centre) qualifies for an Impact Assessment. PCS4 also priorities the city centre as a site for
employment 12, 1,600 new homes and other town centres uses - notably leisure, hotels and
any additional food & drink uses (specifically 9,500m2 of A3, A4, A5 uses) - subject to any
use restrictions set out in the city centre's individual nine localities (see Figure 1).
While Policy PCS4 doesn't define a Primary Shopping Area (PSA) or any primary or
secondary frontages, there is a clear focus on Commercial Road as the main shopping
street, as supported by a minimum threshold of at least 75% shopping (A1) uses for this
12

A minimum of 10,500m2 in the Station Square area under Policy PCS11: Employment Land.
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locality. The 75% threshold was a 'maintain' approach, based on the retail occupation of
Commercial Road in the 2010 monitoring survey. The only other use restriction in Policy
PCS4 is on Guildhall Walk, where no more than 50% of this frontage should be in as
drinking establishments (A4), hot food takeaways (A5) or nightclubs (sui generis uses) in
order to protect the surrounding residential amenity.
For Gunwharf Quays, Policy PCS4 specifically encourages development that will enhance
the complex as a leisure destination, particularly retail, dining, late night entertainment and
leisure facilities.
Figure 1: Portsmouth City Centre as per Portsmouth Core Strategy Policy PCS4

Southsea Town Centre
The approach to Southsea Town Centre is detailed in the Southsea Town Centre Area
Action Plan (AAP) (July 2007). The AAP was developed to ensure the vitality and viability of
the centre in light of falling footfall and the anticipated major retail developed planned for the
city centre. The Southsea Town Centre area has defined primary and secondary frontages
areas. The primary area has a minimum threshold of 75% of retail (A1) uses, reported to be
based on the 2005 survey result of 85% in order to allow some flexibility for changes of use
within the centre. The secondary frontage has an 8% maximum threshold for drinking
establishments and hot food takeaways (A4/ A5) to protect the residential amenity; this was a
'maintain' approach set to broadly correspondent with the 2005 survey result of 7%.
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District Centres
Adopted Core Strategy Policy PCS8: District Centres sets out general approach to
Portsmouth's district centres (Cosham, North End, Fratton and Albert Road & Elm Grove) in
terms of suitable uses, including preferences for the ground floor or upper floor levels.
While the overall boundaries of most of Portsmouth's District Centres are long established,
the primary frontage areas were drawn up for the Portsmouth Plan Core Strategy (2012) in
response to declining trade. As the centres tend to have an extended, linear form, the
primary frontages were implemented to ensure a concentration of shops to protect the
viability and vitality of the centres, potentially allowing the more peripheral units to change to
other uses according to the market. The primary frontages were drawn up to focus on the
areas featuring higher concentrations of shops (according to the Council's annual surveys of
the centre uses) and by taking into account physical breaks or barriers such as major road
junctions.
All District Centres have a set minimum retail (A1 use) threshold for the primary area (varying
between 50% to 65%), broadly based on the average levels of retail use at that time
(2010/11). The Albert Road and Elm Grove District Centre, introduced by the 2012 Core
Strategy 13, has some additional controls on A3/ A4/ A5 uses to protect local residential
amenity in view of the evening economy. While there was a pre-existing threshold for an
identified 'stress area' for A3/A4/A4 uses in this centre, the 2012 Core Strategy extended the
threshold for the whole centre (enlarged to include the Elm Grove frontage) to avoid simply
shifting any negative impacts of such development to other parts of the area.
Local Centres
Portsmouth's Local Centres, and their boundaries, are long established (listed in Table 1
above) and are distributed across the city.
Portsmouth Plan Core Strategy (2012) Policy PCS18 sets out the uses that will help local
centres to continue to fulfil their role of providing for the day to day needs of people living
nearby. Retail (up to 500sq m) and other town centre uses (up to 280sq m - on a case by
case basis) are supported at the ground floor, with homes and offices encouraged at the
upper levels.
As Policy PCS18 considers local centres as 'out of centre' locations, the policy details the
council's threshold for the sequential testing of proposals for main town centre uses,
applicable to all such out-centre-locations. It states that proposals of less than 280m2 net
floorspace would be exempt from the sequential test (as well as proposals for up to 500m2 of
retail specifically in local centres as per the policy). The 280 sq m relates to the floorspace
threshold below which the Sunday trading hours restrictions do not apply. The approach of
this policy was to ensure that small corner shops and convenience stores, which provide for
their immediate local community across the city, would not be restricted.
Out of Centre Destinations
Portsmouth also has a number of existing retail and/or leisure destinations located outside of
the defined hierarchy of centres. These sites and their markets will be taken into

13 Previously identified as the Albert Road Specialist Commercial Area in (superseded) Policy SJ7 in the
Portsmouth City Local Plan (2006).
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consideration when determining the future floorspace needs for the city for retail and other
main town centre uses. The main out-of-centre sites in Portsmouth include:
Port Solent: 'Quayside Boutique Shopping and Restaurants'. A leisure-led complex including
a cinema and gym with restaurants, cafes and some retail units. The Boardwalk is
designated a Local Centre to support the residential community of Port Solent.
Ocean Retail Park, Burrfields Road: Large retail warehouse style units (including fashion,
home furnishing, DIY stores) supported by some small scale food outlets.
Portsmouth Retail Park, North Harbour, Binnacle Way: Retail-led warehouse style units
with a gym and private educational services. Opened in 2018.
The Pompey Centre, Fratton: Focusing on 'big name trade outlets' supported by fast food
outlets, medical facilities, a gym and children's in-door play facility and a hotel.
Note: Gunwharf Quays, a harbour-side complex of premium outlet stores with regional
appeal, is currently recognised in the adopted Core Strategy as part of the broad Portsmouth
City Centre area.

1.4

The New Local Plan for Portsmouth

Issues and Options Stage
The first formal consultation stage of the new Local Plan for Portsmouth, the Issues and
Options Consultation, invited comments for 8 weeks between 3rd August and 28th September
2017. 147 comments were received on retail issues including views on the proposed
Options on the retail hierarchy, the retail use thresholds in centres and the quantity and
location of new retail floorspace in Portsmouth. 14
Retail Options:
● R1. Maintain the structure and/ or centres in the existing retail hierarchy.
● R2a. Relax existing policy on city, town, district centres to provide greater diversity in
secondary frontages including residential, employment, cultural and leisure activities and
review centre boundaries; or
● R2b. Keep current boundaries for city, town, district and local centres and retain existing
primary and secondary retail frontages.

Retail Requirements Option:
● RT1. Locate retail comparison floorspace requirement in Portsmouth City Centre
General comments focused on the need to improve the quality of centres (particularly
Commercial Road and the City Centre area) in terms of their urban realm, quality and range
of uses, accessibility and the need for a 'unique draw' in order to attract visitors.
Overall there was more support for relaxing existing controls to allow greater diversity in the
mix of uses for the possibility of change - including more cultural, dining and leisure uses, as
14 Responses summarised in: Portsmouth City Council (November 2017) Portsmouth Local Plan: Issues and
Opportunities Consultation - Summary of Responses. Available from:
https://www.portsmouth.gov.uk/ext/development-and-planning/planning/the-local-plan
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part of creating an evening economy. However, it was noted that less control could risk
making local centres unsustainable by allowing alternative uses that may not meet the needs
of the local community. Uses that could compromise residents' health and wellbeing (e.g.
those offering high cost credit, gambling or fast foods) could exacerbate the 'intergenerational cycle of poverty'.
There were mixed views on locating additional retail floorspace in the city centre; while some
considered it is the most sustainable location it was questioned whether additional retail
floorspace would be commercially successful in this location, or if any new retail floorspace
in Portsmouth is necessary given the decline nationally. Overall it was thought the emphasis
should be on mixed uses. It was advised that the evidence base for retail should be updated
regularly to take into account the latest economic forecasts.
The Issues and Options consultation also identified the City Centre as an 'Opportunity Area'
for its potential to accommodate new residential, employment and retail development over
the plan period. The significant development potential of the northern end of the city centre
was also recognised as a 'potential strategic site'.
The redevelopment of 'City Centre North' would require significant investment in the public
realm, a new road layout and environmental improvements. This proposal attracted a
detailed range of suggestions for the future of the City Centre, including public realm needs,
ideas to stimulate retail and employment uses and strengthened identity for distinct parts of
the city centre with improved legibility of the connections between them. Key City Centre
landowners set out their support for the regeneration of the city centre, their preferred
approach to the future of their individual sites and the interrelationship with other parts of the
centre. A recurring comment was the need for a refreshed masterplan for the city centre.
The Council's initial response to the consultation comments was as follows:

Initial Council Response:
The challenges facing the city centre are acknowledged but there is a clear way forward
with the new city centre road proposals seeking to facilitate regeneration of the northern
part of the city centre. There is a need to complement this work with an investigation into
likely land uses and routes to delivery for new development, likely to include residential,
retail, employment and cultural uses both in this part of the centre and the Commercial
Road area more generally. The Portsmouth Retail Study set out evidence on the need for
retail floorspace across the city but this work needs developing further to provide further
detail on the current vision for the city centre and Commercial Road. This work will be
informed by the representations made by the main landowners submitted to this
consultation but further engagement will be necessary.
The University masterplan needs to be considered given its potential to contribute towards
the wider regeneration of the city.
Following the Issues and Options consultation, in December 2017, a planning application
was submitted for the city centre north road realignment and Portsmouth City Council's
Cabinet approved, in principle, the use of compulsory purchase powers for the acquisition of
land to deliver the City Centre Road scheme 15.

15 The Cabinet report on the City Centre Road Scheme is available from:
https://democracy.portsmouth.gov.uk/ieListDocuments.aspx?CId=126&MID=3881#AI8883
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1.5

Key issues for the new Local Plan to address

In view of national policy framework and guidance, together with the current trends in retail
and leisure, the issues highlighted in the Issues and Options consultation and the responses
received, the new Local Plan should address the following:
•

The overall vision and approach to retail and town centre uses in Portsmouth

•

The city's floorspace requirements for main town centre uses for at least a ten
year period.

•

A clear spatial strategy for main town centre uses, including a defined hierarchy
of centres, sites to meet identified needs and assessment requirements for any
out-of-centre proposals.

•

A review of Portsmouth's existing hierarchy of retail centres, particularly in terms
of their boundaries, primary retail areas and occupied uses to understand their
existing performance and produce a strategy to best support their viability and
vitality.

•

Planning policies for Portsmouth's centres that will be responsive to changing
market signals, strengthen or create a unique character and maintain their
viability and vitality - while mitigating risks such as:
o Loss of adequate local/ community services
o Over concentrations of particular uses - and any associated adverse amenity,
health, social or economic impacts.

•

Recognition of the contribution of Portsmouth's existing, 'out-of-centre' retail
markets (retail warehouse parks and retail/ leisure destinations) to floorspace
provision while continuing to support the 'town centre first' approach.

•

Monitoring and review schedule for the proposed Retail Strategy to gain an
understanding of market signals and to provide the latest information on the
health of centres.
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2.

Draft Portsmouth Retail and Town Centre Uses Strategy

This section sets out the developing retail and main town centres uses strategy for the new
Local Plan. Ultimately, the strategy will consider how much new retail and other town centre
uses are needed in Portsmouth and where new development should be directed to.

2.1

How much new retail and town centre development is needed?

The NPPF requires that a range of suitable sites in town centres are allocated to meet the
scale and type of development needed - including retail, leisure, office and other main town
centre uses for at least the next ten years. The NPPF also notes that town centre
boundaries should be kept under review so that needs aren't comprised by limited site
availability.
This section considers the evidence from the 2015 Retail Study.
Retail Study 2015
Portsmouth City Council commissioned a Retail Study 16 in 2015 to:
●
●

●

Consider the need for additional retail in the city (up to 2031),
Establish whether there still need for further investment in retail the city centre (in
view of the existing Core Strategy allocation for new retail development of
approximately 50,000 sq m);
Determine what impact any new retail development in the city centre would have on
the other centres.

The study also considered retail trends, the results of a shopper survey and a 'health check'
of the centres.
The forecasting of the need for new retail floorspace in Portsmouth was estimated by
calculating the difference between the turnover of existing stores and their turnover potential,
the latter of which is calculated by total expenditure 17 in the study area multiplied by the
market share for each forecast year 18. The turnover rate for the base year was based on a
telephone survey of 1,500 households in June 2014.
The 2014 forecast for comparison retail in Portsmouth, assuming a constant market share, is
shown below in Table 2; from which the Study concluded there is a 'clear need' for
substantial additional comparison goods provision. The forecast was based on predicted
population and expenditure growth and takes of floorspace efficiency increases and
permitted retail schemes at the time of the Study.
Despite setting the defined needs per centre (as per Table 2), the Study considered that the
smaller centres are unlikely to attract significant investment, and therefore recommends
16 Portsmouth Retail Study 2015 Volume 1 and Volume 2. Prepared for Portsmouth City Council by DPDS Ltd.
Available from: https://www.portsmouth.gov.uk/ext/development-and-planning/planning/the-local-plan
17 Forecasting of expenditure per head uses Experian 2011 local population and expenditure data projected
forward.
18 Market share depends upon the extent of the study area (in this case the city centre) and that of other centres
in or near the study area.
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that additional comparison retail floorspace should be concentrated in the City
Centre. The Retail Study also stated that if Portsmouth was able to increase market share to
30% (from 26.3%), through a major new retail development for instance, the 2031 floorspace
requirement would increase from 63,548m2 to 77,000m2. 19
The Study concluded that there is no additional need over the short term for convenience
retail in Portsmouth given recent developments and planning permissions.
Table 2: Comparison Goods Floorspace Requirements Sq m (net sales)
Centre
Portsmouth
City Centre
City Centre inc.
Gunwharf Quays
Southsea TC
Cosham DC
Albert Rd & Elm
Grove DC
North End DC
Fratton DC

2014
13,883
14,584
14,097

2019
17,187
12,152
16,111

2021
21,935
13,972
18,695

2026
39,459
22,185
28,058

2031
63,548
31,819
40,595

2,251
0
0

2,837
115
100

3,466
263
170

5,806
811
426

7,801
1,573
774

0
0

273
151

364
351

702
1,097

1,165
2,140

Note: The total floorspace for the Portsmouth is not equal to sum of the total for the Portsmouth
centres as it takes into account out-of-centre-floorspace.

It is noted that the study advises that the forecasting figures are subject to uncertainty due to
use of the survey sample data as the basis for forecasting turnover and market share, as
well as any affects from wider changes in retail provision outside of planning authority
control. As with all forecasting, uncertainty increases over the study period.
Retail Forecasting Update
The assessed need for retail and other main town centres will be updated, in phased
forecasts, as part of the further work on the development capacity of the city centre for the
City Centre Masterplan and Implementation Plan.
In the meantime, it is acknowledged that since the data for the 2015 Study was collected
there have been wider changes across retail and leisure sectors, consumer trends and in the
overall state of the economy which would affect the forecasted floorspace needs. It is also
now considered to be unlikely that the regeneration of the north of Portsmouth City Centre
would entail a retail-led scheme in as per previously permitted schemes.
Proposed approach: Updating Town Centre Needs Forecasting
The commissioned Portsmouth City Centre Masterplan will include evidence on the
appropriate deliverable quantities and types of development, and will help to identify specific
sites to meet the forecast needs. This will be developed over 2019. Sites to meet identified
floorspace needs will be allocated in accordance with the sequential test approach, as
outlined in Chapter 2.2.2.

19 Portsmouth Retail Study 2015 Volume 1 and Volume 2. Prepared for Portsmouth City Council by DPDS Ltd,
p52.

Portsmouth Retail and Town Centres I Background Paper I Feb 2019
Page 17 of 93

The review of evidence for the need for new main town centre uses in Portsmouth, as part of
the City Centre Masterplan, will take account of a range of data including the following:
•
•
•
•
•
•
•

2.2

Any completed or permitted losses and gains in commercial planning permissions.
Impact of increased student accommodation in the city centre (completions and
permissions since 2015).
Impact of other residential schemes anticipated to be proposed for in the city centre.
Progress on major strategic projects.
Latest population and economic forecasts.
Latest available information on commercial and town centre trends.
Portsmouth City Council's annual monitoring information on retail centres.

Where should new retail and town centre development be located?

National policy guidance requires local authorities to define a network and hierarchy of
centres and to promote their long term viability and vitality. These centres will be the focus of
retail and other 'main town centre uses' (as defined by the NPPF) in Portsmouth including
leisure facilities, bars and restaurants, offices and tourism development. The proposed
Portsmouth Centre Hierarchy is detailed in Chapter 2.2.1.
This 'town centre first' approach in national planning policy is implemented by a two-stage
process for assessing main town centre use proposals that fall outside of Portsmouth's
defined centres.
1. Stage 1: Sequential Test - requires scheme proponents to prove they have
prioritised the use of suitable available, or up-coming, development locations within
defined urban centres.
2. Stage 2: Impact Assessment - requires scheme proponents to determine whether
the proposal would result in a significant adverse effect on an existing centre(s) (only
applies to retail and leisure development above a defined size threshold).
National planning policy guidance advises that where a planning application fails to satisfy
the sequential test, or is found to be likely to have a significant adverse impact, it should be
refused. 20 These tests are considered in more detail for Portsmouth in Chapters 2.2.2 and
2.2.3.
2.2.1

Hierarchy of Centres

Since the Portsmouth Local Plan Core Strategy was adopted in 2012 there has been little
significant change in the physical extent or function of the larger centres that would warrant
major revisions the existing structure and few comments received on the matter in the Issues
and Options consultation. However, updates and changes are proposed to the network of
smaller Local Centres in order to rationalise their distribution across Portsmouth and to
ensure that the hierarchy reflects their present status. The changes are explained in further
detail in Chapter 3.4: Local Centres.

20

MHCLG (July 2018) National Planning Policy Framework, para 90.
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The evidence to date indicates that the structure set out in Figure 2 would be a suitable retail
centre hierarchy for the city.

Figure 2: Proposed Portsmouth Town Centre Hierarchy

Portsmouth City
Centre
(Regional Centre)

Southsea Town
Centre

Elm Grove &
Albert Road
District Centre

Fratton
District Centre

North End
District Centre

Cosham
District Centre

Local Centres
Allaway
Avenue,
Paulsgrove

Castle Road,
Southsea

Fawcett Road,
Southsea

Havant Road,
Drayton

Kingston
Road,
North End

London Road
North, Hilsea

London Road
South, Hilsea

Portsmouth
Road,
Cosham

Tregaron
Avenue,
Drayton

Port Solent
Boardwalk,
Port Solent

Winter Road,
Southsea

2.2.2

Copnor Road Copnor Road Eastney Road,
North, Copnor South, Copnor
Eastney

Leith Avenue,
Paulsgrove

Grosvenor
Street
St James'
Road,
Somertown
Tipner,
Tipner East
(once complete)

Locksway
Road, Milton

Tangier Road,
Baffins

Central
Square,
Lakeside
Business Park

Sequential Test of Main Town Centre Uses

The 'sequential test' requires that development proposals for main town centre uses should
be firstly located in town centres, as per the Portsmouth Town Centre Hierarchy, then, if no
suitable or viable locations are available, an edge-of-centre location, then only if there are
no suitable sites available (or expected to become available within a reasonable period)
should out-of-centre sites be considered.
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If edge-of-centre and out-of-centre sites need to be considered due to lack of availability,
preference should be given to accessible sites that are well connected to the town centre.
The NPPF's 21 defined 'Main Town Centre uses' are outlined in Table 3 with their associated
use class.
Table 3: NPPF Main Town Centre Uses and Use Class
NPPF Defined Main Town Centre Uses
'Use Class' 22
Retail development
A1: Shops
(including warehouse clubs and factory outlet centres);

Leisure, entertainment facilities and the more
intensive sport and recreation uses.
(Including cinemas, restaurants, drive-through
restaurants, bars and pubs, night-clubs, casinos,
health and fitness centres, indoor bowling centres, and
bingo halls);

Offices
Arts, culture and tourism development
(including theatres, museums, galleries and concert
halls, hotels and conference facilities).

D2: Assembly and leisure
A3: Restaurants & Cafes
A4: Drinking Establishments
Sui Generis 'other uses' (e.g. night-clubs,
casinos)

B1a: General Office
D1: Non-residential institutions
D2: Assembly and leisure
C1: Hotels

The NPPG advises that the sequential test should be a thorough assessment of the
suitability, viability and availability of locations for main town centre uses. This helps to
provide clear justifications if less centrally located sites for town centre uses are proposed.
The sequential test would apply to:
•
•

The allocation of sites for main town centres uses (e.g. retail, leisure and
entertainment, offices, cultural and tourism facilities).
Planning applications for town centres uses of more than 280 sq m net
floorspace*.

* The 280 sq m threshold is set out in the existing Core Strategy Policy PCS18; it relates to
the floorspace threshold below which the Sunday trading hours restrictions do not apply. The
intention is to ensure that small corner shops and convenience stores providing for their
immediate local communities across the city are not restricted. Due to the role these shops
play in supporting sustainable communities throughout the city, and the experience of
operating this policy approach since the adoption of the 2012 Core Strategy, it is likely that
this threshold will be retained. See the approach to Local Centres in Chapter 3.4.
Table 4 sets out the NPPF's Sequential Test parameters 23 for retail, employment and other
main town centre uses. These distances shown are a general guide; to determine whether a
site falls within the definition of ‘edge of centre’ account should also be taken of the local
circumstances for each of the Portsmouth Centres. Proposals for retail development will
need to take account of the Primary Shopping Area (PSA) where this is not the same as the
Town Centre boundary.

21

MHCLG (2018) National Planning Policy Framework, Annex 2: Glossary
The Town and Country Planning (Use Classes) Order 1987 (as amended)
23 The parameters for each use are set out in the NPPF's (July 2018) glossary definition of 'Edge of Centre'
22
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Table 4: Sequential Test Locations for Main Town Centre Uses According to the NPPF

Use

Retail

In Centre
Proposed City
Centre Primary
Shopping Area*
(PSA) – defined
area where retail
development is
concentrated

Offices

Town centre
boundary

Other Town Centre
Uses

Town centre
boundary

Edge of Centre

Out of Centre

Locations well
connected and up to
300m of the PSA

Locations within
300m of a town
centre boundary
and locations within
500m of a public
transport
interchange
Locations within
300m of a town
centre boundary

Locations not in or
on the edge of a
centre

To apply the sequential test to retail proposals, the new Local Plan will need to define the
geographical extent of the Primary Shopping Area (PSA) for each centre.
The PSA for Portsmouth City Centre will be informed by the forthcoming masterplanning
work for the city centre. The PSAs for the other Portsmouth Centres in the hierarchy is likely
to continue to be their town centre boundary.
2.2.3

Impact Assessments

In-line with national policy 24, Portsmouth City Council will require an Impact Assessment for
proposed retail and leisure development only (not all main town centre uses) located outside
of town centres above the locally set, or national default, maximum size threshold.
The purpose of the Impact Assessment or 'Impact Test' is to ensure that the impact over
time 25 of edge of centre and out of centre and proposals on existing town centres is not
significantly adverse. The impacts are to be considered proportionally to the size and scale
of the proposal, in terms of:
●
●
●

Viability and vitality of the centre.
Local consumer choice and trade in the centre and wider area.
Existing, committed and planned public and private investment in a centre or centres
in the catchment area of the proposal.

National guidance advises that only directly competing uses should be assessed (e.g. an
out-of-centre DIY store would not directly compete with high street retail). The NPPG gives

24

MHCLG (July 2018) National Planning Policy Framework, para.89.
Up to 5 years or 10 for major schemes according to the 2014 NPPG on Ensuring the vitality of retail centre
(updated 06 March 14, para. 013) - this guidance is due to updated in due course.
25
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further detail on the steps to be taken and specific issues to consider in undertaking an
impact assessment. 26
For Portsmouth, assessments may include the impact of any out-of-centre or edge-of-centre
proposals for retail and leisure development (over the defined threshold) on the anticipated
regeneration of Portsmouth City Centre. In this case an impact assessment would take into
account following:
●
●

the policy status of the city centre redevelopment and the progress made towards
securing its investment; and
the extent to which the proposed application is likely to undermine planned
developments or investments based on the effects on current/ forecast turnovers,
operator demand and investor confidence.

The scope of an Impact Assessment for a proposed development should be discussed with
the city council at an early stage.
Setting an Impact Test Threshold
The NPPF offers a default size threshold below which retail and leisure development would
not be subject to an Impact Assessment. Developments of over 2,500 sq m gross
floorspace (or gross external area) would trigger the need for an Impact Assessment.
However, Local Authorities can choose to set their own locally appropriate threshold; in this
event, the NPPG advises that the following should be taken into account:
●
●
●
●
●
●

scale of proposals relative to town centres
the existing viability and vitality of town centres
cumulative effects of recent developments
whether local town centres are vulnerable
likely effects of development on any town centre strategy; and
impact on any other planned investment.

Proposed Approach: Portsmouth's Impact Test Threshold
The City Council has used the default national threshold of over 2,500 sq m gross
floorspace (or gross external area) for retail and leisure impact assessment tests since its
introduction in the 2012 NPPF.
The Council's approach to this matter will be partly informed by the review of evidence for
retail needs for the City Centre Masterplan. The review will be undertaken in-line with
national policy requirements, including whether the national default impact assessment
threshold is still appropriate for Portsmouth.

26 National Planning Policy Guidance: Ensuring the viability of town centres (updated 06 March 14) Para. 017 Ref
ID: 2b-017-20140306
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3.

Draft Portsmouth Town Centres' Strategy

How should the City Council plan for its Town Centres?
According to the revised NPPF, local planning authorities should plan positively to support
town centres, allowing them to grow and diversify in a way that can respond to rapid
changes in the retail and leisure industries, allows a suitable mix of uses (including housing)
and reflects their distinctive characters. 27
National Planning Policy Guidance 28 on ensuring the vitality of town centres recommends
that a town centre strategy should be based on the evidence of the current state of town
centres (over a 3 to 5 year period) to produce the following:
•
•
•
•
•

The appropriate and realistic role, function and hierarchy of town centres for the
plan period
The vision for the future of each town centre
The appropriate mix of uses to enhance overall vitality and viability
The complimentary strategies necessary or appropriate to enhance the town
centre and the deliver the vision
How parking provision can be enhanced, with proportionate charges and
enforcement, to encourage town centre vitality

It is advised that where centres are found to be in decline, strategies should seeks to
manage decline positively to encourage economic activity and achieve an appropriate mix of
uses commensurate with a realistic future for that town centre.
National guidance also notes that not all successful town centre regeneration projects have
been retail-led or involved significant new development; improvements to the public realm,
transport (including parking) and accessibility as well as other measures promoted through
partnership can also play important roles.
Portsmouth Local Plan Town Centre's Strategy
An analysis of Portsmouth's centres was undertaken to develop a revised approach for the
new Local Plan, primarily based on annual survey data of town centre uses, footfall data and
consultations responses. This section presents a summary of the analysis findings with
proposed strategic approaches for each of the centres. It should be noted that the surveys of
centre uses are undertaken annually and are therefore a 'snapshot' of the uses in the centre
at that time; while the data can be used as an indication of predominant uses, patterns of
occupation and the health of the centre, the figures are approximate and are not
continuously updated by the City Council.
The development of centre strategies, for inclusion in the new Local Plan, would set out the
overall principles for development. More detailed schemes for the centres may be taken

27
28

MHCLG (July 2018) National Planning Policy Framework, para. 85(a).
HCLG (March 2014) National Planning Policy Guidance - Ensuring the vitality of town centres, para. 003.
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forward by other planning documents, such as Supplementary Planning Documents (SPDs),
development briefs or Area Action Plans (AAPs).
Following revisions to national planning policy in July 2018, town centres are no longer
required to have defined primary and secondary retail frontages, but are still expected to
define 'primary retail areas' to identify where retail development is (or is expected to be)
concentrated. The appropriateness of such boundaries has been considered within the
centre analysis for each individual centre.
At present, it is envisaged that Portsmouth City Centre and Southsea Town Centre will
continue to have a retail / commercial focus but with a broad mix of uses to support the life of
the centres. The district and local centres will be supported by a mix of 'town centre uses'
with an emphasis on meeting the day-to-day needs of their local communities.
The health of Portsmouth's centres will continue to be monitored annually. The policy
approach will be reviewed every five years as part of the periodic review of the Local Plan.
Annual monitoring will indicate whether early review of the town centre policies is necessary.
The proposed monitoring schedule for Local Plan's strategy for town centres is set out in
Chapter 5.
Summaries of the latest surveys of the occupied uses in Portsmouth's centres is set out in
Appendix A (recorded as of April 2018).
See Appendix 2 for maps showing the distribution of the Portsmouth centres.
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3.1 Portsmouth City Centre
Place in hierarchy: Regional City Centre. Portsmouth City Centre is recognised as a centre
of importance in the sub region for additional housing, retail, employment and 'mixed use'
development'. 29
The identified City Centre area in the Portsmouth Plan Core Strategy (2012) spans a wide
area from the southern end of the M275 through to the historic dockyard, incorporating
significant administrative, commercial and retail areas and public sector landholdings by the
University of Portsmouth, the Royal Navy and Portsmouth City Council. It is split into nine
individual localities (see Figure 3) under Policy PSC4. Presently, the city centre includes the
separate retailing areas of the Commercial Road Shopping Area (1.), Gunwharf Quays (9.)
and existing retail allocation North of Market Way (2.).
Figure 3: Portsmouth City Centre

3.1.1 Commercial Road Shopping Area
The Commercial Road Shopping Area is a traditional pedestrianised 'high street' destination
which includes the Cascades Shopping Centre (established 1989, refurbished in 2007) and
the connecting streets. The north of Commercial Road adjoins an area (incorporating the
former Tricorn centre site) allocated in the adopted Core Strategy for redevelopment, which
did not progress as anticipated due to changes following on from the global economic
recession. As a result the city centre area has not seen significant investment in retail and
other town centre uses for some time. Whilst the area close to the southern end of
29

Partnership for Urban South Hampshire (2016) Spatial Position Statement, Statements: R1, SDL1 & E2
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Commercial Road has seen significant investment in student accommodation (approx. 4,000
bedrooms are expected to be delivered over a five year period to 2022) and some localised
new businesses in response, there is still a notable lack of a leisure and entertainment
facilities, any recognisable Central Business District (CBD) and quality dining options in the
city centre; resulting in little in the form of an evening economy in the Commercial Road
area.
While the City Centre doesn’t currently have a defined Primary Shopping Area (PSA), or
primary or secondary frontages like the other Portsmouth centres, Policy PSC4 sets a clear
focus on Commercial Road as the main shopping street by requiring:
•

A minimum threshold of at least 75% shopping (A1) uses for this locality (as
opposed to other town centres uses as offices, cafes or hot food takeaways); and
An Impact Assessment for proposed retail floorspace larger than 280m2 outside
of Commercial Road but within the city centre area.

•

Centre Analysis
Monitoring of Portsmouth City Centre uses
Figure 3 shows the proportion of shops on Commercial Road since the Policy PCS4 was
adopted in 2012. It is apparent that the proportion of retail use has remained below the
policy aim of 75%. While the overall proportion of shops remained fairly steady throughout
the majority of this period, it has fallen by almost 10% in the last two years - affected by
some large vacant units formerly occupied by major retailers, including the former M&S
(37.21m), Warehouse/Miss Selfridge (33.79m) and BHS (26.98m) units. Vacancies have
continued to rise, reaching a peak of 12.6% in 2018.
Figure 3: City Centre (Commercial Road) Frontage 2011-2018
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However, when considering the 3-year average of occupancy rates (Table 5 - Appendix 1),
the A1 occupancy rate is 61.9% and the vacancy rate is 10.6%; just below the national
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average for high street vacancies of 11.56% 30. Financial or professional services (A2 uses)
have the next highest share of the Commercial Road frontage at 9.1%, followed by café/
restaurants at just under 5%.
Figure 4 displays the distribution of uses across the Commercial Road area in April 2018 31.
Cafes and restaurants or professional services tend to be located at either the southern or
northern end of the area, with the central area predominately in retail use. There are
numerous vacancies in the Cascades Shopping Centre as well as a notable increase in
vacant units towards the northern end of Commercial Road. The units in the northern tip of
Commercial Road (north of Charlotte Street) are due to be included in the City Centre North
strategic regeneration area; at the time of the 2018 survey this area was over 20% vacant.
Figure 4: Uses in Commercial Road as of April 2018

30

Local Data Company (2018)
Please note that the gym/ nightclub on Stanhope Road has been incorrectly recorded as D1 use, it is a D2 use. However, the
survey percentages reported in this document are correct (as of the time of the survey).
31
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Footfall
'Footfall', the number of visitors to a centre, is
Table 6: City Centre Commercial Road
considered to be a key indicator of the vitality / level
Annual Footfall (April to March)
of attractiveness of a centre. The footfall is in the
2015/16
2016/17
2017/18
city centre is counted in the central part of the
10,999,292
10,919,138
10,128,304
centre by 121 - 135 Commercial Road (Primark).
The footfall in Commercial Road has declined since 2015 (see Table 6 and Figure 5), which
could be linked to the general rise in vacant frontage. As footfall in the summer months isn't
notably affected by the absence of Portsmouth University students, it could be presumed
Commercial Road's trade is more consistently supported by its local residents.
Figure 5: City Centre Footfall 2015 - 2018 Weekly Comparison (in thousands)
350

300

250

200

150

100

50

2015

2016

2017

2018

Issues and Options consultation responses
The Issues and Options consultation contained a number of questions relating to Portsmouth
City Centre and a detailed range of suggestions for the future of the centre were received 32;
encompassing the preferred uses, public realm needs, ideas to stimulate retail and
employment uses, strengthened identity for distinct parts of the city centre and improved
legibility of the connections between them. Overall, there was more support for relaxing
existing controls to allow greater diversity in the mix of uses for the possibility of more
cultural, dining and leisure uses, as part of creating an evening economy. There were mixed
views on locating additional retail floorspace in the city centre; while some felt it is the most
32 Full responses and a summary of the responses to the Issues and Options consultation (Nov 2017) are
available from: https://www.portsmouth.gov.uk/ext/development-and-planning/planning/the-local-plan
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sustainable location others question whether additional retail floorspace would be
commercially successful there, or if any new retail floorspace in the city is necessary given
national decline; overall it was thought the emphasis should be on mixed uses. As the city
centre is in Portsmouth’s poorest ward (Charles Dickens), regeneration should consider the
needs of the local community to reduce social exclusion and the risk of community tensions.
All City Centre landowners were in support of the regeneration of the city centre, and called
for a refreshed Masterplan that will include a clear approach to their individual sites and the
interrelationship with other parts of the city centre.
Future of Commercial Road: Analysis Conclusions
National Planning Policy Guidance states that where town centres are in decline, strategies
should seek 'to manage decline positively to encourage economic activity and achieve an
appropriate mix of uses commensurate with a realistic future for that town centre'. Arguably
a strategy for addressing a declining centre is an appropriate approach for Portsmouth City
Centre, given the rising vacancy rates and declining footfall in recent years.
The results of the centre analysis could present a case for a more immediate policy change,
in order to support the centre's viability and vitality prior to the adoption of the new
Portsmouth Local Plan to enable the Council to respond to market signals.
The Council should strive to enhance the viability and vitality of Commercial Road as a key
priority. A more flexible policy approach may help improve the health and resilience of the
centre. This would allow the potential for a broader range of uses that promote daytime and
evening footfall and activity, such as more food and drink options, leisure facilities,
employment space, community support facilities and residential uses. However, given the
area's continued status as a sub-regional level retail centre, a policy presumption in favour of
retail uses in the traditional high street shopping area of Commercial Road level would still
be appropriate.
An improved public realm would help to increase dwell time in the city centre and create a
more appealing environment to attract new businesses and a wider population catchment.
The development of a unique 'selling point' for the city centre would help develop or
strengthen its identity within the sub-region; possibly linked to the city's cultural heritage.
Improved links to Gunwharf Quays, and/or any niche offer to be developed as part of the
overall centre strategy, including links to development in City Centre North, could help drive
footfall to Commercial Road.
Development in the city centre should seek to make the most of its proximity to the
University of Portsmouth and significant student accommodation in terms of supporting (e.g.
employment space for graduate employers/ start-up businesses) and/ or complimentary
uses (e.g. more food and drink options).
A vision for the regeneration of the city centre will be informed by the development of a new
masterplan for the city centre. Overall the strategy for Commercial Road should seek to
enable the area to become a vibrant and successful city centre that provides for local
residents, students, employees and visitors. A place where people will want to shop, live,
work, eat and drink.
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A new Masterplan for Portsmouth City Centre
The City Council has commissioned a new masterplan and implementation strategy to
refresh and replace the 2013 City Centre Masterplan 33.
'City Centre North' at the northern end of Commercial Road is proposed for significant
growth and regeneration. It is anticipated that this area will meet a substantial proportion of
Portsmouth's residential, employment, leisure and retail needs over the plan period.
The city centre masterplan and implementation strategy will include a review of the
floorspace needs and projected requirements for retail, residential, leisure, dining and other
main town centre uses for the next 10 years. This analysis will be complemented by a
Masterplan for the wider city centre area to include the vision and the potential development
opportunities (including their uses) for each locality, supported by market and viability testing
of the strategy and development options.
This work will help inform the Local Plan's retail and town centres strategy, including whether
the city centre can accommodate the scale of assessed need for main town centre uses and
the potential timeframes for delivery. The quantity and location of town centre uses will be
considered against the need for significant new residential development to help meet the
city's housing needs.
The Portsmouth City Centre Strategy will also be informed by evidence on:
•
•
•
•
•

A new Economic Development Strategy for Portsmouth.
Potential for new economic or housing development through the Council's
Housing and Economic Land Availability Assessment (HELAA).
Potential for increasing the green infrastructure provision and linking to the wider
Portsmouth network.
Sustainable transport strategy and relative need for parking provision and
proportionate charging.
Portsmouth Culture and Tourism Strategies.

3.1.2 Guildhall Walk
The existing City Centre Policy PCS4 places a 50% restriction (of the total frontage in
metres) on drinking establishments (A4), hot food takeaways (A5) and nightclubs (sui
generis uses) on the Guildhall Walk and immediate surrounds in this locality in order to
protect local residential amenity.
Monitoring of uses in the Guildhall Walk area indicate that this threshold has been exceeded,
suggesting the current approach may have been superseded by wider changes in the area.
The student population in the locality has significantly increased since the existing Local
Plan was adopted and there are few general residential uses in the wider Guildhall area. The
high proportion of student accommodation in, and in close proximity, to Guildhall Walk could
present potential opportunities for complimentary or supporting uses. The responses
received from the Issues and Options consultation indicate that there is a desire to develop

33

PCC (January 2013) City Centre Masterplan Supplementary Planning Document
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the city's cultural offer, as well as the night-time economy, potentially focusing on the
Guildhall area.
Future of Guildhall Walk: Analysis Conclusions
A city centre location is an appropriate location for a night-time economy and Guildhall Walk
is a well-established location for such uses. Separate measures can be undertaken to
manage anti-social behaviour.
It is likely that the threshold existing policy approach will be replaced with a criteria based
approach for determining proposals in the city centre, to be in-line with the masterplanning
work being undertaken on the wider city centre area.
The Guildhall, Guildhall Walk, the New Theatre Royal and the associated entertainment and
social uses are an important part of the city's cultural offer, which has the potential to deliver
significant regeneration benefits. The new Portsmouth Local Plan will need to ensure that
this potential is harnessed for the benefit of the city.
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3.1 Southsea Town Centre
Place in the hierarchy: Town Centre; identified as a medium town centre in the sub
region 34.
Figure 6: Southsea Town Centre

Southsea Town Centre (shown in Figure 6) is focused around Palmerston Road and
Marmion Road and includes a Waitrose store and car park. It is a mix of national high street
chains and independent shops. There are two major department stores (Debenhams and
John Lewis) though the closure of the John Lewis has now been announced. The secondary
frontage, covering Osbourne Road, Clarence Road and the southern part of Palmerstone
Road, is a popular evening destination with a range of cafes, restaurants and bars. The
pedestrianised precinct on Palmerstone Road hosts a number of markets throughout the
year, including the annual Southsea Food Festival held every July. The centre's location
opposite Southsea Common and seafront adds a unique point of appeal, especially during
summer seafront events. Southsea TC is surrounded by, and lies partly within, the Owen's
Southsea Conservation Area, characterised by the 'villa suburb' style, and adjoins the

34

PUSH Spatial Position Statement (2016) Position Statement R1: Retailing And Town Centres
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Stanley Street Conservation Area of mid-19th Century terraces off Palmerstone Road
(north).
Since the AAP for the Centre was adopted in 2007 there have been some urban realm
improvements to the pedestrianised area, including improved signage, but no significant
change or redevelopment of the APP's identified opportunity sites.

Centre Analysis
Monitoring of centre uses
The Southsea Area Action Plan (2007) Policy STC3 requires that at least 75% of primary
frontage in Southsea Town Centre is in retailing (A1) use. Figure 7 shows that retail
occupancy in the centre has remained high during the plan period, never falling below the
policy threshold. Unlike the other centres, the threshold here was set 10% lower than the
base level (a 2005 survey result of 85%) in order to allow some flexibility in changes of use.
Vacancy rates have generally fluctuated during this time but rose sharply from 0.7% in 2016
to more than 3% in 2017 and 2018. The average (2016-18) vacancy rate across the whole
centre was 5.2% (see Table 8, Appendix 1) which is well below the vacancy national
average for medium centres of 10.7% 35. The main use in the secondary frontage is also
retail (24.2%) followed by residential (19.9%), café/ restaurants (16.6%) and professional
services (13.0%) (3-year average figures - see Table 7, Appendix 1). There is a restriction
on drinking establishments and hot food takeaways in the secondary frontage of no more
than 8% of the total area to protect residential amenity; this restriction has been exceeded in
recent years resulting in a 3-year average of 9.3%. Compliance with the policy thresholds
can be affected by a number of factors, including existing (non A4/A5) businesses closing,
permitted changes of use and the proportion of vacant units at the time of the survey. The
three-year average for vacant units in the secondary frontage is 7.1%.
Figure 7: Southsea Town Centre Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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Vacancy Rate

Figure 8 shows the distribution of uses across Southsea Town Centre in 2018. The
concentration of retail within the primary frontage boundary is evident. The secondary frontage
displays a much broader distribution of uses with some clear clusters, including drinking
establishments on Palmerstone Road south and the cafes/ restaurant area on Osborne Road.
There is also cluster of vacant buildings and a vacant plot adjacent to the Queens Hotel on
Osborne Road where planning permission for mixed uses (retail/ health centre/ residential)
has not been implemented. Throughout the secondary area there are a number of residential
properties at the ground floor level, particularly at the peripheral edges of the frontage.
Figure 8: Uses in Southsea Town Centre as of April 2018

Footfall
Table 9: Southsea - Palmerston Road Footfall
Southsea Town Centre footfall is counted at
2015/16
2016/17
2017/18
the northern end of Palmerstone Road. As
5,194,369
5,003,437
4,783,530
seen in the city centre, the total footfall in
Southsea Town Centre has steadily reduced
since 2015/16 but there are some noticeably summertime peaks in 2016 and 2017 likely to
be related to high street events or increased visitors to the seafront (see Table 9 and Figure
9).
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Figure 9: Southsea Footfall Weekly Comparison 2015/16-2017/18 (in thousands)
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Issues and Options (August 2017) Consultation Responses
Unlike most of the Portsmouth retail centres, Southsea TC was not proposed as one of the
six 'Opportunity Areas' for significant new development potential (residential, employment &
retail) in the Issues and Options consultation paper. While there may be some small scale
redevelopment opportunities arising during the plan period, there is considered to be limited
scope for significant new development, partly due to the recognised heritage value of the
centre. Consultation responses supported the continuation of the retail focus for the centre
(particularly for independent businesses), highlighted the need for a mix of uses and
amenities to avoid becoming a café/ restaurant only area as well as more car parking
provision. It was questioned whether the Centre could continue to support two department
stores.
Impact of New Retail Development in the City Centre
The 2015 Retail Study indicated that a major retail development in the city centre could have
a 'significant' impact on Southsea Town Centre's comparison good turnover, of a decline of
16-19% 36. However, it was considered that strength of centre's 'convenience goods' turnover
(the food offer, which is likely to have a greater contribution to footfall), its restaurants and
the location by the seaside would lessen the potential impact and protect the centre in the
longer term. While adverse impacts are possible from the relocation of one or both of
Southsea's department stores (Debenhams and John Lewis) the study considered that the
centre's anchor store is more likely to be Waitrose.
Future of Southsea Town Centre: Analysis Conclusions
Southsea Town Centre is popular in the local area; its markets and events and proximity to
common and seafront add interest to its traditional high street layout. While there is a fairly
low vacancy rate in the primary frontage and a high proportion of shops, supported by a
36
Portsmouth Retail Study 2015 Volume 1 and Volume 2. Prepared for Portsmouth City Council by DPDS Ltd,
p57.
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reasonably broad mix of town centre uses in the secondary frontage, it is clear that
vacancies in the centre are increasing and footfall is gradually declining, albeit at a slower
rate than the other Portsmouth centres. Given the relative flexibility of uses allowed in the
secondary frontage, vacancy rates could be due to wider conditions such as national decline
in retail, local competition or business rates in the centre.
Planning policy for the centre should seek to retain and enhance the centre's existing appeal
and continue to protect local amenity while allowing adaptation to changing economic
conditions and consumer trends. New sub areas for the centre could be developed based on
the existing character areas and identified clusters of uses in the centre. While making minor
revisions to the centre boundary (to include / exclude peripheral commercial or residential
units) would more accurately reflect the current extent of the centre. Any new town centre
development should enhance the appeal of the centre, encourage longer visits and will be
in-keeping the character of the wider Conservation Area setting.
Vision: to ensure that Southsea Town Centre continues to serve the local community and
attract visitors with its vibrant mix of independent traders, high street stores and quality food
offer. The centre should be well connected to other parts of the city and as part of the wider
network of tourism attractions in Portsmouth.
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3.3 District Centres
The four District Centres in the Portsmouth retail hierarchy are:
●
●
●
●

Cosham
North End
Fratton
Albert Road and Elm Grove

Core Strategy Policy PCS8: District Centres, sets out the types of uses broadly considered
acceptable in the centres. To summarise these are: retail (A1 uses) and other commercial
uses (A2, A3, A4 & A5) and leisure and social/ community uses (D2) subject to the individual
centre criteria. Employment and residential uses are encouraged at the upper floors in the
primary frontage areas and may be acceptable at the ground floor level in secondary
frontage areas.
The overall boundaries of Portsmouth's District Centres, with the exception of Albert Road &
Elm Grove, are long established. The primary frontage areas were added for the Portsmouth
Plan Core Strategy (2012) in response to declining trade; as the centres tend to have an
extended, linear form, the primary frontages were implemented to ensure a concentration of
shops to protect the viability and vitality of the centres while potentially allowing the more
peripheral units to change to other uses according to the market. The primary frontages
were drawn around the areas featuring higher concentrations of shops (according to the City
Council's annual surveys of the centre uses) and by taking into account physical breaks or
barriers such as major road junctions.
All District Centres have a set minimum retail (A1 Use Class) thresholds for the primary area
(varying between 50% to 65% of the frontage in metres) under Policy PCS8, broadly based
on a 'maintain' approach from the retail occupancy levels in the 2010/11 surveys prior to the
adoption of the Core Strategy.
Retail Trends Forecasting
Forecasting by the Retail Study (2015) up to 2031 suggests that small and medium sized
centres are likely to struggle due to competition with larger centres and rationalisation of
stores by national chain retailers. However, the study notes that centres which include
independent retailers, which meet the needs of the local community, are more likely to be
resilient to the impacts of new retail development elsewhere.
It has been estimated that a major new retail development in Portsmouth City Centre would
be a quantitative impact of between 5-10% decline on trade in district centres. However, this
forecast doesn't distinguish between the types of comparison good on offer; in reality the
district centres operate independently and are unlikely to be in direct competition with the
city centre 37.
In terms of regeneration, the Retail Study acknowledges that it can be difficult for a local
authority to instigate the re-invigoration of district centres, which is often subject to the local
37
Portsmouth Retail Study 2015 Volume 1 and Volume 2. Prepared for Portsmouth City Council by DPDS Ltd,
p58.
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character of the area via independent investment and enterprise. Whilst environmental
improvements in the public realm can assist with regeneration, it is considered that this isn't
sufficient to 'lift' a centre unless the economic foundations for regeneration are present. The
Study also states that the future of district centres is 'unlikely to lie in trying to preserve their
historic roles and functions'. 38
The individual District Centre are considered in the following sections.

38 Portsmouth Retail Study 2015 Volume 1 and Volume 2. Prepared for Portsmouth City Council by DPDS Ltd,
p14.
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3.3.1

Cosham District Centre

Cosham is part-pedestrianised centre spread over two parallel main roads and connecting
side streets in the north of the city (Figure 10). The primary area is a traditional style high
street characterised by national chain stores with some independent traders with a
pedestrianised area north of Wayte Street/ Albert Road junctions. The secondary area,
covering Northern Road and an area south of the railway line, includes of a number of large
development plots, largely offices and community services, as well as few small scale
commercial uses. Cosham serves the surrounding population as the only district centre on
the Portsmouth mainland. It is also the nearest centre to Lakeside Business Park; a shuttle
bus runs between Lakeside and Cosham Train Station at peak times for employees. In
recent years a number of high rise residential developments have been developed at the
southern end of the centre near the Train Station.
Figure 10: Cosham District Centre
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The Portsmouth Local Plan Issues and Options (2017) consultation identified the land in the
secondary retail frontage on Northern Road (A397) (north of the railway line) plus an area
north of Southampton Road, as an 'Opportunity Area' for its significant new development
potential. There is currently considered to be a number of potential development sites that
could become available over the longer term, some of which are on land owned by the
Council or other public sector bodies.

Centre Analysis:
Monitoring of centre uses
Portsmouth Plan Core Strategy Policy PCS8 requires that at least 55% of the primary
frontage is in retail (A1) use. Figure 11 shows that retail occupancy in the centre has been
fairly consistent for most of the plan period with occupancy only just under the threshold
(between 52-55%) from 2011 to 2018, only dipping below 50% in 2017 (49.8%), resulting in
a 3 year average of 52.6%. The proportion of vacant units has generally risen during the
plan period but remains relatively low, resulting in a 3-year average of 5.9%. Other main
uses in the primary frontage over the last three years include professional services (11.4%)
and dining (6.3%) - see Table 10 (Appendix 1) for further details.
Figure 11: Cosham District Centre Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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Figure 12 shows the distribution of uses in the centre in 2018. While retail uses are spread
throughout the length of the primary frontage, their concentration increases northward along
the high street, particularly north of Vectis Way. The only ground floor residential uses are
found in the south of the frontage. Otherwise the distributions of other uses in the primary
frontage are fairly mixed.
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Figure 12: Uses in Cosham District Centre as of April 2018

Footfall
The footfall in Cosham District Centre is counted at the northern end of the centre near
Crown Bingo. Unlike Portsmouth's higher level
Table 11: Cosham High Street total
centres, Portsmouth City Centre and Southsea
footfall
Town Centre, footfall increased during the
2015/16
2016/17
2017/18
2017/18 period. This suggests that Cosham may
3,966,375
3,868,868
3,920,433
be more successfully serving its local catchment
than the other centres at present, and may be
benefitting from its proximity and transport links to Lakeside Business Park. See Table 11
and Figure 13 for details.
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Figure 13: Cosham Footfall Weekly Comparison 2015/16 - 2017/18 (in thousands)
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Issues and Options Consultation (Jul-Sept 2017)
22 consultation responses were received on the future of Cosham and the potential
Opportunity Area. One suggestion was to extend the Opportunity Area southward to include
land around the railway station and Roebuck House, as well as Lynx House situated beyond
Cosham Park. It was requested that links (including signage) are created between the centre
and QA Hospital and the local communities in Wymering and Paulsgrove. There should be
an emphasis on creating a sustainable, mixed community with affordable housing provision
and a balance between retail, employment and housing. There were also comments on
improving quality in the centre - particular in terms of the public realm, design of new
development and the quality and diversity of the retail offer. Transport issues were also
mentioned in relation to improving cycling and walking routes, parking costs and congestion
due to the railway crossing.
Future of Cosham District Centre: Analysis Conclusions
Cosham District Centre has been a reasonably successful retail centre over the plan period.
The dip in retail occupancy and increase in vacant units recorded in 2017 had recovered to
previous levels at the time of the 2018 survey, and the numbers of visitors to the centre have
continued to rise. The secondary frontage, which overlaps with previously identified
'opportunity area', could offer significant new development to support the centre over the
medium to long term. Development opportunities in the centre are considered in more detail
by the Council's Housing and Economic Land Availability Assessment (HELAA) and may
help to inform further plans for the centre.
A strategy for the centre should consider the need for higher quality development and
greater integration of the centre with the local area, including improved sustainable transport
connections to the railway station and signage to key locations.
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The centre could benefit from a more focused primary retail area at the pedestrianised
northern end of the High Street to better reflect the existing concentrations of retail
occupancy in the centre and potentially enable more of the centre area to be occupied by a
wider range of main town centre uses.
Vision: An appropriate vision for may be to strive for a mix of high street and independent
traders and other town centre uses to support the life of the centre, set within an accessible,
high quality environment. Hosting events on the high street could add character and appeal
to the centre, building on its growing popularity in the local area. The addition of new local
residents and workers would help to stimulate activity.
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3.3.2

Albert Road and Elm Grove District Centre

This long, linear (west-east) centre is divided by Victoria Road South into two parts; Elm
Grove and Albert Road (see Figure 14). The centre offers an eclectic mix of independent
shops, restaurants and cafes as well as local goods and services. Albert Road is a popular
evening destination in the local area with a number of bars and restaurants, particularly in
around the central zone near the Grade II Listed Kings Theatre (1907). The centre has
continued to develop a quirky, alternative character from the combined efforts of the
individual traders. The independent stores and Kings Theatre provide a unique draw for the
centre. The centre currently has three physically separate secondary areas; the southern
parade at the western end of Elm Grove, the central area between Elm Grove and Albert
Road and the eastern end of the centre from St Ronan's Road/ Francis Avenue onward.
The centre includes two schools and is immediately surrounded by significant residential
development.
Figure 14: Albert Road and Elm Grove District Centre

Centre Analysis
Portsmouth Plan Core Strategy Policy PCS8 requires that at least 50% of each section of
primary frontage in the centre remain in retail (A1) use. PCS8 also places further restrictions
on certain uses to protect the local residential amenity: no more than 23% of the total
frontage of the centre will be in use as restaurants (A3), drinking establishments (A4) and
hot food takeaways (A5), and the frontage between Victoria Road South and Waverley
Road/ Lawrence Road in particular should not exceed 35%. Unlike the other longstanding
district centres, the Albert Road and Elm Grove District Centre was introduced by the 2012
Core Strategy. Previously the area was recognised as the Albert Road Specialist
Commercial Area under Policy SJ7 in the Portsmouth City Local Plan (2006); this policy was
generally less restrictive supporting shopping (A1), professional services (A2), office (B1a)
and leisure (D2) uses up to 500 sq m at the ground floor level, although there was still a
restriction on the concentration of A3/A4/A5 uses within a particular section of Albert Road.
Policy PCS8 extended the restrictions on A3/A4/A5 uses to whole centre to avoid simply
shifting potential adverse negative impacts to other parts of the centre.
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Monitoring of centre uses
Figures 15 & 16 show that retail occupancy has generally fallen throughout the centre, in
both the Elm Grove and Albert Road primary frontages, staying below the policy targets.
However, while vacancy rates have fluctuated over the plan period, the proportion of vacant
units has generally reduced in recent years. On average in the last 3 years (2016-18), retail
uses have taken up 43.6% of the Albert Road primary frontage (including a number of
convenience stores and 'top-up' express supermarkets), followed by cafes and restaurants
(13.1%) drinking establishments (7.6%) and 'other uses' (9.1%) including the Kings Theatre
and a number of tattoo parlours. See Table 13 in Appendix 1. Looking at the distribution of
uses in 2018 (see Figure 17), the concentration of these uses is greater in the western half
of the Albert Road Primary Frontage up to the junction of Napier Road / Oxford Road.
Figure 15: Albert Road Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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Figure 16: Elm Grove Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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The Albert Road West/ Highland Road Secondary Frontage displays a similar distribution
and proportion of uses to the Albert Road Primary Area over the three year average, led by
commercial uses (retail (35.1%), cafes and restaurants (18.3%) and drinking establishments
(7.6%)) with a higher proportion of community facilities (D1 uses: 5.3%), a lower presence of
'other uses' (3.7%) but a much higher proportion of vacant frontage (13.6% compared to
3.1% for the Albert Rd primary area and 5.1% for the centre as a whole). The comparatively
high amount of vacant frontage differences indicates that this 'far end' of the centre may lack
the vitality and passing footfall of the rest of the centre. See Table 14 in Appendix 1.
The Elm Grove primary frontage is a more focused centre covering a much smaller area around quarter of the size of the Albert Road equivalent. Again, there is a similar distribution
of uses, led by shops (48.9%) and café/ restaurants (12.4%) with a similarly low vacancy
rate (4.1%) (see Table 15 - Appendix 1). The two Elm Grove secondary areas (the southern
part of the western part of Elm Grove and the eastern end including the Victoria Road South
Junction), generally have a higher proportion of residential uses at the ground floor level
(22.5% and 35.8% respectively) but still offer the services of district centre with around third
of the frontages in commercial uses (A Class Uses) (see Tables 16 & 17 - Appendix 1).
In terms of the policy aims to protect residential amenity, there have been minor fluctuations
in the compliance with policy thresholds over the plan period. The average of the last three
years of survey data indicates that that restaurants (A3), drinking establishments (A4) and
hot food takeaways (A5) formed 24% of the centre uses, just over the policy threshold of
23%. The identified 'stress area' for such uses within the Albert Road primary frontage
remained below the 35% threshold on average at 33.3% (2016-18 data). See Figures 18 &
19 in Appendix 1.
Issues and Options (August 2017) Consultation Responses
There were few comments received specifically on this centre but responses noted its
unique shops and character, which they would like to see retained by resisting chain stores
and tackling high rents. General comments on District Centres noted that long, linear centres
may need to be rationalised to enhance the 'local hub' feel.
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Figure 17: Uses in Albert Road and Elm Grove District Centre as of April 2018
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Future of Albert Road and Elm Grove District Centre: Analysis Conclusions
Albert Road and Elm Grove is a popular centre in the city and is doing reasonably well in
terms of vitality and viability, as evidenced by the low and reducing overall proportion of
vacant units. There are a few long standing vacant units, which may be due to ownership
issues, that are negatively affecting the vitality and character of the centre in some areas.
The key issue for the centre is maintaining and enhancing its appeal while protecting the
amenity of the surrounding residential areas.
The size of the centre is significant with more frontage in metres than any other centre in
Portsmouth, including the city centre, which may be the cause of the higher vacancy rate at
the eastern 'far end' of the centre. The similar mixes of uses found throughout the centre
don't present a clear location for a re-focused core area, or for any significant adjustment of
the primary and secondary frontages. A flexible, criteria-based approach to uses in the
centre would allow it to be responsive to future consumer trends and help to ensure its
longer term viability, though residential amenity will continue to be a consideration. The
uses in the centre will be kept under review for further consideration of the centre boundaries
and frontages.
Vision: The overall vision for the centre could be to continue to maintain and enhance Elm
Grove and Albert Road's unique character and vibrant mix of day time and evening uses
while seeking to protect the amenity of local residents.
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3.3.3

North End District Centre

The North End District Centre is focused on London Road (A2047), one of city's main northsouth transport routes, lined by a range of commercial uses. The centre also extends to the
south-west to include Kingston Crescent's broader mix of uses including offices, medical
facilities and a hotel. The centre traditionally has a strong presence of independent traders
mixed with some national chain stores. The centre currently supports two large
supermarkets: an Aldi and a Lidl.
Figure 20: North End District Centre

Portsmouth Retail and Town Centres I Background Paper I Feb 2019
Page 49 of 93

Centre Analysis:
Monitoring of centre uses
Portsmouth Plan Core Strategy Policy PCS8 requires that at least 65% of the primary
frontage is in retail (A1) use. Figure 21 shows that retail occupancy had been steadily
declining in recent years, reaching a low of 54.2% in 2017 before recovering to 63.9% at the
time of the survey in 2018; bringing the 3-year average to 59.2%. The proportion of vacant
units had followed a similar pattern, peaking at 13% in 2016 but reducing to 3% in 2018.
Other main uses in the primary frontage over the last three years include professional
services (11%), 'other uses' such as tattoo parlours and bookmakers (5.8%), drinking
establishments (5.1%) and cafes/ restaurants (4.5%). See Table 19 in Appendix 1.
Figure 21: North End Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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Figure 22 shows the distribution of uses in the centre in 2018. Retail uses and vacant units
are distributed throughout the primary and secondary areas on London Road but with a
slightly higher proportion of vacancies in the secondary area in the north of the centre. There
is a notable cluster of professional services, such as estate agents and employment
agencies at the start of the secondary area north of Angerstein Road / Stubbington Avenue.
Issues and Options (August 2017) Consultation Responses
The Issues and Option consultation considered that identifying the centre as an Opportunity
Area could help support the existing retail centre and the vitality of the area through an
increased residential population and greater diversity in the types of development in the
area, including further employment uses. However, it was noted that the area falls within an
existing Air Quality Management Zone, there is a lack of local access to green space and
that London Road is particularly unsafe for cyclists. Consultation responses wished to see
the key constraints of the area addressed before any additional development takes place,
including the levels of crime, upgrading of public transport, walking and cycling infrastructure
and improving the environment (including safety issues) for pedestrians.
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Figure 22: Use Class Occupancy in North End District Centre Primary Frontage as of April
2018

Future of North End District Centre: Analysis Conclusions
In terms of town centre indicators, North End has shown signs of recovery within the last few
years, indicating that it may be becoming more successful in meeting the needs of its local
community and building some resilience to wider economic changes. However, the centre's
environment has been identified as in need of improvement; it is dominated by one of
Portsea Island's main north-south routes (A2047), creating a poor environment for
pedestrians and cyclists, poor air quality, noise and little green space. The Kingston
Crescent area contains significant office space (Portsmouth Technopole and The Connect
Centre), of strategic importance to Portsmouth office (B1 use) floorspace provision, which
the Local Plan should strive to retain and protect. A minor amendment could be made to the
centre boundary to exclude the 'rear' of the Kingston Road frontage, along Malthouse Road
and Garfield Road, which is solely in residential use and not on a major route through the
centre
A strategy for the centre should aim to improve environmental quality of the area. While
2018 survey results indicate that North End could continue to be a viable retail-led centre in
the short term, it would benefit from a more flexible approach by allowing a broader range of
main town centre uses to support the life of the centre over the medium to longer term.
Consideration of air quality issues may require a more significant intervention in this centre,
particularly in terms of vehicular traffic; this will be part of the on-going work looking at the air

Portsmouth Retail and Town Centres I Background Paper I Feb 2019
Page 51 of 93

quality issues and options across city. The potential impacts of any new development on the
quality of the environment in the centre would need to be very carefully considered. A
criteria-based approach for determining changes of use would aim to help to ensure that
there is a mix of local facilities and to help avoid any detrimental over-concentrations of
particular uses.
Vision: A vision for North End could be to become a successful commercial and
employment centre and valued meeting place for the local community, set within an
improved environment for all.
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3.3.4

Fratton District Centre

Fratton District Centre is a long linear commercial centre of mostly independent businesses
on Fratton Road, located around a mile from Portsmouth City Centre (see Figure 22). The
primary area focuses around the ASDA Supermarket and The Bridge Shopping Centre,
spreading southward to adjoin Selbourne Terrace/ Goldsmith Avenue (A2030), the railway
line and Fratton Railway Station to the south-east. The Secondary Frontage covers the
northern half of the centre from Garnier Road/ Sandringham Road junction. While the centre
primarily serves local needs there is also a notable range of exotic food stores that have
gradually clustered in the area. Overall, the urban realm and quality of the environment in
the centre are in need of improvement.
Figure 23: Fratton District Centre

Centre Analysis
Portsmouth Plan Core Strategy Policy PCS8 requires that at least 55% of the primary
frontage is in retail (A1) use. Figure 24 shows that retail occupancy in the primary frontage
remained below this threshold, but still occupied over 50% of the frontage between 2011 and
2017, falling to 47% in 2018. However, the proportion of vacant frontage is significantly
higher than other Portsmouth centres, varying between approximately 13% and 18% of the
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primary frontage over the monitoring period, and rising to 21% at the time of the survey in
2018 (three-year average of 17.9%). A high proportion of the primary frontage vacancies are
located in and around The Bridge Centre, which was nearly 35% vacant at the time of the
survey in 2018. There are also a few significantly sized vacant buildings, such as the former
Fratton Cinema, 117-127 Fratton Road (29.9m) and former Spar at 149 Fratton Road 39
(13.5m) which are contributing to the high vacancy rate. There are fairly low proportions of
non-retail uses in the primary frontage, the only notable other uses being residential (6.9%),
hot food takeaways (5.4%), and drinking establishments (5.2%) (three-year averages). In
2018 the proportions of uses in the secondary frontage were similar to the primary frontage
but with higher proportions of residential development (34.9%) and community uses (D1
Class uses: 4.9%). See Table 20 in Appendix 1.
Figure 24: Fratton Primary Frontage Retail (A1 Class) Occupancy 2011-2018
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Looking at whole centre at the time of the 2018 survey 40, the proportion of vacant units is
20.3%, rising from 17% in 2017. Retail units form 41.3% of the centre, followed by residential
at 16%. There are much smaller proportions of other commercial, community, leisure uses
across the centre, particularly when compared with other centres; when combined together
the non-retail uses are roughly equal to the amount of vacant frontage in the centre (22.3%
and 20.3% respectively). There are notably few cafes and restaurants (A3 Class Uses); such
uses only occupied only 1.1% of the whole centre in 2018, and none of these were found in
the secondary frontage where such uses are usually more numerous due to the more
flexible policy approach in these areas . Figure 25 shows the distribution of uses in the
centre at the time of the survey in 2018.
Issues and Options consultation responses (August 2017)
The centre was identified as an 'Area of Opportunity' in the Issues and Options consultation
for new residential, employment and retail uses. Most responses focused on the need for
improvements in the centre, citing the bleak environment, poor air quality, traffic congestion,
parking constraints and over-concentrations of particular commercial uses (e.g. takeaways).
39

Recorded as vacant but the building was being re-fitted at the time of the survey.
The 2016/18 three year average data for the centre as a whole is unavailable but will be collected for future
surveys.
40
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A few comments indicated that the centre isn't suitable for significant further development as
its too physically constrained or that the area doesn't need to be a priority due to its proximity
to Commercial Road. The development of the centre should consider the relationship to key
areas such as the Bridge Centre and Fratton Football Ground and by involving local groups
(e.g. Fratton Big Local).
Figure 25: Use Class Occupancy in Fratton District Centre Primary Frontage as of April 2018

Future of Fratton District Centre: Analysis Conclusions
The analysis of retail occupancy during the plan period to date shows that the proportion of
retail units in the primary frontage has remained reasonably high (over 50%), but with a high
and increasing proportion of vacancies. It is possible that the existing policy approach in the
primary frontage is restricting vacant units that are not presently attractive for retail use from
being occupied or redeveloped to other uses. However, the low proportion of other main
town centre uses in the secondary frontage, where the approach to non-retail uses is less
restrictive, suggests there are wider factors affecting the viability of the centre. The centre is
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perhaps adversely affected by the relative proximity to other centres. The vacant units and
the evening focused activities (such as hot food takeaways and drinking establishments)
also result in little vitality in parts of the centre in the daytime.
The analysis of the monitoring data, together with the consultation responses on the centre
environment, suggests that the centre is in decline. The rising proportion of vacant units may
be having an additional detrimental effect on the quality of the environment in the centre.
National Planning Policy guidance states that where town centres are in decline, strategies
should seek 'to manage decline positively to encourage economic activity and achieve an
appropriate mix of uses commensurate with a realistic future for that town centre'. 41 There is
a clear need for a change in policy to allow the diversification of uses in the centre to help
encourage the reuse or redevelopment of vacant units.
The strategy for the Fratton District Centre should be to bring vitality back to the centre and
to help build the foundations for its economic recovery to a recognisable district level centre.
A criteria-based approach for determining changes of use may help to prevent any overconcentrations of particular uses that could have a further detrimental effect of the area.
Uses with a range of opening times should be encouraged to bring life to the centre during
the day. Similarly to North End, a strategy for the Fratton District Centre should aim to
improve environmental quality of the area in all aspects, particularly air quality and access to
green space.
The centre analysis found little statistical basis for significant changes to the existing centre
frontages; it may therefore be more appropriate to consider a revised primary retail area
based on development opportunities identified in the City Council's HELAA or any new
planning permissions.
Regeneration of the centre could seek to build upon some of its existing features, for
example:
●
●

●
●

The variety of exotic food stores could provide a unique draw to the centre.
Fratton Train Station at the southern end of the centre provides sustainable transport
connections and the potential for increasing residential development with less
parking provision.
Bridge Centre adjoining ASDA is largely vacant, presenting medium to longer term
opportunities for new uses or redevelopment.
Consultation with local groups such as Fratton Big Local to further ascertain the
needs and aspirations for the area.

The results of the centre analysis could present a case for a more flexible approach to
development proposals in order to support the centre's viability and vitality, prior to the
adoption of the new Portsmouth Local Plan.
Vision: To enhance the area into a vibrant, accessible centre with a diverse mix of uses,
and fewer vacant units. The centre could provide an alternative offer to the city centre for

41 MHCLG (revised March 2014) National Planning Policy Guidance: Ensuring the vitality of town centres, para.
003 Reference ID: 2b-003-20140306
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local residents through alternative foodstores and community focused activities with a
greater residential population.
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3.4

Local Centres

Local centres serve their immediate community by providing daily 'top-up' shopping
essentials and local services (such as food stores, hairdressers and takeaways). They help
to reduce the need to travel to larger centres or make additional car journeys. They also
provide an essential community function, providing a focus for neighbourhoods, social
interaction and cohesiveness.
Portsmouth's Local Centres, and their boundaries, are long established and are distributed
across the city. This geographical distribution of Local Centres within the Portsmouth Town
Centre Hierarchy is important for maintaining accessibility to services across the city.
Existing Portsmouth Local Plan Core Strategy (2012) Policy PCS18 sets out the uses that
will help local centres to continue to fulfil their role; retail (up to 500sq m) and other town
centre uses (up to 280sq m on a case by case basis) are supported on the ground floor, with
residential and offices encouraged at the upper levels.
Portsmouth Local Centres vary in size; from small parades of shops (e.g. Allaway Avenue,
Paulsgrove and Locksway Road, Milton) to more significant 'local hub' centres that support a
number of small commercial businesses and community services (e.g. Havant Road in
Drayton; Fawcett Road in Southsea and Kingston Road in North End).
Local Centre Analysis
Monitoring of the occupied uses in the Portsmouth Local Centres is undertaken every two
years.
The 2016 and 2018 surveys of the Local Centre units broadly show that the centres have a
high proportion of retail uses, some supporting uses (including residential) and low vacancy
rates, which indicates that they are generally well utilised by their surrounding
neighbourhoods. 42
The status of each Local Centre has been considered and summarised as follows. For
individual maps see Appendix 2.
Leith Avenue, Paulsgrove
Small parade of local services. Located on the Portsmouth/ Fareham boundary.
Allaway Avenue, Paulsgrove
The main Paulsgrove Local Centre is a medium sized local centre with local services plus a
housing office and medical services.
Port Solent Boardwalk, Port Solent
The Portsmouth Core Strategy (2012) proposed that a new local centre should be added
once the development was complete. The 2018 survey of the Port Solent Broadwalk found
that there was little provision of local community services. The Broadwalk is predominately
cafes and restaurants which support the complex's offer as an out-of-town leisure

42 The results are reported on in more detail in the City Council's Authority Monitoring Report - available from:
https://www.portsmouth.gov.uk/ext/development-and-planning/planning/annual-monitoring-reports
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destination. However it does play an important role in terms of community focus and is the
only option for meeting the local needs of the Port Solent population.
Havant Road, Drayton
A local hub with key services plus cafes, restaurants, charity shops and a range of local
commercial businesses.
Tregaron Avenue, Drayton
Small parade of local services.
Portsmouth Road, Cosham
Small parade of units to serve the immediate neighbourhood. Located to the south of the
Cosham District Centre, less than 115m (aprox.) from the edge of the Cosham District
Centre.
London Road North and London Road South, Hilsea
Two separate medium sized centres of local services and some small commercial
businesses.
Copnor Road North and Copnor Road South, Copnor
Two separate medium sized centres of local services and some small commercial
businesses.
Tipner, Tipner East
Future Local Centre identified in the 2012 Core Strategy to be added to the hierarchy once
development is complete.
Kingston Road North and South, North End
Large centre. A mix of local services, a range of small commercial businesses, community
services (employment centres) and leisure facilities (e.g. Bingo). Kingston Road North
directly adjoins the boundary of the North End secondary frontage. As the Kingston Road
frontage is largely interspersed with commercial units there is little distinction between these
two closely located centres, which together comprise over 600m of designated frontage in
between the North End and Fratton District Centres.
Tangier Road, Baffins
Medium sized centre of local services with a couple of cafes and commercial local
businesses.
Locksway Road, Milton
Small parade of local services
Eastney Road, Eastney
Larger local hub with local services, a few cafes and local businesses.
Grosvenor Street / St James' Road, Somertown
Grosvenor Street was anticipated to become a replacement for the St James' Road centre
as part of the regeneration of Somerstown, however this project was not implemented as
expected. St James' Road remains the Local Centre for Somerstown and is a small parade
of local services.
Winter Road, Southsea
Medium sized local centre with local services and some commercial local businesses.
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Fawcett Road, Southsea
Larger local hub with local services, a few cafes, local commercial businesses and student
accommodation.
Castle Road, Southsea
Medium sized centre with more of a visitor offer that will draw customers beyond the
immediate neighbours. Includes some local services as well as local commercial businesses
and cafes, restaurants and a cluster of furniture resellers and an art studio.
Potential new Portsmouth Local Centres:
Central Square, Lakeside Business Park
An area of small scale units at Lakeside that offer day to day shop and services for the
employees of the park (convenience store, hairdresser, florist and cafes) similar to the
provision found at other local centres in Portsmouth.

Future of Portsmouth Local Centres: Analysis Conclusions
The existing emphasis on Local Centres as providers of day-to-day services should be
retained, while allowing some flexibility in the centre uses. The low proportions of vacancies
in the centres indicate that the present approach is not hindering the vitality and viability of
the Local Centres. In view of the survey results and review of the local centres, the following
could be considered:
●
●
●
●
●

●

Maintaining St James' Road as the Somerstown Local Centre to reflect its current
status.
Adding the new Centre Square at Lakeside Business Park as a Local Centre.
Removing the proposed Port Solent Boardwalk from the Local Centre network due to
the lack of local services.
Removing Portsmouth Road from the Local Centre network given its very close
proximity to the Cosham District Centre services.
Retaining the Kingston Road Local Centres to providing services for the surrounding
neighbourhoods but reducing their extent to enable alternative development
opportunities.
Retaining all other Local Centres within the Portsmouth Centres Hierarchy as per
their existing boundaries.

To help direct development to the most appropriate locations within the centre hierarchy, it is
likely that the 500 sq m threshold for town centre uses in local centres will be retained; 500
sq m is still approximate to the upper limit of the larger ‘anchor’ stores within these centres.
The inclusion of this size restriction is to prevent the introduction of new uses that are of a
scale and type more appropriate to a town centre location higher up the retail hierarchy.
However, if a proposal cannot be accommodated in, or on the edge of, any of the town
centres further up the hierarchy, a local centre would be the next preferred location in
accordance the sequential test principles in national planning policy. Residential (Class C3)
uses will continue to be encouraged in Local Centres but not at the ground floor level.
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4.

Out of Centre Retail

The main out-of-centre sites in Portsmouth include:
Port Solent: 'Quayside Boutique Shopping and Restaurants'. A leisure-led complex including
a cinema and gym with restaurants, cafes and some retail units. The Boardwalk is
designated a Local Centre to support the residential community.
Ocean Retail Park, Burrfields Road: Large retail warehouse style units (including fashion,
home furnishing, DIY stores) supported by some small scale food outlets.
Portsmouth Retail Park, North Harbour, Binnacle Way: Retail-led warehouse style units
due to open in 2018. To also include a gym and private educational services.
The Pompey Centre, Fratton: Focusing on 'big name trade outlets' supported by fast food
outlets, medical facilities, a gym and children's indoor play facility and a hotel.
While the contribution of these centres to the retail and visitor market in Portsmouth is
acknowledged, any further proposals at these out-of-centre sites will need to be assessed inline with the sequential and impact assessment tests detailed in national planning policy and
summarised in Chapter 2.2 of this document.
Proposals for town centre uses of more than 280 sq m at these out-of-centre sites would
only be permitted where it is demonstrated that no suitable centre or edge-of- centre sites
exist (or are expected to become available within a reasonable period). For retail and leisure
developments of more than 2500 sq m 43, proposals would also need to demonstrate that
there would be no significant adverse impacts on existing centres (included upon any
planned investment in centres).
However, Impact Assessments of out-of-centre retail and leisure proposals are only required
to assess the uses that are considered likely to directly compete with the (existing or
expected) offer in the centres in the Portsmouth Centre Hierarchy.

43 Subject to further evidence on whether the nationally set threshold of 2500 sq m remains appropriate for
Portsmouth.

Portsmouth Retail and Town Centres I Background Paper I Feb 2019
Page 61 of 93

5.

Delivery and Monitoring of the Strategy

National planning policy guidance advises that town centre strategies should be regularly reviewed to assess the changing role and function of
different parts of the town centre over time. Account should be taken of relevant market signals and analysed in terms of their impacts on town
centres. Any retail allocations should also be kept under regular review. Monitoring information should be used to inform policies that are
responsive to changes in the market as well as the changing needs of business. 44
The NPPG (2014) recommends the use of following indicators, and their changes over time, for assessing the health of town centres.
Table 21: Health of Town Centres Monitoring
Indicator

Purpose
The amount of space in use for
different uses such as offices;
shopping; leisure, cafes and hotels.

Timescale
Annually (April)

Proportion of vacant street level property

The ratio of vacant ground floor
units to the total number

Annually (April)

Commercial yields on non-domestic property

Demonstrates the confidence of
investors in the long-term
profitability of the centre for retail,
office and other commercial
developments.
Regular surveys to help authorities
in monitoring and evaluating the
effectiveness of town centre
improvements and in setting further
priorities.
Existence and changes in
representation of retailer, including

Long-term

Diversity of uses

Customers’ views and behaviour

Retailer representation and intentions to change
representation
44

Long-term

New/ updated Local Plan evidence
studies.

Long-term

New/ updated Local Plan evidence
studies.

National Planning Policy Guidance: Ensuring the viability of town centres (updated 06 March 14) Para. 004 Ref ID: 2b-004-20140306
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Method of Data Collection
Review of units in town centre by
observation. GIS used to calculate
total floorspace. Reported annually
in the Authority Monitoring Report.
Review by observation. GIS used to
calculate total floorspace. Reported
annually in the Authority Monitoring
Report.
New/ updated Local Plan evidence
studies.

Indicator

Commercial rents

Pedestrian flows

Accessibility

Perception of safety and occurrence of crime

State of town centre environmental quality

Purpose
street markets, and the demand of
retailers wanting to come into the
centre.
Demonstrates the confidence of
investors in the long-term
profitability of the centre for retail,
office and other commercial
developments.
A key indicator of the vitality of
shopping streets, measured by the
numbers and movement of people
on the streets.
Ease and convenience of access by
a variety of travel options, including
– the quality, quantity and type of
car parking; the frequency and
quality of public transport, the
quality of provision for pedestrians,
cyclists and disabled people.
Views and information on safety and
security, and where appropriate,
information for monitoring the
evening and night-time economy.
Includes information on problems
(air pollution, noise, clutter, litter and
graffiti) and positive factors (trees,
landscaping and open spaces).
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Timescale

Method of Data Collection

Long-term

New/updated Local Plan evidence
studies.

Annually for City Centre, Southsea
Town Centre and Cosham

Footfall counts at set locations.
Reported annually in the Authority
Monitoring Report.

Long-term

New/ updated Local Plan evidence
studies.

Long-term

New/ updated Local Plan evidence
studies.

Long-term

New/ updated Local Plan evidence
studies

Appendix 1: Centre Survey Results (as of April 2018)
1.1

Portsmouth City Centre - Commercial Road area
Table 5: Portsmouth City Centre: Commercial Road Area Ground Floor Uses
2018 Survey
Use Class

Frontage (m)

% of Total

Three Year Average (2016-18)
Frontage (m)

% of Total

A1

1538.26

57.7%

1585.01

61.9%

A2

208.15

7.8%

231.70

9.1%

A3

137.5

5.2%

124.27

4.9%

A4

60.18

2.3%

46.10

1.8%

A5

27.11

1.0%

20.92

0.8%

B1a

73.49

2.8%

19.72

0.8%

C1

187.42

7.0%

0.00

0.0%

C3

17.92

0.7%

40.20

1.6%

D1

21.2

0.8%

148.84

5.8%

D2

0

0.0%

14.87

0.6%

SG

60.3

2.3%

56.64

2.2%

Vacant

336.67

12.6%

271.59

10.6%

TOTAL:
Total class A

2668.2

100.0%

2559.85

100.0%

1971.2

73.9%

2008.01

78.4%

224.79

8.4%

191.29

7.5%

Total food and
drink
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Table 7: Southsea Town Centre: Primary Frontage
2018 Survey

Three Year Average (2016-18)

Use Class
Frontage (m)
A1
A2
A3
A4
D1
D2
SG
Vacant
TOTAL:
Total food and drink

607.19
83.60
22.67
10.69
12.42
6.7
6.87
28.43
778.57
10.69

% of Total

78.0%
10.7%
2.9%
1.4%
1.6%
0.9%
0.9%
3.7%
100.0%
1.37%

Frontage (m)

% of Total

613.4
88.2
26.4
10.7
12.4
4.5
6.9

79.4%
11.4%
3.4%
1.4%
1.6%
0.6%
0.9%

12.7

1.6%

785.0

100%

40.2

4.8%

1.2 Southsea Town Centre

Table 9: Southsea Town Centre Total
Table 8: Southsea Town Centre: Secondary Frontage

Three Year Average (2016-18)

2018 Survey

Use Class
Frontage (m)
A1
A2
A3
A4
A5
D1
D2
C1
C3
SG
Vacant
TOTAL:
Total food and drink

896.1
240.2
222.1
100.2
20.9
51.7
16.9
38.0
237.8
33.6
102.5
1960.0
343.1

% of Total

45.7%
12.3%
11.3%
5.1%
1.1%
2.6%
0.9%
1.9%
12.1%
1.7%
5.2%
100.0%
17.5%

Use Class
Frontage (m)
A1
A2
A3
A4
A5
D1
D2
C1
C3
SG
Vacant
TOTAL:
Total food and drink
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Three Year Average (2015-17)

268.735
140.81
205.985
103.28
21.59
36.62
5.68
49.62
237.27
35.99
55.84
1171.09
318.935

% of Total

22.9%
12.0%
17.6%
8.8%
1.8%
3.1%
0.5%
4.2%
20.3%
3.1%
4.8%
100.0%
27.2%

Frontage (m)

% of Total

282.7
152.0
194.1
89.5
19.3

24.2%
13.0%
16.6%
7.7%
1.6%

42.0

3.6%

19.2

1.6%

39.3
12.5
26.7
82.6
1169.2
302.8

3.4%
1.1%
2.3%
7.1%
100.0%
25.9%

1.3

Cosham District Centre
Table 10: Cosham District Centre: Primary Frontage
2018 Survey
Use Class

A1
A2
A3
A4
A5
B1a
C3
D1
D2
SG
Vacant
TOTAL:
Total food and drink

Frontage
(m)

549.71
104.76
70.19
13.97
59.55
48.55
30.41
12.14
47.31
56.55
41.54
1034.68
143.71

% of Total

53.1%
10.1%
6.8%
1.4%
5.8%
4.7%
2.9%
1.2%
4.6%
5.5%
4.0%
100.0%
16.4%
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Three Year Average (2016-18)
Frontage (m)

533.6
115.9
63.7
17.3
54.9
24.7
38.6
18.1
38.8
48.7
59.5
1013.5
135.8

% of Total

52.6%
11.4%
6.3%
1.7%
5.4%
2.4%
3.8%
1.8%
3.8%
4.8%
5.9%
100.0%
13.4%

1.4

Albert Road and Elm Grove District Centre

Table 12: Albert Road and Elm Grove Centre
Total

Table 13: Centre: Albert Road Primary Frontage
2018 Survey

Three Year Average (2016-18)
Use Class

Use Class
Frontage (m)
A1
A2
A3
A4
A5
Mixed A Class
B1a
C1
C3
D1
D2
SG
Vacancies
TOTAL:
Total food and
drink

980.6
103.5
290.4
227.5
93.3
8.0
68.8
30.5
284.2
99.8
46.5
213.2
131.4
2577.7
619.2

% of Total

38.0%
4.0%
11.3%
8.8%
3.6%
0.3%
2.7%
1.2%
11.0%
3.9%
1.8%
8.3%
5.1%
100.0%
24.0%
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A1
A2
A3
A4
A5
Mixed A Class
B1
D1
D2
C3
SG
Vacant
TOTAL:
Total food and
drink

Frontage
(m)

570.1
60.8
196.3
5.0
0.0
158.3
43.3
166.4
17.2
46.8
50.9
0.0
45.5
359.6

% of Total

41.2%
4.4%
14.2%
0.4%
0.0%
11.4%
3.1%
12.0%
1.2%
3.4%
3.7%
0.0%
3.3%
26.0%

Three Year Average
(2016-18)
Frontage (m)

% of Total

590.4
61.5
178.0
102.3
38.8
55.3
40.2
67.0
31.4
25.1
123.4
41.4
1354.8
374.5

43.6%
4.5%
13.1%
7.6%
2.9%
4.1%
3.0%
4.9%
2.3%
1.9%
9.1%
3.1%
100.0%
27.6%

Table 14: Centre: Albert Rd East/ Highland Rd Secondary Frontage
2018 Survey
Use Class

A1
A2
A3
A4
A5
B1
D1
D2
C3
SG
Vacant
TOTAL:
Total food and
drink

Frontage
(m)

99.29
16.3
54.77
34.20
17.92
4.78
22.22
0.00
4.98
12.04
31.03
297.53

% of Total

33.4%
5.5%
18.4%
11.5%
6.0%
1.6%
7.5%
0.0%
1.7%
4.0%
10.4%
100.0%

Three Year Average
(2016-18)
Frontage (m)

% of Total

98.8
14.7
51.6
21.5
11.9
7.3
14.8
2.0
10.0
10.5
38.2
281.4
198.5

35.1%
5.2%
18.3%
7.6%
4.2%
2.6%
5.3%
0.7%
3.5%
3.7%
13.6%
100.0%
70.5%
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Table 15: Centre: Elm Grove Primary Frontage
2018 Survey
Use Class

A1
A2
A3
A4
A5
B1a
C1
C3
D1
D2
SG
Vacancies
TOTAL:
Total class A
Total food and
drink

Frontage
(m)

176.03
12.23
52.83
11.03
15.98
21.95
0.00
43.97
13.41
6.70
27.03
0.00
381.16
49.5
5.6

% of Total

46.18%
3.21%
13.86%
2.89%
4.19%
5.76%
0.00%
11.54%
3.52%
1.76%
7.09%
0.00%
100.00%
34.9%
3.9%

Three Year Average
(2016-18)
Frontage (m)

% of Total

186.4
15.5
47.3
12.9
16.0
3.7
0.00
41.4
15.6
4.5
22.1
15.8
381.2
278.1
76.1

48.9%
4.1%
12.4%
3.4%
4.2%
1.0%
0.00%
10.9%
4.1%
1.2%
5.8%
4.1%
100.0%
73.0%
20.0%

Table 16: Centre: Elm Grove Secondary Frontage (East)
2018 Survey
Use Class

A1
A2
A3
A4
A5
Mixed A Class
B1a
C1
C3
D1
D2
SG
Vacant
TOTAL:
Total Class A
Total food and
drink

Frontage
(m)

57.80
11.25
11.61
28.76
5.50
0.00
9.16
36.52
179.23
12.38
0.00
3.81
46.94
402.96

% of Total

14.34%
2.79%
2.88%
7.14%
1.36%
0.0%
2.27%
9.06%
44.48%
3.07%
0.00%
0.95%
11.65%
100.00%

Table 17: Centre: Elm Grove Secondary Frontage (West)

Three Year Average
(2016-18)
Frontage (m)

% of Total

67.2
11.3
11.7
24.7
3.7
2.0
9.2
30.5
128.0
28.5
0.0
3.8
37.1
357.7
118.5
42.1

18.8%
3.1%
3.3%
6.9%
1.0%
0.6%
2.6%
8.5%
35.8%
8.0%
0.0%
1.1%
10.4%
100.0%
33.1%
11.8%
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2018 Survey
Use Class

A1
A2
A3
A4
A5
B1a
C1
C3
D1
D2
SG
Vacancies
TOTAL:
Total class A
Total food and
drink

Frontage
(m)

43.99
0.00
0.00
5.55
0.00
0.00
44.52
47.82
0.00
0.00
0.00
0.00
141.88

% of Total

31.0%
0.0%
0.0%
3.9%
0.0%
0.00%
31.4%
33.7%
0.00%
0.00%
0.00%
0.00%
100.00%

Three Year Average
(2016-18)
Frontage (m)

% of Total

44.0
3.8
0.0
3.7
0.0
0.0
14.8
31.9
16.8
0.0
26.8
0.0
141.9
51.6
3.7

31.0%
2.7%
0.0%
2.6%
0.0%
0.0%
10.5%
22.5%
11.9%
0.0%
18.9%
0.0%
100.0%
36.3%
2.6%

26%
25%

7.3%

6.4%

25%

5.4%

24%

7%

5.5%
4.73%

4.4%

24%

2%

22%
21%

23.4%

23.7%

22.8%

22.8%

22.7%

23.1%

23.9%

25.0%

2011

2012

2013

2014

2015

2016

2017

2018

9.1%

36%

Albert Rd and Elm
Grove
A3/A4/A5 @
<23%
Vacancy Rate

1%
0%

Figure 19: The proportions of cafes/ restaurants,
drinking establishments and hot food takeaways in the
Albert Road 'stress area' 2011-2018
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4%

Albert Rd Stress
Area A3/A4/A5
<35%

5%

3.8%
2.5%

32%

30%

5%

3%

23%
22%

6%

4%

3.2%

23%

Figure 18: The proportions of cafes/ restaurants,
drinking establishments and hot food takeaways in the
Albert Road and Elm Grove Centre 2011-2018

8%

1%
0%

1.5

North End District Centre

Table 19: Centre: North End Primary Frontage
2018 Survey
Use Class

A1
A2
A3
A4
A5
D1
SG
Vacancies
TOTAL:
Total class A
Total food and
drink

Frontage
(m)

470.86
64.53
37.81
37.28
23.85
15.17
65.62
21.59
TOTAL:

% of Total

63.9%
8.8%
5.1%
5.1%
3.2%
2.1%
8.9%
2.9%
736.71

Three Year Average
(2016-18)
Frontage (m)

% of Total

433.7
80.3
33.1
37.3
23.9
15.2
42.5
66.1
732.0
608.2
94.2

59.2%
11.0%
4.5%
5.1%
3.3%
2.1%
5.8%
9.0%
100.0%
83.1%
12.9%
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1.6

Fratton District Centre
Table 20: Centre: Fratton Primary Frontage
2018 Survey
Use Class

A1
A2
A3
A4
A5
A1/A3
A3/A5
SG
D2
C3
Vacancies
TOTAL:
Total class A
Total food and
drink
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Frontage
(m)

368.4
20.0
12.7
40.1
38.8
12.6
9.5
26.6
29.4
53.3
168.6
784.34
480.0
113.7

% of Total

47.0%
2.6%
1.6%
5.1%
5.0%
1.6%
1.2%
3.4%
3.7%
6.8%
21.5%
100%
61.2%
14.5%

Three Year Average
(2016-18)
Frontage (m)

% of Total

397.3
26.0
20.2
40.1
42.0
n/a
n/a
25.5
29.4
53.4
138.9
777.1
525.6
102.3

51.1%
3.3%
2.6%
5.2%
5.4%
3.3%
3.8%
6.9%
17.9%
100%
67.6%
13.2%

Appendix 2: Portsmouth Retail Centres
Portsmouth's City, Town and District Centres:
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Portsmouth's Local Centres
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Appendix 3: Local Centre Maps
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Allaway Avenue, Paulsgrove
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Castle Road, Southsea
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Copnor Road North, Copnor
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Copnor Road North 2, Copnor
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Copnor Road South, Copnor
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Eastney Road, Eastney
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Fawcett Road, Southsea
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Havant Road, Drayton
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Kingston Road North, North End
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Kingston Road South, North End
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Leith Avenue, Paulsgrove
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Locksway Road, Milton
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London Road North, Hilsea
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London Road South, Hilsea
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Portsmouth Road, Cosham
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St James' Road, Somerstown
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Tangier Road, Baffins
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Tregaron Avenue, Drayton
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