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Portsmouth City Council - Housing and Economic Land 

Availability Assessment 

The following document sets out the housing and economic land supply position for 

Portsmouth City Council's area. The document provides a context for the position in regard 

to sites in the city and for emerging Local Plan policies.  

Housing position statement 

This HELAA document identifies Portsmouth as currently having a total capacity for 17,771 

dwellings of which 16,957 are anticipated to 2038, this is equivalent to 942 dwellings per 

annum.  This has been developed in light of a clear message from Government that 

delivering a boost in housing delivery is a key objective, and so the estimates here are 

considered on balance to be at the upper limits of what could be achieved at this time.  

Given the evidence available at this time, it is considered appropriate that a working 

assumption of the capacity of the city is taken to be 16,957 homes for the period 2020-

2038. In addition the City Council has considers that an estimated additional 1,000 

dwellings could be delivered outside of the city through the duty to cooperate. This 

broad estimated figure is being used while discussions are continuing with the Partnership 

for South Hampshire and directly with other neighbouring authorities.  

Changing estimates of housing needs 

The City Council's ability to meet its anticipated housing target is therefore largely dependent 

upon the level at which that target is set compared to its current anticipated capacity.   

Figure 1 above shows the difficulty faced by the city in coming to a firm housing land supply 

position in the face of changing housing targets. The housing need for the city set by central 

government through the Standard Methodology has been revised seven times since 

September 2017. This lack of certainty affects conversations with the city's neighbours 

through the duty to cooperate. The assumptions in this report are based upon the latest 872 

dwellings per annum estimate, though with the appropriate buffers this rises further (see 

chart 1).  

Figure 1 - Changing housing target position for the City of Portsmouth 

Date of release Description Annual figure 
Equivalent  

2020-2038 

June 2016 PUSH SHMA Update 740 13,320 

Standard Methodology - Nationally Set 

September 2017 Initial publication 835 15,030 

May 2018 Revised affordability 863 15,534 

September 2018 
Revised household 

projections 
595 10,710 
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Date of release Description Annual figure 
Equivalent  

2020-2038 

October 2018 2014 projections 863 15,534 

May 2019 Revised affordability 867 15,606 

December 2020 Revised methodology 855 15,390 

April 2021 Revised affordability 872 15,696 
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Disclaimer 

 

The Housing and Economic Land Availability Assessment (HELAA) is part of the evidence base of the Local 

Plan. Policy decisions are made through the Local Plan, not the HELAA.  In relation to the information 

contained within this report, its appendices and any other report relating to the findings of Portsmouth’s HELAA, 

the city council makes the following disclaimer, without prejudice: 

 

i. The identification of potential housing and economic sites, buildings or areas in the HELAA does not 

state or imply that the city council would necessarily grant planning permission for development. 

Nor does identification in the HELAA automatically qualify the site for allocation for residential or any other 

type of development. All planning applications will continue to be determined against the development 

plan and other relevant material considerations. 
 

ii. The HELAA has identified suggested yields for each housing site which have been included in the report. 

In arriving at these conclusions, officers have used general layouts to arrive at a crude estimation of a 

site’s potential yield based on the information available to officers at the time. Consequently, the yields 

that have been identified in this report do not mean that an exact or similar yield would necessarily be 

appropriate in a planning application. Any application will continue to be assessed on its own merits, 

through the normal planning process. 
 

iii. The conclusions in the HELAA are based on information that was available at the time of the study. The 

city council does not accept liability for any factual inaccuracies. Users of the study’s findings should know 

that there may be additional constraints on some sites that were not identified at the time of the survey. 

Consequently, planning applications will continue to be treated on their own merits at the time of the 

planning application and not on the information contained in the HELAA. Likewise, some of the identified 

constraints may have been removed since the information was compiled. Issues may also arise during the 

course of a detailed planning application that were not identified at the time of the study. For example, the 

ground conditions of a site are not always fully known without intensive on site investigations. Applicants 

will therefore have to carry out their own analysis of a site in order to identify any constraints and should 

not rely on any part of the findings in the HELAA to support an application. 
 

iv. Economic conditions are susceptible to short and long term fluctuation, which can impact on the housing 

market. Consequently, the availability of sites and the delivery of housing are subject to short and long 

term variations in the economy and the housing market which it is not possible to accurately predict in this 

study. The HELAA will be updated on an annual basis and the most accurate economic predictions will 

inform these updates.  
 

v. The categorisation of sites in terms of when they may come forward is based on the views of officers and 

insight from the development industry at the time of the study’s preparation. Circumstances or 

assumptions may change which could impact on a site’s development. The HELAA does not prevent 

planning applications being submitted on any sites identified in or excluded from the report at any 

time. 
 

vi. The inclusion of potential housing or employment sites, buildings or areas in the study does not preclude 

them from being developed for any other purpose(s). 
 

vii. The boundaries that are attached to sites, buildings and areas are based on the information available at 

the time. The HELAA does not limit any extension or contraction of these boundaries for the purposes of a 

planning application. 
 

viii. The exclusion of sites, buildings or areas from the study (either because they never formed part of the 

HELAA or because they have been discounted) does not preclude the possibility of planning permission 

for residential development or economic uses being granted on them. It is acknowledged that sites will 

continue to come forward, particularly those below the threshold of five units for residential (this threshold 

is explained later in the report). Their exclusion from this study does not preclude the possibility of 

residential development on those sites. 
 

ix. The study has a base date of 01 April 2020, and the findings are only a ‘snapshot’ of information held at 

the time the report was compiled. Therefore some of the information contained in the study will be the 
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subject to change over time. The HELAA will be updated annually.  The data used in the study is as of the 

1st of April 2020.  

 

Overall, sites identified in this report and its appendices have no additional planning status and inclusion in the 

HELAA does not imply a presumption of, and should not be inferred to give, planning approval for development 
on any site 
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1 Introduction 
 
1.1 The Portsmouth Housing and Economic Land Availability Assessment (HELAA) 

forms a key part of the Council's development strategy for the city.  Its key purpose is 

to demonstrate the suitability and availability of sites for development, showing how 

land may be brought forward to meet local development requirements.  It 

incorporates the City Council’s previous Housing and Economic Land Availability 

assessment (HELAA) and Strategic Housing Land Availability Assessment (SHLAA) 

work. 

 

1.2 The need for the assessment arises from the National Planning Policy Framework 

which requires that councils should prepare a HELAA.  The National Planning Policy 

Framework (section 5 para 67) states that; 

 

Strategic policy-making authorities should have a clear understanding of the land 

available in their area through the preparation of a strategic housing land availability 

assessment. From this, planning policies should identify a sufficient supply and mix of 

sites, taking into account their availability, suitability and likely economic viability. 

Planning policies should identify a supply of: 

 

a) specific, deliverable sites for years one to five of the plan period   

 

b) Specific, developable sites or broad locations for growth, for years 6-10 and, 

where possible, for years 11-15 of the plan. 

 

1.3 The Government’s Planning Practice Guidance sets out further details relating to the 

methodology for preparing housing and economic land availability assessment1. It 

advises that an assessment should: 

 Identify sites and broad locations with potential for development; 

 Assess their development potential; and 

 Assess their suitability for development and the likelihood of development coming 

forward (the availability and achievability) 

 

1.4 Portsmouth City Council first published a Strategic Housing Land Availability 

(SHLAA) assessment in 2009 and has updated a number of time it since as either the 

SHLAA or HELAA. This document is a full update of the previous HELAA 

assessment as part of the process of preparing a new city-wide Portsmouth Local 

Plan.  It also includes an assessment of housing and employment land to provide a 

comprehensive picture of potential sites across the city. 

 

1.5 As made clear in the disclaimer, it should be noted that the inclusion of sites in this 

assessment does not allocate sites for development, grant planning permission nor 

imply that planning permission would be granted. 

 

                                            
 
1MHCLG (updated July 2019) National Planning Practice Guidance: Housing and economic land availability 
assessment, para. 001 Ref ID 3-001-201403064 
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2 Methodology 
 

2.1 This document will be following the methodology set out in the National Planning 

Practice Guidance (PPG).  The sections of this document will be following each stage 

of the flowchart below, showing how the PPG has informed the assessment.  

 

Figure 2 - Housing and Economic Land Availability Assessment suggested methodology 
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3 The Assessment 
 

Geographical area of assessment 

 
3.1    Portsmouth City Council is a unitary authority located on the south coast. The City of 

Portsmouth includes Portsea Island with a wider suburban area on the mainland 

bordered by Portsdown Hill in the North and the neighbouring Boroughs and Districts 

of Gosport, Fareham, Havant, and Winchester. The assessment will cover all of the 

Portsmouth City Council area.  

 

 

Map 1 - Portsmouth City Council Area 
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Stage 1 - Site / broad location identification 

Assessment area and site size 
 
3.2 This assessment will cover the whole of the city of Portsmouth. It will form part of the 

evidence for the emerging city-wide Local Plan. 

3.3 The PPG suggests2 a minimum site size threshold for housing of five dwellings. This 

is consistent with the threshold used historically for assessments in Portsmouth, a 

gross yield figure of five units is again used in this study.  

 

3.4 A lower threshold than this risks too many sites being put forward for assessment, 

making it difficult to identify genuine opportunities - for example many larger 

dwellings would be capable of being subdivided into two smaller ones.  Smaller sites 

yielding 1-4 units may come forward as windfall sites (see appendix 2 for details). 

 

3.5 An analysis of past trends shows that if a higher threshold than five units is used a 

significant proportion of the city’s housing land supply would be overlooked. 

Consequently, a threshold of five units is deemed to be most appropriate. 

 

3.6 Regarding employment sites, the recommended threshold is for sites of 0.25 

hectares (or 500 square metres of floor space) and above.  That is considered a 

reasonable threshold for this study. 

 
Desktop review of existing information 
 
3.7 The PPG3 is clear that the study should identify as wide a range of sites as possible 

and should not be overly constrained by policy, as an important part of the review is to 

test the appropriateness of previously identified constraints. There should be a 

proactive search for sites rather than simply relying on known development sites. 

 

3.8 However, the Council already has a large amount of information and knowledge of 

most of the sites being considered through previous work, chiefly: 

 

 the Portsmouth Plan 

 Area Action Plans and area based Supplementary Planning Documents 

 Existing or previous planning applications 

 City Centre, Tipner, Cosham and other master planning work.  

 Sub-regional planning work through the Partnership for Urban South Hampshire. 

 Site specific assessment of land owned by the Council 
 

3.9 The guidance suggests a range of sources may be particularly relevant - Figure 3 

sets out each one of the potential type of site and how they have been considered in 

this assessment. 

 

                                            
 
2 NPPG Paragraph: 010 Reference ID: 3-010-20140306 
3 Reference ID 3-012-20140306 
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Figure 2 - Type of site, potential data source and PCC response 

Type of site Potential data source This assessment 

Existing housing and 

economic development 

allocations and site 

development briefs not yet 

with planning permission 

Local and neighbourhood 

plans 

Planning applications 

records 

Development briefs 

HCC land supply 

schedule4 

Portsmouth Plan 2012 

Somerstown AAP  

Southsea AAP 

Draft Site Allocations 

Plan work (not 

progressed) 

Milton Neighbourhood 

Plan (draft) 

Planning permissions for 

housing and economic 

development that are 

unimplemented or under 

construction 

Planning application 

records 

Development starts and 

completions records 

HCC land supply 

schedule5 

Weekly lists 

 

Planning applications that 

have been refused or 

withdrawn 

Planning application 

records 

PCC records 

Weekly lists 

Land in the local 

authority’s ownership 

Local authority records Discussions with Estates, 

property, housing and 

Strategic Developments 

teams  

PCC land ownership 

mapping 

DPEB sites. 

Regeneration sites.  

Discussions on the draft 

Port Masterplan 

Surplus and likely to 

become surplus public 

sector land 

National register of public 

sector land6 

Engagement with 

strategic plans of other 

public sector bodies such 

as county councils, 

central government, 

National Health Service, 

policy, fire services, 

utilities providers, 

statutory undertakers 

Register interrogated.  

Records informed 

discussions and contact 

with Ministry of Defence, 

DIO, Portsmouth NHS 

Trust, and all other 

identified bodies. 

One public estate 

                                            
 
4 https://www.hants.gov.uk/landplanningandenvironment/facts-figures 
5 https://www.hants.gov.uk/landplanningandenvironment/facts-figures 
6 https://data.gov.uk/dataset/epims 

https://data.gov.uk/dataset/epims


 

Housing and Economic Land Availability Assessment I July 2021   

Page 12 of 85 

Type of site Potential data source This assessment 

Vacant and derelict land 

and buildings (including 

empty homes, redundant 

and disused agricultural 

buildings, potential 

permitted development 

changes, eg offices to 

residential) 

Local authority empty 

property register 

English House Condition 

Survey 

National Land Use 

Database 

Commercial property 

databases (eg estate 

agents and property 

agents) 

Valuation Office 

database 

Active engagement with 

sector 

 National Land Use 

Database return 

interrogated. 

Hampshire County 

Council Land Availability 

Monitoring System 

interrogated for office - 

residential changes to 

date 

Additional opportunities in 

established uses (eg 

making productive use of 

under-utilised facilities 

such as garage blocks) 

Ordnance Survey maps 

Aerial photography 

Planning applications 

Site surveys 

 

Somerstown AAP , 

discussions with 

colleagues in Estates, 

Property and Housing 

Commissioned 

employment land study  

Office to residential 

permissions.  

Business requirements 

and aspirations 

Enquiries received by 

local planning authority 

Active engagement with 

sector 

Discussions with 

colleagues in Economic 

Development 

Call for Site Submissions 

from developers and 

agents 

University of Portsmouth 

Masterplan  

Sites in rural locations Local and neighbourhood 

plans 

Planning applications 

Ordnance Survey maps 

Aerial photography 

Site surveys 

These types of site are 

not applicable to 

Portsmouth with the 

exception of Large scale 

redevelopment and 

redesign of existing 

residential or economic 

areas. 

Discussions held with 

colleagues in housing 

team to identify potential 

and site survey. 

Milton Neighbourhood 

Plan. 

Large scale 

redevelopment and 

redesign of existing 

residential or economic 

areas 

Sites in and adjoining 

villages or rural 

settlements and rural 

exception sites 

Potential urban extensions 

and new free standing 

settlements 
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3.10 All of the above sources of information were collated to identify any duplication. All 

the sites were then individually assessed.  

 

Call for sites 

3.11 The intention is for this document to be a comprehensive assessment of available 

land - not an update of previous work.  Therefore, "Call for Sites" have been 

undertaken in summer 2016, summer 2018 and autumn 2019. Major landowners and 

agents active in the city were contacted, as well as relevant individuals who had 

previously expressed an interest through previous Planning Policy consultations. The 

details of the consultation were placed on the Council's website.  Key information on 

specific aspects, such as size of site, current use, proposed scale of development 

etc. was sought from respondents in a consistent manner. This latest version of the 

HELAA includes sites submitted to each of these three calls for sites as well as 

submissions from developers since.  

 

Giving consideration to sites currently allocated for alternate uses 

 

3.12     In order to ensure that the HELAA gives consideration to all potential sources of 

supply an assessment was carried out of sites which are currently allocated for 

alternate uses in the Portsmouth Plan. The open space (Appendix 6) and 

employment land (appendix 4) in the adopted development plan were revisited, the 

process and results of which are set out below.   

 

  

Stage 2a - Site / broad location assessment 

 

3.13 Following the site review a comprehensive list of sites and broad locations were 

assessed against national and local policies and designations to establish which 

have reasonable potential for development. 

 

Estimating the development potential of sites / broad locations 

3.14 All sites have been reviewed to assess their development potential, both in terms of 

the likelihood of the site coming forward for development, and to estimate the amount 

of development which could be delivered on site. Where extensive officer knowledge 

already existed on sites, this was used to inform the HELAA. Any new sites that have 

not been considered by the city council before were subject to a further survey. This 

included desk based work and some site visits to establish site area and current land 

use, the character of surrounding area and environmental constraints. 

 

 

 

 

 

 

 



 

Housing and Economic Land Availability Assessment I July 2021   

Page 14 of 85 

Development Suitability Availability and Achievability  

3.15 In terms of assessing the suitability of sites for residential development, the PPG 

generally recommends including as wide a range of sites as possible7. In the city, 

most sites will be considered for inclusion. Within the city there is generally a 

presumption that residential and economic development is required to meet growth 

needs and the council has not refused planning consent for those uses on the basis 

of lack of need, certainly since the introduction of the NPPF in 2012. However, due to 

the particular physical constraints of the city there is a need to strike a balance 

between competing uses - such as ecologically sensitive sites including Sites of 

Special Scientific Interest, Special Protection Areas and Ramsar sites, key 

employment areas which are central to the city's role as a place for people to work; 

and high density sustainable housing 

3.16 These matters are not, however, a restrictive rule.  For example, the council 

acknowledges government guidance on reviewing the long term protection of 

employment land.  Development on open space may be acceptable if a suitable 

alternative space is available nearby which could be converted to open space, 

resulting in no net loss.  In all cases, site specific considerations are taken into 

account. 

 

3.17 The availability of sites is then considered.  For individual sites, ownership issues 

were considered and land searches undertaken where necessary to determine if this 

was likely to impede development from progressing.  In all cases, the planning 

histories of sites were considered to see if there are permissions in place or indeed a 

history of unimplemented permissions, which may point to underlying factors which 

could prevent development in the future. 

 

3.18 The achievability of sites was considered, and an assessment was made of the 

estimated timescale for the delivery of sites based upon information received, 

including but not limited to information from planning applications, through 

discussions with developers / landowners and past delivery of developers / 

landowners.   

 

3.19     The consideration of the characteristics of the city, and the identification of sites 

which could deliver development, led to a number of broad “opportunity areas” to 

also be identified.  These broad areas have the potential to change over the lifetime 

of the plan and deliver additional development.  They were identified either because 

they contained a number of identified sites (which would lead to some change in their 

nature should a number come forward) or by their existing character they have the 

potential for change over the plan period. 

 

3.20    The HELAA considers the possibility for development of broad locations across 

Portsmouth for both housing and employment uses. An initial high level sift was 

undertaken which excluded a number of broad locations from further detailed 

assessment due to a variety of constraints. The areas and the specific constraints 

                                            
 
7 Reference ID 3-012-20140306 
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are set out in figure 4 and map 2 below. Broad locations may include / overlap with 

specific sites in some instances. There may be specific sites which form part of a 

wider broad area where the acceptability of development is different to the wider 

broad area, in these instances these sites will be highlighted.   

 

Assessing site capacity - methodology 
 
Housing sites 
 
3.21     In order to assess the potential capacity of housing sites in the city a number of 

assumptions need to be made. The City Council is aware of the shortage of potential 
development land caused by the cities geography and is keen to increase densities 
wherever suitable. Within this context it is realised that individual sites will have 
specific opportunities / constraints which will affect their potential capacity.    

 
3.22    The starting point for development assumptions are the broad future density 

aspirations for the city as set out in map 14 in appendix 7 of this document. However 
due to the urban nature of the city in some instances these densities have been 
massively exceeded by permitted schemes. It is important therefore to factor in site 
specific assumptions into increases/decreases in capacity.  

 
3.23     These sites specific factors include but are not limited to: 

 site’s accessibility (including reduced need for provision of onsite parking) 

 surrounding setting, density and character (including historic environment) 

 Mix of uses (allowance for non-residential uses on mixed sites) 

 Likely dwelling types to be accommodated (flats or houses for example). 
 
3.24    These assumptions are then tested against information received from landowners, 

developers and agents where these have been received through either planning 
application data, one of the call for sites or where the City Council has approached 
landowners of sites it has identified. Where this information was available it has been 
fed into the assumptions. Where developer information is not available sites have 
phased to later in the plan period to insure deliverability.  

 
Employment sites  
 
3.25    The capacity of the potential capacity of employment sites varies greatly dependent 

upon the types of employment use for which a site in the city is suitable, as different 
types of employment use have significantly different layout patterns and floor space 
provision.  

 
3.26    The size and location of sites has helped to inform their suitability of different types of 

employment use.  
 

 

Figure 4 Broad locations which are unsuitable for or have limited potential for development 

Broad Location  Constraints 

Southsea Common Southsea Common is a large historical open space adjacent 

to the seafront. It has an important civic role hosting large 

number of significant events for the city.  The common 
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Broad Location  Constraints 

includes a number of community, commercial and tourist 

facilities, as well as a number of sites of archaeological 

importance, scheduled ancient monuments and parts of it falls 

within a feeding ground for Brent Geese and flood zones 2 

and 3. Southsea Common is not considered suitable for 

development due to its importance as an open space for the 

city.  

Milton Common Milton Common is a large area of informal open space on the 

eastern side of the island adjacent to Langstone Harbour and 

is well used as a recreation facility. The common is a Site of 

Importance for Nature Conservation, and has been identified 

as a Local Nature Reserve. Parts of the common fall within 

flood zones 2 and 3. The common was formed from a former 

creek infilled after the second world war with rubble from the 

city. Milton Common is not considered suitable for 

development due to its importance as an open space for the 

city.   

Great Salterns 

Recreation Ground and 

Golf Course and Baffins 

Pond 

The Great Salterns is an area of reclaimed land comprising a 

golf course, green open space, two schools and allotments. 

Part of the area is a Site of Importance for Nature 

Conservation and partially falls within flood zones 2 and 3. 

Parts of the golf course and recreation ground are a core 

feeding site for Brent Geese. The Great Salterns is not 

considered suitable for development due to its importance as 

a recreational space, and as a nature conservation 

designation and Brent Goose feeding area.   

Hilsea Lines The Hilsea Lines consist of an area of open space on the 

northern boundary of Portsea Island located on the former 

fortification line for the island. The site is largely a Scheduled 

Ancient Monument and is covered by a conservation area. A 

large part of the site is a Site of Importance for Nature 

Conservation. Parts of the site fall within flood zones 2 and 3. 

The Hilsea Lines are not considered suitable for development 

due to their historic importance and as an open space and for 

nature conservation value. 

Portsdown Hill Portsdown Hill is an extensive area of informal open space on 

the northern boundary of the city. Portsdown Hill is highly 

visible in the surrounding landscape and is classified as an 
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Broad Location  Constraints 

Area of Special Landscape Character8 in work by the 

Partnership for Urban South Hampshire, this is reflected in the 

Local Plan work of a number of the neighbouring authorities. 

Parts of Portsdown Hill are covered by sites of archaeological 

importance, Scheduled Ancient Monuments, Sites of 

Importance for Nature Conservation and sites of special 

scientific importance. Portsdown Hill is not considered 

appropriate as a major development location due to its 

landscape, recreation and nature conservation importance.  

Farlington Marsh Farlington Marsh is an area of flower-rich grazing marsh and 

saline lagoon on the northern shore of Langstone Harbour; it 

is home to a wide range of wading birds and is used by 

seasonal migrating birds including Brent Geese. The Marsh is 

a SSSI, a SPA and a Ramsar site. The site is currently 

managed by the Hampshire and Isle of Wight Wildlife Trust. 

The site is protected as public open space. Farlington Marsh 

is not considered an appropriate location for development due 

to its importance for nature conservation and recreation.  

Horsea Island 

(excluding South East 

corner) / HMS Excellent  

Horsea Island is a historic island and former landfill site 

located adjacent to Portsmouth Harbour and the M275.The 

area consists of the former landfill which is currently under 

development as a new country park and the MoD's Defence 

Diving School. Part of the area is a site of Special Scientific 

Interest, and the southern area of Horsea Island falls within 

EA flood zones 2 and 3. Parts of Horsea Island are a feeding 

area for Brent Geese. The majority of Horsea Island is not 

considered suitable for development, however there may be 

some limited potential for marine employment uses in the 

south eastern portion of the site, however this is dependent 

upon a bridge link from Tipner being secured.  

Whale Island Whale Island comprises a secure naval facility linked to 

Portsea Island by a bridge. Whale island is still in use by the 

MoD, and there has been no indication that they are intending 

to release the site at this time. There is an area of open space 

in the centre of the island and the coastline of the Island falls 

within EA flood zones 2 and 3. the island is therefore 

considered not available for development at this time.   

                                            
 
8 Available from: http://www.push.gov.uk/north_of_fareham_sda_feasibility_study_report.pdf  

http://www.push.gov.uk/north_of_fareham_sda_feasibility_study_report.pdf
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Broad Location  Constraints 

Portsmouth Commercial 

Port 

The commercial port serves both the continental ferries and 

commercial container ships. The port has a number of wharfs, 

a terminal and ancillary facilities, and is currently looking to 

expand its activities, including to accommodate cruise ships 

and other space requirements as a result of Brexit and the 

Covid-19 pandemic. Parts of the port fall within flood zones 2 

and 3. The commercial port is not considered a suitable site 

for residential development and its retention and expansion is 

key for the ongoing economic development of the city. There 

may be some employment development potential associated 

with the ports growth and connected activity including 

diversification of marine use.  

Portsmouth Naval Base The RN Naval Base and the Portsmouth Historic Dockyard 

cover much of the south western portion of Portsea Island. 

The area is partially covered by both a scheduled ancient 

monument and conservation area. In addition large parts of 

the dockyard fall within flood zones 2 and 3. The Naval Base 

is still in active use, though it is possible parts of it may be 

available for release for other uses towards the end of the plan 

period but it is not available at this time. See broad area BL2.    
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Map 2 - Broad locations unsuitable for significant housing or economic development 
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Broad locations with potential for development 

3.27    The Portsmouth Core Strategy (2012) allocated a number of Strategic Sites within the 

City Council's area. These strategic sites / broad locations were designated for a mix 

of uses including a large proportion of housing.  

 

3.28    The Core Strategy allocated a number of strategic sites / broad locations for 

predominantly employment and housing development including; Tipner; Port Solent; 

Portsmouth City Centre; Lakeside Business Park; and Somerstown and North 

Southsea.   

 

3.29     The HELAA revisits these sites where they have yet to be built out and looks to 

provide a reassessment of their capacity. This assessment has been partly informed 

by engagement with respective site promoters for the cities broad locations 

 

3.30 The broad locations for development have been promoted by both private promoters 

including land owners and development companies and by the City Council itself 

through its Strategic Developments and Housing teams. This is reflected in the 

details for each of the broad locations set out in the following section.  
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BL1 - Tipner 

3.30    The regeneration of Tipner is being promoted by both the City Council's Strategic 

Developments team (Tipner West and reclaimed land also known as Lennox Point), 

and by private developer (Tipner East). Tipner will provide housing, employment, and 

community facilities in the form of a new community of the highest standard for the 

environment and future residents of the city of Portsmouth including improved access 

provided by the park and ride facility and cycling and walking facilities to and from the 

city.  It is considered that Tipner West and Horsea Island East could deliver a 

minimum of 3,500 new homes and 60,000sqm of employment floorspace including 

marine employment. The overall aim is to create a sustainable community through a 

mixed use development with high quality Bus Rapid Transit routes to the city centre, 

Queen Alexandra Hospital and to the neighbouring areas of Portsmouth such as 

Havant and Fareham creating an important link for travel to work in the area.  The 

area of the site to the East of the Motorway has been granted permission for 626, 

dwellings in four planning applications, though it is currently subject to further 

planning applications with an uplift in the level of proposed development, with a total 

of 700 homes anticipated. In addition there are proposals to expand the Park and 

Ride Provision at Tipner East with the construction of a multi-storey car park on the 

existing park and ride site  

 

 

Map 3 - Tipner 
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BL3 - Portsmouth City Centre 

 

3.31    The adopted Local Plan identified a wider city centre area as having potential for 

1,600 homes, 20,000 sqm of retail, and significant office space.  The Council has 

revisited its ambitions for the broad location. The Council's Strategic Developments 

team is leading on the promotion of the site and has commissioned a masterplan 

which is looking at the mix of development type and tenure in the city centre in detail, 

the masterplan indicates that the city centre could provide 5,183 homes and 

770,100750sqm of employment floorspace.  

 

 

Map 45 - Portsmouth City Centre 
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BL4 St James Hospital and Langstone Campus 

 

3.32    The St James and Langstone Campus Broad Location is being promoted and brought 

forward by three main private interests, which each control part of the ownership of 

the site. The three main areas of the site are being brought forward at different rates 

with the St James Hospital Building and the South Eastern portion of grounds of the 

hospital currently being subject to planning applications. The Langstone Campus site 

has not yet reached application stage, though initial site clearance has taken place 

on part of the former university campus.  

 

3.33     St James Hospital and Langstone Campus have an open and green character which 

differs from much of the city. There is potential to enhance and increase access to 

the historic environment through the reuse of St James' Hospital and Hospital Chapel 

(Grade II listed). There is an opportunity to create a locally distinctive scheme that 

respects the existing heritage assets, their setting and surrounding open areas.  The 

exact quantum of development the site could support and the timescale for delivery is 

dependent upon accommodating the sites heritage and environment constraints.  

The site could accommodate a range of uses, including residential, community, 

health and education.  Based on the evidence to date it is estimated that the 

residential capacity of the sites is 436 dwellings (316 at St James and 120 at 

Langstone Campus), including those subject to planning permission on the land 

controlled by Homes England. Any proposals will need to account for the presence of 

Brent Geese and protected playing pitches on part of the site and consider traffic and 

air quality impacts. 

 

 

Map 56 - St James's and Langstone 
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BL5 - Lakeside Business Park 

 

3.34    Lakeside is currently being promoted by the Council's property team, following the 

purchase of the area by the Council. The development of Lakeside Business Park 

(see Map 17) could provide significant new office and other employment floorspace.  

Outline Planning permission exists for approximately 69,000sqm of office floorspace 

together with improved access.  The site is key to delivering Portsmouth’s aspirations 

to increase employment opportunities in the city.  Permission has since been granted 

for other further uses including a car dealership, hotel, and food / drink outlets. The 

Council is also currently considering proposals for housing on part of the Lakeside 

site, it is envisaged that the site would be able to accommodate approximately 500 

dwellings if it can demonstrated the site is no longer viable for employment uses. 

Further assessment on site capacity will need to be undertaken.   

 

 

Map 67 - Lakeside 
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Long term potential for estate renewal 

 

3.35    Within the Portsmouth City Council area there are a number of housing estates which 

are predominantly in Portsmouth City Council ownership. Within these estates there 

are residential buildings which are likely to approaching the end of their usable 

lifespan.  The City Council has a rolling programme of renewal and renovation of its 

stock within the city, a recent example was Wilmcote House which was renovated to 

Passivhaus standards. This will include the redevelopment of Horatia House and 

Leamington House towers in Somertown which are due for demolition due to 

structural issues. The following areas are the largest predominantly Council owned 

housing estates within the city:   

 
Map 8 - Predominantly Portsmouth City Council owned housing estates 
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BL6 - Somerstown and North Southsea 

 

3.36    An Area Action Plan (AAP) was drawn up to guide and co-ordinate the regeneration 

of Somerstown & North Southsea, with the following vision: “To create a sustainable 

urban community" to improve quality of life, foster local pride and act as a 

springboard for social and economic regeneration. Achieved by creating a safe, 

active and attractive environment with a new community heart.  There has since 

been new council housing stock, a housing office and community hub and adventure 

playground delivered within the area.  

 

Horatia and Lemington House regeneration  

 

3.37    Within the Somerstown Broad Location, the City Council is currently exploring options 

for the future of Horatia and Leamington Houses located with the AAP area, following 

structural reports which have shown the concrete used in the original 1960s 

construction of the blocks is not as strong as expected, requiring their demolition. 

Some of the options being explored include the surrounding area comprising mainly 

maisonettes to create a wider redevelopment area. In addition the edges of the area 

are subject to development pressures from student accommodation, and potential 

residential accommodation.  

 

BL7 - Buckland 

 

3.38    The Buckland area is located in close proximity to the Portsmouth International Port 

and immediately to the north of Portsmouth City Centre.  Improved links to the city 

centre and the international port would help facilitate economic growth in the area. 

The proposed BRT route is likely to run close to this area of the city.  

 

BL8 - Landport 

 

3.39    Landport is located immediately adjacent to Portsmouth City Centre but suffers from 

poor legible linkages to much of the rest of the city caused by barriers from the 

surrounding road network. There is some limited potential to intensify residential use 

is the area, though further work would be required to determine if any larger scale 

estate regeneration is needed. The area would benefit from improved linkages to 

Portsmouth City Centre as part of the work on the city centre.   

 

BL9 - Portsea 

 

3.40    Portsea is one of the oldest areas of the city of Portsmouth. It was subject to slum 

clearance in the early 20th century and includes the oldest public housing in the city. 

In addition parts of the area were further rebuilt following the World War II. The area 

has a number of examples of early 21st century urban design interventions which 

provide a large number of new dwellings including social housing.   
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BL10 - Paulsgrove 

 

3.41     Paulsgrove is different in nature to the other estates of the city; it is located off 

Portsea Island on the edge of the City Council's area. It consists mainly of low rise 

lower density residential development from the mid-20th century. There may be 

potential for replacement and intensification of residential use in part of the estate in 

the longer term. 

 

3.42    The extent of the future regeneration of the estates within the City Council's 

ownership is still to be determined. At the current point in time the exact extent of 

potential regeneration within the cities estates is still unknown further investigation 

will be needed to determine the potential regeneration needs, the extent to which 

uses within the estates can be intensified and the rate at which potential sites within 

the estates would come forward. However, it should be recognised at this stage that 

the city council's estates are typically densely developed and therefore, in the context 

of considering capacity for additional housing supply, there is limited evidence at 

present for considering there is significant additional capacity for new homes over 

and above any individual sites considered through this HELAA process. 

 

 

Portsmouth City Council holdings outside of Portsmouth 

 

3.43    The City Council also owns significant housing stock outside of the City Boundary 

primarily within Havant Borough, most significantly in Leigh Park. In addition the City 

Council owns a number of undeveloped areas of land in the neighbouring Borough's 

and District's which it is promoting for development. 
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BL11 - Cosham 

 

3.44    The promotion of the Cosham broad location is being led by the City Council is 

partnership with a number of public and private bodies, this partnership working is 

taking place through the one public estate The Cosham broad location comprises a 

mixed use area centred on the Cosham retail centre. It also includes the area around 

North Road which runs parallel, and just to the west of Cosham High Street. There 

are a number of buildings in public ownership along north road and the City Council 

is looking with partners to deliver regeneration of the area through the one public 

estate programme. The broad location is considered to be able to provide around 

740 dwellings and 5,000sqm of employment floorspace, more detailed figures for the 

broad location are currently being worked up by the city council.   

 

 
Map 9 - Cosham Broad Location 
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BL12 - Fratton Park and the Pompey Centre 

 

3.45     Fratton Park and the Pompey Centre are being promoted for development by their 

respective landowners, the two landowners have worked together and with the 

Council to bring forward elements of the joining the two site and the adjoining Fratton 

Station. Fratton Park plays an important cultural role for the city one that is closely 

linked to its historic structure and location. However the ground and the physical 

infrastructure for getting fans to and from it is insufficient for the clubs future 

aspirations and causes congestion and potential safety issues for fans and residents, 

with large numbers of people accessing the ground in a short space of time. There 

are proposals for the increase of the North Stand of the football ground to allow an 

overall capacity of 30,000, provide leisure, service and hotel use ancillary to the 

ground. There are a total of 750 homes proposed as well as additional retail 

provision.  

 

 

  

 
Map 9 - Fratton Park and the Pompey Centre Broad Location 
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Broad Locations: potential delivery 

 

3.46    The tables below set out the anticipated quantum and timescale for delivery of 

housing and employment development on the broad locations. In addition this area 

may deliver supporting uses such as community facilities, retail and other small scale 

commercial uses.  

 

3.47    It is important when considering the achievability of broad locations that realistic rates 

of delivery are used, and that consideration of the number of new homes that can be 

realistically brought onto the market in different areas of the city. An assessment of 

the past delivery rate of large schemes similar in scale and typology to the cities 

proposed strategic sites (Admiralty Quarter / Gun wharf / Pompey Centre) shows an 

average annual housing delivery of 125 units per annum. This rate has been used as 

the starting point for estimates of the delivery rates for a number of the strategic 

sites. Other factors such as the sites ability to accommodate multiple developers and 

sales outlets have then been taken into account. In some instances these 

assumptions mean the rate is lower than that proposed by planning agents but is felt 

to be a more realistic picture of delivery. More detailed information on delivery rates 

can be found in Appendix 2 and 7. Where site specific anticipated delivery rates from 

applicants and landowners have been provided these have also been taken into 

account.  

 

Broad location development numbers - housing 

 
Figure 5 - Broad Locations housing capacity 

Broad location  Timeframe 

Location 

No. 

Location name Capacity 0-5 05-10 10-15 15+ 

BL1  Tipner  4200 148 1,471 1,658 1003 

BL3 City Centre 5,183 694 1,527 1,723 1,239 

BL4 St James and 

Langstone 

Campus 

460 316 144 0 0 

BL5 Lakeside 500 0 0 200 300 

BL6 -10 Estate renewal 

(H &L towers) 

539 215 324 0 0 

BL11 Cosham  740 100 330 295 15 

BL12 Fratton Park and 

Pompey Centre 

750 0 375 375 0 

Total    12,372 1,543 4,026 3,925 2,854 
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Broad location development numbers - employment 

 
Figure 6 - Broad locations employment capacity 

 

Broad location  Timeframe 

Location No. 
Location 
name 

Capacity 0-5 years 
05-10 
years 

10-15 
years 

15+ years 

BL1 Tipner 60,000 14,000 20,000 20,000 6,000 

BL3 
City 
centre 

20,000 2,750 5,000 5,000 8,250 

BL4 
St James 
& 
Langstone 

0 0 0 0 0 

BL5 Lakeside 50,000 10,000 15,000 15,000 10,000 

BL6 -10 
Estate 
renewal 

0 0 0 0 0 

BL11 Cosham 5,000[2] 1,000 2,000 1,500 500 

Total    135,000 27,750 42,000 41,500 24,750 

 
 
 

Stage 2b - Non Strategic Site Assessment 

 

3.48 In addition to the broad locations already identified, there are numerous small sites 

(sites of more than 5 dwellings, ranging up to 200 dwellings, where not included in 

one of the broad areas) across the city area with potential for development. In total 

the HELAA assessed 312 sites in addition to the 7 broad locations. The HELAA 

retains the site numbering from previous HELAA reports. Therefore the site 

numbering is not sequential and this results in site numbering which is higher than 

the total number of sites.  Of the sites assessed a number were subject to planning 

permission and were felt to be deliverable and are counted under planning 

permissions in calculating future sources of supply.  A number additional small sites 

(69) where considered in previous versions of the HELAA fell in the area covered by 

the City Centre broad location and are now assessed as part of that location. The 

remaining sites (Appendix 1 and 3) were assessed for their suitability, availability and 
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achievability. A total of 222 sites including permitted sites were identified as being 

suitable for the provision of housing. In addition another 90 sites (including 9 mixed 

use sites with a housing element) were identified as being appropriate for others 

uses including employment, open space, and university uses.   

 
Figure7 - Site assessment results 

Assessment result Number of sites 

Suitable employment sites 35 

Suitable mixed use sites  8 

Suitable housing sites (including 

permitted) 
222 

University sites 12 

Potential open space sites 8 

Potential sites not considered suitable 27 

Total  222 

 

Non-Strategic site review 

 

3.49 The Council is currently undertaking a review of the non-strategic sites in order to 

ensure that the sites identified are deliverable and achievable, an initial site sift has 

identified a number of sites where further detail needs to be sought from landowners 

and developers in order to firm up the deliverability position. It is anticipated that the 

small site supply may fall following this review as sites which have been included 

are found to not be deliverable as interests and ownership has changed and the sites 

are no longer promoted. Sites with a capacity of approximately 400 - 1,200 dwellings 

have been identified as potentially needing review through this process.  

 

Student Accommodation 
 

3.50 Since 2015 there has been a significant amount of student accommodation permitted 

and built within the City of Portsmouth, as such student accommodation forms an 

important source of supply for the city. Student accommodation is counted against 

the City's Housing target in line with the proposals set out in paragraph 10 of the 

Housing Delivery Test Measurement Rulebook9. This equates to every 2.5 student 

bedrooms providing the equivalent of 1 dwelling. It is anticipated that the provision of 

specialist student accommodation will have the potential to free up housing stock 

elsewhere in the city for others to live in.  Should the position on how student 

accommodation is treated change, then this will impact upon the city's overall 

assessment of housing capacity set out in this HELAA.  

 

 

 

 

                                            
 
9https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/72
8523/HDT_Measurement_Rule_Book.pdf 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/HDT_Measurement_Rule_Book.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/HDT_Measurement_Rule_Book.pdf
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Student completions 

 

3.51 There have been 4,033 student bedroom completions built in the city since 2014, 

providing the equivalent to 1,626 dwellings. In addition there are a number of further 

schemes for student accommodation which have been permitted and some of which 

are currently under construction.  

 
Figure 8 - Student completions and permissions. 

Source Bedroom numbers  
Equivalent dwelling 

no's  

Completions    

14/15 41 16 

15/16 88 35 

16/17 1,101 440 

17/18 1,384 554 

18/19 1,163 465 

19/20 256 102 

Total  4,033 1,626 

Permitted - outstanding 550 220 

Total  4,583 1,846 

 

3.52 The completed and outstanding specialist student accommodation provides 4,583 

beds and has the potential to provide a total of 1,846 dwellings toward the city's 

housing delivery.  It is worth noting that it is not anticipated that this source of supply 

will continue at the current rate through the plan period. The figures show that the 

amount of new student development being permitted is exceeded by that that being 

built resulting in a reduction of new schemes in the pipeline. Discussions with the 

university in 2019 suggested that there is anticipated to be around 2,500 beds worth 

of additional demand for purpose built student accommodation, especially at the 

lower end of the market. This includes the 550 beds which are permitted but yet to be 

implemented. The City Council is working closely with the university on the future 

need for purpose built student accommodation in the city.  

 

Portsmouth University Buildings 

 

3.53 In 2016 Portsmouth University published an estates masterplan with a number of 

proposed sites for its future development. The masterplan emphasised the need for 

new university teaching and student facilities and included the following sites:  

 
Figure 9 - New further education floorspace. 

HELAA site 
no:  

Site Name  
New higher education provision 
(net) SQM 

217 Wiltshire Building  TBC 

295 Former Victoria Park, Swimming Baths 20,000 
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HELAA site 
no:  

Site Name  
New higher education provision 
(net) SQM 

376 
Car Park, Corner of Museum Road and Cambridge 
Road  8,000 

377 Richmond Lecture Theatre 1,000 

378 Lion Terrace 3,200 

379 St Michaels and King Henry's buildings 18,800 

380 Merchantile House, St Michaels Road refurb 

381 Student Hub, Cambridge Road  6,000 

382 North of Cambridge Road  1,520 

383 Anglesey Redevelopment 4,850 

385 Eldon extension  4,500 

386 University House  2,900 

387 St Andrew's Building 11,800 

Total    82570 
 

3.54 The Masterplan shows that the university is proposing over 80,000 sqm net of new 

higher education floorspace. The implementation of the masterplan is progressing 

with the Museum Road Car Park site currently under construction for a new sports 

facility. A recent design competition has also taken place for the former Victoria 

Swimming Baths site, with development expected to be complete by 2023.  

 

Stage 3 - Windfall Assessment 

 

3.55 The National Planning Practice Guidance recognises that a realistic approach must 

be taken in counting windfall sites. Ultimately, it is always preferable to have 

identified sites forming the city’s housing and economic land supply. The certainty 

that such sites offer is beneficial in planning for infrastructure provision and ensuring 

that the most suitable parts of the city are prioritised for development.  Nonetheless, 

the NPPF does state that windfall can be included, including in the first five years of 

delivery, providing there is compelling evidence10 that such sites have consistently 

been available in the local area and will continue to provide a reliable source of 

supply. Any allowance should be realistic having regard to historic windfall delivery 

rates and expected future trends, and should not include residential gardens. 

 

3.56 Previous assessments have used an assumption that 100 dwellings per year will be 

delivered on small windfall sites. To date there has been no assessment or 

forecasting of employment windfall sites.  A full assessment of residential windfall 

rates has been prepared to inform the emerging local plan and form a robust 

evidence base going forward.  That assessment is set out in full in appendix 2 of this 

HELAA.  The conclusion is that a prudent estimate of small site residential windfalls 

which can be expected to come forward over the plan period is 51 dwellings per year. 

Further details are set out in the local plan background paper, Windfall housing 

developments and housing supply, and appendix 2. 

                                            
 
10 Reference ID 3-24-20140306 
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Potential sites for new open space 
 

3.57 The November 2018 Open Spaces Assessment (and 2020 Addendum) identified that 

the council has a need for the additional following open space by 2034: 

 

 Amenity Green Space, 141ha (52ha provided at Horsea Country Park) 86.19ha 

outstanding 

 Children's and Young person's provision, 42.37ha 

 Allotments, 21.32ha 

 Natural and Semi Natural green space, 71.37ha 

 Parks and gardens, 46.98ha 

 

Total need outstanding: 268.23ha 

 

3.58 The following sites have been identified as having potential to accommodate the 

cities future open space needs, in addition to those which have been allocated as 

open space in previous Local Plans. The majority of the sites identified are in the City 

Council's ownership and are let as farmland. The new Local Plan will consider the 

allocation of the sites below as public open space, if there are to become available. 

Further assessment will be needed to ascertain which sites below best meet the 

types of open space requirements outlined. 

 
Figure 10 - Potential open spaces. 

HELAA site no: Name of potential open space  Area  

7 Land  at Newdown Lane/ Repeater Station, Portsdown Hill 3.48 

368 Land between Southwick Road and Pigeonhouse Lane  10.43 

369 Land between Pigeonhouse Lane and Mill Lane 8.65 

370 Land East of Mill Lane  7.47 

371 Land west of Widley Lane 5.82 

372 Land east of Widley Lane 3.61 

373 Land West of New Down Lane  3.24 

  Total  42.7 
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Stage 4 - Assessment Review 

 

 Assessment of Development Needs 

 

3.59 To date the Council has assessed delivery against the target established in the 

adopted Portsmouth Core Strategy.  The PPG states that the starting point for 

housing requirement figures is an up-to-date adopted Local Plan, and considerable 

weight should be given to this.  However, there is a need to assess the suitability of 

this target as new evidence becomes available.   

 

3.60 In September 2017, the government published a consultation paper setting out a new 

standard methodology for assessing housing need.  This methodology has been 

subject to revision by Government over the past year and resulted in some 

significantly different estimates of need.  The most recent estimate using the 

government's standard methodology is an assessed housing need of 855 dwellings 

per annum (December 2020) updated to 872 pa in April 2021 with revised 

affordability data- higher than the Council's previous work identified. The table below 

shows those assumptions have changed the figures since 2017. 

 
Figure 11 - Changing housing target position for the City of Portsmouth 

Date of release Description Annual figure Equivalent 2020-2038 

June 2016 PUSH SHMA Update 740 13,320 

Standard Methodology - Nationally Set 

September 2017 Initial publication 835 15,030 

May 2018 Revised affordability 863 15,534 

September 2018 
Revised household 

projections 
595 10,710 

October 2018 2014 projections 863 15,534 

May 2019 Revised affordability 867 15,606 

October 2020 Revised affordability 855 15,390  

April 2021 Revised affordability 872 15,696 

 

 

3.61 Given the above, it is considered prudent for the assessment of development need 

for the purposes of this document to be based on the target set out in the 

Governments Standard Methodology as this supersedes the earlier targets and to 

ensure the emerging local plan is NPPF compliant. Given the evidence of higher 

levels of housing need, the consideration of available land for housing will not be 

constrained by this figure.  The Council will need to demonstrate, through the plan 

process, that it has made every effort to meet the need for housing and looked at all 

available sources.  
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  Reviewing the assessment of delivery 

 

3.62 Site phasing is broadly based on the current planning status of the site. Where 

planning permission has been granted, the site is considered likely to come forward 

in the first few years (unless there are clear indications that it will not); Sites which 

may not yet have planning permissions, but where pre-application discussions are 

taking place, and sites subject to plan allocations are broadly considered more likely 

to come forward sooner than sites which have been identified by officers as potential 

sites. Phasing also takes account of the size and complexity of the site, with care 

taken to ensure that the rate of delivery from any site is reasonable. 

 

3.63 Paragraph 18 of the Planning Practice Guidance on Housing and Economic Land 

Availability Assessment States that: Plan-makers will need to assess the suitability, 

availability and achievability of sites, including whether the site is economically viable. 

This will provide information on which a judgement can be made as to whether a site 

can be considered deliverable within the next five years, or developable over a longer 

period. 

 

3.64 In February 2019 the NPPF revision tightened the definition of a deliverable site: To 

be considered deliverable, sites for housing should be available now, offer a suitable 

location for development now, and be achievable with a realistic prospect that 

housing will be delivered on the site within five years. In particular: 

a) sites which do not involve major development and have planning permission, 

and all sites with detailed planning permission, should be considered 

deliverable until permission expires, unless there is clear evidence that homes 

will not be delivered within five years (for example because they are no longer 

viable, there is no longer a demand for the type of units or sites have long 

term phasing plans). 

b) Where a site has outline planning permission for major development, has 

been allocated in a development plan, has a grant of permission in principle, 

or is identified on a brownfield register, it should only be considered 

deliverable where there is clear evidence that housing completions will begin 

on site within five years. 

 

3.65 The City Council has written to landowners as part of the HELAA process in order to 

ascertain a firm deliverability position on as may sites as possible, this information is 

fed into the results of this study.  

 

 

 

 

  



 

Housing and Economic Land Availability Assessment I July 2021   

Page 38 of 85 

Stage 5 - Final Evidence Base 

 

3.66 Using the above sources of supply, and assessing the likely development yield and 

phasing, the city council has brought together the findings about the current housing 

land supply position shown in section 10.  

 

3.67 National Planning Practice Guidance recommends a set of standard outputs should 

be produced from the assessment to ensure consistency, accessibility and 

transparency.  The following table sets out where those standard outputs are 

included in this report: 

 

Figure 13 - Recommended HELAA Outputs 

Recommended Output Location 

A list of all sites or broad locations considered, cross-

referenced to their locations on maps 
Section 3 

An assessment of each site or broad location, in terms of 

its suitability for development, availability and achievability 

including whether the site/broad location is viable) to 

determine whether a site is realistically expected to be 

developed and when 

Section 3, Appendix 

1 table 2.  

 

More detail for those sites which are considered to be 

realistic candidates for development, where others have 

been discounted for clearly evidenced and justified reasons 

Section 4,  

Site proformas 

The potential type and quantity of development that could 

be delivered on each site/broad location, including a 

reasonable estimate of build out rates, setting out how any 

barriers to delivery could be overcome and when 

Windfall housing 

developments and 

housing supply 

(stage 3), Appendix 

2 

An indicative trajectory of anticipated development and 

consideration of associated risks 
Chart 1.  
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4 Housing supply 
 

4.01 The sites which will form the city's future housing land supply are  

 

ii.        Non-Strategic Sites with planning permission, including student and other C2; 

ii. Identified small sites sites  

iii. An adjustment for housing released onto the market as a result of the delivery 

of bespoke student accommodation; and  

iv. Windfall sites 

v.         Strategic site delivery 

vi.        Any agreed Duty to cooperate delivery 

 

Allocated Sites 
 
4.02 Identified strategic sites have the potential to bring forward 12,370 dwellings over the 

plan period. The allocated sites have the potential to bring forward of 12,378 

dwellings in total when delivery beyond the plan period is taken into account. The 

delivery rates assumed for the allocated sites in the city, and therefore the amount of 

delivery achievable in the plan period is based upon rates of delivery achieved at 

similar sites previously delivered in the city such as Gunwharf Quays and the 

Admiralty Quarter.  

 
Windfall development  

 
4.03    Windfall sites have been counted towards the housing land supply. A rate of 51 

dwellings per annum has been calculated as appropriate for Portsmouth, as detailed 

in appendix 2.  

 

  Small sites 
 
4.04    The HELAA has identified sites with a potential capacity of 4,420 dwellings over the 

plan period. The sites set out in the HELAA are in addition those identified as 

allocations, and largely comprise small and medium scale sites ranging from 5 to 200 

dwellings in size.  

 
Student Accommodation  

 
4.05    Using the governments proposed ratio of 2.514 student beds being the equivalent to 

one dwelling, there are 720 student beds permitted outstanding in the city, these 

schemes free up homes in the city and therefore make an the equivalent contribution 

to the housing supply of 288 dwellings.  

 
 
 
 
 
 
 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1012931/HDT_Measurement_Rule_Book.pdf
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Other C2 Accommodation 
 
4.06    Using the governments proposed ratio of 1.811 C2 accommodation (Residential 

accommodation and care to people in need of care, residential schools, colleges or 

training centres, hospitals, nursing homes) beds being the equivalent to one dwelling, 

there are 72 other C2 accommodation beds permitted outstanding in the city, these 

schemes free up the equivalent of 40 dwellings.   

 
Under Delivery Discount 

 
4.07    An under delivery discount has been applied to account for the sites which receive 

planning permission but which do not complete, for the city council area this is 

normally around 15%.  

 

 Housing needs buffer  

 

4.08    Providing a buffer on top of the annual housing number is sensible to ensure that the 

Local Plan is sufficiently flexible to accommodate needs not anticipated in the plan 

and to allow a rapid response to economic changes in accordance with the NPPF. 

Portsmouth delivered 80% of its housing delivery test requirement in the three years 

to 202012 therefore for the first 5 years of the plan period going forward a 20% buffer 

has been applied in line with Standard Methodology Guidance. It is anticipated that 

future Housing Delivery Test results will show a fall in the level of delivery due to 

reduced student completions, the appropriate buffers will be revisited at that point. 

From 2025/26 a buffer of 10% is proposed. This buffer includes the recommended 

5% buffer, as well as additional buffer deemed necessary due to the heavy reliance 

on a number of large brownfield sites in the City, including the City Centre, MoD 

estate releases and Tipner. Providing additional contingency offers additional 

flexibility in the event that there are unforeseen delays in delivery. 

 

                                            
 
11 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/72
8523/HDT_Measurement_Rule_Book.pdf  
12 Housing Delivery Test 2019 measurement 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1012931/HDT_Measurement_Rule_Book.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/HDT_Measurement_Rule_Book.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728523/HDT_Measurement_Rule_Book.pdf
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Figure 14 - Portsmouth City Council 2020 -38 Housing Land Supply position 

 Category 
Capacity estimate 
2020-38 

2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 2029/30 

Underdelivery Discount - 
selected sites 

-1616 -41 -45 -103 -121 -105 -117 -120 -110 -112 -113 

Past Permissions/Completions - 
Elderly persons  

40 10 10 10 10             

Past Permissions/completions  - 
Student 

220 47 47 46 40 40           

Past Permissions/completions - 
C3 - Minus counted elsewhere 

1090 218 218 218 218 218           

Windfall (<10 units) 918 51 51 51 51 51 51 51 51 51 51 

Strategic sites 11136 0 78 79 502 376 612 752 896 730 705 

Non- Strategic sites 5169 0 28 137 408 234 466 489 569 585 430 

Total  16957 285 387 438 1108 814 1012 1172 1407 1254 1073 

 
 Category 2030/31 2031/32 2032/33 2033/34 2034/35 2035/36 2036/37 2037/38 2038/39 2039/40 2040/41 post 2041 

Underdelivery Discount - 
selected sites 

-111 -105 -95 -76 -73 -71 -50 -49 -12 -12 -12 0 

Past Permissions/Completions - 
Elderly persons  

                        

Past Permissions/completions  - 
Student 

                        

Past Permissions/completions - 
C3 - Minus counted elsewhere 

                        

Windfall (<10 units) 51 51 51 51 51 51 51 51 51 51 51   

Strategic sites 866 846 844 907 831 781 765 566 448 83 83 83 

Non- Strategic sites 418 372 340 221 150 122 100 100 0 0 0 0 

Total  1224 1164 1141 1103 959 883 867 668 487 122 122 83 
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Chart 1, Portsmouth Local Plan 2020 -38 Housing trajectory 
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Unmet Housing need and the duty to cooperate. 
 

4.09  Chart 1 shows that Portsmouth is anticipated to have a cumulative undersupply of 

744 homes across the plan period. The shortfall will continue to evolve as the plan 

progresses to take account of new planning permissions and any under delivery 

against the government's housing need targets prior to adoption, any further review 

of the non-strategic site capacity and strategic site proposals and their estimated 

implementation rates, consultation responses and any secured delivery through the 

Duty to Co-operate.  The Council has been in discussions with neighbouring 

authorities through the Duty to Cooperate, both unilaterally and through the 

Partnership for South Hampshire (PfSH). PfSH is looking at the cross boundary 

distribution of housing supply in the sub region and identifying 'Strategic 

Development Opportunity Areas' to accommodate unmet housing need. The City 

Council has a close relationship with Havant Borough Council where a large 

proportion of the City Council's housing stock is located as well as reciprocal 

nominations rights for those on the housing register. The City Council also has a 

partnering relationship with Gosport Borough Council. Fareham's draft Local Plan 

consultation (July 2021) identified 900 homes within its housing supply to meet the 

needs of other Local Authorities. 

  

4.10 At this time, a possible contribution of 1,000 units from other local authorities has 

been retained while Duty to Cooperate discussions continue and as Portsmouth's 

final unmet need housing figure is determined. With the inclusion of the additional 

duty to cooperate supply the Council will be able to meet its duty to cooperate target.  

 
Housing type and tenure delivery.  

 
4.11  In addition to looking at the overall potential housing supply the HELAA has 

considered the potential for sites to accommodate specific types of housing, and the 

number of dwellings of these types which would be accommodated if the sites were 

to be developed for these uses.  

 

4.12  Many of the sites have the potential to be developed in a number of different ways 

and could realistically accommodate schemes of several different types / tenure of 

housing. The sites have been looked at for each of the uses and have not been 

treated as mutually exclusive, with many of the sites being suitable for more than one 

housing type / tenure.  

  

4.13  The strategic sites / broad locations have not been included in these estimates, as 

they will have their own detailed mix of type and tenure based on specific master 

planning work, the strategic sites are likely to accommodate additional dwellings of 

the types and tenure below in addition to those shown.   

 
Self-build 

 
4.14  Sites were looked at either as having potential to accommodate entirely self-build 

properties or in some instances a 5% proportion of properties could be self-build on 

larger sites in line with potential emerging policy. The capacity of sites to 

accommodate individual self-build plots was considered, as although there are 
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examples of self-build flats being delivered globally they are very few in number and 

there has been no interest for this type of self-build product amongst the individuals 

expressing an interest on the PCC self-build register. Due to the need for individual 

serviced plots the cities geography / need for higher density housing solutions limits 

potential supply of sites that can accommodate self-build in the city. The estimate of 

the total potential number of self-build units deliverable is 87, in addition to these 

potential locations there may be some scope for self-build on the strategic sites in the 

city, this will need to be determined through the specific master planning for those 

sites. 

 
Older person's accommodation  

 
4.15  Consideration was given to the ability of sites to accommodate purpose built elderly 

persons accommodation in the form of sheltered / serviced properties. The majority 

of potential sites in the city potentially suitable to physically accommodate elderly 

person's accommodation or C3 residential. Sites have not been counted where they 

already have permission or proposals for an alternate residential use other are sites 

specific constraints (such as an inappropriate conversion) which would limit the ability 

to accommodate this use. The estimate of the total number of units of elderly 

person's accommodation deliverable across all of the potential sites comes to 3,149. 

In reality the delivery of purpose built elderly person's accommodation is likely to be 

significantly lower as sites are brought forward for alternate residential use instead.  

 
Housing for people with disabilities  

 
4.16  For the purposes of the HELAA, housing for people with disabilities includes both M4 

(2) (accessible and adaptable dwellings) and M4 (3) (wheelchair user dwellings). The 

council will look to ensure that wherever possible new housing meets standards for 

people with disabilities. The assessment of dwelling potential for sites able to 

accommodate these needs took account of the desire to provide for these needs 

wherever possible as the City Council's Housing Needs Study (2019 indicates a 

minimum need for 7,730 adapted household's to 2036. The assessment of potential 

sites excluded some sites where accommodation of the standards would not be 

suitable (such as historic building conversions), The Local Plan viability study (2020) 

recommends adopting a standard of 20% M4 (2) and 5% M4 (3), this comes to a total 

of 926 M4 (2) and 232 M4 (3) units on non-strategic sites.  These standards also 

apply to the strategic sites providing a further 2,467 M4 (2) and 617 M4 (3) dwellings. 

This results in a total of 3,393 M4 (2) and 849 M4 (3) dwellings. It should also be 

noted that the standards are not mutually exclusive with the other specify types and 

tenure of housing needs highlighted.   

 
Affordable Housing  

 
4.17   A Viability Study was carried out to test the impact of all potential requirements from 

the new Local Plan on new residential development. To set a requirement for the 

delivery of affordable housing as part of new residential schemes in the city, a range 

of affordable housing thresholds were tested (0% - 40%); this assumed a tenure split 

of 70% to be provide as affordable rent and 30% to be provided as low-cost home 

ownership, informed by the draft Portsmouth Local Housing Needs Assessment 
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(2019) and the existing Portsmouth Core Strategy (2012) position. The Viability 

Assessment concluded that 20% requirement for affordable housing should be 

applied to new residential schemes, as the most appropriate level for securing 

affordable housing viably from private sector development, after finding that a higher 

requirement would be frequently unaffordable for market development in Portsmouth, 

when taking into account the need for other development contributions. However, on 

balance, it is the Council's intention to set an affordable housing target that is more 

ambitious for the city, reflecting the priority and need to provide such housing for the 

city. A higher 30% threshold (maintaining the 70% / 30% split - with 25% of the latter 

to be available as 'First Homes'13) was selected for the draft approach but with the 

flexibility of being subject to viability testing on a case by case basis. 

 

4.18  The assessment of potential sites for the provision was therefore based upon the 

assumption that sites would deliver the rate recommended by the draft Local Plan of 

30% (as a minimum requirement) on schemes of 10 dwellings or more. As the new 

Local Plan position on the level of affordable housing provision is still being 

developed it was felt that the existing policy is an appropriate starting point. Where 

non-strategic sites have a permitted level of development, or are known to be coming 

forward for a specific mix (such as 100% affordable Council led schemes) then this 

was taken into account. The total potential level of affordable housing delivery for 

non-strategic sites comes to 1,423 dwellings and for strategic sites 2470 dwellings 

giving a total to 2038 of 3,893448 affordable dwellings.   

 

  

                                            
 
13 The Government's 'First Homes' guidance (May 2021) provides further detail of how first homes are 
implemented and the eligibility requirements for accessing them. 
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5 Economic Land 
 
 

Need for Employment Land 
 

5.01  Portsmouth requires a range of high quality employment sites to remain competitive, 
attract investment and to support the needs of the growing Solent economy. In drawing 
up local plans, the NPPF emphasises that local planning authorities should set out a 
clear economic vision and strategy for their area which positively and proactively 
encourages sustainable economic growth. Employment floorspace is required in 
Portsmouth to meet both existing need and future demand. 

 
Portsmouth's adopted Local Plan targets 

 
5.02  The previous Portsmouth Plan Core Strategy (2012) Policy PCS11: Employment Land 

set out the need for employment land up to 2027 in a target of 243,000sqm (166,000sq 
m of B1 and 77,000sq m for B2 and B8 uses). Monitoring of the policy has found that 
while progress towards this target has been made, particularly in the mixed B-Class 
uses, changes in the B1 floorspace in the city between April 2010 and March 2020 
amount to a significant net loss of 105,187sqm, resulting in an overall loss of 
employment land of -12,333sq m.  The loss of B1 floorspace is largely due to: 

 Extended permitted development rights for office to residential conversions 
introduced by the Government from May 2013; and 

 An accumulation of approved changes of use.   

 
Approach to Employment Land Study 

 
5.03  The City Council commissioned an update to its 'Approach to Employment Land Study' 

which was completed in April 2020.  
 
5.04  The assessment of need for additional office space drew upon on one of the core aims 

of the Portsmouth Regeneration and Economic Development Strategy; to provide an 
additional 7,000 jobs in the city by 2026. Proportional growth and reduced losses have 
been applied to sectors the Council has identified objectives for local interventions. In 
terms of industrial land, an approach has been take to ensure a positive strategy to 
support Portsmouth's specialist sectors based on past gross completions (2007-2019). 
A gross total, as opposed to a net total accounting for gains and losses, allows scope 
for redevelopment and regeneration of existing industrial areas to contribute to 
employment floorspace need and encourage the renewal of the city's older facilities. 
Together this resulted in a projected need for 90,600 sqm net of office floorspace and 
87,100 sqm gross industrial floorspace (a mix of B2/B8 uses) for the 2016 - 2036 
period, both inclusive of five-year buffer to provide flexibility and choice in the market. 

 
In addition the study makes a number of more specific recommendations including:  

 Development sites at Horsea Island East and Tipner West should accommodate 
a significant level of industrial floorspace, given the limited alternatives in the City. 
Such units in these locations, as part of a mixed-use development would be high-
quality, clean, hybrid units. 

 The intensification of employment uses on the existing employment estates (See 
Employment Land Map in Appendix 4) and in-fill opportunities should be 
encouraged where possible, with the potential to offer incentives to encourage 
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further intensive development. Relaxations of regulations or provisions (e.g. car 
parking ratios) may be one way of incentivising further intensive development.  

 The general principle of protecting and supporting the existing array of 
employment areas should be continued. A strong argument demonstrating that 
employment uses are no longer appropriate on the sites should be required to 
release employment areas for other uses.  

 Lakeside Business Park is a successful business park and should be continued to 
be supported. The existing allocation of 69,000 sqm of B1 floorspace should still 
be supported and encouraged by Council, although it is recognised that the site 
managers may not develop the site to the full permissible level. The full existing 
permission will enable larger premises to locate to Lakeside, supporting its primary 
role, while allowing other office nodes to also have a chance to attract a portion of 
the market. It is recommended to continue to support Lakeside under the current 
planning provisions.  

 The Council should seek the development of B1 office space in the City Centre. 
The City Centre masterplan should detail locations to provide this additional 
floorspace, which ideally should link very well with transport nodes, retailing, 
personal services and the University. 

 The master planning for Tipner West and Horsea Island East should continue to 
investigate the inclusion of at least the 50,000sqm employment provision (site 
planning work indicates 58,000 sqm of marine employment provision and a further 
10,000sqm of office floorspace.) If further employment floorspace can be 
accommodated, with the understanding that there are competing land needs and 
infrastructure capacity constraints, then this should be pursued. 

 
Sub regional economic and employment evidence.  

 
5.05  PfSH (formerly PUSH) published an Economic and Employment Evidence paper in 

May 2016 in support of the PUSH Spatial Position Statement (June 2016). For the sub 
region, the forecasting evidence for employment space demand indicated a net need 
of around 1 million sqm of additional B-class employment floorspace from 2011 to 
2034. As Portsmouth and Southampton are the largest employment centres in the 
Solent area, the evidence prepared considers it appropriate to prioritise employment 
growth within the two cities, particularly within their city centres. It therefore 
recommended (Position Statement E10 that Portsmouth should plan for a 120,000 
square metre net increase in employment floorspace over the 2011 to 2034 period, as 
detailed in figure 21. It should be noted that this forecasted demand for employment 
space does not take into account other supply factors such as existing employment 
land allocations but does make allowances for churn rates.  

 
Figure 14 - Portsmouth Recommended Additional Employment Floorspace (PUSH Position Statement E1) 

Use Class Floorspace (Sqm) 

Office Floorspace (B1) 92,000 

Mixed B-Class Floorspace (B1/B2/B8) 28,000 

Total: 120,000 

 
PfSH Economic, Employment and Commercial Needs (including logistics) Study 
(March 2021) 

 
5.06 This employment evidence was updated by the supporting evidence for the new the 

Statement of Common Ground and Strategic Development Opportunity Area work 
being carried out by PfSH, in the Economic, Employment and Commercial Needs 
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(including logistics) Study, commissioned as a refresh to the 2016 study. This study 
considers needs across the sub region and provides consistent background 
information across the PfSH area to support the ongoing work by PfSH.  

 
5.07  The Study highlights that since 2016 a particular challenge has been that the office 

market has failed to deliver new space in South Hampshire and the industrial market 
appears to be performing better than expected – possibly resulting in a shortage of 
land and floorspace unless addressed.  The study highlights that it is also the case that 
National Policy has changed and particularly relating to housing policy. The 
Government now requires local authorities across England to plan for more new homes 
than was the case in 2016. The Study has a different timescale than the Portsmouth 
Local Plan covering the period from 2019 - 40.  

 
5.08  The Study identified Portsmouth as having a need of 54,596sqm of office floorspace 

increasing to 74,217 sqm with a vacant stock adjustment. An industrial need of 
177,513sqm was identified, increasing to 210,214 with a vacant stock adjustment, 
significantly higher than the assessment undertaken for Portsmouth. This was based 
on the last five years of higher net completions, believed to reflective of a recent 
strengthening in the market. In Portsmouth this period including some 'one off' 
substantial Council-led schemes which were removed as 'outliers' in the previous 
assessment's 10-year projection. In addition the study identified the need for up to 5 
new sites across the sub region to provide around 50 ha of Strategic Warehouse 
Space.  

 
5.09  In this current period of uncertainty for forecasting, the targets of 87,100 sqm of 

industrial floorspace estimated from a longer period of past delivery and an office 
space target of 90,600sq m based on the aspirations in the city's own Regeneration 
and Economic Development Strategy, may be more robust and deliverable as the 
recommended employment space target for Portsmouth.    

 

Potential Economic Land Supply over the Plan Period 
 
5.10  Figure 15 indicates the potential economic land supply over the plan period; this 

consists of estimated employment floorspace from: 

 Proposed Strategic Site Allocations  

 ‘New’ sites identified by Employment Land Review 201614 (not currently in 
employment use), and 'Approach to Employment Land Study' April 2020. 

 Outstanding planning permissions for employment uses (above 200sqm).  

 New sites identified through the site appraisal and Call for Sites process. 

 
The individual sites making up the estimated supply are listed in Appendix 3.  

 
5.11  A large number of planning applications are submitted for a mix of B class uses, these 

are shown as B1 - B8. Many of these schemes are predominantly made up of B8 
floorspace.    

 
 

                                            
 
14 Lambert Smith Hampton (July 2016) Business Needs, Site Assessments and Employment Land 
Study Prepared for Portsmouth City Council 
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Strategic Area - City Centre   

5.11  The 2020 employment study recommended that the Council should seek the 
development of at least 10,000 sqm of B1 office space in the City Centre, and that the 
City Centre masterplan should detail locations to provide this additional floorspace, 
current Analysis undertaken the draft City Centre Masterplan considers that the area 
could provide a total of 20,000 sqm of Class E floorspace within the City Centre, 
particularly around the train station.  

 
Strategic Area - Tipner 

5.12  The 30,000sqm floorspace figure from the previous Local Plan has now been 
superseded. The most recent detailed estimates are being worked up through the 
Initial estimates from the master planning Tipner Masterplan work being led by Savill's 
on behalf of the Council suggest that the site could accommodate 60,000 sqm of 
employment floorspace, including a large amount of marine led employment.  

 
Strategic Area - Cosham 

 
5.13  The Cosham Strategic Area comprises the Cosham Retail centre (centred on the High 

street), and the area along Northern road immediately to the West of the High Street 
which comprises a number of larger commercial and community facilities. New 
employment provision in the Cosham Strategic centre is expected to be spread 
throughout the strategic site, mainly focused on Northern Road and comprise a number 
of smaller opportunities, both office and more general employment. It is expected to 
be able to deliver 5,000qm of employment floorspace.  

 
Marine employment sites 

 
5.14  The draft Local Plan (Policy E2) sets out a policy position supporting the provision of 

new marine employment land in the City. In addition to the Strategic Site at Tipner, 
Marine employment land is being encouraged in other locations in the City including 
employment land adjacent to the Portsmouth International Port, and other sites 
including; HM Naval Base; The Camber Docks and Kendall's wharf.  

  
Existing Employment Land  

 
5.15  Due to the constrained nature of the city it is important to retain and protect existing 

employment land, and encourage provision of up to date employment facilities and 
buildings on sites. . The Council will seek to protect existing employment land in 
strategic locations in the city through planning interventions, as such the 
implementation of an Article 4 Direction to prevent the further loss of employment land 
to residential uses. 

 
Employment sites identified from sites appraisal 

 
5.16  The HELAA identified a number of sites in addition to those already or proposed to be 

allocated and permitted. These sites comprised a mix of opportunities including 
intensification of existing uses and reuse of vacant buildings and sites.  

 
5.17  Altogether the identified employment sites from the above sources have the potential 

to provide 190,845sqm of additional floorspace. All sources of employment land 
supply are identified in appendix 3.  
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Portsmouth City Council 2020 - 38 employment Land Supply position 
 
5.18  The employment land supply position for the plan period including gains and losses since 2020/21 as of March 2020 are set out in figure 

20.  
 
 
Figure 15 - Portsmouth Employment Floorspace 2020-38 

Use 
Class 

20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 36/37 37/38 
Post 
38 

Total 

B1 563 563 563 564 564 3,211 3,211 3,212 3,212 3,212 2,730 2,730 2,730 2,730 2,730 0 0 0 0 3,2524 

B2 0 0 0 0 0 367 367 367 367 367 0 0 0 0 0 0 0 0 0 1,835 

B1-
B8 

6,161 6,161 6,161 6,161 6,161 10,350 10,350 10,350 10,350 10,350 8,700 8,700 8,700 8,700 8,700 10,024 10,024 10,023 15,583 171,709 

B8 0 0 0 0 0 72 72 72 72 72 0 0 0 0 0 0 0 0 0 360 

 
5.19  In September 2020 the government updated the use classes order introducing class E in the place of a range of uses including the former 

B1 use class. It needs to be noted that class E also includes the former a class uses, therefore there is likely to be additional E class 
development not identified in this table. A number of applications permitted prior to September 2020 for a mix of B1 to B8 uses. The 
majority of these sites are B8 led with ancillary B2 and B1 use. For the purpose of tying these scheme to the new use classes they are 
counted as B8.  The City Council is working closely with Hampshire County Council to update monitoring processes to take account of 
use class changes.    

 
Figure 16 - Portsmouth Employment Floorspace 2020-38 - Revised E use class (March 2020) 

Use 
Class 

20/21 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 36/37 37/38 
Post 
38 

Total 

E 563 563 563 564 564 3,211 3,211 3,212 3,212 3,212 2,730 2,730 2,730 2,730 2,730 0 0 0 0 3,2524 

B2 0 0 0 0 0 367 367 367 367 367 0 0 0 0 0 0 0 0 0 1,835 

B8 6,161 6,161 6,161 6,161 6,161 10,422 10,422 10,422 10,422 10,422 8,700 8,700 8,700 8,700 8,700 10,024 10,024 10,023 15,583 172,069 
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Conclusion on Employment Land Supply 
 
5.20  The initial indications from this assessment are that Portsmouth has the potential to provide a sufficient supply of employment sites 

(190,845sqm), which would be delivered during the plan period. This is sufficient to provide the 177,700sqm of employment floorspace 
indicated as needed in the 2020 Approach to Employment Land Study and allow the Council to work with landowners to bring forward 
new growth sectors on a number of strategic locations in the city. A more detailed site specific breakdown can be found in appendix 3 of 
this report.  

 
Figure 17 - Portsmouth Employment supply and need 2020-38 

Use 
Class 

20/11 21/22 22/23 23/24 24/25 25/26 26/27 27/28 28/29 29/30 30/31 31/32 32/33 33/34 34/35 35/36 36/37 37/38 Total 

Supply 6724 6724 6724 6725 6725 14000 14000 14001 14001 14000 11430 11430 11430 11430 11430 10024 10024 10023 190845 

Need 9872 9872 9872 9872 9872 9872 9872 9872 9872 9872 9872 9872 9872 9872 9873 9873 9873 9873 177700 
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Appendix 1: Housing Sites in Portsmouth 
 

Table 1 - Sites with Planning Permission (April 20) 

ADDRESS 
NET 
OUTSTANDING 

102 FMR WIGHTLINK WORKSHOPS BROAD STREET 14 

THE ROYAL BEACH HOTEL (EAST WING)  ST HELENS PARADE 40 

LAND R/O THE LANYARD PH LONDON ROAD/HEATHFIELD ROAD 10 

8-10 THE OCEAN HOTEL AND APARTMENTS ST HELENS PARADE 6 

191  EASTNEY ROAD 9 

NIGHTCLUB QUEENS HOTEL  OSBORNE ROAD 60 

44B  HIGH STREET 2 

ADJACENT HOMEHEIGHTS / QUEENS HOTEL OSBORNE ROAD CLARENCE 
PARADE 66 

LAND OFF AND BETWEEN M275 SOUTH OF TIPNER LAKE TWYFORD AVENUE 518 

TIPNER EAST - PHASE 4  TWYFORD AVENUE 80 

229 - 231 FIRST AND SECOND FLOORS COMMERCIAL ROAD 6 

LAND BETWEEN 9 - 11  MANOR ROAD 1 

251-253  NEW ROAD 9 

FORMER SOUTHSEA COMMUNITY CENTRE  KING STREET 23 

32-40 LAND FRONTING MALVERN ROAD 1 

BRUNEL HOUSE 42 THE HARD 153 

106 & 108  QUEENS ROAD 7 

44  LONDON ROAD 1 

ADJACENT TO 81  LEOMINSTER ROAD 1 

40 REAR OF HIGH STREET 6 

255  ALBERT ROAD -1 

HIPPODROME HOUSE 5-9 GUILDHALL WALK 71 

66  ST CHADS AVENUE 1 

ENTERPRISE HOUSE  ISAMBARD BRUNEL ROAD 8 

FLOORS 1, 2 & 3 101 COMMERCIAL ROAD 9 

75  WAVERLEY ROAD 4 

FORMER KINGSTON PRISON  MILTON ROAD 267 

FONTENOY HOUSE  GRAND PARADE 2 

32  WESTERN PARADE 7 

42-44  VINCENT ROAD 3 

9  ROTHWELL CLOSE 1 

81  WAVERLEY ROAD 4 

WINDRUFF HOUSE 13 CLARENCE PARADE 1 

99 FIRST & SECOND FLOOR ALBERT ROAD 2 

87  ST ANDREWS ROAD 1 

DUNBAR PLACE  DUNBAR ROAD 1 

236-244  FRATTON ROAD 6 

175  LONDON ROAD 1 

11  OSBORNE ROAD 10 
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ADDRESS 
NET 
OUTSTANDING 

PORTLAND HOTEL, 38  KENT ROAD 12 

1  PLYMOUTH STREET 0 

168  HAVANT ROAD 1 

FORMER AMBULANCE STATION  SHIP LEOPARD STREET 11 

3-5  HIGHLAND ROAD 1 

113  HIGHLAND ROAD 1 

15  PENDENNIS ROAD 1 

LITTLE BRANDON  PORTSDOWN HILL ROAD 0 

69  EXMOUTH ROAD 0 

CATHERINE BOOTH HOUSE LAND TO REAR 1 AYLWARD STREET 1 

FORMER DAIRY SITE  STATION ROAD 108 

REAR OF FORMER ODEON CINEMA 92/96  LONDON ROAD 15 

2B  MERTON ROAD 1 

117 - 127  FRATTON ROAD 30 

FORMER PORTLAND HOTEL LAND TO REAR OF TONBRIDGE STREET 4 

75-81 FIRST FLOOR LONDON ROAD 6 

29B  SOUTH PARADE 1 

31  HIGHLAND ROAD 1 

117  HIGHLAND ROAD 1 

298  LONDON ROAD 1 

38  VICTORIA ROAD 0 

12 VILLIERS COURT PALMERSTON ROAD 1 

83 LAND ADJACENT TANGIER ROAD 1 

46A  LEALAND ROAD 6 

170  MILTON ROAD 9 

48  TREGARON AVENUE 1 

32  WAVERLEY ROAD 4 

35  CARMARTHEN AVENUE 1 

9  ARUNDEL STREET 2 

21-22  WESTERN PARADE 6 

124  ST ANDREWS ROAD 1 

289  LONDON ROAD 2 

91  POWERSCOURT ROAD 0 

149-153  SOMERS ROAD 6 

140-144  KINGSTON ROAD 11 

55  CARMARTHEN AVENUE 1 

32A  EXMOUTH ROAD 8 

CLIFF HOUSE  DRAYTON LANE 0 

58  VICTORIA ROAD SOUTH 2 

26  LONDON ROAD 2 

SOUTHSEA POLICE STATION  HIGHLAND ROAD 18 

62  HIGH STREET 10 

75  LONDON ROAD 6 

2A  VICTORIA ROAD SOUTH 6 
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ADDRESS 
NET 
OUTSTANDING 

2A  ANGERSTEIN ROAD 3 

178 SHOP CHICHESTER ROAD 1 

234  HIGHBURY GROVE 1 

31-37  CHARLOTTE STREET 9 

ST LUKES CHURCH  GREETHAM STREET 9 

7  OSBORNE ROAD 6 

149  LONDON ROAD 3 

58  CROMWELL ROAD 5 

141  HIGHLAND ROAD 2 

65  MARMION ROAD 1 

217  COMMERCIAL ROAD 3 

1-3  WARWICK CRESCENT 8 

41  WINDSOR ROAD 1 

20  ELPHINSTONE ROAD -1 

MONEYFIELDS SPORTS & SOCIAL CLUB  MONEYFIELD AVENUE 26 

7  WAVERLEY GROVE 1 

8  WILSON GROVE 3 

LEAMINGTON HOUSE  EARLSDON STREET -272 

277  LONDON ROAD 1 

15  ST URSULA GROVE 1 

36  ST EDWARDS ROAD 1 

95  VICTORIA ROAD NORTH 1 

4 SOVEREIGN GATE 308-314 COMMERCIAL ROAD 2 
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Table 2 - Strategic Sites - housing delivery 

Site  
Capacity 
estimate 

2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 2029/30 

Tipner East 700 0 0   65 83 80 60 60 60 60 

Tipner West  3500           144 144 288 288 287 

St James - phase 1 107   26 27 27 27           

St James - phase 2 209   52 52 52 53           

Langstone Campus  120           40 40 40 24   

City Centre - landport gate 767                     

City Centre - New landport 1439         96 96 96 96 96 96 

City Centre - Paradise 1310       308 67 67 67 67 67 67 

City Centre - Workstation 675           60 200 200 50 50 

City Centre - Guildhall & Victoria 992                     

Cosham 740       50 50 50 70 70 70 70 

Lakeside  500                     

Pompey centre 750           75 75 75 75 75 

Strategic site Total  0 0 78 79 502 376 612 752 896 730 705 
 

Site  
Capacity 
estimate 

2030/31 2031/32 2032/33 2033/34 2034/35 2035/36 2036/37 2037/38 2038/39 2039/40 2040/41 Post 2041 

Tipner East 700 60 50 48 48 26 0 0 0 0 0 0   

Tipner West  3500 286 286 286 284 284 284 284 236 119       

St James - phase 1 107                         

St James - phase 2 209                         

Langstone Campus  120                         

City Centre - landport gate 767 85 85 85 85 85 86 86 85 85       

City Centre - New landport 1439 96 96 96 96 96 96 96 96 95       

City Centre - Paradise 1310 67 67 67 67 67 67 66 66 66       

City Centre - Workstation 675 45 35 35                   

City Centre - Guildhall & Victoria 992 82 82 82 82 83 83 83 83 83 83 83 83 

Cosham 740 70 70 70 70 15 15             

Lakeside  500       100 100 150 150           

Pompey centre 750 75 75 75 75 75               

Strategic site Total  0 866 846 844 907 831 781 765 566 448 83 83 83 
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Table 3 - Non permitted housing sites (April 2020) 

 
Site reference 
no 

Site Address 
0-5 
years 

5-10 
years 

10 -15 
years 

15 + 
years 

Total 

4 Horsea Island - PCS2 (Port Solent) 0 150 0 0 150 

20 Connect Centre, Kingston Crescent 0 90 0 0 90 

26 City Records Office 45 45 0 0 90 

27 Qinetiq - Fraser Battery 60 74 0 0 134 

29 Royal British Legion, Lucknow street/ Fratton Road 0 0 72 0 72 

32 Middle Street 0 163 0 0 163 

38 Southsea Debenhams, Palmerston Road 134 0 0 0 134 

39 corner of Arundel St and Fratton Road (Farmfoods Etc) 0 60 0 0 60 

44 Land at Halliday Crescent 0 52 0 0 52 

46 Vauxhall Showroom (London Road) 0 0 40 0 40 

49 Stamshaw and Tipner Leisure Centre, Wilson Road 0 0 35 0 35 

50 Eastney Health Centre 0 0 50 0 50 

51 TA Centre at Tudor Crescent 0 0 40 0 40 

57 Gladys Avenue Laundry 0 0 30 0 30 

58 Hilsea Lodge 0 30 0 0 30 

59 Goldsmith Avenue 0 20 33 0 53 

63 White Heather Garage 0 0 37 0 37 

66 Longdean Lodge 28 0 0 0 28 

69 164-168 Haslmere Road, Southsea (Kitchen & carpet shop) 0 0 25 0 25 

72 Halfords, Fratton Road 0 0 25 0 25 

73 
Land South of Horsea Lane, (Matapan Road development open 
space) 0 90 0 0 90 

74 TA centre at Peronne Close 0 0 25 0 25 

81 The Good Companion PH 0 0 0 22 22 

84 Alfa Romeo showroom, 111-113 Havant Road 0 0 20 0 20 

88 Land South of Marina Keep 0 0 20 0 20 
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Site reference 
no 

Site Address 
0-5 
years 

5-10 
years 

10 -15 
years 

15 + 
years 

Total 

91 North End Kwiksave 31 0 0 0 31 

93 Corner of Derby Road and London Road, North End 0 16 0 0 16 

94 Day Centre, Henderson Road 0 0 18 0 18 

104 Land at the end of Browning Avenue, Paulsgrove 0 15 0 0 15 

105 The Stacey Centre, Walsall road 0 0 15 0 15 

109 Clinic south of Alexandra Lodge 16 0 0 0 16 

111 Open Space at ROKO, Copnor Road 0 35 0 0 35 

113 139-141 Goldsmith Avenue 0 0 14 0 14 

114 140 - 146 Fratton Road 0 10 0 0 10 

115 189-195 Fratton Road 0 0 10 0 10 

117 Brynwell Builder's Yard, 207-217 Copnor Road 0 14 0 0 14 

120 Portsmouth Adoption Centre 0 0 18 0 18 

122 Seymour Close Parking Area 0 0 10 0 10 

129 163 Goldsmith Avenue 0 20 0 0 20 

132 Blue Anchor PH, 2 Kingston Road 0 8 0 0 8 

136 Walden Studios, 128-136 London Road 0 22 0 0 22 

142 Car Sales, Cornwall Road 0 7 0 0 7 

159 Garages south of Copper Beech Drive, Drayton 0 8 0 0 8 

159 Garages at Dursley Crescent 0 6 0 0 6 

161 Karen Avenue 25 0 0 0 25 

162 Land to west of Gatcombe Gardens 0 0 15 0 15 

163 185-191 Highland Road 0 10 0 0 10 

164 open space at stone street 0 70 0 0 70 

165 Wightlink Car Park 0 0 60 0 60 

169 East Lodge 47 0 0 0 47 

171 223 Kingston Road 0 0 26 0 26 

172 Ambulance Station, Eastern Road 0 0 14 0 14 

183 The News Centre 0 0 100 0 100 
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Site reference 
no 

Site Address 
0-5 
years 

5-10 
years 

10 -15 
years 

15 + 
years 

Total 

184 TA Centre, Peronne Road 0 0 100 0 100 

186 Unity Hall and Deaf Centre 0 0 70 0 70 

195 North End Mall 0 24 0 0 24 

197 Royal Marine Musuem 20 0 0 0 20 

202 Wardroom 0 0 50 150 200 

203 Land South and East of Lodge Farm 0 177 0 0 177 

204 Land at Portsmouth Water Works, Farlington 0 120 0 0 120 

206 Port Royal Street Industrial Area 0 35 35 0 70 

211 Paddocks Adjacent to Beverston Road 0 30 0 0 30 

214 Malvern Road Garages 0 5 0 0 5 

215 Brewery House , Hambrook Street 17 0 0 0 17 

217 Car Park Wilthshire Street 0 0 50 0 50 

218 Gibson Centre 0 40 0 0 40 

219 Derelict Land , Warwick Crescent 0 5 0 0 5 

225 Land at Midway Road 0 5 0 0 5 

226 Land to the rear of Stamshaw Road 0 5 0 0 5 

231 Car Park, Crasswell Street 0 10 0 0 10 

236 Garage Site,  Whippingham Close 0 5 0 0 5 

240 Land at Aldsworth Close 0 0 10 0 10 

242 Bedford Street Garages 0 30 0 0 30 

252 T & H Contract Services 0 10 0 0 10 

253 Hillsley Road Garages 0 5 0 0 5 

256 Jewsons, Blackfriars road 0 90 0 0 90 

258 Land at Mortimer Road 0 5 0 0 5 

260 Land at Eastney Road 0 5 0 0 5 

261 Tonbridge Street 0 10 0 0 10 

262 Tokar Street Garages 0 5 0 0 5 

263 Morley Road Garages 0 5 0 0 5 
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Site reference 
no 

Site Address 
0-5 
years 

5-10 
years 

10 -15 
years 

15 + 
years 

Total 

265 High Street Garages 0 0 5 0 5 

266 Wellington Street Garages 0 5 0 0 5 

267 Cheslyn Road Garages 0 5 0 0 5 

268 Green Lane Garages 0 5 0 0 5 

269 Smeaton Street Garages 0 5 0 0 5 

270 Cressy Road Garages 0 5 0 0 5 

275 The Invincible , Wickham Street 76 0 0 0 76 

296 Milton Park Garages, Eastney Road 0 10 0 0 10 

297 Museum Store, Copnor Road 0 0 15 0 15 

298 140 southampton road 37 0 0 0 37 

304 Police Station, Kingston Crescent 40 0 0 0 40 

306 Childe Square 0 10 0 0 10 

311 Broom Square 0 25 0 0 25 

328 58 Cromwell Road 5 0 0 0 5 

330 90a Compton Road 0 6 0 0 6 

343 Roebuck house 0 131 0 0 131 

351 Land at Hoylake Road 0 30 0 0 30 

352 Clarence Pier 0 50 150 0 200 

353 Chalk Pit Road 0 6 0 0 6 

354 Coniston Avenue 0 20 0 0 20 

355 Car Park, College St 0 60 0 0 60 

356 Rosemary Lane, Garages 0 20 0 0 20 

357 Bridge Centre, Fratton 0 60 0 0 60 

359 84 - 86 the Strand  0 25 0 0 25 

360 Car Park, the Strand  0 20 0 0 20 

362 4 Waverley Road  10 0 0 0 10 

390 Ashby Place Car Park  0 0 24 0 24 

391 Block Adj Windsor House, Canal Road  0 24 0 0 24 
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Site reference 
no 

Site Address 
0-5 
years 

5-10 
years 

10 -15 
years 

15 + 
years 

Total 

392 Nancy Road Car Park 0 12 0 0 12 

393 Kilmiston Close 0 6 0 0 6 

394 Langstone Shore Church  0 10 0 0 10 

395 Maxstoke Close Car Park 0 76 0 0 76 

396 27 - 29 Kingston Road  7 0 0 0 7 

397 46- 50 Kingston Road 11 0 0 0 11 

398 142 Milton Road  12 0 0 0 12 

399 Beacon View Academy 20 33 0 0 53 

400 5 Somers Road 13 0 0 0 13 

401 118 London Road  9 0 0 0 9 

402 6 -8 Victoria Road North 7 0 0 0 7 

403 71 -73 Palmerston Road  6 0 0 0 6 

405 9 Osbourne Road 9 0 0 0 9 

406 205 London Road  8 0 0 0 8 

407 2 London Road  6 0 0 0 6 

408 86 Lake Road  8 0 0 0 8 

409 Nelson Village 0 0 40 150 190 

410 Horatia and Lemington  100 239 200 0 539 

  Non- Strategic Sites Total 807 2539 1501 322 5169 
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Appendix 2: Windfall Calculation Methodology 
 
A2.01 Windfall sites are described in the National Planning Policy Framework as follows - Windfall sites: Sites which have not been specifically 

identified as available in the Local Plan process. They normally comprise previously-developed sites that have unexpectedly become 
available. 

 
A2.02 The Housing and Economic Land Availability Assessments has considered sites which could deliver 5 dwellings or more.  However, as a 

densely packed urban city, Portsmouth has relatively few opportunities for larger scale development therefore; smaller scale infilling and 
change of use developments form a significant part of the overall supply of housing land in Portsmouth. 

 
A2.03 In June 2021 a Background Paper was published setting out the evidence on windfall sites and the extent to which they could be assumed 

to contribute towards housing supply in the future.  This appendix is an update to that paper.  
 

Introduction 
 
A2.04 One important function of the planning system is to maintain a supply of sites to enable the development requirements of the city to be 

met. Local Planning Authorities have an obligation to annually review and update an assessment of land with potential for housing 
development. A Strategic Housing Land Availability Assessment is to be prepared each year considering the availability of land for 
development and an Authority Monitoring Report sets out progress against existing targets. 

 
A2.05   Despite this focus on assessing and monitoring the availability of land, there will always be windfall sites coming forward for development. 

Windfall sites are described in the National Planning Policy Framework as follows - 
 
A2.06 Windfall sites: Sites which have not been specifically identified as available in the Local Plan process. They normally comprise previously-

developed sites that have unexpectedly become available. 

 
A2.07 The HELAA considers sites which could deliver 5 dwellings or more. However, as a densely packed urban city, Portsmouth has relatively 

few opportunities for larger scale development. Historically, smaller scale infilling and change of use developments have formed a 
significant part of the overall supply of housing land in Portsmouth. 

 
A2.08 The purpose of this paper is to set out what level of smaller windfall sites - sites which deliver up to four dwellings - may be reasonably 

expected to come forward in the coming years. This estimate can then be used to inform the consideration of future housing supply, and 
form part of the evidence base for the new Local Plan. 
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Housing Development in Portsmouth 
 
A2.09 to inform this paper, past records of what development has been delivered in Portsmouth have been examined. The period chosen is from 

1 April 2006 to 31 March 2020 (the last year for which full detailed records are currently available). 
 
A2.10 This period gives us a suitable period of time to consider long-term trends, as well as covering a range of points in the economic cycle. 

Once we have considered the delivery over that ten year period, we can consider the appropriate basis for assessing likely future rates 
of development. 

 
A2.11 Development has come from a range of sources. However, given the nature of the city it is unsurprising that over this period the majority 

of housing development (98% of all new dwellings) has taken place on previously-developed land. 
 
A2.12 The following table sets out the number of dwellings that have been delivered in Portsmouth over the past ten years on both planned and 

windfall sites, and sets out the various sources of those new dwellings - 

 
Table 4 - Development in Portsmouth 2006-2020 

Year 1-4 dwellings 5-9 dwellings 
10 or more 
dwellings 

Total 

2006-2007 93 123 312 526 

2007-2008 89 106 525 712 

2008-2009 74 114 1129 1309 

2009-2010 42 72 614 726 

2010-2011 50 50 224 317 

2011-2012 50 68 161 276 

2012-2013 43 55 255 351 

2013-2014 34 22 169 222 

2014-2015 34 29 348 406 

2015-2016 56 63 321 436 

2016-2017 45 45 304 393 

2017-2018 61 38 312 408 

2018-2019 48 25 133 183 

2019-2020 46 57 65 168 

Total 761 867 4872 6433 

 
Source: HCC LAMS 
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A2.13 The sources of development land are as follows - 

 Subdivision of existing housing - schemes which divide residential properties to form new properties - e.g. a conversion of one house to 

two flats would result in +1 dwellings. It also records the reduction when two or more flats are converted into one dwelling. Therefore the 

total outcome for a year is sometimes negative; 

 Conversion from other uses - schemes which convert buildings which were in another use to residential - e.g. a scheme to convert 

offices to residential properties; 

 Redevelopment of redundant land and buildings - schemes which entail the redevelopment of a site, rather than conversion of existing 

premises; and 

 New Development - schemes for new development  

 
 

A2.14 The total number of dwellings delivered varies widely from year to year and is subject to a number of factors, including the amount of land 
available for development, the number of schemes under construction and wider economic factors. The peak year in recent times was 
2008-2009. That year saw significant development in a number of larger schemes, including development at Gunwharf Quays, committed 
before the global financial crash and downturn. 

 
A2.15 One striking feature is the fall in the reduction in supply arising from the subdivision of existing housing. One possible reason for this is that 

there is now a lack of suitable properties which could be converted. However, it is thought more likely that suitable properties are now 
being converted into a House of Multiple Occupation or mixed C3/C4 use. The nature of subdivision schemes means that the majority of 
dwellings delivered historically through this method were on smaller scale schemes which delivered less than five new homes and so 
would have counted as windfall. 

 
Considering future development 

 
A2.16 The Council's main mechanism for identifying and monitoring future opportunities for future development is the Housing and Economic 

Land Availability Assessment (HELAA). 
 
A2.17 This document will consider potential sites and areas for development over the coming years. However, in accordance with national 

planning guidance, the HELAA does not consider smaller sites with potential for less than five dwellings. It is therefore worth considering 
the extent to which smaller sites have delivered housing in the past. 
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Table 5 - Development in Portsmouth 2006-2020 

Year Subdivision 
of existing 
housing 

Conversion 
from other 
uses 

Redevelopment 
of redundant 
land and 
buildings 

New 
Development 

Total 

2006-2007 23 105 160 238 526 

2007-2008 20 71 537 84 712 

2008-2009 55 68 961 225 1309 

2009-2010 6 80 420 220 726 

2010-2011 20 36 220 41 317 

2011-2012 13 46 163 54 276 

2012-2013 -8 63 99 197 351 

2013-2014 -1 41 87 95 222 

2014-2015 1 108 151 146 406 

2015-2016 1 96 170 169 436 

2016-2017 27 101 111 154 393 

2017-2018 -3 138 96 177 408 

2018-2019 20 74 67 45 206 

2019-2020 9 61 11 87 168 

Total 183 1088 3253 1932 6456 

Percentage15 3% 16% 52% 30%  
Source:  HCC LAMS 

 

 
 
 
 

                                            
 
15 Percentages are rounded.  
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Considering future development 
 
A2.18 It is worth considering the extent to which smaller sites have delivered housing in the past. 

 
Table 6 - Housing Development in Portsmouth 2006-2019 by scheme size 

Year 1-4 dwellings 5-9 dwellings 
10 or more 
dwellings 

Total 

2006-2007 93 123 312 526 

2007-2008 89 106 525 712 

2008-2009 74 114 1129 1309 

2009-2010 42 72 614 726 

2010-2011 50 50 224 317 

2011-2012 50 68 161 276 

2012-2013 43 55 255 351 

2013-2014 34 22 169 222 

2014-2015 34 29 348 406 

2015-2016 56 63 321 436 

2016-2017 45 45 304 393 

2017-2018 61 38 312 408 

2018-2019 48 25 133 183 

2019-2020 46 57 65 168 

Total 761 867 4872 6433 

Source:  HCC LAMS 
Therefore smaller sites have delivered, over the past fourteen years, an average of 54 new homes per year, or 12% of the total.  
 
A2.19 When considering long-term delivery of housing it is thought better to base future estimates on long-term trends, unless there is clear 

evidence otherwise.  
  
A2.20 The average for the first five years (70 homes per annum) is considerably higher than the second five years (43 homes per annum).  It is 

thought likely that this reduction is linked to the lack of homes delivered in recent years via the subdivision of existing dwellings described 
in the previous section.  However, the picture is mixed.  The relatively high number of homes on smaller schemes in 2015/16 and 2017/18 
(56 and 61 homes respectively) demonstrates that we are not necessarily seeing a new permanent low level of delivery on smaller sites.  
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Future changes in the market or local or national policy (for instance, the reduction in tax relief for buy-to let mortgages currently being 
phased in) are likely to impact upon these outcomes which will require ongoing monitoring. 

 
A2.21 On balance it is thought that taking the twelve-year average of the data available provides a better starting point for considering future 

small site windfalls.  However, this will continue to be monitored in future Authority Monitoring Reports to consider if it is the most suitable 
approach. 

 

Garden Land 
 
A2.22 In June 2010 the government changed the definition of previously developed land to exclude gardens.  This shift in emphasis has continued, 

and the National Planning Policy Framework makes it clear that any assessment of windfall rates should exclude garden land. 
 
A2.23 Because of the densely developed nature of the city, there has been relatively little housing development on former residential gardens 

since the announcement in 2010.  The figures for smaller sites delivered on garden land, and those not delivered on garden land recorded 
since the change in definition are as follows -  

 
Table 7 - Housing Development on schemes for less than 5 dwellings 

Year Dwellings on former 
gardens 

Dwellings not on gardens Total 

2010-2011 2 48 50 

2011-2012 2 48 50 

2012-2013 3 40 43 

2013-2014 2 32 34 

2014-2015 4 30 34 

2015-2016 3 53 56 

2016-2017 0 45 45 

2017-2018 3 58 61 

2018-2019 1 47 48 

2019-2020 4 42 46 

Total 24 443 467 

Source:  HCC LAMS 
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A2.24 Therefore dwellings delivered on former gardens totalled approximately 5% of the total dwellings delivered on smaller sites.  In accordance 
with the National Planning Policy Framework, this element should be excluded from any assessment of windfalls coming forward.  
Therefore on this basis, the assumption of future small windfall sites should be reduced to 51 dwellings per annum.  Any dwellings 
delivered in the future on garden land will however continue to count towards the council's overall housing delivery targets. 

 
 

Conclusion 
 
A2.25  Taking all the evidence together, it is considered that an estimate of 51 dwellings per annum on smaller sites represents a prudent estimate 

of delivery going forward, but one which is justifiable at the current time. 
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Appendix 3: Potential Economic Sites in Portsmouth 
 
Table 8 - Employment sites Portsmouth 2020-38  

ADDRESS PROPOSAL STATUS USECLASS 
FLOORSPACE 
(M2) 

2020-25 2025-30 2030-35 2035-38 
beyond 
2038 

Plan period to 
2038 

TIPNER  
ALLOCATION FOR 
EMPLOYMENT USE 

EMERGING ALLOCATION B1-8 60000 14000 20000 20000 6000 0 60000 

CITY CENTRE 
LARGE SCALE MIXED USE 
DEVELOPMENT 

EMERGING ALLOCATION B1-8 20000 2750 5000 4000 8250 0 20000 

LAKESIDE 
LARGE SCALE MIXED USE 
DEVELOPMENT 

EMERGING ALLOCATION B1-8 50000 10000 15000 15000 10000 0 50000 

COSHAM MIXED USE DEVELOPMENT EMERGING ALLOCATION B1-8 5,000 1000 2000 1500 500 0 5000 

REAR OF BROAD OAK WORKS  
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 3750 0 0 0 3250 500 3250 

COURT LANE 
INTENSIFICATION OF 
DISTRIBUTION USE 

HELAA B1-8 500 0 500 0 0 0 500 

LAND AT AIRPORT SERVICE ROAD  
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 500 0 500 0 0 0 500 

SITE WEST OF WALTON ROAD  
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 15000 0 3000 3000 2000 7000 8000 

CLAYBANK 
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 4000 0 0 0 0 4000 0 

FORMER SAACKE LTD  
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 2500 0 2500 0 0 0 2500 

INTERCHANGE PARK 
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 2300 0 2300 0 0 0 2300 

59 BURFIELDS 
INTENSIFICATION OF 
INDUSTRIAL USE 

HELAA B1-8 950 0 950 0 0 0 950 

PORTSDOWN MAIN 
MIXED USE, INCLUDING HIGH 
TECH OFFICE 

HELAA B1 9200 0 9200 0 0 0 9200 

DSTL PORTSDOWN HILL 
INTENSIFICATION, INCLUDING 
HIGH TECH OFFICE 

HELAA B1 5000 0 2500 2500 0 0 5000 

LYNX HOUSE REUSE OF LISTED TAX OFFICE HELAA B1 10000 0 0 10000 0 0 10000 

BT OFFICES 
REDEVELOPMENT / 
INTENSIFICATION 

HELAA B1 1150 0 0 1150 0 0 1150 
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ADDRESS PROPOSAL STATUS USECLASS 
FLOORSPACE 
(M2) 

2020-25 2025-30 2030-35 2035-38 
beyond 
2038 

Plan period to 
2038 

VOYAGER PARK, PHASES 6-9 
REDEVELOPMENT  FOR 
B1/B2/B8 USES 

PERMISSION B1-8 2083 2083 0 0 0 0 2083 

LAND AT PORTFIELD ROAD B1/B2/B8 INDUSTRIAL UNIT PERMISSION B1-8 972 972 0 0 0 0 972 

QUEENSBURY SHELTERS 
REDEVELOPMENT FOR 17 
B1/B2/B8 UNITS 

PERMISSION B1-8 4154 0 0 0 71 4083 71 

PORTSDOWN TECHNOLOGY PARK 
REDEVELOPMENT FOR 2-4 
STOREY 
OFFICES/LABORATORIES 

PERMISSION B1 6857 2500 4357 0 0 0 6857 

MARITIME INTEGRATION 
SUPPORT CENTRE 

TWO STOREY B1 EXTENSION PERMISSION B1 317 317 0 0 0 0 317 

UNITS R77 & L08, 
MEZZANINE FLOOR FOR B8 
STORAGE TO RETAIL UNITS 

PERMISSION B8 360 0 360 0 0 0 360 

FORMER SELF DRIVE DEPOT 
B2 
WORKSHOP/MOT/AFTERSALES 
CENTRE 

PERMISSION B2 1835 0 1835 0 0 0 1835 

TOTAL       206428 33622 70002 57150 30071 15583 190845 
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Appendix 4: Existing Employment Land in Portsmouth  
 

Map 12 - Portsmouth Plan Core Strategy (2012) Policy CS11: Employment Land 
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Table 9 - List of Sites under Policy PSC11: Employment Land 

Name Ward 

Airport/ Portfield/ Burrfields Road Industrial Estates etc Copnor 

Marconi Site - Airport Industrial Estate Copnor 

Akworth Road/ Hilsea/ Limberline & Ramparts Industrial Estates Hilsea 

Walton Road Industrial Estate 
Drayton & 
Farlington 

Grove Road Industrial Estate 
Drayton & 
Farlington 

Farlington Industrial Estate 
Drayton & 
Farlington 

Portway Business Park Paulsgrove 

Vosper Thornycroft Employment Area Paulsgrove 

Southampton Road Industrial Estate Paulsgrove 

Railway Triangle Industrial Estate Cosham 

Inland Revenue Offices Cosham 

Wynnstay House Cosham 

Roebuck House Cosham 

North Harbour Business Park Cosham 

Western Road Industrial Estate Cosham 

IBM Headquarters Cosham 

Baltic House Nelson 

Fairfield House Nelson 

Halifax House Nelson 

St. George's Business Centre Charles Dickens 

St Andrew's Court Charles Dickens 

Hippodrome House (excluding part of ground floor) Charles Dickens 

Chaucer House (West Wing) Charles Dickens 

Enterprise House Charles Dickens 

Midland House Charles Dickens 

Zurich House Charles Dickens 

Bridport/ Durham Street Industrial Estate Charles Dickens 
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Name Ward 

Port Royal Street Industrial Estate Charles Dickens 

Cumberland Business Centre (excluding G1 to G4) Charles Dickens 

Victory Business Centre Charles Dickens 

Wingfield House Charles Dickens 

Europa House Charles Dickens 

Rodney Road Industrial Estate Milton 

Sovereign Gate Charles Dickens 

Technopole, Kingston Crescent Nelson 
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Appendix 5 Open spaces sites 
 
Table 10 - List of Open Spaces Assessed 

Name Score No. Notes 

Drummond Road 54% 123 

Site is small and constrained with 
insufficient capacity to 
accommodate 5 dwellings for 
consideration as a SHLAA site. 

Kendalls Wharf 55% 134 
Sensitive coastal area adjacent to 
an operating minerals site. 

Port Solent Open 
Space 

58% 149 
Considered as part of analysis 
within Port Solent Strategic area. 

Stanley 
Road/Simpson 
Road 

57% 155 

Site is small and constrained with 
insufficient capacity to 
accommodate 5 dwellings for 
consideration as a SHLAA site. 

Tangier Field 53% 157 
Considered as part of the Great 
Salterns broad location in figure 3  

Tudor Sailing Club 58% 160 
Sensitive coastal location, difficult 
to access with amenity issues. 

Tipner Lane 38% 159 
Considered as part of Tipner 
Strategic site. 

Marine Court 44% 143 
Considered as part of the 
Southsea Common broad location 
in figure 3 

Broom square 47% 119 Carried forwards to be assessed. 

Kingsley Road 
Open Space 

49% 136 Carried forwards to be assessed. 

Milton Cemetery  48% 220 Cemetery in active use 

St Andrew's 
Church  

56% 222 Cemetery in active use 

Tupman House 
play area 

49% 205 
There is an identified undersupply 
of play area provision in the city.   

Binsteed Road 
play area 

59% 164 
There is an identified undersupply 
of play area provision in the city.   

Boxgrove House 
Play area 

59% 166 
There is an identified undersupply 
of play area provision in the city.   

Clanfield House 
Play area 

57% 173 
There is an identified undersupply 
of play area provision in the city.   

Darwin House play 
area 

57% 176 
There is an identified undersupply 
of play area provision in the city.   

Denmead House 
play area 

58% 177 
There is an identified undersupply 
of play area provision in the city.   

Duckworth House 
play area 

55% 178 
There is an identified undersupply 
of play area provision in the city.   

Dunsmore House 
play area 

60% 179 
There is an identified undersupply 
of play area provision in the city.   

Falmouth Road 60% 180 
There is an identified undersupply 
of play area provision in the city.   

Medina Road play 
area 

56% 186 
There is an identified undersupply 
of play area provision in the city.   
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Name Score No. Notes 

Melville Road play 
area 

57% 187 
There is an identified undersupply 
of play area provision in the city.   

Midhurst House 
play area 

56% 189 
There is an identified undersupply 
of play area provision in the city.   

Omega Street Ball 
Court 

58% 194 
There is an identified undersupply 
of play area provision in the city.   

Solent View play 
area 

60% 204 
There is an identified undersupply 
of play area provision in the city.   

Collington 
Crescent 

43% 23 

Links to larger strategic open 
space at Portsdown Hill and is a 
key design feature of Paulsgrove 
Estate. 

Fairfield Square 40% 28 
Important amenity space - critical 
for the character of the Paulsgrove 
Estate. 

Leominster Road 42% 36 
Part of larger strategic open space 
and a key design feature of 
Paulsgrove Estate. 

Childe Square 48% 59 

Carried forwards to be assessed 
(car park areas to the top and 
bottom and not green space in 
middle). 

Mills Road 46% 73 

Difficult to access through 
adjoining residential area. Impact 
from / on adjoining motorway 
junction.  

Normandy Road 45% 75 
Important for the amenity of the 
estate. 

Canoe Lake 57% 3 
Considered as part of the 
Southsea Common broad location 
in figure 3 

Cosham Park 54% 6 
Important for the character of the 
neighbourhood and key open 
space. 

Stamshaw Park  60% 13 
Important for the character of the 
neighbourhood and key open 
space. 

Braemar Avenue 51% 17 
Open space designed and 
delivered as part of the 
neighbourhood.  

Buckingham Green  60% 19 
Important open space serving a 
community with limited private 
space. 

Clarendon 
Gardens 

60% 22 
Important for the character of the 
neighbourhood and key open 
space. 

East Lodge Park 56% 27 Carried forwards to be assessed  

Gatcombe House 50% 29 
Important for setting of Gatcombe 
House with lots of mature trees on 
site 
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Name Score No. Notes 

Hawthorne 
Crescent  

59% 31 
Important amenity space for 
neighbourhood serving Highbury 
Estate. 

Long 
Curtain/King's 
Bastion 

60% 37 
Considered as part of the 
Southsea Common broad location 
in figure 3 

Milton Town Green 58% 39 
Included in St James'  Strategic 
site assessment 

Queens Street 
Play Area 

60% 42 
Important open space serving a 
community with limited private 
space. 

Tamworth Field 60% 45 
Key local open space providing a 
range of functions for the 
community. 

Teignmouth Road 52% 46 
Important open space serving a 
community with limited private 
space. 

Tunstall Road 50% 47 
Constrained by power cables, 
important local play space. 

Watersedge Park 59% 48 Carried forwards to be assessed. 

Wimbledon Park 59% 52 
Important for the character of the 
area and a key open space. 

Zetland Field  57% 55 Carried forwards to be assessed. 

Ayleward Gardens 54% 57 
Important open space serving a 
community with limited private / 
public space. 

Blackwood House  60% 58 
Important open space serving a 
community with limited private / 
public space. 

Farmside Gardens 51% 64 Inaccessible site 

Halstead Road 56% 65 
Important open space serving a 
community with limited private / 
public space. 

Hertford Place 59% 66 
Important open space serving a 
community with limited private 
space. 

Northern Road 56% 77 Carried forwards to be assessed. 

Nutfield Place 58% 78 
Important open space serving a 
community with limited private / 
public space. 

Providence Place: 
Charles Dickens 
Play Area 

58% 80 
Important open space serving a 
community with limited private / 
public space. 

Rednal House 55% 283 
Important open space serving a 
community with limited private / 
public space. 

Wiltshire Street  59% 84 
Important open space serving a 
community with limited private / 
public space. 

Great Salterns 45% 89 
Considered as part of the Great 
Salterns broad location in figure 3 
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Name Score No. Notes 

Fort Cumberland 
Open Space 

56% 88 Carried forwards to be assessed. 

Paulsgrove Chalk 
Pit 

52% 94 
Considered as part of the 
Portsdown Hill broad location in 
figure 3 

Fort Purbrook 
Frontage  

62% 227 
Considered as part of the 
Portsdown Hill broad location in 
figure 3 

Portsdown Hill 
SSSI 

59% 228 
Considered as part of the 
Portsdown Hill broad location in 
figure 3 

Portsdown Hill 
(non SSSI) 

59% 229 
Considered as part of the 
Portsdown Hill broad location in 
figure 3 

Milton Common 48% 92 
Considered as part of the Milton 
Common broad location in figure 3 

Knowsley Lane 
allotments 

52% 211 

The cities allotments serve an 
important function in the health 
and wellbeing of Portsmouth's 
residents, enabling people to be 
active outside and grow their own 
food in a community with shared 
interests. At present there are not 
enough plots to meet the demand 
from local residents and as such 
there are high waiting lists.  

Stamshaw and 
Tipner allotments 

57% 217 

The cities allotments serve an 
important function in the health 
and wellbeing of Portsmouth's 
residents, enabling people to be 
active outside and grow their own 
food in a community with shared 
interests. At present there are not 
enough plots to meet the demand 
from local residents and as such 
there are high waiting lists. 

Alexandra Playing 
fields 

48% 97 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 

Great Salterns 
playing field 

45% 105 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 

Alloway Ave 
playing field 

51% 98 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 

Anchorage Road 
sport and play 

58% 99 
The Playing Pitch Strategy 2018-
2022 identified that there was a 
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Name Score No. Notes 

current under provison of football 
pitches, and that this would 
increase over the period to 2034 

King George 
playing field 

50% 106 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 

Sevenoaks playing 
field 

55% 109 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 

St Helen's playing 
field 

60% 111 

The Playing Pitch Strategy 2018-
2022 identified that there was a 
current under provison of football 
pitches, and that this would 
increase over the period to 2034 
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Appendix 6 - Open space assessment 
 

A6.01   An assessment of the cities open spaces has been carried out to see if there are any 

which have potential to be brought forward for alternate uses. The open spaces were 

assessed through the Open Space Needs and Opportunities Assessment.  

 

A6.02  The open spaces were divided up into eight categories: 

 

 Amenity greenspace 

 Public parks and gardens 

 Children's play areas and facilities for young people 

 Natural and semi natural greenspace 

 Cemeteries 

 Allotments 

 Outdoor sports facilities 

 Civic spaces 

 

A6.03   The open spaces were then assessed through the Open Space Needs and 

Opportunities Assessment against eleven criteria: 

 

 Cleanliness and maintenance  

 Welcome 

 Security and safety  

 Climate change adaptation 

 Ancillary facilities (toilets, footpaths, etc.)  

 General site access, including less able bodied 

 Transport access  

 Information and signage 

 Wider benefits (social inclusion, health, economic, etc.)  

 Overall potential for improvement 

 Specific issues affecting potential for development    

 

A6.04   The Assessment considered over 240 open spaces in the city giving the sites a score 

out of 100 which resulted in them falling in one of the following categories: 

 

 Very poor  

 Poor 

 Average  

 Good 

 Very good 

 

A6.05  There were no sites categorised by the study as very poor and only one categorised 

as poor.  Therefore to ensure that a cross section of open spaces were looked at for 

their potential for alternate uses sites categorised as average were also considered. 

A total of 76 sites were considered with their value as open spaces being balanced 
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against their potential for housing. Of the sites considered 6 were seen to have some 

potential and were taken forward for detailed consideration in the HELAA.   

 

A6.06  The six sites which were taken forward for more detailed consideration are shown in 

table 11; these sites were then assessed in more detail along with the remaining 

HELAA sites.   

 
Table 11 - Open space sites subject to detailed assessment 

HELAA no: Site Address 

305 Childe Square 

169 East Lodge Park 

307 Watersedge Park 

308 Northern Road 

309 Fort Cumberland Open Space  

311 Broom Square 
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Appendix 7 - Site Density Estimates 
 

A7.01  The NPPF notes that "Where there is an existing or anticipated shortage of land for 
meeting identified housing needs, it is especially important that planning policies and 
decisions avoid homes being built at low densities, and ensure that developments 
make optimal use of the potential of each site".  

 
A7.02  To start, an initial assessment has been undertaken of the city to consider the 

character, proximity to services and accessibility to public transport links of each area 
to arrive at an assessment of whether they, in general, provide an opportunity for lower, 
medium, or higher density development.  The outcome of that assessment is set out 
in map 14. These broad density areas were used as the initial basis for the estimates 
of site capacity as set out in site proformas. These broad estimates were then adjusted 
for site specific constraints and information from planning applications where available.  
In all cases, consideration was given to whether densities could be increased further, 
given the difficulty in identifying sufficient land for meeting housing needs.  This 
resulted in the site capacity estimates for some sites rising and for others falling. 
Overall the site specific estimates (21,670) resulted in a rise in housing numbers over 
applying broad densities (17,957) without adjustment, demonstrating the proactive 
approach to maximising the opportunities for development assessed in this process. 
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Map 13 - Proposed housing density areas 
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Appendix 8 - Strategic site build out rates 
 
A8.01  Given the cities reliance upon a small number of strategic sites in it future housing land 

supply, it is important to be realistic about potential site build out rates in order to 
accurately estimate delivery across the plan period.  

 
A8.02  The Planning Practice Guidance suggests that: Information on suitability, availability, 

achievability and constraints can be used to assess the timescale within which each 
site is capable of development. This may include indicative lead-in times and build-out 
rates for the development of different scales of sites. An assessment of past delivery 
of sites of as similar in scale /nature to the proposed strategic sites as possible in the 
City was carried out. This suggests an average delivery rate of around 125 dwellings 
per annum is achievable.   

 

Table 12 - Large site delivery in Portsmouth 

Site/Address Breakdown of dwellings 
Number of 
dwellings 

Years to 
complete 

Average 
annual 

Admiralty Road/ Queen Street 566 (395 private, 171 RSL) 566 3 188.6 

East side Plaza, Gunwharf 315 (all private) 315 3 105 

The Pompey Centre, Phase 4 167 (50 RSL, 117 private) 167 2 83.5 

      Average 125.7 
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Appendix 9 - Employment site development opportunities  
 
Employment sites: 

 

A9.01  The Business Needs, Site Assessments and Employment Land Study16 (July 16) 

assessed all the known employment sites within the cities boundary. The sites were 

graded into 5 categories (A-E) based upon the condition of the stock and its suitability 

for ongoing employment use. The sites were ranked against eight criteria including:  

 

 Strategic Location / accessibility 

 Estate Layout / prominence 

 Character of area / neighbouring uses 

 Local amenities / public transport 

 Planning status 

 Occupier perception / property values 

 Age and suitability of built stock (fit for purpose) 

 Redevelopment prospects and constraints 

 

A9.02  Of these assessed sites, the poorest scored sites (those graded as category D and 

E) have been included in the HELAA site assessment process as potential sites 

which could be considered for other uses including residential.  This enabled the 

HELAA process to respond to the limited release of employment land scenario 

considered in the Issues and Options consultation carried out in 2017. 

 

A9.03  The assessment of these sites showed that they were all still in use suggesting that 

there is significant demand for these types of use within the city. The majority of the 

cities B1 - B8 employment sites as identified through the Employment Land Study are 

located in a limited number of main employment areas including:  

 Airport Estate 

 Railway Triangle 

 Harbourgate 

 Farlington industrial estate 

 Walton Road 

 Rodney Road 

 Trafalger Wharf 

 Limberline Estate  

 

A9.04  Outside of these key estates are a number of smaller D and E category sites mostly 

located in close proximity to the city centre. These sites are isolated from the city's 

main employment areas however they are still in use and have potential to contribute 

to the employment offer of the city. These sites also have significant potential for use 

for residential development due to their location within existing built up areas of the 

                                            
 
16 Available on the Council's website at https://www.portsmouth.gov.uk/ext/development-and-
planning/planning/the-local-plan 

https://www.portsmouth.gov.uk/ext/development-and-planning/planning/the-local-plan
https://www.portsmouth.gov.uk/ext/development-and-planning/planning/the-local-plan
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city close to services and facilities. They would also be in keeping with the existing 

residential properties which are the predominant use within these areas.  

 

A9.05  The following small employment sites were taken forward for further consideration 

through the HELAA: 

 

 Durham Street 

 Port Royal Street 

 Victory Business centre 

 Warren Avenue 

 

A9.06  Through the above process the HELAA has considered the potential for a 

rebalancing of uses in the city to ensure the full capacity is understood. 
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